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REPORT LIMITATIONS
Synergy Environmental Ltd. t/a Enviroguide Consulting (hereafter referred to as “Enviroguide”)
has prepared this report for the sole use of Dwyer Nolan Developments Limited in accordance
with the Agreement under which our services were performed. No other warranty, expressed
or implied, is made as to the professional advice included in this Report or any other services
provided by Enviroguide.
The information contained in this Report is based upon information provided by others and
upon the assumption that all relevant information has been provided by those parties from
whom it has been requested and that such information is accurate. Information obtained by
Enviroguide has not been independently verified by Enviroguide, unless otherwise stated in
the Report.
The methodology adopted and the sources of information used by Enviroguide in providing its
services are outlined in this Report.
The work described in this Report is based on the conditions encountered and the information
available during the said period of time. The scope of this Report and the services are
accordingly factually limited by these circumstances.
All work carried out in preparing this report has used, and is based upon, Enviroguide’s
professional knowledge and understanding of the current relevant national legislation. Future
changes in applicable legislation may cause the opinion, advice, recommendations or
conclusions set-out in this report to become inappropriate or incorrect. However, in giving its
opinions, advice, recommendations and conclusions, Enviroguide has considered pending
changes to environmental legislation and regulations of which it is currently aware. Following
delivery of this report, Enviroguide will have no obligation to advise the client of any such
changes, or of their repercussions.
Enviroguide disclaim any undertaking or obligation to advise any person of any change in any
matter affecting the Report, which may come or be brought to Enviroguide’s attention after the
date of the Report.
Certain statements made in the Report that are not historical facts may constitute estimates,
projections or other forward-looking statements and even though they are based on
reasonable assumptions as of the date of the Report, such forward-looking statements by their
nature involve risks and uncertainties that could cause actual results to differ materially from
the results predicted. Enviroguide specifically does not guarantee or warrant any estimate or
projections contained in this Report.
Unless otherwise stated in this Report, the assessments made assume that the site and
facilities will continue to be used for their current or stated proposed purpose without significant
changes.
The content of this report represents the professional opinion of experienced environmental
consultants. Enviroguide does not provide legal advice or an accounting interpretation of
liabilities, contingent liabilities or provisions.
If the scope of work includes subsurface investigation such as boreholes, trial pits and
laboratory testing of samples collected from the subsurface or other areas of the site, and
environmental or engineering interpretation of such information, attention is drawn to the fact
that special risks occur whenever engineering, environmental and related disciplines are
applied to identify subsurface conditions. Even a comprehensive sampling and testing
programme implemented in accordance with best practice and a professional standard of care
may fail to detect certain conditions. Laboratory testing results are not independently verified
by Enviroguide and have been assumed to be accurate. The environmental, ecological,
geological, geotechnical, geochemical and hydrogeological conditions that Enviroguide
interprets to exist between sampling points may differ from those that actually exist. Passage
of time, natural occurrences and activities on and/or near the site may substantially alter
encountered conditions.
Copyright © This Report is the copyright of Enviroguide Consulting Ltd. any unauthorised
reproduction or usage by any person other than the addressee is strictly prohibited.
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1 INTRODUCTION
1.1

Background

Enviroguide Consulting was retained by Dwyer Nolan Developments Limited (the Applicant)
to prepare an Environmental Impact Assessment (EIA) Screening report in relation to a
Proposed Strategic Housing Development (the Proposed Development) on a site located
north of Minister’s Road, in the townland of Regles, Lusk, County Dublin. The purpose of this
report is to provide information to assist the relevant competent authority to carry out a
screening for Environmental Impact Assessment.
1.2

Project Objective

The overall objective of this EIA Screening exercise was to identify and assess any potential
for environmental impact associated with the Proposed Development and to determine if EIA
is required for the Proposed Development. The EIA requirement was determined as set out
in the mandatory and discretionary provisions of the Planning and Development Act, 2000 (as
amended) (the Act) and in Schedule 5 of the Planning and Development Regulations, 2001
as amended (the Regulations). Certain projects, listed in Schedule 5 of the regulations, due
to their always having the potential for significant environmental effects, require mandatory
EIA.
Others, also listed in the Schedule 5 of the regulations, contain threshold levels and for
projects that fall below these thresholds, it is the decision of the competent authority to decide
if an EIA (and the associated Environmental Impact Assessment Report (EIAR) is required).
Whether a ‘sub-threshold’ development should be subject to EIA is determined by the
likelihood that the development would result in significant environmental effects. Significant
effects may arise due to the nature of the development, its scale or extent and its location in
relation to the characteristics of the receiving area, particularly sensitive environments.
This report documents the methodology employed to complete the screening exercise, having
regard to relevant legislation and guidance documents. It also sets out a clear rationale for
each decision.
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2 DESCRIPTION OF THE PROPOSED DEVELOPMENT
2.1

Site Overview

Dwyer Nolan Developments Ltd. intend to apply to An Bord Pleanála for permission for a
strategic housing development on a site located north of Minister’s Road, in the townland of
Regles, Lusk, County Dublin.
The Proposed Development site occupies an area of 8.3 ha and is located north-west of the
Dun Emer residential development. The Proposed Development site, adjoins agricultural fields
to the north and west and GAA playing pitches to the east. The southern boundary is formed
by Minister’s Road. The site is relatively flat with a slight gradient from the north towards the
southern boundary on Minister’s Road.
Refer to Figure 2-1 for the Site Location and Figure 2-2 for Site Layout.
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Figure 2-1: Site Location
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Figure 2-2: Site Layout (DAVEY + SMITH ARCHITECTS)
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Site Planning History

The Proposed Development site was previously used for agricultural purposes and remains
vacant, undeveloped land. The Site is within the administrative jurisdiction of Fingal County
Council. The site is zoned for residential land use in the development in the Fingal County
Development Plan 2017-2023.
The planning history of the Proposed Development site:
1. Fingal County Council Ref. F17A/0327 (An Bord Pleanála Ref. ABP-301001-18).
A notification of decision to grant permission was issued by Fingal County Council on
26th January 2018 for development of 228 no. dwellings, a crèche and all associated
site works on a site area of approximately 8.26 hectares, which was subsequently the
subject of both a first and third party appeal. On 18th July 2018, An Bord Pleanála
refused permission for said development.
2. An Bord Pleanála Ref. ABP-305713-19. Subsequent to the above application, the
Strategic Housing Development planning process came into effect and, as such, a
Strategic Housing Development planning application was submitted to An Bord
Pleanála in 2019 proposing the development of 359 no. dwellings, a crèche and all
associated site development works on a site area of approximately 8.44 hectares. An
Bord Pleanála issued an order to refuse permission on 13th February 2020.
2.3

Principal Features of the Proposed Development

Dwyer Nolan Developments Ltd. intend to apply to An Bord Pleanála for permission for a
strategic housing development on a site located north of Minister’s Road, in the townland of
Regles, Lusk, County Dublin.
The development will consist of 312 no. dwellings, comprised of 205 no. 3 & 4 bed, 2 & 3
storey, detached, semi-detached & terraced houses, 40 no. 2 & 3 bed apartment / duplex units
in 3 no. 3 storey blocks (comprised of Duplex Types A1, A2, B1 & B2), and 67 no. 1, 2 & 3
bed apartments in 2 no. blocks (comprised of Block C, being 3 storeys, and Block E, being 25 storeys over a basement level car park). The development also includes a 1-2 storey crèche
(c. 484.6m²) with associated outdoor space to the rear.
Access to the development will by via 2 no. vehicular access points from Minister’s Road,
along with the provision of a roadside footpath and cycle path along the front of the site at
Minister’s Road.
The Proposed Development also provides for: (i) all associated site development works above
and below ground, (ii) public open spaces (c. 0.99 ha / 9,999m²), (iii) communal open spaces
(c. 1,849m²), (iv) hard & soft landscaping & boundary treatments, (v) basement & surface car
parking (Total: 583 no. car parking spaces, including EV parking), (vi) basement & surface
bicycle parking (Total: 498 no. bicycle parking spaces), (vii) bin & bicycle storage, (viii) public
lighting, and (ix) 2 no. ESB sub-stations, all on an overall application site area of 8.3ha.
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3 EIA SCREENING PROCESS
3.1

Introduction

This EIA Screening Report has been prepared by Enviroguide Consulting on behalf of Dwyer
Nolan Developments Limited. The overall objective of this EIA Screening exercise was to
identify and assess any potential for environmental impact associated with the Proposed
Development and to determine if EIA is required for the Proposed Development.
3.2

Legislative Requirements for an EIA

Directive 2011/92/EU was enacted as a means to assess the effects of projects on the
environment, and to ensure that any potential significant effects are assessed before a project
proceeds. Annex I of Directive 2011/92/EU, as amended by Directive 2014/52/EU defines
mandatory projects that require an Environmental Impact Assessment Report (EIAR) (formerly
EIS) and Annex II lists projects which do not necessarily have significant effects but can be
subject to case-by-case analysis or thresholds to be determined by member states. Section
172 of the Planning and Development Act 2000, as amended, provides the legislative basis
for mandatory EIA. It states the following:
“An environmental impact assessment shall be carried out by a planning authority or the
Board, as the case may be, in respect of an application for consent for:
(a) Proposed development of a class specified in Schedule 5 of the Planning and
Development Regulations 2001 which exceeds a quantity, area or other limit
specified in that Schedule, and
(b) Proposed development of a class specified in Schedule 5 to the Planning and
Development Regulations 2001 which does not exceed a quantity, area or other
limit specific in that Schedule but which the planning authority or the Board determines would be likely to have significant effects on the environment”
In some cases, Member States have also established “exclusion” or “negative” lists specifying
thresholds and criteria below which EIA is never required or below which a simplified EIA
procedure applies. There may be exceptions to the negative thresholds, for example, for
projects in defined sensitive locations. Such exceptions will apply in the case of Habitats
Directive assessments. The use of exclusion lists, defining thresholds below which EIA is
never required, is very limited in the EU Member States. In Ireland, the thresholds are defined
in Article 120 of the Planning and Development Regulations 2001-2021.
Schedule 5 of the Planning and Development Regulations 2001-2021 outlines the legislative
requirements deeming whether a project requires a mandatory EIA. Projects that automatically
require an EIA included in Annex 1 are listed in Part 1 of Schedule 5 to the Planning and
Development Regulations. Projects that are assessed either on a case-by-case examination
or on the basis of set mandatory thresholds are defined under Annex II of the Directive, and
these are transposed in Irish legislation in Schedule 5, Part 2 of the Planning and Development
Regulations.
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The Proposed Development on a site located north of Minister’s Road, in the townland of
Regles, Lusk, County Dublin, is not listed as a development type in Schedule 5, Part 1 of the
Planning and Development Regulations 2001-2021 and accordingly a mandatory EIA is not
required.
The Proposed Development is a project listed as a development type in Schedule 5, Part 2 of
the Planning and Development Regulations 2001-2021. The Proposed Development is
considered a sub-threshold development as detailed below.
A sub-threshold development is defined as a “development of a type set out in Part 2 of
Schedule 5 which does not equal or exceed, as the case may be, a quantity, area or other
limit specified in that Schedule in respect of the relevant class of development”. Sub threshold
developments can be screened to determine if an EIA is required.
The Proposed Development does not meet the criteria set out in Schedule 5, Part 2 (10) (b)
(i) of the Planning and Development Regulations 2001-2021:
10 (b) (i) Construction of more than 500 dwelling units.
The total number of units to be constructed for the Proposed Development has been confirmed
as 312 No. dwelling units. Therefore, it is less than the 500-dwelling unit threshold and
accordingly a mandatory EIA is not required.
The Proposed Development does not meet the criteria set out in Schedule 5, Part 2 (10) (b)
(ii) of the Planning and Development Regulations 2001-2021:
10 (b) (ii) Construction of a carpark providing more than 400 spaces, other than
a carpark provided as part of, and incidental to the primary purpose of, a
development.
The Proposed Development will include the provision of 583 No. ancillary car parking spaces.
This is above the 400-space threshold. However, as the car parking is incidental to the primary
purpose of the Proposed Development, which is residential, therefore a mandatory EIA is not
required.
The Proposed Development does not meet the criteria set out in Schedule 5, Part 2 (10) (b)
(iv) of the Planning and Development Regulations 2001-2021:
10 (b) (iv) Urban development which would involve an area greater than 2
hectares in the case of a business district, 10 hectares in the case of other parts
of a built-up area and 20 hectares elsewhere.
(In this paragraph, “business district” means a district within a city or town in
which the predominant land use is retail or commercial use.)
The Proposed Development does not constitute an ‘urban development’ as it is not located
within a business district or a built-up area. The Proposed Development site was previously
used for agricultural purposes and remains vacant, undeveloped land. Furthermore, the total
area of the Proposed Development Site has been confirmed as 8.3 hectares, it is less than
the 20-hectare threshold and accordingly a mandatory EIA is not required.
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The Proposed Development does not meet the criteria set out in Schedule 5, Part 2 (12) (c)
of the Planning and Development Regulations 2001-2021:
12 (c) Holiday villages which would consist of more than 100 holiday homes
outside built-up areas; hotel complexes outside built-up areas which would have
an area of 20 hectares or more or an accommodation capacity exceeding 300
bedrooms.
The Proposed Development comprises a Residential development to include 312 dwelling
units on an overall Site of 8.3 hectares. It is not intended that the apartments be used as
holiday homes, therefore this development does not fall under the category of Tourism and
Leisure. The Proposed Development does not involve an area greater than 20 hectares as
outlined in Activity 10(b)(iv) and is therefore sub-threshold in this instance. Thus, a mandatory
EIA is not required in this case.
The Proposed Development does not meet the criteria set in Schedule 5, Part 2 (15) of the
Planning and Development Regulations 2001-2021:
15 Any project listed in this Part which does not exceed a quantity, area or other
limit specified in this Part in respect of the relevant class of development but
which would be likely to have significant effects on the environment, having
regard to the criteria set out in Schedule 7.
The criteria as set out in Schedule 7 have been incorporated into this EIA screening. This EIA
Screening concludes, for reasons set out hereinafter, that the Proposed Development will not
have significant effects on the environment as detailed in Sections 3.6 to 3.8, and accordingly
a mandatory EIA is not required.
Table 3-1 provides a summary of the legislative requirements for an EIA:
Table 3-1: Summary of EIA Activities
Class of
Activity
Schedule 5

Description of Activity Class

Construction of more
dwelling units.

The Proposed Development
does not exceed the 500dwelling unit threshold. The
total number of units to be
constructed amounts to 312
dwelling units.

No

Construction of a carpark providing
more than 400 spaces, other than a
carpark provided as part of, and
incidental to the primary purpose of,
a development.

The Proposed Development
does exceed the 400-car
parking space threshold.
The total number to be
included amounts to 583
ancillary car parking spaces.

No

(10)(b)(i)

Part 2
10 (b)
(ii)

EIA
Required?

than 500

Part 2

Schedule 5

Summary Comments
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Description of Activity Class

Summary Comments

EIA
Required?

However, as the car parking
is incidental to the primary
purpose of the Proposed
Development, which is
residential,
therefore
a
mandatory EIA is not
required.
Schedule 5
Part 2
(10)(b)(iv)

Schedule 5
Part 2
(12) (c)

Schedule 5
Part 2 (15)

Urban development which would
involve an area greater than 2
hectares in the case of a business
district, 10 hectares in the case of
other parts of a built-up area and 20
hectares elsewhere.

The Proposed Development
does not exceed the 10hectare threshold. The total
Site area is 8.3 hectares.

No

Holiday villages which would consist
of more than 100 holiday homes
outside
built-up
areas;
hotel
complexes outside built-up areas
which would have an area of 20
hectares
or
more
or
an
accommodation capacity exceeding
300 bedrooms.

It is not intended that the
dwellingunits be used as
holiday homes.

No

Any project listed in this Part which
does not exceed a quantity, area or
other limit specified in this Part in
respect of the relevant class of
development but which would be
likely to have significant effects on
the environment, having regard to the
criteria set out in Schedule 7.

The Proposed Development
will consist of 312 no.
dwelling units, with a total
area no larger than 8.3
hectares.
The Proposed Development
will be reviewed having
regard to the criteria set out
in Schedule 7. The findings
of this review will be detailed
in this report’s conclusions.

To be
determined by
this EIA
Screening*

* Note that Section 5 of this EIA Screening has concluded the Proposed Development will not have
significant effects on the environment and accordingly an EIA is not required.

3.3

Screening Process

Screening is the initial stage in the EIA process and determines whether or not public and
private projects are likely to have significant effects on the environment and, as such, require
EIA to be carried out prior to a decision on a development consent application being made.
Projects listed in Annex I to the Directive are automatically subjected to an EIA because their
environmental effects are presumed to be significant. Projects listed in Annex II to the Directive
require a determination to be made about their likely significant environmental effects.
Screening must consider the whole development, including likely significant effects arising
from any demolition works which must be carried out in order to facilitate the Proposed
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Development. A project’s characteristics must be assessed, inter alia, in relation to its
cumulative effects with existing and/or approved projects.

3.4

Sub-Threshold Development

The most important element to address in the assessment of a sub-threshold development
and its possible requirement for an EIA is the likelihood of the project having any significant
effects on the environment. In order to provide guidance with this, criteria have been
transposed into Irish legislation and set out in Annex III of the EIA Directive it is also set out in
Schedule 7 to the Planning & Development Regulations 2001 - 2021. Within Annex III of the
EIA Directive 2014/52/EU, the characteristics under which a project must be considered in
order to determine if an EIA is required includes:
1.
2.
3.
4.
5.
6.

The size and design of the Proposed Development,
The nature of any associated demolition works,
The use of natural resources, in particular land, soil, water and biodiversity,
The production of waste,
Pollution and nuisances,
The risk of major accidents and/or disasters which are relevant to the project concerned, including those caused by climate change, in accordance with scientific
knowledge,
7. The risks to human health (for example due to water contamination or air pollution),
8. The existing and approved land use,
9. The relative abundance, availability, quality and regenerative capacity of natural resources,
10. The absorption capacity of the natural environment, paying particular attention to the
following areas.
i. wetlands, riparian areas, river mouths,
ii. coastal zones and marine environment,
iii. mountain and forest areas,
iv. nature reserves and parks,
v. areas classified or protected under legislation, including Natura 2000 areas
designated pursuant to the Habitats Directive and the Birds Directive,
vi. areas in which there has already been a failure to meet the environmental quality standards laid down in legislation of the European Union and relevant to the
project, or in which it is considered that there is such a failure,
vii. densely populated areas,
viii. landscapes and sites of historical, cultural, or archaeological significance.
11. The magnitude and spatial extent of the impact,
12. The Nature of the Impact
13. The transboundary nature of the impact,
14. The intensity and complexity of the impact.
15. The probability of the impact,
16. The expected onset, duration, frequency, and reversibility of the impact.
17. Cumulation with other existing development and/or development the subject of a consent.
18. The possibility of effectively reducing the impact.
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The above criteria, as transposed in Irish legislation, are grouped under three main headings,
as follows:
1. Description of the Proposed Development,
2. Location of the Proposed Development, and
3. Characteristics of the Potential Impacts.
In addition, the European Commission publication Environmental Impact Assessment of
Projects, Guidance on Screening (2017) contains helpful checklists such as “Screening
Checklist” and the “Checklist of Criteria for Evaluating the Significance of Environmental
Impacts”, that are beneficial in aiding the production of screening for EIA.

3.5

Methodology

The process, as provided for by the EIA Directive and national law, including the 2001
Regulations (referred to previously herein), of evaluating the likelihood of a project listed in
Annex II requiring an assessment is called Screening. Figure 3-1 below, from The
Environmental Impact Assessment of Projects, Guidance on Screening (European
Commission, 2017) illustrates the steps involved in the Screening process.

Step 1:
When is Screening required?
Is the project listed in Annex II
{Article 4(2)}
Yes

Step 2a:
Is the project on an inclusive list of projects for which EIA Is always required?
{Article 4(3), second sentence, second part }

Yes

EIA required
{See Article 5-10}

No
Step 2b:
Is the project on an inclusive list of projects for which EIA is not required?
[Article 4(3), second sentence, first part]

Yes

EIA not required

No
Step 3a:
Information on the characteristics of the project
{Article 4(4) and Annex IIA}

Step 3b:
Consultation during Case-by-case
examination

Step 3c:
Case-by-case examination: Is the Project likely to have significant effects on the
environment?
{Article 4(4)}
Yes
EIA required
{See Article 5-10}

No
EIA not required

Step 4:
The Screening Decision and Its justification
{Article 4(5)}

Figure 3-1: Flow Diagram of the Steps in Screening (Source: European Commission
Environmental Impact Assessment of Projects, Guidance on Screening, 2017)
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Characteristics of the Proposed Project

3.6.1

Size of the Subject Site

The development will consist of 312 no. dwellings, comprised of 205 no. 3 & 4 bed, 2 & 3
storey, detached, semi-detached & terraced houses, 40 no. 2 & 3 bed apartment / duplex units
in 3 no. 3 storey blocks (comprised of Duplex Types A1, A2, B1 & B2), and 67 no. 1, 2 & 3
bed apartments in 2 no. blocks (comprised of Block C, being 3 storeys, and Block E, being 25 storeys over a basement level car park). The development also includes a 1-2 storey crèche
(c. 484.6m²) with associated outdoor space to the rear.
Access to the development will by via 2 no. vehicular access points from Minister’s Road,
along with the provision of a roadside footpath and cycle path along the front of the site at
Minister’s Road.
The Proposed Development also provides for: (i) all associated site development works above
and below ground, (ii) public open spaces (c. 0.99 ha / 9,999m²), (iii) communal open spaces
(c. 1,849m²), (iv) hard & soft landscaping & boundary treatments, (v) basement & surface car
parking (Total: 583 no. car parking spaces, including EV parking), (vi) basement & surface
bicycle parking (Total: 498 no. bicycle parking spaces), (vii) bin & bicycle storage, (viii) public
lighting, and (ix) 2 no. ESB sub-stations, all on an overall application site area of 8.3ha.
3.6.2

Cumulation with Other Projects

Plans and projects in the surrounding area that could have the potential to result in cumulative
impacts in were reviewed from data sources including:
•

Fingal County Council website: https://www.fingal.ie/fingal-development-plan-20172023, accessed on 2nd March 2022.

•

An Bord Pleanála website, http://www.pleanala.ie/, accessed on 2nd March 2022.

•

EIA Portal, as provided by the Department of Housing, Planning and Local
Government
https://housinggovie.maps.arcgis.com/apps/webappviewer/index.html?id=d7d5a3d48
f104ecbb206e7e5f84b71f1, accessed on 2nd March 2022..

•

MyPlan.ie, as provided by the Department of Housing, Local Government and Heritage
in conjunction with Irish Local Authorities. https://myplan.ie/ accessed on 2nd March
2022.

There are several existing granted planning permissions or in-progress developments on
record in the area, ranging from small and large-scale amendments and alterations to existing
and permitted developments. Relatively large-scale projects with either a significant planning
footprint and/or within close proximity to the Site were reviewed and assessed for potential
cumulative impacts with the Proposed Development and outlined in the Table 3-2:
Table 3-2: List of Off-Site Projects
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Application
Reg. Ref.

Applicant

Address

Development Proposal

Decision

F19A/0479

Station
Construction
Ltd.

Lands at
Station
Road, Lusk,
Co Dublin

Amendments to parts of Blocks 4 & 7 of
approved development PL06F.247787 / Reg.
Ref. F15A/0565.

Grant
Permission.
25/02/2020

This application is being lodged concurrently
with a separate application which seeks to omit
the remainder of the permitted mixed use block
4.The cumulative effect of both these
applications will be to reduce the permitted
6644m² of commercial accommodation in Block
4 by 3029m² and to omit 2 no. 1 bed apartments
and 9 no. 2 bed apartments in Block 4.
The amendments sought in this application
comprise the construction of a 3.5 storey mixed
use block 4B to contain 4 no. commercial units
totalling 618m² and 1 no. cafe of 109m² at
ground floor with 11 no. 1 bed and 14 no. 2 bed
apartments over with parking and amenity
space to the rear accessed from Scholars Walk
and facing onto Scholars Walk and the new
pedestrian street, with revisions to the extent of
permitted Scholars Square; the omission of the
permitted public open space at Scholars Green
and the circular road feature on Scholars Court;
the construction of 22 no. 2 storey 3 bed houses
and 1 no. 2 storey 4 bed house on lands fronting
Norsemans Walk, Scholars Walk and Scholars
Court; the omission of permitted three storey
Block 7A containing 12 no. 2 bed apartments
from its permitted location on Norsemans Walk
and construction of a new three storey Block 7A
containing 4 no. 2 bed apartments and 8 no. 3
bed 2 storey maisonettes along Loughcommon
Lane, with revisions to the permitted parking
layout, landscaping and amenity facilities in the
courtyard serving Block 7A & 7B apartments,
with courtyard access moving from Norsemans
Walk to Loughcommon Lane; revisions to
kerbside parking and landscaping along
Norsemans Walk and Loughcommon Lane;
ancillary minor amendments to associated
landscaping, site works and infrastructure. This
application abuts slightly the site area of
application F19A/0454.

F21A/0139

Lidl Ireland
GmbH

Lands at
Station
Road, Lusk,
Co. Dublin

The development consists of the completion of
the construction of the permitted development
granted under ABP Ref: ABP -306963-20
(Fingal Co Co. Reference F19A/0469 subject to
an amendment to condition 14(a) of the above
planning permission, to increase the trading
hours as follows: 0800hrs to 2200hrs Monday
to Saturday 0900hrs to 2100hrs on Sundays

March 2022
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Address

Development Proposal

Decision

and bank holidays. The application includes the
following amendments to the building:
1 Fire escape staircore increased in size;
(2) Proposed double fire escape door;
(3) Revised
walkway;

car parking

and

pedestrian

(4) Proposed mechanical plant area;
(5) Revised undercroft car park layout;
(6) Proposed
stands;

additional

Sheffield

bicycle

(7) Proposed 'no park zone' in front of permitted
sub station;
(8) Proposed EV car parking;
(9)Proposed IT room location.
All ancillary works to facilitate the development.
F19A/0454

F19A/0633

Station
Construction
Ltd.

Lands at
Station
Road, Lusk,
Co Dublin

Planning Permission for revisions to part of
previously
permitted
development
PL
06F.247787/Reg. Ref F15A/0565 to omit 2storey commercial Block 2 (642m² food-drink
use) and 3-storey mixed residential Block 3 (1
No. 2-bedroom gate lodge and 6 No. 2bedroom village apartment, 3 No. 3 bedroom
village apartments over 259m² retail use, 157m²
non-retail services use and 217m² food-drink
use) and to now provide 12 No. 3-bedroom 2storey houses. The development includes 24
No. car parking spaces and all associated and
ancillary site works.

Grant
Permission.

Station
Construction
Ltd.

Lands at
Station
Road, Lusk,
Co Dublin

For the demolition of an existing dwelling and
commercial buildings and amendments to
Blocks 5A, 5B & 6 of approved development
PL06F.247787 / Reg. Ref. F15A/0565. This
application is being lodged alongside
applications to revise parts of Block 2 & 3
(F19A/0454), part of Block 4 (F19A/0469) and
the remainder of Block 4 & part of Block 7
(F19A/0479). The amendments sought in this
application comprise the construction in a
revised format of Blocks 5A, 5B & part of Block
6 consisting of the construction of 48no. 2
storey 3 bed houses; 3no. 2 storey 4 bed
houses; 9no. 3 storey 4 bed houses; 1no. 3
storey mixed use Building A containing 1 no.
139sqm cafe unit; 1 no. 76sqm retail unit and
ancillary bin stores at ground floor with 6no. 2
bed apartments over with separate direct
access to street and to rear courtyard; 1no. 2
storey Building B containing 504sqm of bar /

Grant
Permission.
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Address

Development Proposal

Decision

restaurant space with ancillary yard and bin
store; 1no. 3 storey Building C with 2no. retail
units totalling 260sqm and ancillary bin stores
at ground floor and 6no. 2 bed apartments and
2no. 1 bed apartments over, with separate
direct access to street and to rear courtyard;
1no. 2 storey Building D crèche totalling
497sqm with landscaped external play areas;
162no. surface car parking spaces; 2 loading
spaces and 5 crèche drop off spaces; bicycle
parking ; amendment to permitted street linking
Scholars Walk and Loughcommon Lane to
include two way vehicular traffic along a mixture
of dedicated vehicular carriageways and shared
surface zones; new civic plaza measuring
1134sqm, with additional Class 1 Open Space
allocated in the New Park described in
F18A/0645 & F18A/0646; ancillary minor
amendments to associated roads, paving,
landscaping, street signage, public lighting ,
utility supply installations, drainage &
attenuation and other site works and
infrastructure. The application site is located at
Station Road Lusk Co Dublin adjacent the
Remount Roundabout, and is comprised of
blocks 5A,5B & part of Block 6 of approved
development PL 06F.247787, together with an
additional area of .022 ha that consists of the
SMF Motor Factors, car salesroom and garage
and adjacent dwelling on Station Road and the
adjoining access cul-de-sac. The application
site includes all lands subject to Condition 2 of
the original permission PL 06F.247787 / Reg.
Ref. F15A/0565, which required a separate
application to be made for parts of Blocks 5B &
6.
F21A/0217

F20A/0401

ó'Cualainn
CoHousing
Alliance CLG

Round
Towers Lusk
GAA Club

Lands
located to
the north
and
including a
portion of
Kilhedge
Lane, Lusk,
Co. Dublin.
Dun Emer,
Lusk, Co.
Dublin.

Permission for amendments to 8 no. semidetached houses previously approved under
Reg. Ref. F16A/0577 as follows:

Round
Towers Lusk
GAA Club,
Thomas
Ashe Park,

The scheme will provide floodlighting on the two
playing pitches and a training area between the
two pitches. It will consist of 16 no. 20m high

Grant
Permission.
14/06/2021

1) relocation of side entrance for 4 no. houses
to front with new canopy to all 8 no. semidetached houses 2) new pair of gable windows
at first floor in 4 no. houses 3) Increasing the
depth of all 8 no. houses by 0.5 metres with
increased floor areas of 9.00 sq, 4) internal
layout changes with minor changes to window
positions shown on elevations.

March 2022
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Address

Development Proposal

Hands Lane,
Lusk, Co.
Dublin

columns supporting a total of 86 led type
luminaires.

Decision

Good construction management practices will minimise the risk of pollution from construction
activities at the Site. Due to the full implementation of management controls to avoid adverse
environmental impacts from the current Proposed Development and the proposed off-site
projects, as listed above, it is not expected that cumulative impacts from these developments
are likely to result in significant adverse effects on the environment.
3.6.2.1 Relevant Policies and Plans
The following policies and plans were reviewed and considered for possible in-combination
effects with the Proposed Development.
-

Fingal Biodiversity Action Plan 2018-2023
Fingal Development Plan 2017-2023

The Proposed Development has also been assessed under Article 299 (c) (1) (a) (iv) of the
European Union (Planning and Development) (Environmental Impact Assessment)
Regulations:
“The Board shall, in carrying out its screening determination under article 299B(2)(b) whether
there is no real likelihood of significant effects on the environment arising from a proposed
development or there is a real likelihood of significant effects on the environment arising from
the proposed development, have regard to (iv) the available results, where relevant, of
preliminary verifications or assessments of the effects on the environment carried out pursuant
to European Union legislation other than the Environmental Impact Assessment Directive”.
There is potential for proposed plans and projects within the Fingal Development Plan 20172023 land area, to have cumulative, negative impacts on conditions in Dublin Bay via rivers,
other surface water features and foul waters treated at Ringsend WWTP and discharged into
Dublin Bay. However, the core strategy, policies and objectives of the Fingal Development
Plan have been developed to anticipate and avoid the need for developments that would be
likely to significantly affect the integrity of this area. Furthermore, such developments are required to conform to the relevant regulatory provisions for the prevention of pollution, nuisance
or other environmental effects likely to significantly affect the integrity of Natura 2000 sites
(Fingal Development Plan 2017–2023: Appropriate Assessment). In addition, sustainable development including SuDS measures for all new developments is inherent in the objectives of
all development plans within the Greater Dublin Area. Therefore, there is no potential for significant in-combination impacts to arise due to surface water discharges during the Construction and Operational Phases of the Proposed Development.
The Fingal Biodiversity Action Plan 2018-2023 is set out to protect and improve biodiversity,
and as such will not result in negative in-combination effects with the Proposed Development.
The Fingal Development Plan 2017-2023 (FDP) has directly addressed the protection of
European Sites through specific objectives (GI03, GI15). The relevant recommendations and
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mitigation measures have been integrated into the plan. The plan has also outlined zoning
objectives in relation to future development within the jurisdiction. The lands within the Site
boundary have been zoned Residential Area (‘RA’) in the Fingal Development Plan 20172023, where the stated objective is to ‘Provide for new residential communities in accordance
with approved local area plans and subject to the provision of the necessary social and
physical infrastructure.’ Given the National Planning Framework (NPF) strategy to
appropriately densify sustainable urban lands, it is considered that the provision of a strategic
housing development is appropriate for the subject lands and addresses the challenge of
meeting the housing needs of a growing population in urban areas.
On examination of the above, it is considered that there are no means for the Proposed
Development to act in-combination with any plans or projects, that would cause any likely
significant adverse effects on the surrounding environment. The most significant potential for
adverse cumulative impacts in combination with other projects in the area is in the potential
for water pollution, noise, dust, airborne pollutants and/or vibrations, visual impact and
increased traffic. However, the adherence and full implementation of the appropriate control
measures will ensure no potential for cumulative impacts to arise. Furthermore, any potential
impacts during the Construction Phase will be temporary and last only for the duration of this
phase.
3.6.3

Use of Natural Resources

The main use of resources will be the construction materials used during the construction of
the strategic house development. While the exact quantities of material required for the
construction of the residential development and creche, has yet to be confirmed, the quantity
of materials that will be imported to the Site for the Construction Phase of this development
will not cause concern in relation to significant effects on the environment.
There will also be an increase in the use of energy (fuel for construction vehicles, electricity
for tools etc.) during the Construction Phase of the development.
The Proposed Development will be connected to the mains water supply. The Construction or
Operational Phase of the Proposed Development will not use such a quantity of water to cause
concern in relation to significant effects on the environment.
The value of the ecological resources, i.e. the habitats and species present or potentially
present, was determined in the Ecological Impact Assessment (EcIA) for the Site. According
to the Ecological Impact Assessment Report (EcIA) prepared by Enviroguide Consulting,
(March 2022), provided the mitigation measures proposed are implemented in full, there will
be no significant negative impact to any valued habitats, designated sites or individual or group
of species as a result of the Proposed Development. Furthermore, it is noted that the Proposed
Development will likely have a positive impact on the ecology of the Site, in particular, the
management of the proposed outer boundary hedgerows at the Site in a semi-natural state;
through a low-intervention management regime, will benefit bird species such as the
endangered Yellowhammer.
Appropriate Assessment (AA) Screening by Enviroguide Consulting, (March 2022) was also
carried out as part of this planning application and the report states that the Proposed
Development is not located within any European site and therefore there will be no loss or
alteration of habitat as a result of the Proposed Development.
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Therefore, it is not foreseen that any extensive use of natural resources (land, soil, water and
biodiversity) is required for either the Construction or Operational Phase of the development.
3.6.4

Production of Waste

The Proposed Development site is a greenfield site, no demolition is required. However the
site will need to be cleared of topsoil, trees and shrubs. All works carried out as part of these
works will comply with all Statutory Legislation including the Waste Management Act & Local
Government (Water Pollution) Acts, and the contractor will co-operate in full with the
Environmental Section of the Local Authority. Waste materials will be recycled in the fabric of
the new building where possible. All other waste materials will be disposed of using suitably
permitted/licensed waste disposal or materials recovery facilities.
There will be an increase in waste in the form of construction waste, during the Construction
Phase of the Proposed Development. A Construction Demolition Waste Management Plan
(CDWMP) has been developed by Ayrton Group (March 2022) for the project. Predicted nonhazardous and hazardous waste streams generated by construction and demolition at the Site
are outlined within the CDWMP. It is noted that, until final materials and methods of
construction have been decided, it is not possible to predict with a high level of accuracy the
construction waste that will be generated. The figures outlined within the CDWMP are
preliminary and the figures will be confirmed by the building contractor on appointment.
All waste will be collected by appropriately authorised waste collection contractors and will be
disposed of using suitably permitted/licensed waste disposal or materials recovery facilities.
Due to the use of permitted/licensed waste collection/waste disposal facilities, it is not
predicted that the production of waste will cause any likely significant effects on the
environment. In accordance with the CDWMP, the disposal of waste generated during
construction, including bulk excavation, will be managed to maximise the environmental and
development benefits from the use of surplus materials and to reduce any adverse effects of
disposal. In general, the principle of waste management hierarchy, which favours waste
minimisation, re-use material and recycle over disposal to landfill will be favoured.
There will be in increase in the form of municipal waste during the Operational Phase of the
Proposed Development. All waste will be collected by appropriately authorised waste
collection contractors and will be disposed of using suitably licensed waste disposal or
materials recovery facilities. An Operational Waste Management Plan (OWMP) will be
prepared for the Proposed Development.
Due to the scale of the Proposed Development, in combination with the use of the authorised
waste collection/waste treatment facilities, it is not predicted that the production of waste will
cause any likely significant effects on the environment.
3.6.5

Pollution and Nuisances

The Construction Phase of the Proposed Development could give rise to short-lived dust
nuisances. However, it is not predicted that these impacts will be significant, as they will be
intermittent, localised, and last only for the duration of the Construction Phase. If dust is
generated, steps will be taken to protect workers in the vicinity who shall, as a minimum, be
issued with appropriate dust masks. Dust will, as far as is reasonably practicable, be contained
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in the area where it was generated. Dust suppression will be carried out to ensure that dust
nuisance affecting neighbouring properties is minimised.
Dust emissions from construction will be controlled through careful pre-project planning and
effective site management. Adequate dust control measures will be put in place for the
duration of the Proposed Development, as detailed within the Outline Construction
Management Plan (CMP) for the Site which has been prepared by Dwyer Nolan Developments
Ltd. and Construction and Demolition Waste Management Plan (CDWMP) which has been
prepared by Ayrton Group (March 2022) and enclosed separately.
It is not considered that noise disturbance from the Proposed Development will be significant
during the construction works. Any such disturbance will be temporary and limited to the
construction period. All reasonable precautions will be taken for the operation of plant and
equipment to avoid nuisance and excess noise impact on the surrounding residents. The
Proposed Development will comply with BS 5228 “Noise Control on Construction and open
sites Part 1: Code of practice for basic information and procedures for noise control” and all
works will be limited to normal daytime working hours. No Sunday or Bank Holiday work will
be permitted.
The construction works will follow the guidelines and recommendations given in the following
British Standards:
•
•

BS 5228-1:2009+A1:2014: Code of practice for noise and vibration control on
construction and open sites. Noise;
BS 5228-2:2009+A1:2014 Code of practice for noise and vibration control on
construction and open sites. Vibration;

In the event that works which are likely to produce vibration are taking place Site Management
will provide and maintain vibration monitoring equipment for the duration of the works.
The construction works present a risk of pollution to water resources, with potential water
pollution sources including particulate matter, fuel, suspended solids, lubricants and concrete.
The Outline CMP and CDWMP outlines a number of control measures which are being
proposed as part of the scheme that will prevent any significant risk of pollution to water
resources. Best practice will be implemented at all times in relation to all construction activities
to avoid any accidental pollution events occurring to the nearby water courses or polluting the
ground water table.
During the Construction Phase, some of the plant will have hydraulic components which has
the potential to contaminate ground and water. However, there will be adequate spill kits
available on-site to deal with any potential leak from the hydraulics or other potential sources
associated with the development.
The Construction Phase of the Proposed Development is not expected to give rise to nuisance
odours.
The Outline CMP and CDWMP will ensure that all applicable environmental health and safety
regulations are complied with throughout the Construction Phase thereby ensuring that the
Proposed Development will not result in significant effects on human health or the environment
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resulting from potential pollution or nuisance. It is therefore concluded that the Proposed
Development will not give rise to pollution or nuisances, and proper Site management will
further reduce the likelihood of such impacts occurring.
3.6.6

Risk of Major Accidents and/or Disasters

The potential for the Proposed Development to result in any major accidents and /or disasters
can be considered low. This is based on the correct implementation of all standard health and
safety procedures, and the lack of substances used in the Proposed Development which may
cause concern for having likely significant effects on the environment. Furthermore, the Site
will be secured at all times and construction works will be managed and controlled by using
standard best practice measures for construction sites and adhering to normal daytime
working hours.
Dwyer Nolan Developments Ltd will undertake the following course of action for the identified
nuisance issues as well as any identified health and safety issues:
•

•

•

For minor issues the subcontractor will be given verbal direction indicating what the
issue is, what needs to occur and the level of safety and the level of nuisance
prevention that Dwyer Nolan Developments Ltd expects.
For major health and safety breaches or situation where there is imminent risk to a
worker or other person, or a serious nuisance is caused the subcontractor will stop
work and be issued with a written warning detailing the issue and controls expected.
Work will restart when adequate safety controls have been implemented.
For ongoing health and safety or nuisance prevention measure non-compliances of a
significant or high risk nature subcontractors may be directed to cease work in
accordance with a breach of contract.

Measures will be employed to avoid environmental incidents; however, if such incidents occur,
they will be reported to the designated responsible person in the construction team.
It is therefore anticipated that the risk of accidents and/or disasters will be insignificant due to
the nature of the Proposed Development, proper Site management, and adherence to all
standard health and safety procedures.
3.6.7

Risk to Human Health

During the Construction and Operational Phase, due to best management practices, good
housekeeping, and adherence to all health and safety procedures, it is not foreseen that there
will be any negative impacts to human health.
According to the Outline CMP for the Site, safety, health, and environmental issues are a
primary consideration in the construction methods adopted. A site-specific Construction
Management Plan and a Site Safety Plan will be compiled prior to any works on site and will
be in accordance with the Health & Safety Authority and Local Authority guidelines.
A strategy for controlling all substances and all work processes that may generate hazardous
substances will be developed and control measures will be put in place.
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The COVID-19 pandemic has affected Ireland’s economy and society since the first case of
the virus was confirmed in Ireland at the end of February 2020. On 11th March 2020, the World
Health Organisation (WHO) declared COVID-19 to be a global pandemic.
Irelands society continues to adhere to the public health advise. All public health advice in
place, at the time of commencement of the Construction and Operational Phases of this
Proposed Development, will be adhered to in order to protect human and public health.

3.7
3.7.1

Location of the Project
Existing and Approved Land Use

The Site of the Proposed Development is located within Land Use Category Zone ‘RA’
(Residential Area) within the Fingal Development Plan 2017-2023 (FDP). The Land Use
Zoning Objective is to ‘Provide for new residential communities subject to the provision of the
necessary social and physical infrastructure’. According to the FDP, the vision for lands zoned
‘RA’ is to “Ensure the provision of high quality new residential environments with good layout
and design, with adequate public transport and cycle links and within walking distance of
community facilities. Provide an appropriate mix of house sizes, types and tenures in order to
meet household needs and to promote balanced communities.”
The following figure provides the Permitted in Principle Uses within Zoning Objective ‘RA’:
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Figure 3-2 Permitted in Principle Uses – ‘RA’ (Source: FDP 2017-2023)
The Proposed Development principally comprises residential development and childcare
facility development which is ‘Permitted in Principle’ on ‘RA’ zoned lands.

March 2022

Page 22

Enviroguide Consulting
EIA Screening Report

Dwyer Nolan Developments Ltd.
North of Minister’s Road, Regles, Lusk, County Dublin

The Proposed Development is therefore in accordance with the zoning objective ‘Provide for
new residential communities subject to the provision of the necessary social and physical
infrastructure’.
3.7.2

Relative Abundance, Availability, Quality and Regenerative Capacity of Natural
Resources

Having regard to the character of the receiving environment and the surrounding area, the
impacts are considered to be negligible for the Proposed Development in relation to the
regenerative capacity of natural resources in the area. All material required for the
Construction Phase of the development will be imported. While the exact quantities of material
required for the construction of the Proposed Development has yet to be fully determined, the
quantity of materials that will be imported to the Site for the Construction Phase of this
development will not cause concern in relation to significant effects on the environment.
As detailed within the Outline CMP and CDWMP for the Site, materials will be re-used where
possible. If feasible, careful extraction of materials will be undertaken to ensure that the
highest proportion of the materials can be re-used. This will reduce the level of new materials
required for the site. This in turn reduces the impact on new resources and carbon emissions
associated with the extraction, manufacture and transportation of materials to the site.
3.7.3

The Absorption Capacity of the Natural Environment

3.7.3.1 Geology, Hydrology and Hydrogeology
The Site of the Proposed Development is located within the Nanny-Delvin catchment and
primarily within the Ballough[Stream]_SC_010 sub-catchment, with the southeast of the Site
located in Palmerstown_SC_010. The Regles Stream flows approximately 500m east of the
Site and receives surface water discharge from the urban area of Lusk, and then discharges
to the Rogerstown Estuary. The ecological status of this watercourse is currently classed as
Unassigned by the EPA, and the Rogerstown Estuary is currently At Risk of not meeting its
WFD objectives.
The Site is situated on the Lusk-Bog of the Ring groundwater body, which is Not at Risk of not
meeting its WFD objectives. The aquifer type within the Site boundary is a Locally Important
Aquifer (Lm) aquifer on bedrock which is Generally Moderately Productive. The groundwater
rock units underlying the aquifer are classified as Dinantian Upper Impure Limestones (GSI,
2022). The level of vulnerability of the Site to groundwater contamination via human activities
is Low. The soil is classified as Elton (Fine loamy drift with limestones), and the subsoil is
Limestone till (Carboniferous) (TLs) (EPA, 2022).
The key impacts during the proposed construction works relate to the potential for siltation and
pollution of watercourses and groundwater from works or associated spillages. Appropriate
surface water management and discharge measures will be undertaken to ensure no
significant impacts arise. Furthermore, it is considered that there is an adequate intervening
distance between the Proposed Development and the remaining surface watercourse.
Therefore, it is not anticipated that there will be adverse impacts in any watercourses in the
vicinity of the Proposed Development due to adherence to appropriate control measures, as
detailed in the Outline CMP and CDWMP. It is considered that the Site has a high absorption
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capacity to facilitate the scale and nature of the Proposed Development and there is no
likelihood of significant environmental effects.
3.7.3.2 Coastal Zones
It is considered unlikely that there will be any significant effects on the river network
waterbodies in the vicinity of the Site, as appropriate drainage has been incorporated into the
design of the Proposed Development to prevent any impact on water quality through possible
fine sediments of pollutants that could arise through the construction works. In addition, due
to the sites location and absence of proximity to same, there will be no other impact on coastal
zones. Therefore, no impacts on coastal zones or the marine environment are likely to arise.
3.7.3.3 Mountain and Forest Areas
There are no mountainous or forested areas directly bounding the Proposed Development.
The Construction or Operational Phase of the Proposed Development will have no impact on
mountains or forested areas.
3.7.3.4 Nature Reserves and Parks
There are no nature areas or parks that will be affected by this project.
3.7.3.5 Nationally Designated Sites
There are no Natural Heritage Areas located within, or directly adjacent to, the Site of the
Proposed Development. There is one Natural Heritage Areas located within 15km of the Site
which is the Skerries Islands NHA located offshore and 7.3km to the north-east of the Site.
There are thirteen (13 No.) proposed Natural Heritage Areas (pNHA) within the zone of
influence of the Proposed Development, as outlined in Table 3-3:
Table 3-3: Natural Heritage Areas and Proposed Natural Heritage Areas
Natural Heritage Areas
Site Code
001218

Site Name

Distance to Site (km)

Skerries Islands NHA

7.3 km

Proposed Natural Heritage Areas
Site Code

Site Name

Distance to Site (km)

000208

Rogerstown Estuary pNHA

2.4 km

001215

Portraine Shore

6.2 km

000207

Rockabill Island pNHA

13.6 km

002000

Loughshinny Coast pNHA

7.0 km

001204

Bog of the Ring pNHA

5.1 km

000204

Lambay Island pNHA

10.4 km

001203

Knock Lake pNHA

5.8 km
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Natural Heritage Areas
Site Code

Site Name

Distance to Site (km)

000205

Malahide Estuary pNHA

6.0 km

001208

Feltrim Hill pNHA

9.7 km

001763

Sluice River Marsh

11.4 km

000178

Santry Demesne

14.1 km

000199

Baldoyle Bay pNHA

12.2 km

001576

Cromwell’s Bush

14.0 km

The nearest pNHA to the Proposed Development is the Rogerstown Estuary pNHA located
ca.2.4km to the south. There is one indirect impact pathway connecting the Proposed
Development and the Rogerstown Estuary pNHA; via the receiving surface water drainage
network and the Regles Stream, which flows almost 500m east of the Site and ultimately
enters the Rogerstown Estuary.
There is a tenuous indirect impact pathway linking the Portraine Shore pNHA via discharges
from Portrane-Donabate waste-water treatment plant which will receive foul water flows
generated by the Proposed Development and discharges treated waters into the Estuary. It is
deemed that there is no potential for any foul waters generated by the operation of the
Proposed Development and treated at Portrane Donabate WwTP, to cause any significant
effects at this pNHA; which is largely designated for its coastal habitats and geological value,
due to the following:
•

The treated discharge from Portrane Donabate WwTP (D0114-01) is currently compliant with the emission limit values set in the wastewater discharge licence, according
to the Annual Environmental Report (AER) for the facility (Irish Water, 2020). As of
2020 the facility had a spare organic capacity of 30585 PE (Total capacity: 65000).

•

The potential for dilution of treated foul water flows once they are discharged from
Portrane Donabate WwTP into the Irish Sea via its offshore outfall point
(TPEFF0900D0114SW001).

It is therefore concluded within Ecological Impact Assessment Report (EcIA), prepared by
Enviroguide Consulting (March 2022), that there is no possibility for significant impacts at any
pNHA sites, or any other adverse impact, as a result of the Proposed Development
There is either a significant intervening distance or no hydrological or alternative pathway
between the Site of the Proposed Development and the remaining Designated sites in the
zone of influence (Table 3-3). Therefore, there is no potential for significant effects to these
sites as a result of the Proposed Development during the Construction or Operational Phase.
3.7.3.6 European Sites
There are five (5 No.) sites located within a 15km radius of the Site that are identified as
Special Areas of Conservation (SAC), and eight (8 No.) sites located within a 15km radius of
the Site that are identified as Special Protection Areas (SPA). The designated and protected
sites located within a 15km radius of the site are summarised in Table 3-4:

March 2022

Page 25

Enviroguide Consulting
EIA Screening Report

Dwyer Nolan Developments Ltd.
North of Minister’s Road, Regles, Lusk, County Dublin

Table 3-4: Designated and Protected Sites
Protected Site Classification

Special Protection Area (SPA)

Special Area of Conservation
(SAC)

Site Name

Site Code

Distance to
Site (km)

Location

Rogerstown Estuary SPA

004015

2.4 km

East

Malahide Estuary SPA

004025

5.9 km

East

Skerries Islands
SPA

004122

7.3 km

Northeast

Rockabill SPA

004014

9.0km

Northeast

Lambay Island
SPA

004069

10.4 km

East

Baldoyle Bay
SPA

004016

12.3 km

South

River Nanny
Estuary and
Shore SPA

004158

13.5km

Northwest

Ireland's Eye
SPA

004117

14.6 km

Southeast

Rogerstown Estuary SAC

000208

2.4km

Southeast

Malahide Estuary SAC

000205

5.9km

South

Rockabill to
Dalkey Island
SAC

003000

7.4 km

South

Lambay Island
SAC

000204

10.4 km

Southeast

Baldoyle Bay
SAC

000199

12.2 km

South

The closest European site to the Proposed Development Site is Rogerstown Estuary SAC and
Rogerstown Estuary SPA.
According to the Appropriate Assessment (AA) Screening Report (Enviroguide Consulting,
March 2022) that has been prepared as part of this application, there is a weak hydrological
link between the Site and the Rogerstown Estuary SAC and Rogerstown Estuary SPA via
surface water discharges from the Site during the Construction and Operational Phases.
It has been concluded within the AA Screening Report that the potential for surface water
generated at the Site of the Proposed Development to reach the European Sites located within
Rogerstown Estuary and cause significant effects, during both the Construction and
Operational Phases, is negligible due to:
•

The distance and consequent potential for dilution in the surface water network serving the urban area of Lusk and the Regles Stream. Surface water discharges would
have to travel approximately 4km along the Regles Stream before discharging into
Rogerstown Estuary.
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The potential for dilution in the surface water network during heavy rainfall events.

The Site will be served by the existing foul water sewer to the southeast of the Site via a new
connection. Therefore, there is a weak hydrological link between the Site and Rockabill to
Dalkey Island SAC via discharges from Portrane Donabate WwTP during the Operational
Phase.
The potential for foul waters generated at the Site of the Proposed Development to reach
Rockabill to Dalkey Island SAC and cause significant effects, during the Operational Phase,
is negligible due to:
•

The potential for dilution of treated foul water flows once they are discharged from
Portrane Donabate WwTP into the Irish Sea via its offshore outfall point
(TPEFF0900D0114SW001).

•

The treated discharge from Portrane Donabate WwTP (D0114-01) is currently compliant with the emission limit values set in the wastewater discharge licence, according
to the Annual Environmental Report (AER) for the facility (Irish Water, 2020). As of
2020 the facility had a spare treatment capacity of 30585 PE (Total capacity: 65000).

The lack of hydrological connection and the intervening distances between the Proposed Development and the remaining above-mentioned SACs and SPAs and the lack of any hydrological pathway is sufficient to exclude the possibility of significant effects on the SACs and
SPAs arising from: emissions of noise, dust, pollutants, and/or vibrations emitted from the Site
during the Construction Phase; increased traffic volumes during the Construction and Operational Phase and associated emissions; potential increased lighting emitted from the Site during Construction and Operational Phase; and increased human presence at the Site during
Construction and Operational Phase.
Based on the assessment detailed in the Appropriate Assessment Screening Report, it has
been ascertained that there is no risk of any significant impacts to European Sites as a result
of the Proposed Development.
3.7.3.7 Environmental Quality Standards
It is not expected that any environmental quality standards will be exceeded by Construction
or Operational Phases of this project.
There will be no direct discharges to groundwater or surface water during the Construction
Phase of the Proposed Development.
As part of the overall project methodology, sediment and water pollution control risks arising
from construction- related surface water discharges will be considered. All works carried out
as part of these works will comply with all Statutory Legislation including the Local Government
(Water Pollution) acts, 1977 and 1990 and the contractor will cooperate in full, with the
Environment Section of Dublin City Council in this regard.
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3.7.3.8 Densely Populated Areas
The Site is located in the administrative area of Fingal, which has the youngest population in
the state of 296,214 (Census, 2016), which is a key characteristic of the County as it
accommodates an expanding Dublin population. The Site lies on land designated for
Residential Area within the Fingal Development Plan 2017-2023 (FDP). The main objective
within this zone is to ‘Provide for new residential communities subject to the provision of the
necessary social and physical infrastructure’.
Traffic & Transport Assessment has been carried out by DBFL Consulting Engineers (DBFL,
March 2022) for the Proposed Development. The results of the assessment show that the
potential impact of the Proposed Development on the surrounding road network will be
minimal. Existing bus stops on the Dublin Road, with routes running to / from Dublin City
Centre, Dublin Airport, Balbriggan, and Skerries, are located approximately 1 km to 1.5 km to
the south-east of the site. Bus Eireann also operate an existing service from Dublin to
Drogheda on the R132 (former N1) with bus stops located approximately 1.5 km to the northeast of the site. The Rush & Lusk train station is located between the settlements of Lusk and
Rush approximately 3 km to the east of the site. The Proposed Development site is well placed
in terms of the availability of and access to local amenities. There are a number of primary
and post primary schools within 3km of the Proposed Development site including Corduff NS,
Lusk NS, Rush & Lusk Educate Together and Lusk Community College. The Proposed
Development site benefits from good access to local retail, leisure and community services
facilities as located within Lusk town.
The development has incorporated a series of hard and soft proposals to facilitate the
sustainable nature of the development and associated parking strategy including provision of
extensive cycle parking provision, implementation of a Mobility Management Plan(DBFL),
parking management objectives and a communications policy.
It is considered unlikely that there will be any significant impact on road users as a result of
the Proposed Development. The development is being designed in accordance with the
principles of Design Manual for Urban Roads and Streets (DMURS). The proposals include
access to the Proposed Development site via two new priority-controlled junctions on
Minister’s Road. The Proposed Development site will be highly accessible to pedestrians and
cyclists from Minister’s Road. All internal footpaths have been designed to extend to the
Proposed Development site boundary in order to facilitate future filtered permeability with any
potential future developments on adjacent lands. The proposals include the provision of a new
cycle track along the northern side of Ministers Road over the entire length of the Proposed
Development site frontage in response to the local road authorities to enhance the provision
of dedicated bicycle infrastructure along the northern aide of Minister Road.
This is further complimented by a number of existing bus services operating locally while there
are significant proposals for improvements in the future including:
•
•
•

DART + programme which will see the adjacent commuter line upgraded to DART
service;
BusConnects network improvements;
‘Central Fingal Sector’ and other cycle infrastructure proposed as part of the Cycle
Network Plan.
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Overall, the development seeks to embrace the principles of sustainable transport to facilitate
the continually growing demand for sustainable lifestyle options and a desire to offset
individual carbon footprints. This in turn will lead to a natural reduction in travel by private car
at the development and the associated demand for car parking. This is in line with the
appropriate standards including the Sustainable Urban Housing: Design Standards for New
Apartments Guidelines for Planning Authorities (December 2020) and the Fingal Development
Plan 2017-2023.
Overall, the Traffic Impact Assessment concludes that there will be a negligible minimal in
traffic generation in the area as a result of the Proposed Development.
It can be concluded that there will be no likely significant impacts on the environment with
regard to the geographic location of densely populated areas.
3.7.3.9 Landscapes and Sites of Historical, Cultural or Archaeological Significance
The Proposed Development site has been assessed in terms of the impact of Proposed
Development on archaeology. Archaeological Assessment has been prepared by
‘Archaeology plan’ (March 2022). The enclosed assessment confirms that an archaeological
testing programme was undertaken and that three areas of archaeology were identified during
the testing programme (Areas A-C). The enclosed assessment recommends that these areas
of the site be fully excavated by hand under licence. The areas will be stripped under
archaeological supervision prior to excavation. The features will then be hand excavated,
recorded, photographed and planned. A full record of the excavation will be prepared in a
report and submitted to the National Monuments Service. Post-excavation analysis, including
and specialist analysis and dating of environmental samples will then be carried out with the
results compiled in a Final Report and submitted to the National Monuments Service.
3.7.3.10 Designated Focal Points / Views
The Proposed Development site is irregular in shape, comprised of 5 no. agricultural fields /
field sections and is traversed centrally by, and bounded by, field boundaries, drainage ditches
and mature trees and hedgerows. There are no protected views, rights of way or planned
pieces of strategic infrastructure or any important tourist sites affected in any way by the
Proposed Development.
A separate Landscape and Visual Impact Assessment (LVIA) has been undertaken of the
Proposed Development by AECOM (March 2022), which is submitted as a stand alone
document. The LVIA concludes that the Proposed Development will be a recognisable visual
change in the area. However, the quality of the views will remain High. The development with
its contemporary architecture and materials will make a significant and positive contribution to
the suburban townscape of Lusk and the visual amenity. Furthermore, photomontages from
12 No. viewpoint locations have been prepared illustrating the nature of visibility of the
Proposed Development. The magnitude of visual change is considered permanent. The visual
effects in all 12 No. viewpoints when assessed Significance / Quality of Visual Effects varies
from no impact, slight/neutral, moderate/ neutral, moderate/positive to significant/positive.
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The Proposed Development will not significantly impact on any protected views or prospects
listed in the Fingal County Development Plan 2017-2023. There are expected impacts locally
to the site; however, this must be taken in the context of the land being zoned for development.
On the assessment of the above, it is foreseen that there will be no adverse impact on the
surrounding natural environment.

3.8
3.8.1

Characteristics of the Potential Impacts
Extent of the Impact

It is not predicted that significant physical effects will be experienced beyond the project works
area and the geographical extent of the Construction Phase is perceived to be small. The
immediate area of the Proposed Development may experience a minor impact during the
Construction Phase in terms of pollution and nuisance, however the works are not of such a
scale or extent that would be considered likely to cause significant effect on the environment
or on the population in the vicinity.
The Operational Phase of the Proposed Development will have a positive impact on the longterm supply needs of housing in the greater Dublin area. It is well documented in the media
that an acute housing crisis exists in Ireland where the level of demand is significantly higher
than the housing supply. This has consequential impacts on the cost of housing, the availability
of mortgages, and the rental sector. It is evident that the Proposed Development will contribute
positively towards addressing the national critical shortage in housing supply.
3.8.2

Transboundary Nature of the Impact

The effects of the development are local in nature and there are no transboundary impacts
associated with the Proposed Development. The geographical extent and population likely to
be affected is limited and significant environmental effects are unlikely to arise.
3.8.3

Magnitude and Complexity of the Impact

During construction, temporary and intermittent impacts are predicted due to potential noise
and dust, however these impacts will be localised and last only for the duration of this phase.
The control measures identified in the Outline CMP and CDWMP will ensure that there will be
no nuisance or impacts from the Construction Phase of Proposed Development beyond the
Site boundary. Any potential nuisances will be controlled through careful pre-project planning
and effective site management.
There are no aspects to the Proposed Development which are considered to be of unusual
magnitude and any potential impacts are considered to be consistent with projects of this
scale. Three areas of archaeology were identified during the testing programme (Areas A-C).
It is recommended that these areas of the site be fully excavated by hand under licence. The
areas will be stripped under archaeological supervision prior to excavation. The features will
then be hand excavated, recorded, photographed and planned. A full record of the excavation
will be prepared in a report and submitted to the National Monuments Service. Post-excavation
analysis, including and specialist analysis and dating of environmental samples will then be
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carried out with the results compiled in a Final Report and submitted to the National
Monuments Service.
During operation, a positive impact may be realised, as this development will facilitate the
provision of higher density residential accommodation which can meet the housing needs of
a greater number of persons and will address the acute housing shortage and the significant
demand that exists in Dublin.
3.8.3.1 Air Quality and Climate
3.8.3.1.1 Air Quality
The Proposed Development involves construction works which may temporarily impact on air
quality due to dust emissions. According to the Institute of Air Quality Management (2014),
the main air quality impacts associated with construction and demolition are:
•
•
•
•

Dust deposition and surface soiling;
Visible dust plumes;
Elevated PM10 concentrations due to dust generating activities onsite;
Increase in airborne particles and nitrogen dioxide due to exhaust emissions from
diesel powered vehicles and machinery onsite and vehicles accessing the Site.

Construction works will be carried out in such a way as to limit the emissions to air of pollutants.
Construction proposals will have reference to the Good Practice Guide for Construction and
Demolition produced by the Air Quality Monitoring and Noise Control Unit of Dublin City
Council.
The site will be managed in accordance with the Outline CMP and CDWMP to minimise
potential effects on air quality from construction:
•

Air monitoring will be undertaken throughout the construction period as may be
deemed necessary;

•

The storage and handling of construction materials can be a significant dust emission
source. The appropriate dust control measures will greatly reduce dust emissions from
these sources and ensure that the adverse effect will be reduced or eliminated. These
include covering waste sips, scaffold netting, use of water to suppress dust, provision
of hard stand access for truck and vehicles;

•

Handling and storage areas will be sited as far away as is reasonably and practically
possible from public/residential areas. Prolonged storage of materials will be avoided
where possible. Transportation of materials that may be dusty will be covered to
prevent any escape of materials.

Experience in assessing exhaust emissions from onsite machinery and site traffic has
suggested that they are unlikely to make a significant impact on ambient air quality, and in the
vast majority of cases they will not need to be quantitatively assessed (IAQM, 2014). Best
practice measures, as outlined within the Outline CMP and CDWMP, will nevertheless be
implemented in this regard to further reduce the likelihood of such impacts occurring:
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•

Site plant and equipment will be serviced regularly and maintained in good condition
and in accordance with the manufacture’s specifications. Allowing for economic
constraints, the plant will be selected on the basis of which has the least potential for
dust and emissions. In addition, the contractor will ensure that each item of plant and
equipment complies with the noise limits quoted in the relevant European Commission
Directive 2000/14/EC;

•

Plant will not be left running when not in use;

•

Plant with dust suppression equipment will be used where practicable.

Any potential dust impacts will be localised in nature and last only for the duration of these
works. Nevertheless, control measures will be implemented for the duration of this phase for
all potential ambient air quality impacts, as outlined within the Outline CMP and CDWMP, and
in the context of the Proposed Development, it is not considered that associated air pollutants
will have a significant effect on ambient air quality in the surrounding environment. Vehicle
movement may also result in dust emissions. However, a number of control measures, as
detailed within the Outline CMP and CDWMP, will be adopted to eliminate or minimise such
risks.
3.8.3.1.2 Climate
There is the potential for combustion emissions from onsite machinery and traffic derived
pollutants of CO2 and N2O to be emitted as a result of the proposed construction works.
However, in this case, the effect on national GHG emissions will be insignificant in terms of
overall national contributions and Ireland’s obligations under the Kyoto Protocol and therefore
will have no considerable impact on climate.
In relation to construction traffic, it is anticipated that the generation of HGV during the
construction period will be evenly spread throughout the day and as such will not impact
significantly during the peak traffic periods. A Construction Traffic Management Plan will be
prepared prior to the commencement of construction work on site. This plan will be prepared
in consultation with Fingal County Council in order to agree on traffic management and
monitoring measures. In relation to traffic generation during the operational phase, a Mobility
Management Plan (MMP) has been prepared by DBFL for this development and is submitted
as part of this application. A successfully implemented MMP can provide reductions in car
usage, particularly influencing levels of single-occupancy car travel, with increased trips made
by public transport, walking and cycling. Therefore, it is considered that the Proposed
Development will result in fewer road users and a reduction in associated GHG emissions.
In relation to Microclimate, Chris Shackleton Consulting (CSC) were commissioned by the
Applicant to undertake a Sunlight, Daylight & Shadow Assessment and associated Sunlight,
Daylight & Shadow Assessment Report for the Proposed Development. The report concludes
that, the design meets with the principles of the BRE guide - ‘Site Layout Planning for Daylight
and Sunlight’ (Littlefair, 2011), and BS 8206-2: 2008 – ‘Lighting for Buildings – Part 2: Code
of Practice for Daylighting’ (British Standard Institution, 2008) for new apartments with good
quality daylight available across a substantial portion of the development. 100% of tested
shared & Public amenity spaces receive > 2hrs of sunlight over 50% of its area on the 21st of
March.
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A Building Lifecycle Report (BLR) has been collated by Armstrong Fenton Associates (AFA,
March 2022), for the Proposed Development. This report sets out various energy conservation
measures which will be incorporated into the Development design in order to aid in the
reduction of energy consumption, carbon emissions and cost throughout the building lifecycle.
The report further states that the Proposed Development will comply with Part L 2019
(Housing) and Part L 2020 (Other than Housing) of the Near Zero Energy Building (NZEB)
standard. A Building Energy Rating (BER) Certificate will be provided for each dwelling in the
Proposed Development which will provide detail of the energy performance of the dwellings.
Extensive work has been carried out to develop a balanced design approach to achieve these
onerous targets with a number of sustainable features being incorporated into the design from
the early stages.
Energy Strategy and Design Concepts outlined within the BLR (AFA), demonstrates that the
Proposed Development will achieve a very high level of environmental and energy efficiency
and will meet the principles of the Government’s ‘National Climate Change Policy’, Fingal
County Development Plan 2017-2023 to reduce carbon emissions in line with Council
objective En04 and the NZEB criteria as set out in the Part L Regulations 2021 and will
maximise the reduction in Carbon Dioxide (CO2) emissions thus demonstrating the
commitment to Climate Change. This report outlines a sustainable and adaptable design to
meet future provisions to these standards.
The strategy approach to the design of the facilities is firstly to maximise the passive measures
of the buildings (insulation, solar gains, daylight, etc.) and then apply the most efficient active
measures (Heat Pumps, LED lighting, etc).
3.8.3.2 Noise and Vibration
There will be an increase in noise and vibration levels during the Construction Phase.
However, these impacts will be localised, intermittent, and last only for the duration of this
phase. It is not considered that noise levels from the Proposed Development will be significant
during these works due to the control measures imposed. Noise and vibration levels will be
controlled to ensure that the Development is operated in a way that minimises detrimental
impact to the amenities of local residents.
The following codes and regulations will be followed during the Construction Phase:
•

BS 5228:2009 Cod of Practice for Noise and Vibration Control on Construction and
Open Sites, Part 1 and Part 2;

•

Safety, Health and Welfare at Work (General Application) Regulations 2007 to 2016,
Part 5 Noise and Vibration;

•

Construction contractors will be required to comply with the requirements of the
European Communities (Construction Plant and Equipment) (Permissible Noise
Levels) Regulations and the Safety, Health and Welfare at Work (Control of Noise at
Work) Regulations;
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Dublin City Council’s Air Quality Monitoring and Noise Control Unit’s Good Practice
Guide for Construction and Demolition.

Noise monitoring will be carried out in accordance with Safety, Health and Welfare at Work
(Construction) Regulations 2013 – 2021 Safety, Health and Welfare at Work Act 2005, BS
6187:2011 - Code of Practice for Full & Partial Demolition, BS 5228:2009 Code of Practice for
Noise & Vibration Control on Construction & Open Sites, Environmental Protection Agency
Act 1992.
The Site Management will monitor the baseline noise levels at the site prior to the
commencement of the project. A Noise Risk Assessment will be conducted at the earliest
possible convenience to identify potential sources of noise and the required actions to be taken
to control these.
Noise levels will be monitored continuously and a threshold value of 70 db LAeq,1hr free field
at residential noise sensitive locations in the vicinity of the development will be adopted. Where
noise levels exceed this threshold, adequate steps will be taken by the site management to
review works and implement additional mitigation measures. Off-site infrastructure works,
excavations and concrete works will be among the most significant activities. The activities
which are likely to generate the most noise over prolonged periods will be concrete activities.
Appropriate control measures will be implemented as listed within the Outline CMP and
CDWMP to reduce the likelihood of noise impacts occurring.
On occasions it may prove necessary to carry out noisy activities outside normal working
hours, these activities will be discussed with the effected parties before they are carried out.
No activities will take place in site on Sundays or Bank Holidays. No activity, which would
reasonably be expected to cause annoyance to residents in the vicinity, will take place on site
between the hours of 19:00 and 07:00. No deliveries of materials, plant or machinery will take
place before 07:00 in the morning or after 19:00 the evening.
Vibrations will be monitored in accordance with BS ISO 4866:2010: Mechanical vibration and
shock - Vibration of fixed structures - Guidelines for the measurement of vibrations and
evaluation of their effects on structures and BS 7385-2:1993 Evaluation and measurement for
vibration in buildings - Guide to damage levels from ground borne vibration. Vibration monitors,
of both aural and visual type, with real-time outputs will be located at agreed points. The
vibration limits for the duration of the construction works are set out in the table below.
Table 3-5 Allowable vibration limits

3.8.3.3 Soils and Geology
Excavated soil will be carefully stored in segregated piles on the site for subsequent until they
are removed site for direct beneficial use elsewhere. Soil will be recycled to permitted
agricultural disposal areas. Copies of these permits will be maintained in the Site
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Environmental Managers Office. If it is to be reused on another site as by-product (and not as
a waste), this will need to be done in accordance with Article 27 of the EC (Waste Directive)
Regulations 2011 and in accordance with the “Guidance on Soil and Stone By-products” 2019
as issued by the EPA.
All waste soil will be managed in line with the CDWMP for the Site. It is noted that any soil
generated as part of the construction works will be managed to ensure appropriate handling
and disposal in accordance with Irish and EU legislative requirements and CDWMP.
There will be no direct discharges to ground or surface water during the Construction Phase
of the Proposed Development.
3.8.3.4 Hydrology
There will be no direct discharges to surface water during the construction of the Proposed
Development. Should any discharge of construction water be required during the construction
phase, discharge will be regulated under a Discharge Licence obtained from the Regulator
(Irish Water) issued under the Water Pollution Act. Attenuation, pre-treatment and monitoring
of discharge water will likely be required under any Discharge Licence (Section 16 Licence).
Good construction and waste management practices will minimise the risk of pollution from
construction activities at the site in line with the Outline CMP and CDWMP. The key impact
during the proposed construction works relate to the potential for siltation and pollution of
watercourses from soil removal, works or associated spillages. In accordance with the Outline
CMP and CDWMP, all works will be carried out in line with appropriate control measures to
ensure that construction activities do not adversely affect surface water quality, particularly in
relation to concrete leachate, oils and chemicals, and suspended solids. A range of protective
measures have also been outlined within the Outline CMP and CDWMP.
According to the CDWMP for the Site, all water from excavations, etc. will be pumped into a
designated settlement pond where it will be allowed to soak back into the water table. All
Watercourses will be protected at all times so that silty water is not allowed to enter. Best
practice will be implemented at all times in relation to all construction activities to avoid any
accidental pollution events occurring to the nearby water courses or polluting the ground water
table.
It is proposed that the overall drainage system, serving this development, will contain a range
of surface water treatment methods, as outlined within the Engineering Services Report
(DBFL, March 2022), which will improve the quality of surface water being discharged from
the Proposed Development.
Under no circumstances will any untreated wastewater generated onsite (from equipment
washing, road sweeping etc.) be released into nearby drainage ditches or watercourses. It is
proposed to separate the wastewater and surface water drainage networks, which will serve
the Proposed Development, and provide independent connections to the public wastewater
infrastructure.
It is a policy of Fingal County Council (SI18) to “require the use of Sustainable Urban Drainage
Systems in all new developments, where appropriate, as set out in the Greater Dublin
Regional Code of Practice for Drainage Works”. As such, the Proposed Development design
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has entailed a suite of SuDS measures that will be incorporated into the Proposed
Development. The SuDS features proposed include swales, permeable surfacing, filter drain,
detention basins and petrol interceptors (Planning Statement, AFA, March 2022).
As outlined within a Site-Specific Flood Risk Assessment (SSFRA) for the Proposed
Development (DBFL, March 2022), any planning permission sought on the subject lands are
required to adhere to the Local Authority requirements i.e., the Fingal Development Plan, and
as such, The Planning System and Flood Risk Management (FRM), Guidelines for Planning
Authorities, in which, its Technical Appendices outline the requirements for a Site-Specific
Flood Risk Assessment. As such, a Site-Specific Flood Risk Assessment (SSFRA) has been
carried out for the Site.
There are no reported incidents of flooding in the vicinity of the Proposed Development (based
on information from the OPW’s website). Furthermore, the SSFRA confirms that the
development site is located within Flood Zone C, i.e. is not considered at risk from Fluvial
Flooding. The SSFRA has further concluded that the Proposed Development Site is not at
risk from tidal, fluvial or groundwater flooding due to its geographic location, topography and
existing drainage ditch. However, there is a moderate risk of pluvial flooding of the drainage
infrastructure and moderate risk of flooding of the site due to the potential surcharging and
blockage of the new drainage network. A regularly maintained drainage system would ensure
that the network remains effective and in good working order should a large pluvial storm
occur. In the event of extreme pluvial flooding then overland flood routes would direct water
towards the open space areas. Should extreme pluvial flooding occur in excess of the
development’s drainage capacity i.e. exceeding 1%AEP, then overland flood routes towards
the on-site open spaces would protect the development and houses with lowest proposed floor
levels.
3.8.3.5 Hydrogeology
Quality control procedures will be in place to ensure that the Proposed Development will not
cause environmental harm. There are no proposed discharges to groundwater from the Proposed Development and there will be no likely significant impacts on the groundwater regime
as a result of the Proposed Development. All works will be undertaken in accordance with the
requirements of the Outline CMP, Engineering Services Report, and CDWMP. The Outline
CMP, Engineering Services Report, and CDWMP include measures to ensure there will be no
significant impact on the receiving hydrogeological environment associated with the construction of the Proposed Development.
The key impact during the proposed construction works relate to the potential for siltation and
pollution of watercourses and groundwater from works or associated spillages. There will be
no proposed discharges to groundwater or surface water during the construction of the Proposed Development. Good construction management practices will minimise the risk of pollution from construction activities at the site in line with measures as outlined within the Outline
CMP, CDWMP, and the Construction Industry Research and Information Association (Construction Industry Research and Information Association (CIRIA), 2001) guidance document
‘Control of Water Pollution from Construction Sites, Guidance for Consultants and Contractors, CIRIA - C532’. Detailed construction method statements by the contractor will need to be
approved by the design team prior to site commencement. Mitigation measures during the
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construction phase of the Proposed Development will be in accordance with CIRIA Good Practice Guidelines (C532 – Control of Water Pollution from Project No. B986 34 Issue No. 3,
31.08.21 Construction Sites). These control measures will ensure that there will be no significant impact on the receiving surface water and groundwater environment. The Site Manager
will be responsible for the pollution prevention programme and will ensure that at least daily
checks are carried out to ensure compliance. A record of these checks will be maintained.
3.8.3.6 Biodiversity
The areas surrounding the Proposed Development Site comprises former agricultural land,
which is now vacant. The site comprises a mixture of grassland, tilled land, bare ground, dry
meadows, grass verges and scrub and ground levels fall from north to south. There will be
potential negative impacts on flora, fauna and ecology from loss of the former grassland
habitat, trees and hedgerows. However, the impact will be localised to the site only and the
species impacted are considered widespread and common to agricultural lands in the wider
vicinity. The Proposed Development is not perceived to have an adverse impact on
biodiversity.
An Ecological Impact Assessment Report (EcIA) has been prepared by Enviroguide
Consulting for the Site (March 2022). This report has concluded that, the Proposed
Development will result in the loss of the majority of linear vegetation and grassland at the
Site, as the fields and central hedgerows and treelines are removed to make way for
residential dwellings, roadways and landscaped greenspaces. It is noted that the northern
boundary hedgerows are being retained as part of the design, and these will maintain habitat
connectivity for bats commuting and foraging between the Site and surrounding lands.
Furthermore, it is noted that for bird species such as Red-listed Yellowhammer, which were
recorded along the hedgerows in the north of the Site, the provision of low-intervention native
hedgerows along the proposed outer boundaries of the Site will contribute to offsetting the
loss of existing habitat, as well as providing some new nesting/foraging habitat for this species
at the Site.
The Proposed Development has also been subject to Appropriate Assessment which is
submitted as part of this application.
It is concluded within the EcIA (Enviroguide Consulting, March 2022) that, provided the
mitigation measures proposed are implemented in full, there will be no significant negative
impact to any valued habitats, designated sites or individual or group of species as a result of
the Proposed Development. Furthermore, it is noted that the management of the proposed
outer boundary hedgerows at the Site in a semi-natural state; through a low-intervention
management regime, will benefit bird species such as the endangered Yellowhammer.
3.8.3.7 Archaeology, Architecture and Cultural Heritage
This project will have no impact on any monuments, or structures. There are no Protected
Structures or Recorded Monuments on the subject site. The site is not located in or near an
Architectural Conservation Area (ACA) and there are no protected views into or adjacent to
the site.
Archaeological Assessment has been prepared by ‘Archaeology plan’ (March 2022). The
enclosed assessment confirms that an archaeological testing programme was undertaken and
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that three areas of archaeology were identified during the testing programme (Areas A-C).
The enclosed assessment recommends that these areas of the site be fully excavated by hand
under licence. The areas will be stripped under archaeological supervision prior to excavation.
The features will then be hand excavated, recorded, photographed and planned. A full record
of the excavation will be prepared in a report and submitted to the National Monuments
Service. Post-excavation analysis, including and specialist analysis and dating of
environmental samples will then be carried out with the results compiled in a Final Report and
submitted to the National Monuments Service.
3.8.3.8 Material Assets and Land
All construction waste will be consigned to an appropriately authorised waste facility for waste
recovery, recycling or disposal. All waste will be consigned using an appropriately authorised
waste collection contractor.
There is no existing watermain infrastructure within the site, however there is an existing
500mm diameter ductile iron watermain located in Ministers Road to the southeast of the
development. Each unit will be connected individually by way of a boundary box into the
proposed watermain network. The proposed watermain layout has been designed in
accordance with Irish Water Code of Practice. A proposed 150mm diameter watermain with
fire hydrants will be provided along the spine of the development with 100mm watermain
connections from this main along adjoining roads. Watermain will be construction in footpaths
wherever possible. The total water demand for the site is 135.24m3 per day. The supply
arrangements will be carried out to the requirements of Irish Water.
There is no existing foul sewage infrastructure within the site. Foul sewage from the site will
drain by gravity to the existing 225mm foul sewer located in Ministers Road southeast of the
development. Wastewater drainage pre-connection enquiry was submitted to Irish Water.
Confirmation of the feasibility has been received and enclosed within the Engineering Services
Report by DBFL.
It is proposed to separate the wastewater and surface water drainage networks, which will
serve the Proposed Development, and provide independent connections to the public
wastewater infrastructure.
The site will be divided into two catchments, each surface water catchment will have a
separate attenuation storage system with the attenuated discharge from the first catchment
discharging to the pipe network that serves the second catchment. Therefore the attenuation
systems will operate in series. The final surface water runoff will outfall to an existing surface
water manhole located on Ministers Road. It is proposed to use a sustainable urban drainage
system (SuDS) approach to stormwater management throughout the site. The quality of the
surface water discharging from site is to be improved through the following provisions, each
of which is discussed in greater detail in Engineering Services Report (ESR) Section 3.2.1:
•
•
•
•
•

Swales
Permeable Pavement
Tree Pits
Filter Drain
Petrol Interceptor
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Stormtech
Green Roofs

The Proposed Development is not considered to require permanent interference with lands
used by the community; the Site of the Proposed Development is currently largely greenfield
in nature.
The Operational Phase of the Proposed Development will be subject to an OWMP. All waste
will be collected by appropriately authorised waste collection contractors and will be disposed
of using suitably licensed waste disposal or materials recovery facilities.
It is not anticipated that the Proposed Development will require such quantities of these
material assets which are sufficient to result in significant impacts on the surrounding
environment.
Therefore, it is considered that there is sufficient capacity to service the Proposed
Development in this aspect.
3.8.3.9 Landscape and Visual Amenity
The AECOM was commissioned by the Client to carry out an Landscape & Visual Impact
Assessment (LVIA, March 2022) for the Proposed Development. This report identifies and
assesses the potential effects of the Proposed Development on the landscape and visual
resource of the Proposed Development area.
The LVIA has determined that the visual effects due to construction will be short term,
terminating upon completion of the development. There is potential for a significant and
negative short-term impact during construction from the following elements associated with
construction work:
•
•
•
•
•
•
•

Construction of new built form.
Construction of temporary site compound and installation of site fencing.
Machinery and storage of materials.
Plant and vehicles movements and deliveries to site.
Installation and use of tall cranes.
Construction site lighting.
Reinstatement works, inclusive of removal of site compound.

A range of control measures have been proposed for the Site and will be implemented, as
outlined within the LVIA, in order to reduce the likelihood of significant negative visual impacts
occurring. Generous and high-quality mature landscaping, with landscape and pedestrian
parks between residential buildings are proposed. The open spaces are substantial and have
a mixture of soft and hard landscaping. Significant tree planting and soft landscaping within
public spaces are proposed.
According to the LVIA, the potential effects from the Proposed Development, once it is
operational and construction is complete, will arise from the transformation of the existing rural
landscape into a contemporary residential community, which will strengthen and bolster the
surrounding landscape character, reflecting the trend in suburban generation. The magnitude
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of landscape change at the site level is High and the resulting significance is Significant
Beneficial.
There is a good mix of dwelling types, building height, variation in design and character areas
to establish a sense of place throughout the Proposed Development. Good street frontage is
proposed so as to create a strong urban edge along same. All open spaces will be passively
overlooked, cater for a range of recreation types and pedestrian and cyclist connectivity, along
with potential linkages to adjoining lands.
It is considered that the provision of public open spaces, communal areas, gardens, soft
landscape areas and hard landscape areas, will have an overall positive impact on the
landscape and visual amenity of the area.
Therefore, on examination of the above, the Proposed Development will not have adverse
impact on the landscape or visual amenity in the area.
3.8.3.10 Population and Human Health
As outlined within the Outline CMP and CDWMP for the Site, Health & Safety issues will be
the primary concern for the appointed Contractor. This will apply in respect of persons working
on and in the vicinity of the site and in respect of passing pedestrians, motorists or other
transport carriers. In this regard the highest possible care will be taken in providing a detailed
Construction Stage Health and Safety Plan in advance of works commencing on site.
A suitably qualified and competent Project Supervisor Design Process (PSDP) and Project
Supervisor Construction Stage (PSCS) will be appointed in line with those requirements laid
down in the Safety, Health and Welfare at Work Construction Regulations 2013. This will
ensure that all applicable environmental health and safety regulation is complied with
throughout the construction works thereby ensuring that this phase of the Proposed
Development will not result in significant effects on human health or the environment.
The Construction and Operational Phase of the Proposed Development will provide for an
increase of employment in the area which is believed to have a positive impact on human
health.
The Operational Phase of the Proposed Development will result in an increase in the
population of the area, and it will have a positive impact on the long-term supply needs of
housing in the greater Dublin area.
A Building Lifecycle Report (BLR) has been collated by Armstrong Fenton Associates (AFA,
March 2022), for the Proposed Development. This report addresses human health and
wellbeing during the Operational Phase of the Development and has revealed that the
forefront of the design approach has been the health and wellbeing of the user. A number of
design provisions which are to be incorporated into the Proposed Development for the benefit
of human health and wellbeing have been outlined within the Building Lifecycle Report. These
include:
•
•
•

The quality of the internal and external communal spaces.
The overall design to maximise daylight infiltration.
The provision of large, double or triple glazed windows.
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The natural ventilation as a ventilation strategy to minimize energy usage and noise
levels.
Passive surveillance of communal areas.

The Transport Impact Assessment has determined, in accordance with Transport
Infrastructure Ireland (TII) guidance, that the potential impact of the Proposed Development
has been deemed minimal in terms of traffic generation.
Therefore, on examination of the above, it is concluded that the Proposed Development is not
likely to have any significant adverse impact on population and human health.
3.8.3.11 Resource and Waste Management
All construction waste will be managed by using suitably authorised waste disposal or
materials recovery facilities. Due to the use of authorised waste collection/waste
disposal/recovery facilities, it is not predicted that the production of waste will cause any likely
significant effects on the environment. A CDWMP has been prepared by Ayrton Group for the
Proposed Development and has been designed to ensure the highest possible levels of waste
reduction, waste reuse, and waste recycling are achieved for the Proposed Development. The
CDWMP has estimated the category and quantity of waste generated by the Proposed
Development and includes recommendations for the bespoke management of various waste
streams. The plan provides further guidance in relation to the collection and transport of waste
to prevent issues associated with litter or environmental pollution (contamination of land or
water resources).
During the Operational Phase, all waste will be collected by appropriately authorised waste
collection contractors and will be disposed of using suitably licensed waste disposal or
materials recovery facilities. An Operational Waste Management Plan (OWMP) will be
prepared for the Proposed Development. The OWMP will ensure that the management of
waste during the Operational Phase of the Proposed Development is undertaken in
accordance with the current legal and industry standards. The aim of the OWMP is to ensure
maximum recycling, reuse and recovery of waste with diversion from landfill, wherever
possible. Furthermore, the OWMP will provides guidance on the appropriate collection and
transport of waste to prevent issues associated with litter or more serious environmental
pollution (contamination of land or water resources).
3.8.3.12 Interactions
When considering interactions, the assessor has been vigilant in assessing pathways – direct
and indirect – that can magnify effects through the interaction. In practice many impacts have
slight or subtle interactions with other disciplines. However, it is concluded that most interrelationships are neutral in impact when appropriate control measures are incorporated into
the operation of the Proposed Development.
3.8.3.13 Probability of the Impact
No significant environmental impacts are predicted for the Proposed Development. The
Outline CMP and CDWMP will ensure that all applicable environmental health and safety
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regulations are complied with throughout the Construction Phase thereby ensuring that this
phase will not result in significant effects on human health or the environment.
Increased noise levels may intermittently occur during the duration of the construction works.
Any increase in noise levels is not considered as being significant in nature or sufficient to
cause environmental impacts of significance. Guidelines and defined operational measures
as detailed in the Outline CMP and CDWMP will be adhered to during all stages of the works
in order to further reduce the possibility of such nuisances occurring.
3.8.3.14 Duration, Frequency, and Reversibility of the Impact
Any potential impacts associated with the Construction Phase of the Proposed Development
will be temporary and characteristic of a typical urban development project.
According to the EcIA Report, it is considered that provided the mitigation measures proposed
are carried out in full, there will be no significant negative impact to any valued habitats,
designated sites or individual or group of species as a result of the Proposed Development.
The Proposed Development will cause permanent visual changes to the landscape, but this
change will be of benefit to the surrounding area as the development will utilise an
underutilised largely greenfield site, in response to the strategy of the National Planning
Framework (NPF). The NPF expressly seeks the densification of suburban, greenfield, infill
sites such as the subject site. National Policy Objective 35 states that it is an objective to
‘Increase residential density in settlements, through a range of measures including reductions
in vacancy, re-use of existing buildings, infill development schemes, area or site-based
regeneration and increased building heights.’
It is also evident that the Proposed Development will contribute positively towards addressing
the national critical shortage in housing supply.
Impacts such as noise, dust and/or water pollution during the Construction Phase will be
temporary and reversible through the correct implementation of the appropriate control
measures.

4 SUMMARY OF ASSESSMENT FINDINGS
A summary of the findings resulting from this assessment are presented in Table 4-1:
Table 4-1: Summary of Assessment Findings
Characteristics of Proposed Project
Size of the Subject Site

Dwyer Nolan Developments Ltd. intend to apply to An Bord
Pleanála for permission for a strategic housing development
on a site located north of Minister’s Road, in the townland of
Regles, Lusk, County Dublin.
The Proposed Development site occupies an area of 8.3 ha
and is located north-west of the Dun Emer residential
development. The Proposed Development site, adjoins
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agricultural fields to the north and west and GAA playing
pitches to the east.

The southern boundary is formed by

Minister’s Road. The site is relatively flat with a slight gradient
from the north towards the southern boundary on Minister’s
Road.
The development will consist of 312 no. dwellings, comprised
of 205 no. 3 & 4 bed, 2 & 3 storey, detached, semi-detached
& terraced houses, 40 no. 2 & 3 bed apartment / duplex units
in 3 no. 3 storey blocks (comprised of Duplex Types A1, A2,
B1 & B2), and 67 no. 1, 2 & 3 bed apartments in 2 no. blocks
(comprised of Block C, being 3 storeys, and Block E, being 25 storeys over a basement level car park). The development
also includes a 1-2 storey crèche (c. 484.6m²) with associated
outdoor space to the rear.
Access to the development will by via 2 no. vehicular access
points from Minister’s Road, along with the provision of a
roadside footpath and cycle path along the front of the site at
Minister’s Road.
The Proposed Development also provides for: (i) all
associated site development works above and below ground,
(ii) public open spaces (c. 0.99 ha / 9,999m²), (iii) communal
open spaces (c. 1,849m²), (iv) hard & soft landscaping &
boundary treatments, (v) basement & surface car parking
(Total: 583 no. car parking spaces, including EV parking), (vi)
basement & surface bicycle parking (Total: 498 no. bicycle
parking spaces), (vii) bin & bicycle storage, (viii) public lighting,
and (ix) 2 no. ESB sub-stations, all on an overall application
site area of 8.3ha.
Cumulation with other Projects

It is not considered that cumulative impacts from the Proposed
Development and other existing offsite projects are likely to result in significant effects on the environment.

Use of Natural Resources

It is not foreseen that any extensive use of natural resources
is required for the Proposed Development.

Production of Waste

There will be an increase in waste in the form of construction
and demolition waste, during the Construction Phase of the
Proposed Development. However, this waste will be collected
by appropriately authorised waste collection contractors and
will be disposed of using suitably authorised waste disposal or
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materials recovery facilities. Due to the use of licensed waste
collection/waste disposal facilities, it is not predicted that the
production of waste will cause any likely significant effects on
the environment. A CDWMP has been prepared for the
Proposed Development and has been submitted with the
planning application.
There will be in increase in municipal waste during the
Operational Phase of the Proposed Development. All waste
will be segregated into separate waste types and collected by
appropriately authorised waste collection contractors and will
be disposed of using suitably licensed waste disposal or
materials recovery facilities. An OWMP will be prepared for the
Proposed Development.
Pollution and Nuisances

The Construction Phase could give rise to temporary
nuisances (noise or dust). However, it is not predicted that
these impacts will be significant, as they will be intermittent and
temporary, and adequate noise and dust control measures will
be put in place for the duration of the Proposed Development.
The Outline CMP and CDWMP will ensure that all applicable
environmental health and safety regulation is complied with
throughout the Construction Phase thereby ensuring that the
Proposed Development will not result in significant effects on
human health or the environment resulting from potential
pollution or nuisance.

Risk of Major Accidents and/or

During operations, it is anticipated that the risk of accidents

Disasters

and/or disasters will be insignificant due to adherence to emergency type specific corrective action measures for potential
spillages or fire.

Risk to Human Health

During the Construction and Operational Phase, due to best
management practices and good housekeeping, it is not foreseen that there will be any negative impacts to human health.

Location of the Project
Existing and Approved Land Use

The Site of the Proposed Development is located within Land
Use Category Zone ‘RA’ (Residential Area) within the Fingal
Development Plan 2017-2023 (FDP). The Land Use Zoning
Objective is ‘Provide for new residential communities subject

March 2022

Page 44

Enviroguide Consulting
EIA Screening Report

Dwyer Nolan Developments Ltd.
North of Minister’s Road, Regles, Lusk, County Dublin

to the provision of the necessary social and physical
infrastructure’. According to the FDP, the vision for lands
zoned ‘RA’ is to “Ensure the provision of high quality new
residential environments with good layout and design, with
adequate public transport and cycle links and within walking
distance of community facilities. Provide an appropriate mix of
house sizes, types and tenures in order to meet household
needs and to promote balanced communities.”
Relative Abundance, Availability,

The impacts are considered to be negligible for this project in

Quality and Regenerative Capac-

relation to the regenerative capacity of natural resources in the

ity of Natural Resources

area.

Absorption Capacity of the Natu-

Having regard to the criteria which have been subject to anal-

ral Environment

ysis, it is considered that the Site has a high absorption capacity to facilitate the scale and nature of the Proposed Development and there is no likelihood of significant environmental effects.

Characteristics of Potential Impacts
Extent of the Impact

The impacts are considered to be insignificant with regards to
this project, due to the nature and scale of the proposed demolition works and the implementation of appropriate control
measures. It is not predicted that any significant physical effects will be experienced beyond the project works area during
the Construction Phase and the geographical extent is perceived to be small.
The Operational Phase of the Proposed Development will result in an increase in the population of the area, and it will have
a positive impact on the long-term supply needs of housing in
the greater Dublin area.

Transboundary nature of the Im-

There are no transboundary physical impacts envisaged for

pact

this project.

Magnitude and Complexity of the

During construction, temporary and intermittent impacts are

Impact

predicted due to potential noise and dust, however these impacts will be localised and last only for the duration of this
phase. The control measures identified in the Outline CMP and
CDWMP will ensure that there will be no nuisance or impacts
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from the Construction Phase of the Proposed Development
beyond the Site boundary. Any potential nuisances will be
controlled through careful pre-project planning and effective
site management.
There are no aspects to the Proposed Development which are
considered to be of unusual magnitude or complexity, and any
potential impacts are considered to be consistent with projects
of this scale.
During operation, a positive impact may be perceived, as this
development will facilitate the provision of higher density residential accommodation in proximity to high frequency public
transport, employment locations and services and facilities
which can meet the housing needs of a greater number of persons and will address the acute housing shortage and the significant demand that exists in our key urban areas.
Probability of the Impact

No significant environmental impacts are predicted for the Proposed Development. The Outline CMP and CDWMP will ensure that all applicable environmental health and safety regulation is complied with throughout the Construction Phase
thereby ensuring that this phase will not result in significant
effects on human health or the environment.
Increased noise levels may intermittently occur during the duration of the construction works. Any increase in noise levels
is not considered as being significant in nature or sufficient to
cause environmental impacts of any significance. Guidelines
and defined operational measures as detailed in the Outline
CMP and CDWMP will be adhered to during all stages of the
works in order to further reduce the possibility of such nuisances occurring.

Duration, Frequency and Revers-

Any potential impacts associated with the Construction Phase

ibility of the Impact

of the Proposed development will be temporary. No adverse
medium or long-term impacts are expected to arise and therefore no significant environmental effects are anticipated.
The Proposed Development will cause permanent visual
changes to the landscape, but this change will be of benefit to
the surrounding area as the development will utilise a pres-
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ently underutilized site, representing a renewal that would predictably instigate further development of a similar nature with
similar potential benefit to the visual and landscape environment. It is also evident that the Proposed Development will
contribute positively towards addressing the national critical
shortage in housing supply.
Impacts such as noise, dust and/or water pollution during the
Construction Phase will be temporary and reversible through
the correct implementation of the appropriate control
measures.
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5 EU LEGISLATION CONSIDERATION IN ACCORDANCE WITH ARTICLE 299B (1)(B)(II)(II)(C)
Table 5-1: Consideration with Article 299B
EU Legislation

Nature of the assessment completed

Conclusion of the assessment

How taken into account

•
•
•

Ecological Impact Assessment Report
Appropriate Assessment Screening Report
Landscape and Visual Impact Assessment

No significant impact once
proposed control measures
are adopted.

Refer Section 3.6.3, Section
3.7.3.6, and Section 3.7.3.7 of this
report.

•
•
•
•
•

Appropriate Assessment Screening Report
Ecological Impact Assessment Report
Engineering Services Report
Outline Construction Management Plan
Construction & Demolition Waste Management

No significant impact once
proposed control measures
are adopted.

Refer to Section 3.8.3.3, Section
3.8.3.4, and Section 3.8.3.5 of this
report

Directive 2001/42/EC on the assessment of
the effects of certain plans and programmes
on the environment (SEA Directive)

•
•
•

Fingal Biodiversity Action Plan 2018-2023
Fingal Development Plan 2017-2023
Environmental
Impact
Assessment
Screening Report

No significant impact

Refer to Section 3.6.2.1 of this report

Directive 2002/49/EC on the assessment and
management of environmental noise

•
•

Outline Construction Management Plan
Construction & Demolition Waste Management
Outline Construction Management Plan
Traffic & Transport Assessment
Mobility Management Plan
DMURS Compliance Statement
Construction & Demolition Waste Management

No significant impact

Refer to Section 3.6.5 and Section 3.8.3.2 of this report

No significant impact

Refer to Section 3.6.5, Section
3.8.3.1.1 and 3.8.3.2 of this report.

No significant impact

Refer to Section 3.8.3.4 of this report

Results of the assessment

How taken into account

No significant impact

Refer to Section 3.6.3, Section
3.7.3.6, and Section 3.7.3.7 of
this report.

Directive 92/43/EEC,
The Habitats Directive

Directive 2000/60/EC,
EU Water Framework Directive

Directive 2008/50/EC on ambient air quality
and cleaner air for Europe

Directive 2007/60/EC on the assessment and
management of flood risks
Other relevant provision of EU law

Birds Directive (79/409/EEC), Bern and Bonn
Convention & Ramsar Convention.

•
•
•
•
•
•
•

Site Specific Flood Risk Assessment
Engineering Services Report

Nature of the assessment completed

•

Ecological Impact Assessment Report
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•

Not relevant to the Proposed Development.

•

Construction & Demolition Waste Management
Outline Construction Management Plan
Construction & Demolition Waste Management
Outline Construction Management Plan

•
•
•

N/A

N/A

No significant impact

Refer to Section 3.6.4 and Section 3.8.3.11 of this report

No significant impact

Refer to Section 3.6.4 and Section 3.8.3.11 of this report

•

Not relevant to the Proposed Development.

N/A

N/A

•

Not relevant to the Proposed Development.

N/A

N/A

Directive 2000/14/EC on the approximation of
the laws of the Member States relating to the
noise emission in the environment by equipment for use outdoors

•
•

Outline Construction Management Plan
Construction & Demolition Waste Management

No significant impact

Refer to Section 3.8.3.2 of this report

Directive 2012/27/EU on energy efficiency

•
•

Building Lifecycle Report
Sunlight, Daylight & Shadow Assessment

Positive impact

Refer to Section 3.8.3.1.2 of this
report

Directive 2003/87/EC establishing a system
for greenhouse gas emission allowance trading within the EU

•

Not relevant to the Proposed Development

N/A

N/A

•
•

Building Lifecycle Report
Sunlight, Daylight & Shadow Assessment

Positive impact

Refer to Section 3.8.3.1.2

Directive 2010/75/EU on industrial emissions
Regulation (EC) No 166/2006 concerning the
establishment of a European Pollutant Release and Transfer Register

Regulation (EU) 2018/842 on binding annual
greenhouse gas emission reductions by
Member States from 2021 to 2030 contributing to climate action to meet commitments
under the Paris Agreement and amending
Regulation (EU) No 525/2013
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Regulation (EU) 2018/841 on the inclusion of
greenhouse gas emissions and removals
from land use, land use change and forestry
in the 2030 climate and energy framework,
and amending Regulation (EU) No 525/2013
and Decision No 529/2013/EU (Text with EEA
relevance)Text with EEA relevance
Directive (EU) 2018/2001 on the promotion of
the use of energy from renewable sources

Regulation (EU) No 517/2014 on fluorinated
greenhouse gases

Directive 2012/18/EU on the control of majoraccident hazards involving dangerous substances, amending and subsequently repealing Council Directive 96/82/EC

•

Not relevant to the Proposed Development

N/A

N/A

Building Lifecycle Report

Positive impact

Refer to Section 3.8.3.1.2

•

Building Lifecycle Report

An Air Source Heat Pumps
technology is being proposed as a heating and hot
water solution for the Proposed Development. Heat
pumps contain f-gas. The
specific requirements for the
operators and end-users will
be determined by the CO2
equivalent of the unit. The
CO2eq is calculated based
on the volume of f-gas (in
kilograms) contained in the
unit and the Global Warming
Potential (GWP) of that fgas type.

•

Not relevant to the Proposed Development

N/A

•
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6 CONCLUSION
The Proposed Development has been assessed in accordance with the screening criteria set
out in Annex III of the European Union ‘EIA Directive’ and in accordance with the national
legislation transposing same, including the Planning and Development Act 2000 (as amended)
and the Planning and Development Regulations 2001 (as amended).
Based on the assessment carried out in the appropriate sections of this Screening Report, it
can be concluded that the Proposed Development will not have significant effects on the
environment during both the Construction and Operational Phases.
Having regard to,
•

the nature and scale of the Proposed Development on an urban site served by public
infrastructure,

•

the absence of any significant environmental sensitivities in the area, and

•

the location of the development outside of any sensitive location specified in article
109(3) of the Planning and Development Regulations 2001 (as amended),

it is concluded that, by reason of the nature, scale and location of the subject site, the
Proposed Development would not be likely to have significant effects on the environment.
Table 6-1 provides a summary of legislative requirements for EIA in the context of the
Proposed Development, as determined by this EIA Screening:
Table 6-1: Summary of EIA Activities
Class of
Activity
Schedule 5

Summary Comments

Construction of more than 500 dwelling
units.

Proposed Development does
not exceed the 500 dwelling
unit threshold. The total
number of units to be
constructed amounts to 312
dwelling units.

No

Construction of a car-park providing
more than 400 spaces, other than a carpark provided as part of, and incidental
to the primary purpose of, a
development.

The Proposed Development
does exceed the 400-car
parking space threshold. The
Proposed Development will
include the provision of 583
No. ancillary car parking
spaces. However, as the car
parking is incidental to the
primary purpose of the

No

Part 2
(10)(b)(i)

Schedule 5
Part 2
10 (b)
(ii)

EIA
Required?

Description of Activity Class
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Description of Activity Class

Summary Comments

EIA
Required?

Proposed
Development,
which is residential, therefore
a mandatory EIA is not
required.

Schedule 5
Part 2
(10)(b)(iv)

Schedule 5
Part 2
(12) (c)

Schedule 5
Part 2 (15)

Urban development which would
involve an area greater than 2 hectares
in the case of a business district, 10
hectares in the case of other parts of a
built-up area and 20 hectares
elsewhere.

The Proposed Development
does not exceed the 10hectare threshold. The total
Site area is 8.3 hectares.

No

Holiday villages which would consist of
more than 100 holiday homes outside
built-up areas; hotel complexes outside
built-up areas which would have an
area of 20 hectares or more or an
accommodation capacity exceeding
300 bedrooms.

It is not intended that the
dwelling units be used as
holiday homes.

No

Any project listed in this Part which
does not exceed a quantity, area or
other limit specified in this Part in
respect of the relevant class of
development, but which would be likely
to have significant effects on the
environment, having regard to the
criteria set out in Schedule 7.

March 2022

The Proposed Development
will consist of 312 no. dwelling
units, with a total area no
larger than 8.3 hectares.
The Proposed Development
has been reviewed having
regard to the criteria set out in
Schedule 7. The findings of
this review has concluded the
Proposed Development will
not have significant effects on
the environment.

No
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