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The submissions on this file and the Inspector's report were considered at a

meeting held on 24th July 2026.

The Commission decided to refuse permission, generally in accordance with the

Inspector’s recommendation, for the following reasons and considerations.

Planning Commissioner:

Emer Maudhan

Date : 5th day of August 2026

DRAFT WORDING FOR ORDER

Reasons and Considerations

The Commission made its decision, consistent with the relevant provisions of the

Climate Action and Low Carbon Development Act 2015, as amended, the Climate

Action Plan 2024 and the Climate Action Plan 2025 and had regard to:
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(a) the nature, scale, and extent of the proposed development and the patjern of

existing development in the area,

l
(b) the provisions of the Project Ireland 2040 National Planning Framework First

Revision (2025),

(c) the provisions of 'A National Aviation Policy for Ireland’ (2015), published by

the Department of Transport, Tourism and Sport,

(d) the provisions of 'Wastewater Treatment Manual Treatment Systems for

Small Communities, Business, Leisure Centres and Hotels’ (1999), published by

the Environmental Protection Agency,

(e) the provisions of the Eastern and Midland Regional Assembly Regional

Spatial & Economic Strategy 2019-2031,

(f) the provisions of the Fingal Development Plan 2023-2029 including the 'DA

Dublin Airport’ zoning for the site,

(g) the provisions of the Dublin Airport Local Area Plan 2020 (as extended),

(h) the documentation submitted with the planning application, such as the

Environmental Impact Assessment Report, the Screening for Appropriate

Assessment Report, and the first party grounds of appeal,

(i) the submissions and observations received on file including from the

planning authority, and prescribed bodies,

a) the likely consequences for the environment and the proper planning and

sustainable development of the area in which it is proposed to carry out the

proposed development and the likely significant effects on European sites,

(k) the planning history in the vicinity of the site,
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(1) r the Technical Note prepared by the Commission’s Senior Environmental

Scientist, and

(m) the report of the Senior Planning Inspector.

Appropriate Assessment Screening

The Commission completed an Appropriate Assessment screening exercise

in relation to the potential effects of the proposed development on European

sites, taking into account the nature and scale of the proposed development on

land not served by a public foul sewer, the nature of the receiving environment

which comprises a greenfield site in proximity to Dublin Airport, the distances

to the nearest European sites, the hydrological pathway considerations, the

submissions on file, the information submitted as part of the applicant’s Screening

for Appropriate Assessment Report, and the Inspector’s report.

In completing the screening exercise, the Commission agreed with, and adopted,

the report of the Inspector and considered that the information submitted is

inconsistent and insufficient to enable a robust AA screening to be undertaken

and therefore it is not possible to exclude the possibility that the proposed

development, either alone or in-combination with other plans or projects, would

result in significant effects on the Baldoyle Bay SAC (000199) from impact on

water quality via the Cuckoo Stream / Mayne River

Environmental Impact Assessment

The Commission completed an Environmental Impact Assessment of the

proposed development taking account of:

(a) the nature, scale, location, and extent of the proposed development,

(b) the Environmental Impact Assessment Report and associated

documentation submitted in support of the application,
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(c) the submissions received from the applicant, planning authority, and /

prescribed bodies, in the course of the application, and,

(d) the Senior Planning Inspector’s report.

The Commission considered that the Environmental Impact Assessment Report,

supported by the documentation submitted by the applicant, generally adequately

identifies and describes the direct, indirect, secondary, and cumulative effects

of the proposed development on the environment. The Commission agreed with

the examination, set out in the Inspector’s report, of the information contained

in the Environmental Impact Assessment Report and associated documentation

submitted by the applicant and submissions made in the course of the application.

Reasoned Conclusion on the Significant Effects

The Commission considered that the main significant direct and indirect effects of

the proposed development on the environment, after mitigation, are as follows:

Significant, negative, long-term effects on the water environment cannot

be ruled out given the concerns identified related to Chapter 8 (Hydrology and

Hydrogeology) of the Environmental Impact Assessment Report in terms of the

lack of clarity in relation to the hydrological link to the Cuckoo Stream and the

proposed wastewater treatment system .

Significant, neutral, long-term/permanent effect to the landscape character

of the area due to the replacement of agricultural fields with a substantial

warehousing development, taking into consideration the site context adjacent to

Dublin Airport and the proposed extension to the curtilage of the airport under

planning authority register reference F23A/0781.

The Commission completed an Environmental Impact Assessment in

relation to the proposed development and concluded that, notwithstanding
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the jH'plementation of the mitigation measures proposed as set out in the

Environmental Impact Assessment Report, it has not been demonstrated that

the proposed development would not be likely to have significant effects on

the environment in respect of hydrology and hydrogeology, by itself and in

combination with other plans and projects in the vicinity, and that such effects

would be not be acceptable. In doing so, the Commission adopted the report and

conclusions of the Inspector.

Water Framework Directive Impact Assessment

The Commission adopted the conclusions of the Inspector and the conclusions

of the Technical Note prepared by one of the Commissioner's Environmental

Scientists in determining that it is not satisfied that the proposed development

would not give rise to a risk of deterioration in the chemical or quantitative status

of the Swords Groundwater waterbody and the Dublin Groundwater water

body and that therefore the proposed development would be contrary to the

requirements of Article 4 of the EU Water Framework.

Proper Planning and Sustainable Development

The Commission considered, having regard to the nature and location of the

proposed development, unrelated to the ongoing operations at Dublin Airport, that

the proposed development would not accord with the 'DA’ Dublin Airport zoning

objective as set out in the Fingal Development Plan 2023-2029, would prejudice

the orderly development and continued growth of the airport, including provision

of a third terminal, would fail to safeguard the operation and development of the

airport, and may endanger or interfere with the safety of aircraft or the safe and

efficient navigation thereof. In addition, the Commission cannot be satisfied that

the proposed development individually, or in combination with other plans or

projects, would not result in adverse effects on the integrity of any European site
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and would not give rise to a risk of deterioration in the chemical or quantitatiyQ

status of ground waterbodies. The proposed development would, therefore, be

contrary to the proper planning and sustainable development of the area.

1. The subject site is in an area zoned 'DA’ Dublin Airport in the Fingal

Development Plan 2023-2029. The zoning objective is to 'ensure the efficient

and effective operation and development of the Airport in accordance with an

approved Local Area Plan’. The vision for the zoning objective states 'Facilitate

air transport infrastructure and airport related activity/uses only (i.e. those uses

that need to be located at or near the Airport)’. Given the absence of airside

integration, the isolated and speculative nature of the proposed units, and

the vehicular distances required to access the cargo area of the airport, it is

considered that the proposed development would not comply with this zoning

objective or its related vision. The proposed development would, therefore,

contravene the provisions of the Fingal Development Plan 2023-2029 and would

be contrary to the proper planning and sustainable development of the area.

2. The subject site is partially located on the footprint of a possible location for

a third terminal at Dublin Airport, as identified in the Department of Transport,

Tourism and Sport 'Review of Future Capacity Needs at Ireland’s State

Airports’ (August 2018), and incorporated into the Dublin Airport Local Area

Plan 2020 (as extended). It is considered that the proposed development would

prejudice the orderly development and continued growth of the airport, including

provision of a third terminal, would comprise a piecemeal and ad hoc speculative

proposal, and would fail to safeguard the operation and development of the

airport. The proposed development would contravene Objectives DAOI and

DA02 of the Fingal Development Plan 2023-2029 and Objectives EI03 and TP03
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of tb" Dublin Airport Local Area Plan 2020 (as extended) and would, therefore, be

contrary to the proper planning and sustainable development of the area.

3. On the basis of the contradictory information provided with the application

and appeal in relation to hydrological connectivity between the subject site and

European sites, it is considered that it has not been demonstrated, on the basis

of the information considered in the Appropriate Assessment Screening that the

proposed development individually, or in combination with other plans or projects,

would not result in adverse effects on the integrity of any European site in view

of the sites conservation objectives. In such circumstances the Commission is

precluded from granting permission under the provisions of Article 6(3) of the

Habitats Directive (92/43/EEC).

4. Having regard to the nature, scale, and location of the proposed

development, and in particular its location within the Swords Groundwater

waterbody and the Dublin Groundwater waterbody, which are both designated as

Good status water bodies under the Water Framework Directive, it is considered

that the Commission is not satisfied that the proposed development would not give

rise to a risk of deterioration in the chemical or quantitative status of said water

bodies. The proposed would, therefore, be contrary to the requirements of Article

4 of the EU Water Framework Directive (2000/60/EC), as transposed into Irish law

by the European Communities (Water Policy) Regulations 2003 (S.I. No. 722 of

2003), as amended, and would not be in accordance with the objectives of the

Water Action Plan 2024 and the proper planning and sustainable development of

the area.

5. In the absence of a Wildlife Hazard Risk Assessment, Aeronautical Safety

Assessment, and Instrument Flight Procedure Assessment, it is considered that

the Commission is not satisfied that the proposed development would safeguard
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operational, safety, and technical requirements at Dublin Airport. Therefore, /

the proposed development would be contrary to Objective DA02 of the Fingal

Development Plan 2023-2029, may endanger or interfere with the safety of aircraft

or the safe and efficient navigation thereof, and would be contrary to the proper

planning and development of the area.

Note: The Commission considered the absence from the applicant’s location map

and layout plans references to a right of way / wayleave as indicated on Folio

DN161330F which would appear to benefit the DAA in the far southeast corner of

the site. Given the substantive reasons for refusal set out above, the Commission

decided not to pursue this matter further at this time.
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