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6.1. National Planning Framework (2018) 
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• National Policy Objective 4: Ensure the creation of attractive, liveable, well 

designed, high quality urban places that are home to diverse and integrated 

communities that enjoy a high quality of life and well-being.  

• National Policy Objective 13: In urban areas, planning and related standards, 

including in particular building height and car parking, will be based on 

performance criteria that seek to achieve well-designed high quality outcomes 

in order to achieve targeted growth. These standards will be subject to a range 

of tolerance that enables alternative solutions to be proposed to achieve stated 

outcomes, provided public safety is not compromised and the environment is 

suitably protected. 

• National Policy Objective 33: Prioritise the provision of new homes at locations 

that can support sustainable development and at an appropriate scale of 

provision relative to location. 

• National Policy Objective 35: 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.  
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Chapter 4, Housing, promotes development on suitably zoned lands, generally in 

accordance with the sequential approach.  It places a strong emphasis on infill 

opportunities and better use of underutilised lands.     

Housing objectives include (with summary description): 

• HD5: new residential development shall be expected to aim for the highest 

density indicated for the lands.   

• HD13: Apartments generally will only be permitted within the designated centres 

in settlements (i.e. designated town, village or neighbourhood centres), on mixed 

use designated lands (that are suitable for residential uses as part of the mix 

component) or within 10 minutes walking distance of a train or light rail station. 

Cycling and Walking Objective  

• TR11: To facilitate the development of foot and cycleways off road (e.g. through 

open spaces, along established rights-of-way etc), in order to achieve the most 
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direct route to the principal destination while ensuring that personal safety, 

particularly at night time, is of the utmost priority. 

Parking Objectives: 

• TR35 New / expanded developments shall be accompanied by appropriate car 

parking provision, with particular regard being taken of the potential to reduce 

private car use in locations where public transport and parking enforcement are 

available.  At such locations, the car parking standards set out in Appendix 1 

Table 7.1 shall be taken as maximum standards, and such a quantum of car 

parking will only be permitted where it can be justified.   

Table 7.1 requires the provision of 1-2 no. spaces per dwelling unit.   

Cycle parking is required on the basis of 1 space per bedroom + 1 visitor space 

per 2 units.  

Heritage objectives (Chapter 10) include: 

• NH6: Ensure ecological impact assessment is carried out for any proposed 

development likely to have significant impact on proposed Natural Heritage Areas 

(pNHAs), Natural Heritage Areas (NHAs), Statutory Nature Reserves, Refuges 

for Fauna, Annex I habitats, or rare and threatened species, including those 

species protected by law and their habitats, or rare and threatened species 

including those species protected by law and their habitats. Ensure appropriate 

avoidance and mitigation measures are incorporated into development proposals 

as part of any ecological impact assessment. 

• NH14: To promote the preservation of trees, groups of trees or woodlands in 

particular native tree species, and those trees associated with demesne planting, 

in the interest of amenity or the environmental, as set out in Schedule 10.08 and 

Map 10.08 A, B & C of this plan. 

• NH16: Development that requires the felling of mature trees of environmental 

and/or amenity value, even though they may not have a TPO in place, will be 

discouraged. 

• NH17: To discourage the felling of mature trees to facilitate development and 

encourage tree surgery rather than felling where possible. 

• NH18: To encourage the preservation and enhancement of native and semi-

natural woodlands, groups of trees and individual trees, as part of the 
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development management process, and require the planting of native, and 

appropriate local characteristic species, in all new developments. 

Appendix 1 of the development plan describes Development and Design Standards, 

including plot ratio and public open space. 
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Transition mires and quaking bogs [7140] 

Old sessile oak woods with Ilex and Blechnum in the 
British Isles [91A0] 
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Annual vegetation of drift lines [1210] 

Perennial vegetation of stony banks [1220] 

Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) [1330] 

Mediterranean salt meadows (Juncetalia maritimi) 
[1410] 

Calcareous fens with Cladium mariscus and species of 
the Caricion davallianae [7210] 

Alkaline fens [7230] 

Oligotrophic waters containing very few minerals of 
sandy plains (Littorelletalia uniflorae) [3110] 

Natural dystrophic lakes and ponds [3160] 

Northern Atlantic wet heaths with Erica tetralix [4010] 

European dry heaths [4030] 

Alpine and Boreal heaths [4060] 

Calaminarian grasslands of the Violetalia calaminariae 
[6130] 

Species-rich Nardus grasslands, on siliceous 
substrates in mountain areas (and submountain areas, 
in Continental Europe) [6230] 

Blanket bogs (* if active bog) [7130] 

Siliceous scree of the montane to snow levels 
(Androsacetalia alpinae and Galeopsietalia ladani) 
[8110] 

Calcareous rocky slopes with chasmophytic vegetation 
[8210] 

Siliceous rocky slopes with chasmophytic vegetation 
[8220] 

Old sessile oak woods with Ilex and Blechnum in the 
British Isles [91A0] 

Lutra lutra (Otter) [1355] 

Vegetated sea cliffs of the Atlantic and Baltic coasts 
[1230] 



ABP-313208-22 Inspector’s Report Page 89 of 129 

 

European dry heaths [4030] 

 

Petrifying springs with tufa formation (Cratoneurion) 
[7220] 

Alkaline fens [7230] 
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Having regard to the zoning objective for the site as set out in the 

Newtownmountkennedy Local Area Plan extended to 2018, the pattern of existing 

and approved development in the immediate vicinity of the site, the AA Screening 

Report submitted with the application and subsequent Appropriate Assessment 

Screening in the Inspectors Report, the location in the existing settlement area for 

Newtownmountkennedy and a reasonable walking distance to the town centre and 

public transport links, it is considered that the proposed development would not 

seriously injure the residential or visual amenities of the area or of property/land in 

the vicinity, would be consistent with national and local planning policy and would be 

acceptable in terms of design, scale, height, mix and quantum of development, and 

in terms of pedestrian and traffic safety. It was also concluded that the development 

would not subject future occupiers to flood risk or increase the risk of flood 

elsewhere. The proposed development would, therefore, be in accordance with the 

proper planning and sustainable development of the area. 
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2. Details of the proposed development to be submitted as follows: 

(a) Final design of the Fishers Junction upgrade and link road from the 

development to this junction; 

(b) The incorporation of required measures following a Stage 2 and 3 Road 

Safety Audit; 

(c) Complete specification of the proposed community use and confirmation of 

the intended occupier; 

(d) A Final Landscape Masterplan to reflect the submitted details and include 

wildflower planting. 
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Complete specification (including revised drawings if necessary) showing the 

detailing of these elements shall be submitted to, and agreed in writing with, the 

planning authority prior to commencement of development. 

Reason: In the interests of residential amenity, traffic and pedestrian safety. 

 

 

5. Prior to the commencement of any house or duplex unit in the development as 

permitted, the applicant or any person with an interest in the land shall enter into 

an agreement with the planning authority (such agreement must specify the 

number and location of each house or duplex unit), pursuant to Section 47 of the 

Planning and Development Act 2000, that restricts all houses and duplex units 

permitted, to first occupation by individual purchasers i.e. those not being a 

corporate entity, and/or by those eligible for the occupation of social and/or 

affordable housing, including cost rental housing.  

Reason: To restrict new housing development to use by persons of a particular 

class or description in order to ensure an adequate choice and supply of 

housing, including affordable housing, in the common good.  
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6. Prior to commencement of development, the applicant or other person with an 

interest in the land to which the application relates shall enter into an agreement 

in writing with the planning authority in relation to the provision of housing in 

accordance with the requirements of section 94(4) and section 96(2) and (3) 

(Part V) of the Planning and Development Act 2000, as amended, unless an 

exemption certificate shall have been applied for and been granted under section 

97 of the Act, as amended. Where such an agreement is not reached within eight 

weeks from the date of this order, the matter in dispute (other than a matter to 

which section 96(7) applies) may be referred by the planning authority or any 

other prospective party to the agreement to An Bord Pleanála for determination.  

Reason: To comply with the requirements of Part V of the Planning and 

Development Act 2000, as amended, and of the housing strategy in the 

development plan of the area. 
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a) Location of the site and materials compound(s) including area(s) identified 
for the storage of construction refuse;  

b) Location of areas for construction site offices and staff facilities; 
c) Details of site security fencing and hoardings; 
d) Details of on-site car parking facilities for site workers during the course of 

construction; 
e) Details of the timing and routing of construction traffic to and from the 

construction site and associated directional signage, to include proposals to 
facilitate the delivery of abnormal loads to the site; 

f) Measures to obviate queuing of construction traffic on the adjoining road 
network; 

g) Measures to prevent the spillage or deposit of clay, rubble or other debris on 
the public road network; 

h) Alternative arrangements to be put in place for pedestrians and vehicles in 
the case of the closure of any public road or footpath during the course of 
site development works; 

i) Provision of parking for existing properties during the construction period;  
j) Details of appropriate mitigation measures for noise, dust and vibration, and 

monitoring of such levels;  
k) Containment of all construction-related fuel and oil within specially 

constructed bunds to ensure that fuel spillages are fully contained.   Such 
bunds shall be roofed to exclude rainwater; 

l) Off-site disposal of construction/demolition waste and details of how it is 
proposed to manage excavated soil;  

m) Means to ensure that surface water run-off is controlled such that no silt or 
other pollutants enter local surface water sewers or drains to be initiated at 
the earliest stage of the project on site.  

n) A record of daily checks that the works are being undertaken in accordance 
with the Construction Management Plan shall be kept for inspection by the 
planning authority.  

o) Complete specification of cut and fill works to the site. 
p) Construction Traffic Management Plan. 
q) A Ecological Clerk of Works to oversee all environmental/biodiversity 

mitigation measures set out in the CEMP, including supervision of structure 
(including stone walls) and vegetation clearance from the site, with pre-
clearance checks for bat roosts.  
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EIA - Screening Determination for Strategic Housing Development Applications 

               
 

A. CASE DETAILS  

 
An Bord Pleanála Case Reference   ABP-313208  

 
Development Summary   179no. residential units (121no. houses, 58no. 

apartments), childcare facility and associated site works. 

 

 
  Yes / No / 

N/A 
   

1. Has an AA screening report or NIS been 
submitted? 

Yes  An AA Screening Report was submitted with the 
application  
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2. Is a IED/ IPC or Waste Licence (or review of 
licence) required from the EPA? If YES has the 
EPA commented on the need for an EIAR? 

No   

 
3. Have any other relevant assessments of the 
effects on the environment which have a 
significant bearing on the project been carried 
out pursuant to other relevant Directives – for 
example SEA  

Yes 

 

 

               
 

B.    EXAMINATION Yes/ No/ 
Uncertain 

Briefly describe the nature and extent 
and Mitigation Measures (where 
relevant) 

Is this likely 
to result in 
significant 
effects on the 
environment? 
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(having regard to the probability, 
magnitude (including population size 
affected), complexity, duration, 
frequency, intensity, and reversibility 
of impact) 

Yes/ No/ 
Uncertain 

 

Mitigation measures –Where relevant 
specify features or measures proposed 
by the applicant to avoid or prevent a 
significant effect. 

  

 

1. Characteristics of proposed development (including demolition, construction, operation, or decommissioning)  

1.1  Is the project significantly different in 
character or scale to the existing surrounding or 
environment? 

No The residential use proposed and the size 
and design of the proposed development 
would not be unusual for this part of 
Newtownmountkennedy in Wicklow. 
While the height of some blocks is 3 
storeys and the maximum height of 
adjacent buildings in Season Park is 2 
storey, the proposed scale is not 
exceptional, relative to the established 
urban context. 

No 

 

1.2  Will construction, operation, 
decommissioning or demolition works cause 
physical changes to the locality (topography, 
land use, waterbodies)? 

Yes The works will involve levelling out in 
some areas, but with no significant 
change to topography. Changes in land 
use and form are not considered to be out 
of character with the pattern of 
development in the surrounding area, and 
the site is situated in an existing 
residential area.   

No 
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1.3  Will construction or operation of the project 
use natural resources such as land, soil, water, 
materials/minerals or energy, especially 
resources which are non-renewable or in short 
supply? 

Yes Construction materials will be typical of 
such development. While the 
development will result in the intensity of 
land coverage by buildings and loss of 
trees/vegetation, this is not on a 
significant scale at either national or 
county level. The proposed landscape 
works also incorporate mitigation 
measures through landscape planting. 
  

No 

 

1.4  Will the project involve the use, storage, 
transport, handling or production of substance 
which would be harmful to human health or the 
environment? 

Yes Construction activities will require the use 
of potentially harmful materials, such as 
fuels and other such substances. Such 
use will be typical of construction sites. 
Any impacts would be local and 
temporary in nature and implementation 
of a Construction Environmental 
Management Plan will satisfactorily 
mitigate potential impacts. No operational 
impacts in this regard are anticipated. 

No 
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1.5  Will the project produce solid waste, release 
pollutants or any hazardous / toxic / noxious 
substances? 

Yes Construction activities will require the use 
of potentially harmful materials, such as 
fuels and other such substances and give 
rise to waste for disposal. Such use will 
be typical of construction sites. Noise and 
dust emissions during construction are 
likely. Such construction impacts would 
be local and temporary in nature and 
implementation of a Construction 
Environmental Management Plan will 
satisfactorily mitigate potential impacts.  
 
Construction waste can be managed via a 
Construction Waste Management Plan to 
obviate potential environmental impacts. 
Other significant operational impacts are 
not anticipated. 

No 

 

1.6  Will the project lead to risks of 
contamination of land or water from releases of 
pollutants onto the ground or into surface 
waters, groundwater, coastal waters or the sea? 

No Surface water management systems as 
required of a project of this scale will 
prevent the escape of potential pollutants 
from the site.  

No 
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1.7  Will the project cause noise and vibration or 
release of light, heat, energy or electromagnetic 
radiation? 

Yes Potential for construction activity to give 
rise to noise and vibration emissions. 
Such emissions will be localised, short 
term in nature and their impacts may be 
suitably mitigated by the operation of a 
Construction and Environmental 
Management Plan.  
Management of the scheme in 
accordance with an agreed Management 
Plan will mitigate potential operational 
impacts.  

No 

 

1.8  Will there be any risks to human health, for 
example due to water contamination or air 
pollution? 

No Construction activity is likely to give rise to 
dust emissions. Such construction 
impacts would be temporary and localised 
in nature and the application of a 
Construction, Waste and Environmental 
Management Plan to include traffic 
movements, would satisfactorily address 
potential impacts on human health.  
No significant operational impacts are 
anticipated. 

No 

 

1.9  Will there be any risk of major accidents that 
could affect human health or the environment?  

No No significant risk having regard to the 
nature and scale of development. Any risk 
arising from construction will be localised 
and temporary in nature.  

No 
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1.10  Will the project affect the social 
environment (population, employment) 

Yes Redevelopment of this site as proposed 
will result in a change of use and an 
increased population at this location. This 
is not regarded as significant given the 
scale of the development, its situation in 
an existing urban area and the 
surrounding pattern of land uses.  
  

No 

 

1.11  Is the project part of a wider large scale 
change that could result in cumulative effects on 
the environment? 

No This is a stand-alone development, 
comprising renewal of a site. The Wicklow 
County Development Plan 2016-2022 and 
Newtownmountkennedy Local Area Plan 
plans for the expansion of the county and 
has been subject to SEA. This application 
and those developments in the vicinity are 
catered for in the plan through land use 
zoning. Other developments in the wider 
area alongside the proposed 
development, are not considered to give 
rise to significant cumulative effects.  

No 

 

                            
 

2. Location of proposed development  

2.1  Is the proposed development located on, in, 
adjoining or have the potential to impact on any 
of the following: 

No An AA Screening Assessment Report and 
Ecological Impact Assessment are 
submitted with the application. Having 

No 
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  1. European site (SAC/ SPA/ 
pSAC/ pSPA) 

regard to the nature and scale of the 
proposed development on serviced lands, 
the nature of the receiving environment, 
the distances to the nearest European 
sites and pNHAs, the lack of hydrological 
or any other pathway and/or the dilution 
effect that would occur to any discharges 
from the site, it is reasonable to conclude 
that the proposed development, 
individually or in combination with other 
plans or projects would not be likely to 
have any potential impact.  

 

  2. NHA/ pNHA  

  3. Designated Nature Reserve  

  4. Designated refuge for flora 
or fauna 

 

  5. Place, site or feature of 
ecological interest, the 
preservation/conservation/ 
protection of which is an 
objective of a development 
plan/ LAP/ draft plan or 
variation of a plan 

 

2.2  Could any protected, important or sensitive 
species of flora or fauna which use areas on or 
around the site, for example: for breeding, 
nesting, foraging, resting, over-wintering, or 
migration, be affected by the project? 

Yes Existing habitats have been surveyed in 
the submitted Ecological Impact 
Assessment and AA Screening 
Assessment Report. Surveys support a 
conclusion that the site does not form an 
ex-situ area for European sites. Desktop 
surveys also demonstrate that while bats 
are likely to utilise the site and given the 
characteristics of habitats on the site, 
mitigation is necessary to reduce impact 
on bats. Mitigation is also outlined in the 
submitted EcIA, including the periods 
during which vegetation clearance will 
take place, to limit potential effects. 
Additional mitigation concerning the 
supervision of an ecologist and survey of 
walls and structures prior to the 

No 
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demolition is also required and can be 
conditioned as part of any consent. 

2.3  Are there any other features of landscape, 
historic, archaeological, or cultural importance 
that could be affected? 

No  

 

No 

 

2.4  Are there any areas on/around the location 
which contain important, high quality or scarce 
resources which could be affected by the 
project, for example: forestry, agriculture, 
water/coastal, fisheries, minerals? 

Yes The subject site is formed of agricultural 
land. This land is zoned for residential 
development and loss of its use for 
agriculture would not be significant to the 
sector on a local or national level. 

No 

 

2.5  Are there any water resources including 
surface waters, for example: rivers, lakes/ponds, 
coastal or groundwaters which could be affected 
by the project, particularly in terms of their 
volume and flood risk? 

No The site is separated to watercourses and 
no risk to groundwater bodies is identified.    

No 
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2.6  Is the location susceptible to subsidence, 
landslides or erosion? 

No There is no evidence in the submitted 
documentation that the lands proposed 
for development are susceptible to lands 
slides or erosion and the topography of 
the area is flat.   

No 

 

2.7  Are there any key transport routes (eg 
National Primary Roads) on or around the 
location which are susceptible to congestion or 
which cause environmental problems, which 
could be affected by the project? 

No. The site is adjacent to minor local traffic 
routes.  

No 

 

2.8  Are there existing sensitive land uses or 
community facilities (such as hospitals, schools 
etc) which could be affected by the project?  

No  The subject site is not situated 
immediately adjacent to any hospitals, 
schools or other sensitive community 
facilities.  

No 

 

              
 

              
 

3. Any other factors that should be considered which could lead to environmental impacts   

3.1 Cumulative Effects: Could this project 
together with existing and/or approved 
development result in cumulative effects during 
the construction/ operation phase? 

No Developments have been identified in the 
vicinity, however these are all of a scale 
and nature that would be anticipated 
under the Wicklow Development Plan 
2016-2022 and would not give rise to 
significant cumulative environmental 
effects alongside this development.   

No 

 

3.2 Transboundary Effects: Is the project likely to 
lead to transboundary effects? 

No No trans boundary considerations arise No  
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3.3 Are there any other relevant considerations? No   No      
              

 

C.    CONCLUSION  

No real likelihood of significant effects on the 
environment. 

Yes EIAR Not Required    

Real likelihood of significant effects on the 
environment. 

 No 
 

  

 

                             

D.    MAIN REASONS AND CONSIDERATIONS  
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