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Inspector’s Report  

ABP-318472-23 

 

 

Development 

 

Planning permission is being sought 

for the following: (1) Construction of a 

pool house extension at basement 

level to rear of dwelling and 

associated works; (2) extension of 

ground floor level terrace to rear; (3) 

removal and replacement of external 

steps to side and (4) all associated 

site works. 

Location Cliff Haven (formerly Carnalea), 

Thormanby Road, Howth, Co. Dublin 

  

 Planning Authority Fingal County Council 

Planning Authority Reg. Ref. F23A/0519 

Applicant(s) Patrick O’Sullivan 

Type of Application Permission 

Planning Authority Decision Grant subject to conditions. 

  

Type of Appeal Third Party 

Appellant(s) Ciara Ni Laoi OBO Hillwatch  
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Observer(s) Paul and Aoife Hill   

  

Date of Site Inspection 25 June 2025. 

Inspector Cáit Ryan 
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1.0 Introduction 

 This is an addendum report to the Inspector’s Report in respect of ABP-318472-23, 

dated 5 September 2024. 

 On 10 October 2024 the Board1 decided to defer consideration of this case and to 

issue a Section 132 notice. On 14 October 2024 the following Section 132 notice 

was issued:  

1. Having regard to the limited information provided in respect of the 

construction, operation and maintenance of the proposed pool house 

extension containing inter alia a swimming pool, plunge pool and hot tubs, 

you are requested to submit the following: 

a. the estimated quantity of excavation material for the proposed 

development; dimensions of the swimming pool, plunge pool and hot 

tubs; map showing the location of site compound including location of 

refuelling areas, location of excavated material storage area; 

construction traffic access route; and 

b. details concerning the operation of the proposed pool house containing 

the swimming pool, plunge pool and hot tubs in relation to the (i) volume 

of water required, (ii) any chemical treatment of the water prior to, or 

during, use in the swimming pool, plunge pool and hot tubs, (iii) likely 

turnover rate of water, and (iv) water disposal arrangements (including 

scaled drawings of related pipework). 

2. Having regard to the proximity of the appeal site above the Howth Head 

Special Area of Conservation (site code 000202) and its qualifying interests 

of European Dry Heaths and Vegetated Sea Cliffs, you are requested to 

submit an Appropriate Assessment Stage 1 Screening Report and a Natura 

 
1 Subsequent to the issuing of the Section 132 notice, the applicant’s response to same and further 

submission received, An Bord Pleanála (the Board) was re-named An Coimisiún Pleanála (the 

Commission). For clarity, the terms ‘the Board’ and ‘the Commission’ are used where appropriate in 

this report. 
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Impact Statement (where significant effects can’t be excluded) that 

demonstrates the construction, operation and maintenance of the proposed 

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

would not be likely to give rise to significant effects on any European Site 

in view of their Conservation Objectives. 

 This report considers the submission made pursuant to the Section 132 request.  

2.0 Response to the Board’s Decision to Request Further Information 

2.1.1. The applicant’s response to the Section 132 notice was received by the Board on 11 

November 2024. The submission received comprises the planning consultant’s 

Response to Request for Further Information, which includes -  

• Drawings -  

o Appendix B: 

- Proposed Basement and Ground Floor Plan; Drawing No. 2015-104-P5-101 

- Proposed and Existing Section & Proposed Roof Plan; Drawing No.  2015-

104-P5-103 

o Appendix G: Proposed Drainage – Drawing No. 25072-1  

• Appendix C: Letter from swimming pool firm  

• Appropriate Assessment Screening and Natura Impact Statement -

Information for Stage 1 (Appropriate Assessment) Screening and Stage 2 

(Natura Impact Statement) AA for a Proposed Pool House Extension   

3.0 Further Responses/Submissions 

3.1.1. Following the applicant’s response to the Board’s Section 132 notice, the Board 

circulated the response to the third party appellant (Ciara Ni Laoi on behalf of 

Hillwatch), the observer (Paul and Aoife Hill) and the planning authority. No 

responses were received from the third party appellant or observer.  

3.1.2. The planning authority confirmed, by way of letter dated 29 January 2025, that it has 

no further comment to make, and requests the Board to uphold its decision. The 

planning authority requests, in the event its decision is upheld, that a condition 
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requiring a Section 48 financial contribution is included in the Board’s determination.  

3.1.3. Revised public notices were published on 15 January 2025. No responses to same 

were received by the Board.  

4.0 Internal Technical Note 

 A Technical Note by ACP Inspectorate Ecologist received in respect of this Section 

132 response is on file. For clarity, reference to the Technical Note is stated at 

Appendix 3. This Inspector’s Addendum Report should be read in conjunction with 

the Technical Note. The main issues raised therein are summarised as follows:  

Conservation Status and Trend for Howth Head SAC 

• The nearest European site is Howth Head SAC (000202), stated in AA 

Screening/NIS report to be approx. 67m to south of development boundary. 

Qualifying interests (QIs) are vegetated sea cliffs of the Atlantic and Baltic coasts 

[1230] and European dry heaths [4030]. The overall conservation objective for both 

habitats is to maintain the favourable conservation condition. 

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

• Table 6 (of AA Screening/NIS report) references the national conservation status of 

vegetated sea cliffs of the Atlantic and Baltic coasts [1230], the overall assessment 

of conservation status of which is “Inadequate” at a national level, as reported in the 

latest (2013-2018) NPWS Article 17 report (NPWS (2019) The Status of EU 

Protected Habitats and Species in Ireland. Volume 1: Overview. Unpublished NPWS 

report). Main pressures and threats include mineral extraction, roads/paths/other 

similar infrastructure, sports, tourism and leisure activities, modification of coastline, 

invasive alien species, increase or changes in precipitation and/or sea-level and 

wave exposure changes due to climate change; NPWS Article 17 report ((NPWS 

(2019) The Status of EU Protected Habitats and Species in Ireland. Volume 2: 

Habitat Assessments. Unpublished NPWS report) refers.  

• Notes the proposed development is located outside the SAC, that activities 

associated with the project do not contribute to the reported pressures and threats 

for this habitat type, and does not consider that the “Inadequate” national 
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conservation status for this habitat has implications for AA Stage 1 Screening/NIS for 

the proposed development. 

European dry heaths [4030] 

• Table 6 (of AA Screening/NIS report) references the national conservation 

status of European dry heaths [4030], the overall assessment of conservation 

status of which is “Bad” at a national level, as per referenced Article 17 report. 

• Main pressures and threats to European dry heaths [4030] as per referenced 

Article 17 report, include intensive grazing or overgrazing by livestock, burning 

for agriculture, conversion to forest from other land uses, or afforestation, 

wind, wave and tidal power, including infrastructure, temperature changes and 

droughts/decreases in precipitation due to climate change. 

• Notes that the proposed development is located outside the SAC, the 

activities associated with the project do not contribute to the reported 

pressures and threats for this habitat type, and does not consider that the 

“Bad” national conservation status for this habitat has implications for AA 

Stage 1 Screening/NIS for the proposed development. 

Other European Sites and QI Habitats  

• Howth Head SAC overlaps with North-west Irish Sea SPA (004236) along the 

cliff edge. This SPA is stated in the AA Screening/NIS report to be approx. 

148m south of the proposed development boundary. The special conservation 

interest (SCI) species for this SPA include 22 marine birds.                                                

• Howth Head SAC adjoins Rockabill to Dalkey Island SAC (003000) further 

south beyond the cliffs, stated to be approx. 159m to south. QIs are Reefs 

[1170] and Harbour Porpoise [1351].                                                

AA Screening Report/NIS - Screening 

• No scaled drawing showing the location of the proposed development 

boundary, site plan and Howth Head SAC boundary have been included. 

• SAC’s distance to the proposed development boundary seems to vary 

between approx. 61m and 96m; Figure 1 (not to scale). Topography between 

the proposed development and the SAC boundary falls steeply from north to 
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south towards the cliff edge.  

• A strict application of the precautionary principle has been taken in the AA 

Screening/NIS due to relatively short distance (67m), steep slope between the 

development boundary and Howth Head SAC, and potential for risk of 

significant effects on QIs of this SAC via construction impacts including 

surface water drainage and surface runoff and dust from the site during 

construction. Cites content relating to mitigation measures will need to be 

implemented to prevent silt and pollutants entering the SAC during excavation 

and construction phases. Likelihood of significant impacts is extremely 

remote. AA has been screened in and specific mitigation measures included 

out of an abundance of caution. Notes report states that works will be located 

on existing amenity grassland.  

• Considers that given the relatively short distance and steep slope between the 

development boundary and SAC and that specific mitigation measures have 

been deemed to be required by report’s author, that the strict precautionary 

approach to screen in construction impacts for AA is reasonable.  

Acceptability of proposed mitigation measures  

• Cites report’s content that hazardous liquid materials or materials with 

potential to generate run-off shall not be stored within 150m of the SAC.  

• Mitigation measures outlined in Section 2.3.5 and 2.4.1 are in theory 

adequate to ensure that there would be no adverse effects on the SAC’s site 

integrity, either alone or in combination with other plans and projects.  

• Notes the FI site plan (Drawing No. 2015-104-ABP FI-100) shows the site 

compound office location, and that it outlines construction machinery craned 

over the house at project commencement will remain here until no longer 

required. Notes refuelling areas are not shown.  

• Estimates the site compound area located to front of existing dwelling is 

approx. 115m from SAC at its nearest point, based on current www.tailte.ie 

mapping, which shows the outline of a previous dwelling house on the subject 

site, i.e., not the existing dwelling.  

http://www.tailte.ie/
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• Site compound office is located at front of existing dwelling. Applicant has not 

clearly demonstrated how and where construction plant and equipment to the 

rear of the house will be refuelled.  

• Any refuelling areas, and plant/equipment stored to the rear of the dwelling 

would be slightly closer to the SAC, and all within 150m of the SAC. It is not 

clear how the mitigation measure for plant and equipment to not be parked 

within 150m of the SAC at the end of the working day can be implemented.  

• It might be theoretically feasible to reduce the refuelling/storage/parking 

restriction to a distance of less than 150m from the SAC but the effectiveness 

of this has not been demonstrated in terms of adequate pollution control.  

• Considers that the strict precautionary approach taken by the author of the 

report to screen in construction impacts for AA is reasonable. Due to the lack 

of construction detail provided in the documentation, it is not clear if the 

mitigation measures proposed can be effectively implemented. 

Condition 6 

• Considers that the proposed condition No 6 is not relevant to the AA. 

5.0 Assessment  

 This Addendum report assesses the response to the 2no. items requested in the 

Section 132 notice, and also outlines as Other Issues the following:  

• Other Issue: Condition 6 

• Other Issue: Planning History 

 Item 1(a) – Detailed construction of proposed pool house 

Having regard to the limited information provided in respect of the 

construction, operation and maintenance of the proposed pool house 

extension containing inter alia a swimming pool, plunge pool and hot tubs, 

you are requested to submit the following: 

(a) the estimated quantity of excavation material for the proposed 
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development; dimensions of the swimming pool, plunge pool and hot tubs; 

map showing the location of site compound including location of refuelling 

areas, location of excavated material storage area; construction traffic 

access route;  

Dimensions of swimming pool, etc.,  

5.2.1. The planning consultant’s report in response to the Section 132 notice outlines 

• the dimensions of the swimming pool are 12m x 6m, the plunge pool is 1.2m 

x 1.5m, both of which are shown on Drawing No. 2015-104-P5-101.  

• The dimensions of the hot tubs are shown on Drawing No. 2015-104-P5-101. 

Indoor (northern) hot tub is 2m x 3m, with a further minor area to the south.  

Outdoor (southern) hot tub is 2m x 2.7m, with a further minor to the north. 

5.2.2. The depth of the swimming pool does not appear to be specified in the submitted 

report. However, the accompanying letter from a swimming pool firm provides 

specifications for the proposed pool at Cliff Haven, which includes an average water 

depth of 1.35m. The water depth at both the shallow and deep ends is stated as 

1.35m. Based on the stated 12m x 6m x 1.35m dimensions, this equates to 97.2m³, 

i.e., the volume outlined in response to Item 1(b).  

5.2.3. This differs from the 1.2m depth shown on the proposed section lodged with the 

application; Drawing titled Proposed and Existing Section & Proposed Roof Plan, 

Drawing No. 2015-104-P5-103 refers. The same drawing number of the same date 

(26 June 2023), and with no Revision change, has been submitted with the Section 

132 response. The annotated swimming pool dimensions are not easily discernible 

on this drawing.  

5.2.4. However, on the basis of the section drawing originally lodged, and no Revision 

change to this drawing in the Section 132 response, it would therefore appear that 

the proposed pool depth is 1.2m, as per lodged drawings. Given the 1.35m depth 

specified in swimming pool firm’s specification, this would suggest that there is a 

discrepancy in the information on file. However, I do not consider that the 0.15m 

difference in pool depth materially impacts on the assessment of the Section 132 

response. In the event the Commission was minded to grant, it is recommended that 
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the matter of pool depth could be clarified by way of condition, whereby a 1.2m depth 

is provided, in accordance with lodged drawings.  

5.2.5. While the submitted documentation does not appear to differentiate between water 

depth and pool depth, I consider that the information submitted is adequate to gauge 

the overall size of the proposed swimming pool.  

5.2.6. In response to Item 1(a), I consider that the information annotated relating to the 

dimensions of the swimming and plunge pools and hot tubs is acceptable.  

Excavated material, refuelling and excavated material storage areas and 

construction traffic route 

5.2.7. With regard to the site compound location and other construction related matters, the 

response to the Section 132 notice outlines the following:  

Excavated Material: the estimated quantity of excavation material for the proposed 

development is 1183m³ 

Site Compound: The Site Plan (Drawing No. 2015-104-ABP FI-100) shows the 

location of the site compound/office in the forecourt, at the north western corner of 

the house.  

Refuelling areas: While the planning consultant’s report indicates the site plan 

includes location of refuelling areas, no such areas are apparent on this drawing.  

Location of excavated material storage area  

• Planning consultant’s report outlines that the neighbouring site is to be used 

as a primary location of excavated materials storage. It is stated to be within 

the ownership of the applicant, under an entity name, for which a letter of 

consent is attached.  

• Appendix E contains a letter of consent from the company which is the stated 

owner of the adjoining site, Glenlion Lodge, confirming the applicant will be 

permitted to use the Glenlion Lodge site as a temporary store for building 

material and machinery during the build period.  

• This adjoining Glenlion Lodge site to the east is to be used as the primary 

location for excavated materials, storage and skips, as shown on Site Plan 

(Drawing No. 2015-104-ABP FI-100).  Planning permission was granted to 
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demolish this dwelling and construct a replacement dwelling; P.A. Ref. 

F22A/0536 refers. 

Construction traffic access route 

The site plan states -  

• Construction machinery will be craned over the existing house at project 

commencement, where it will remain until no longer required and will be 

craned back over house  

• Waste material from site:  

- Excavation materials will be removed from excavation area via small 

machinery for which access will be gained alongside existing house.  

- From front of the existing house it will be craned via a small crane onto the 

site of Glenlion Cottage and into a suitable skip. 

- Skips will be collected and replaced as required. All other construction 

traffic will be via the current entrance of subject property.  

5.2.8. With regard to the construction traffic route, I note that the route is not delineated on 

Site Plan (Drawing No. 2015-104-ABP FI-100). However, given that it is outlined that 

construction machinery will be craned over the existing house at project 

commencement, and construction waste management will be craned via a small 

crane onto Glenlion Lodge site and into a small skip, I consider that this adequately 

demonstrates the intended use of the separate Glenlion Lodge to the east at 

construction phase and the proposed construction traffic route as it relates to waste 

management.  

5.2.9. Accordingly, for the purposes of the assessment of the response to Item 1(a), as it 

relates to excavated material storage areas and construction traffic route, I consider 

that the proposed quantum of excavated material and the associated waste 

management proposal to utilise the adjoining Glenlion Lodge site would be generally 

acceptable. However, the matter of parking plant/machinery is discussed further in 

the following section.  

5.2.10. With regard to refuelling areas, as outlined above, these do not appear to be shown 

on the site plan. Having regard to the amount of space in the forecourt and the 

overall site, I consider that there may sufficient space for a refuelling area within the 
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red line boundary. However, if further refuelling is required to be carried out to the 

rear (south) of the dwelling house, I do not consider that it has been adequately 

demonstrated as to where plant and equipment would be refuelled, given that such 

plant and equipment is to be craned over the dwelling house at project 

commencement.  

5.2.11. The matter of the lack of detailing relating to refuelling areas is discussed in the ACP 

Inspectorate Ecologist’s Technical Note. I note that it does not appear to be set out 

as to whether refuelling at the front (north) of the premises only would occur, prior to 

plant and equipment being craned over the house. While the Site Plan (Drawing No. 

2015-104-ABP FI-100) indicates that after machinery is craned over the dwelling 

house, that machinery will remain ‘here’, I do not consider that the matter of 

refuelling during the construction phase has been adequately addressed. While this 

matter could, in the event the Commission was minded to grant permission, be 

clarified by requiring a detailed Construction and Environmental Management Plan 

(CEMP) by way of condition, I consider that the matters of refuelling and 

plant/equipment parking/storage areas are required in this instance to be addressed 

in the context of the nearby Howth Head SAC, i.e., that the separation distances 

from these refuelling/storage areas to this SAC are required to be clearly shown.  

5.2.12. For example, mitigation measures outlined in the NIS include that plant and 

equipment will not be parked within 150m of the SAC at the end of the working day, 

and that hazardous liquid materials or materials to generate run-off shall not be 

stored within 150m of the SAC.  

5.2.13. In this regard I highlight that while the Site Plan drawing (Drawing No. 2015-104-ABP 

FI-100) submitted in the Section 132 response shows annotated dimensions, it does 

not scale at 1:200. Based on www.tailte.ie mapping, I estimate the site 

compound/office located at the front (north) of the dwelling house is approx. 115m 

from the SAC at its nearest point. I draw to the Commission’s attention that current 

www.tailte.ie mapping shows the outline of a previous dwelling house on site, i.e., 

not the existing dwelling house.  

5.2.14. Any refuelling areas, and plant/equipment stored to the rear of the existing dwelling 

would consequently be slightly closer to the SAC, and accordingly, such areas would 

be within 150m of the SAC.   

http://www.tailte.ie/
http://www.tailte.ie/
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5.2.15. However, having regard to the site’s context to the SAC, I am not satisfied that it has 

been adequately demonstrated that refuelling areas would be consistent with the 

mitigation measure outlined in the NIS which requires a 150m separation distance to 

the SAC, for example, for plant/machinery parking at end of the day or for storage of 

Jeri cans. This matter is further discussed at Section 5.4 of this report and at 

Appendix 2.  

5.2.16. Accordingly, I consider that the response to Item 1(a) does not adequately address 

the matters raised.  

 Item 1(b): Operation and maintenance of proposed pool house 

(b) details concerning the operation of the proposed pool house containing 

the swimming pool, plunge pool and hot tubs in relation to the (i) volume 

of water required, (ii) any chemical treatment of the water prior to, or 

during, use in the swimming pool, plunge pool and hot tubs, (iii) likely 

turnover rate of water, and (iv) water disposal arrangements (including 

scaled drawings of related pipework). 

5.3.1. The documentation submitted includes a letter from a swimming pool firm. The 

response received outlines the specifications and recommendations regarding filling, 

backwashing and emptying the proposed pool at Cliff Haven:  

(i) volume of water required: Pool volume is 97.2m³ 

(ii) chemical treatment:   

• Proposed method of sanitization is a combination of ozone and chlorine, 

which allows chlorine levels to be kept to minimum 0.5mgl. For 

backwashing of the pool it is proposed to discharge the water into an 

attenuation tank. When attenuation tank’s capacity is reached, an automatic 

dosing pump will administer the correct level of sodium Thiosulphate 

(chlorine neutraliser) to the capacity of the holding tank. An inline carbon 

filter is proposed on the tank discharge as a back up to the dosing pump.  

• The chlorine level in the pool shall be maintained at 0.5ppm and not greater 

than 1.0ppm. Backwash water is pumped through an active carbon filter to 

an attenuation tank to allow for slow discharge to the foul sewer, which 
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ensure a total chlorine free discharge.  

• After backwashing, pool is topped up with an automatic top-up unit.  

(iii) likely turnover rate: 16m³/hr 

(iv) water disposal arrangements (including scaled drawings of proposed 

pipework):  

• When filled, a swimming pool is generally never emptied. In event of having 

to be emptied, water does not necessarily need to be dumped. Pool water is 

clean purified and heated. It may be pumped into above ground pool(s) for 

water storage while repair work is carried out.  

• Backwashing is carried out every 2 weeks. In backwash and rinse mode the 

pump discharges approx. 900 – 1000 litres.  

• Backwash water from pool will not be discharged into septic tank. It will be 

discharged through percolation via an attenuation tank subject to the 

engineer’s site survey outlined in this documentation. 

5.3.2. With regard to the requested scaled drawings of related pipework, the planning 

consultant’s report refers to the content of the accompanying letter from the 

swimming pool firm regarding water disposal arrangements. The submitted report 

includes a typical swimming pool layout; Fig. 5.0 refers.  

5.3.3. I consider the information provided in respect of (i) the volume of water required and 

(ii) chemical treatment of water prior to/during use in the swimming pool, plunge pool 

and hot tubs, and (iii) likely turnover rate of water adequately addresses the matters 

raised in the Section 132 notice, and that the information outlined is acceptable. 

5.3.4. With regard to (iv) water disposal arrangements, I consider that there appears to be 

a slight discrepancy in the detailing outlined. While it is stated that when filled, a 

swimming pool is generally never emptied, it continues to outline how pools are 

emptied when repair work is required. However, the detailing provided also includes 

an overview of how, in order to carry out repair work, water is pumped into an above 

ground pool, and how in the absence of space for above ground pools, a road tanker 

may be used to store the water. I consider that the information provided relating to 

this aspect of water management for the swimming pool, namely water storage as 

distinct from water disposal, is satisfactory.   
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5.3.5. However, I note that the requested scaled drawings of pipework have not been 

provided. In the event that the Commission was minded to grant, I consider that this 

matter could be addressed by way of condition. Save for a new foul manhole 

connecting to an existing manhole just north of the existing Biocycle unit, which is 

located in the south eastern corner of the site, the proposed new works comprising 

pool house extension and extended patio are located on the existing lawn area. 

Having regard to the nature of the proposed works and the location of same on the 

lawn area to the rear of the dwelling house, I do not consider that the matter of 

pipework associated with the pool extension being addressed by way of condition 

would be likely to give rise to new issues. 

5.3.6. In terms of detail, I discuss the nature of the existing lawn area directly to the rear of 

the dwelling house further at Section 5.5 (Other Issue – Condition 6). 

5.3.7. I note in particular that backwash water from the pool will not be discharged into the 

septic tank, and also that the drawing titled Proposed Drainage (Drawing No. 25072-

1) lodged with the original application shows the location of the existing Biocycle 

sewerage treatment works in the south eastern corner of the subject site. The 

attenuation area is show approx. 4.5m west of the proposed pool. The extent of new 

building (225sqm) which drains to an existing soakaway is shown.  

5.3.8. The Services Report lodged with the original application states inter alia with regard 

to foul water management that the existing Biocycle treatment works on site was 

installed in 2006.  

5.3.9. For completeness, I note that the Uisce Éireann (UÉ) report on file (dated 15 

September 2023) states no objection, subject to standard conditions, and including 

also a requirement for the applicant to install a water meter on the swimming pool in 

line with UÉ requirements.  

5.3.10. The matter of the minor discrepancy relating to pool depth and consequent pool 

volume has been discussed previously in the assessment of Item 1(a). Save for the 

matter of scaled drawings of pipework which, it is recommended could be addressed 

by way of condition in the event the Commission was minded to grant, I consider that 

having regard to all information on file, including the Uisce Éireann report, the 

information submitted in response to Item 1(b) is adequate to assess the proposed 
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development. I consider that the proposed development would be acceptable at 

operational phase in terms of maintenance, treatment and water usage. 

 Item 2: Appropriate Assessment  

Having regard to the proximity of the appeal site above the Howth Head 

Special Area of Conservation (site code 000202) and its qualifying interests of 

European Dry Heaths and Vegetated Sea Cliffs, you are requested to submit an 

Appropriate Assessment Stage 1 Screening Report and a Natura Impact 

Statement (where significant effects can’t be excluded) that demonstrates the 

construction, operation and maintenance of the proposed development, 

individually or in combination with other plans or projects, would not be likely 

to give rise to significant effects on any European Site in view of their 

Conservation Objectives. 

5.4.1. In response to Item 2, an Appropriate Assessment Screening & Natura Impact 

Statement (AA Screening and NIS) report has been submitted. AA Screening and 

Stage 2 AA are outlined at Appendix 1 and 2 respectively of this report. 

Introduction  

5.4.2. The requirements of Article 6(3) of the Habitats Directive as related to appropriate 

assessment of a project under part XAB, section 177U and 177V of the Planning and 

Development Act 2000 (as amended) are considered fully in this section. The areas 

addressed in this section are as follows:  

• Compliance with Article 6(3) of the EU Habitats Directive 

• Screening the need for appropriate assessment 

• The Natura Impact Statement  

• Stage 2 Appropriate Assessment of implications of the proposed development 

Screening the need for Appropriate Assessment  

5.4.3. The AA Screening exercise has been completed (see Appendix 1 of this report for 

further details). In accordance with Section 177U of the Planning and Development 

Act 2000 (as amended) and on the basis of the information considered in this AA 

screening, I conclude that it is not possible to exclude that the proposed 
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development alone will give rise to significant effects on Howth Head SAC in view of 

the site’s conservation objectives. Appropriate Assessment is required.  

This determination is based on: 

• The nature and scale of the proposed works  

• The potential connectivity between the application site and the nearest 

European site 

• The nature and extent of the proposed mitigation measures, which may not be 

implemented in the absence of connectivity to a European site.  

The possibility of significant effects on any other European sites has been excluded 

on the basis of objective information.  

5.4.4. The conclusion of the Stage 2 AA is further discussed in the following section, with 

reference in particular to proposed mitigation measures requiring 150m separation 

distance to the Howth Head SAC.  

The Natura Impact Statement  

5.4.5. As outlined in Appendix 2 of this report, a NIS has been submitted in response to the 

Board’s Section 132 notice. It considers the potential effects of the project on Howth 

Head SAC. The NIS concludes that no significant effects are likely on European 

sites, their features of interest or conservation objectives, and that the proposed 

project will not adversely affect the integrity of European sites.   

Stage 2 Appropriate Assessment of implications of the proposed development 

In screening the need for Appropriate Assessment, it was determined that the 

proposed development could result in significant effects on Howth Head SAC 

(000202) in view of the conservation objectives of this site and that Appropriate 

Assessment under the provisions of S177U was required. 

Following an examination, analysis and evaluation of the NIS and all associated 

material submitted, I consider that adverse effects on site integrity of the Howth 

Head SAC cannot be excluded in view of the conservation objectives of these sites 

and that reasonable scientific doubt remains as to the absence of such effects.   

My conclusion is based on the following: 

• Nature and scale of the proposed development and its uphill location proximate 
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to Howth Head SAC, and the conservation interest features of this European 

site 

• Detailed assessment of construction impacts 

• Detailed assessment of proposed mitigation measures, as described in the 

submitted NIS, the lack of clarity as to the potential for actual on-site 

implementation of same, and thereby the lack of clarity as to the effectiveness 

of mitigation measures proposed. 

5.4.6. Accordingly, it is recommended that permission is refused on the basis that there is 

insufficient information on file to exclude adverse effects on the integrity of Howth 

Head Special Area of Conservation (Site code 000202) with scientific certainty, 

having regard to the site’s conservation objectives arising from the potential for 

deterioration of the habitat quality, and that in such circumstances, the Commission 

is precluded from granting permission.  

 Other Issue – Condition 6  

5.5.1. The planning authority’s Condition 6 states the following:   

The developer shall comply with the following requirements of the Planning 

Authority:  

(a) Prior to the commencement of the development submit for the written 

agreement of the Planning Authority a revised landscape plan to be 

prepared by a suitably qualified person indicating the restoration of the 

natural heathland/maritime grassland. The advice and recommendations of 

a suitably qualified ecologist is required as part of the habitat restoration 

plan for this site.  

REASON: In the interest of the proper planning and sustainable 

development of the area.  

5.5.2. The Technical Note from ACP Inspectorate Ecologist outlines this condition is not 

relevant to the AA. I concur with this view that Condition 6 does not relate to AA. 

However, given that Condition 6 refers to habitat restoration, I consider it 

appropriate, for completeness, to discuss this matter, as outlined in the following 

section. 
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5.5.3. I draw the Commission’s attention to the internal Parks and Green Infrastructure 

Division report (dated 17 October 2023) which states that the proposed development 

is within the Howth SAAO area with Map B showing a portion of the site as 

Heathland and Maritime Grassland, and Map A states the objective for this part of 

the site is ‘to preserve the beauty and distinctive natural character of the area’.  

5.5.4. The Planner’s Report on file notes this internal report, and notes also that the 

proposed development does not extend into the southern portion of the site. A 

condition to address this issue is recommended.  

5.5.5. I note that the planning authority’s online mapping (www.fingal.ie) indicates that the 

most southerly part of the subject site is located within Specific Objective Liffey 

Valley SAAO & 1990 Proposed Howth SAAO. I have viewed the separate Howth 

SAAO Maps A and B on the planning authority’s website, and note that the content 

of same reflects the detail cited in the Parks and Green Infrastructure Division report. 

5.5.6. On site visit I noted the garden area directly to the rear of the dwelling, including the 

area in which the new-build works are proposed, is in lawn. Furthermore, the 

submitted NIS (at Table 8) states that the qualifying interests of Howth Head SAC 

are not on site and the location of works is on existing amenity grassland.  

5.5.7. Save for a very limited extent of new-build patio and outdoor hot tub at the southern 

extent of the proposed development, located to east of the existing external steps to 

the lower garden level, the proposed structure and associated hardsurfaced areas 

do not extend into the steep slope south of the lawn area, which are substantially 

overgrown. This new-build would be 10.8m from the rear (southern) site boundary, 

as annotated on drawing titled Existing Plans, Site Plan and Proposed Site Plan 

(Drawing No. 2015-104-P5-100) lodged with the application.  

5.5.8. The existing Biocycle sewerage treatment works is shown to be located near the 

south eastern corner of the site, further south of which the overall landholding 

outlined in blue continues to slope further south. A new manhole connecting to an 

existing manhole just north of the existing Biocycle unit is proposed. Site contours, 

including those in part of the landholding outlined in blue further to the south, are 

shown on Existing Plans, Site Plan and Proposed Site Plan lodged with the 

application.  

http://www.fingal.ie/
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5.5.9. While some construction works areas would be required at the southern extent of the 

lawn area near the ‘top’ of the slope, to facilitate construction of the patio and 

outdoor hot tub, and while noting the relatively limited approx. 10m separation 

distance to the southern site boundary, I consider that the removal of any overgrowth 

at this location, at top of slope, would be limited.  

5.5.10. Having regard therefore to the pool and other proposed elements to be constructed 

on the lawn area, in an area described in the NIS as ‘amenity grassland’, I do not 

consider that it has been adequately demonstrated as to which specific area of 

natural heathland/maritime grassland within the subject site outlined in red is 

required to be restored pursuant to Condition 6.  

5.5.11. As outlined in the previous section, the recommendation of this report is to refuse 

permission for the reason outlined. However, in the event the Commission was 

minded to grant permission, it is recommended that the inclusion of Condition 6 

would not be warranted in this instance. 

 Other Issue – Planning History 

5.6.1. For completeness, I note that subsequent to the issuing of a Section 132 notice in 

this case, a separate appeal case was decided in October 2024, and one new 

appeal case was decided in October 2025 at Cliff Haven, both of which incorporate 

the subject site, and are outlined below.  

5.6.2. P.A. Ref. F24A/0120 and ABP-319665-24: Permission refused in 2024 for viewing 

pod in rear garden for 1no. reason. This site incorporates the current appeal site and 

extends further south.  

5.6.3. P.A. Ref. 25/0208E and ABP-322669-25: This site approximates to that outlined 

above (P.A. Ref. F24A/0120 and ABP-319665-24). Permission was refused in 2025 

to retain a viewing pod within the rear garden, and associated works. The 2no. 

refusal reasons are –  

• Development proposed to be retained has damaged the distinctive character 

and visual amenity of protected landscape of outstanding natural beauty and 

would be contrary to Objectives of Howth SAAO 1999 and Development Plan 

HA (High Amenity) zoning, Policy GINHP28 (Protection of High Amenity 
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Areas) and Objectives GINHO58 (Sensitive Areas) and GINHO67 

(Development and High Amenity Areas)  

• Construction of pod has resulted in removal of significant section of protected 

maritime heathland. Development proposed to be retained would contravene 

Objectives of Howth SAAO 1999 which requires protection, preservation and 

retention of this natural habitat.  

 Conclusion  

5.7.1. Having regard to the response to the Section 132 notice, I note that a number of 

matters outlined relating to construction management and detailing of the size and 

maintenance of the proposed swimming pool are acceptable. However, I do not 

consider that the detailing of the refuelling areas and plant/equipment parking during 

construction phase, with reference to separation distances to Howth Head SAC, 

have been adequately addressed. In this regard therefore I consider that it has not 

been adequately demonstrated that the specific mitigation measures which require a 

150m separation distance to this SAC would be achieved within the site, and 

accordingly, it is considered that the Commission is precluded from granting 

permission in this instance. Refusal of permission is recommended on this basis.   

6.0 Recommendation 

I recommend that permission be REFUSED for the reasons and considerations set 

out below.  

7.0 Reasons and Considerations 

On the basis of the information provided with the application and appeal, including 

the Appropriate Screening and Natura Impact Statement received on 11 November 

2024, and noting that the proposed development is a short distance uphill of Howth 

Head Special Area of Conservation (Site code 000202), the Commission was not 

satisfied that the site-specific mitigation measures have been adequately set out in 

the Natura Impact Statement, particularly by reason of a lack of certainty that the 

mitigation measures outlined, specifically those measures which require a 150m 
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separation distance to this European site, can be implemented. Accordingly, the 

Commission concluded that there was insufficient information on file to exclude 

adverse effects on the integrity of Howth Head Special Area of Conservation (Site 

code 000202) with scientific certainty, having regard to the site’s conservation 

objectives arising from the potential for deterioration of the habitat quality, and in 

such circumstances, the Commission is precluded from granting permission.  

 

 

 

 

 

I confirm that this report represents my professional planning assessment, 

judgement and opinion on the matter assigned to me and that no person has 

influenced or sought to influence, directly or indirectly, the exercise of my 

professional judgement in an improper or inappropriate way. 

 

 

 Cáit Ryan  
Senior Planning Inspector 
 
24 October 2025 
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Appendix 1: Appropriate Assessment Screening 

 

Screening for Appropriate Assessment 
Test for likely significant effects  

 

Step 1: Description of the project and local site characteristics  
 

 
Brief description of project 

 
The proposed development comprises -  
 
(i) Construct pool house extension at basement level 

to rear of existing dwelling, to include; swimming 
pool room, ancillary rooms, new roof terrace, 
canopy over external hot-tub area to rear, and 
stairs connections from existing ground floor level 
terrace and basement level garden to new 
proposed pool extension and roof terrace over;  

(ii) extend of existing rear ground floor level terrace  
(iii) remove existing external steps to side of dwelling 

and provide new steps to side of proposed 
extension; 

(iv) other works including lowering existing garden level 
to rear to accommodate new proposed pool house 
extension, landscaping, SuDs drainage, and all 
associated site development works. 

 

Brief description of development 
site characteristics and potential 
impact mechanisms  
 

Site is not located within or adjacent to any European site. 
Proximity to nearest European sites is listed at Step 2.  
 
Proposed extension comprises a swimming pool at 
basement level and extended external terrace above 
same at ground floor level. New patio areas along 
perimeter of extension are proposed.  
 
Estimated quantity of excavation material for the proposed 
development is 1183m³. 
 
Foul water management: There is an existing Biocycle 
treatment system on site with a 9150L capacity.  
 
Surface water management: Percolation test results 
carried out at the start of the construction phase for the 
dwelling, results of which are attached.  
Proposed total roof area is 700sqm, comprising existing 
475sqm and new roof area 225sqm. It is outlined that 
there is sufficient additional volume in the existing 
soakaway to accommodate the additional areas of roof 
with about 10% additional capacity. Approx. 50% of roof 
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area over pool will incorporate roof planting, reducing run-
off. This has not been used in calculations.  
 
Flood Risk: It is outlined that -  
Coastal and Fluvial: No coastal or fluvial flood risk.  
Pluvial: All rainwater will discharge within the site, and 
there is no pluvial flood risk to the proposed buildings on 
site or no risk to sites in the immediate vicinity as a 
consequence of the proposed works. 
 
Access: Construction machinery will be craned over 
dwelling at project commencement.  
 
Waste Material: Excavated materials will be removed via 
small machinery accessed along side of house. It will be 
craned onto Glenlion Cottage site and into a skip suitable 
for waste type. Skips will be replaced as required. All other 
construction traffic to be via the current entrance. 
 

Screening report  
 

Y; Response to Section 132 notice (Prepared by Altemar 
Marine & Environmental Consultancy) 

Natura Impact Statement 
 

Y; As above 

Relevant submissions Uisce Éireann: Report (dated 15 September 2023) states 
no objection subject to standard conditions, and condition 
requiring a water meter to be installed on the swimming 
pool in line with Uisce Éireann requirements.  
 

Step 2. Identification of relevant European sites using the Source-pathway-receptor model  
 
1no. European site was identified as being within a potential zone of influence of the proposed 
development as detailed in Table 1 below.  
 
In terms of detail, I note that the submitted AA Screening/NIS report states the site’s distance to 
Howth Head SAC is 67m. However, based on www.tailte.ie mapping and the Inspectorate 
Ecologist’s Technical Note on file, I estimate that this distance is slightly less at 61m. For the 
purposes of this assessment, I have taken the separation distance as 61m.  
 
I note that the applicant included a greater number of European sites in their initial screening 
consideration with sites within 15km of the development site considered, and screened out. 
I have viewed same and concur that they are not relevant for inclusion in Step 2. 
There is no ecological justification for such a wide consideration of sites. 
However, given the close proximity of three other European sites to the subject appeal site, for 
completeness, I have included same in Table 1 below.   
 
The submitted AA Screening/NIS report states that there is a direct hydrological pathway from 
the site to Howth Head SAC. However, I consider that any hydrological pathway from the appeal 
site to this European site would be indirect.  

http://www.tailte.ie/
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Table 1 
 

European Site 
(code) 

Qualifying interests1  
Link to conservation 
objectives (NPWS, 
date) 

Distance 
from 
proposed 
development 
(km) – 
Approx. 

Ecological 
connections  
 

Consider 
further in 
screening 
Y/N 

 
Howth Head 
SAC (000202) 

ConservationObjectives.rdl 61m 
 
 
 

No direct 
connection.  
 
Potential indirect 
connection - in 
applying a strict 
precautionary 
principle, there is 
potential for 
significant effects 
on QIs via 
construction 
impacts relating to 
surface water runoff 
and dust during 
construction.  

Yes  

Rockabill to 
Dalkey SAC 
(003000)  

ConservationObjectives.rdl 159m No No 

North West Irish 
Sea SPA 
(004236) 

CO004236.pdf 148m No  No 

Howth Head 
Coast SPA 
(004113) 

CO004113.pdf 523m No  No 

     

Step 3. Describe the likely effects of the project (if any, alone or in combination) on 
European Sites 
 
The submitted AA Screening report states 

• during excavation and construction phases there is potential that contaminated (silt and 
petrochemicals) surface water will be generated and silt/pollution from works could exit 
the site into the SAC through uncontrolled surface water runoff 

• dust from works in the vicinity of the extension and excavation/construction truck 
movements could enter SAC 

• in a strict application of precautionary principle, it has concluded that significant effects on 
Howth Head SAC are likely, in the absence of mitigation measures, during construction. 

 
 

https://www.npws.ie/sites/default/files/protected-sites/conservation_objectives/CO000202.pdf
https://www.npws.ie/sites/default/files/protected-sites/conservation_objectives/CO003000.pdf
https://www.npws.ie/sites/default/files/protected-sites/conservation_objectives/CO004236.pdf
https://www.npws.ie/sites/default/files/protected-sites/conservation_objectives/CO004113.pdf
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I note that proposed surface and foul water from the development at operational phase will be at 
least 61m from the SAC and would not be expected to impact on the SAC. 
 
AA Screening matrix 
 

Site name 
Qualifying interests 

Possibility of significant effects (alone) in view of the 
conservation objectives of the site* 
 

 Impacts Effects 

Site 1: Name (code) 
QI list 
 
 
Howth Head SAC 
(000202)  
 
 
1230 Vegetated sea 
cliffs of the Atlantic and 
Baltic coasts  
 
 
4030 European dry 
heaths 

Indirect:  
Negative impacts (temporary) on 
habitat quality due to construction 
related emissions including 
increased sedimentation and 
construction related pollution, 
including potential for dust to enter 
SAC. 
 
Construction works will take place 
min. 61m from SAC on a steep uphill 
slope. 
 
 
 

 
Changes to habitat quality. 
 
Possibility of significant 
effects cannot be ruled out 
without further analysis and 
assessment. 
  
 

 Likelihood of significant effects from proposed development 
(alone): Y 

 If No, is there likelihood of significant effects occurring in 
combination with other plans or projects? 

Step 4 Conclude if the proposed development could result in likely significant effects on 
a European site 
 

 
Based on the information provided in the screening report, site visit, review of the conservation 
objectives and supporting documents, and the internal Technical Note on file, I consider, taking 
a strict abundance of caution approach, that in the absence of mitigation measures beyond 
best practice construction methods, the proposed development has the potential to result in 
significant effects on Howth Head SAC (000202).  
 
It is not possible to exclude the possibility that the proposed development alone would result 
significant effects on Howth Head SAC (000202) from effects associated with pollution related 
pressures on QI habitats.  
 
An appropriate assessment is required on the basis of the possible effects of the project 
‘alone’. Further assessment in-combination with other plans and projects is not required at 
screening stage.  
 
Proceed to AA.   
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Screening Determination  
 
Significant effects cannot be excluded 
In accordance with Section 177U of the Planning and Development Act 2000 (as amended) and 
on the basis of the information considered in this AA screening, I conclude that it is not possible 
to exclude that the proposed development alone will give rise to significant effects on Howth 
Head SAC in view of the site’s conservation objectives.  Appropriate Assessment is required.  
 
This determination is based on: 

• The nature and scale of the proposed works  

• The potential connectivity between the application site and the nearest European site 

• The nature and extent of the proposed mitigation measures, which may not be 
implemented in the absence of connectivity to a European site.  
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Appendix 2 – Appropriate Assessment  
 

Appropriate Assessment  
 

 
The requirements of Article 6(3) as related to appropriate assessment of a project under part 

XAB, sections 177V of the Planning and Development Act 2000 (as amended) are considered 

fully in this section.   

 

 
Taking account of the preceding screening determination, the following is an appropriate 
assessment of the implications of the proposed development of a pool house extension, 
landscaping and other site works in view of the relevant conservation objectives of Howth 
Head SAC (000202) based on scientific information provided by the applicant. 
 
The information relied upon includes the following: 
 

• Natura Impact Statement prepared by Altemar – Marine & Environmental 
Consultancy  

• Plans and particulars submitted with the application, and further plans and 
particulars received by the Board in Section 132 response  

• Fingal County Council Planner’s Report and other internal reports 

• Submission on file from Uisce Éireann  

• Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning 
Authorities (Department of Environment, Heritage and Local Government, 2009)  

• ACP Inspectorate Ecologist Technical Note  
 
I am satisfied that the information provided is adequate to allow for Appropriate  
Assessment.  I am satisfied that all aspects of the project which could result in significant 
effects are considered and assessed in the NIS and mitigation measures designed to avoid 
or reduce any adverse effects on site integrity are included and assessed for effectiveness.  
 

Submissions/observations 

 

Uisce Éireann: Report (dated 15 September 2023) states no objection subject to standard 
conditions, and includes a condition requiring a water meter to be installed on the swimming 
pool in line with Uisce Éireann requirements.  
 

Howth Head SAC (000202): 

Summary of Key issues that could give rise to adverse effects (from screening 

stage):  

(i) Habitat quality degradation (construction) 
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Negative impacts (temporary) on habitat quality due to construction related emissions 
including increased sedimentation and construction related pollution, including potential 
for dust to enter SAC. 
 
Construction works will take place min. 61m from SAC on a steep uphill slope. 
 

See NIS - Analysis of the Potential Impacts on European Sites and Table 9. 

 

Qualifying 
Interest 
features likely 
to be affected   
 

Conservation 
Objectives 
(Summary of 
relevant Targets and 
Attributes) 
 

Potential adverse 

effects 

Mitigation measures 
(summary) 
 
See NIS – Table 9 

 

 Maintain favourable 
conservation 
condition (both)  

  

• Consultation with 
ecologist thoughout 
enabling works  

• Site management 
measures including 
record keeping, dust 
management 
practices and truck 
wheel washing  
 

Storage/Use of 
Materials, Plant & 
Equipment  

•  No works to take 
place within 150m of 
the SAC without 
consultation with 
project ecologist 

• Plant and equipment 
will not be parked 
within 150m of the 
SAC at end of 
working day 

• Hazardous liquids or 
materials with 
potential to generate 
run-off shall note be 
stored within 150m 
of SAC. 

• Smaller quantities 
fuel will be 

 

 
1230 
Vegetated sea 
cliffs of the 
Atlantic and 
Baltic coasts  

 
 
Habitat length: 
8.22km cliff length. 
 
Habitat distribution: 
No decline, subject to 
natural processes. 
 
Vegetation structure 
– zonation: Maintain 
range of sea cliff 
habitat zonations 
including transitional 
zones, subject to 
natural processes 
incl. erosion and 
succession. Notes 
include that a mosaic 
of European dry 
heath (4030) and 

Table 9 of NIS:  

 

• Habitat degradation 

• Dust deposition  

• Pollution 

• Silt ingress from 

site runoff 

• Downstream 

impacts 

• Negative impacts 

on aquatic 

environment, 

aquatic species 

and qualifying 

interests 
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maritime grassland 
occurs on the slopes 
above the sea cliff 
vegetation at Howth 
Head SAC.  
 

carried/stored in 
metal Jeri cans and 
not stored within 
150m of SAC.  
 

Surface Water 
Management Plan 
(downstream impacts)  

 

• Site manager 
responsible for 
pollution prevention 
programme.  

• Any pumping of 
water during 
enabling/construction 
phases requires 
ecologist’s approval 

• Provide triple layer of 
trenched double silt 
fencing, to be 
inspected twice daily. 

• Site personnel 
training and 
induction 

• All surface water 
protection measures 
will be carried out 
and supervised by 
project ecologist. 

4030 
European dry 
heaths 

Habitat area: 
European dry heath 
has not been mapped 
in detail for this SAC. 
The total area of the 
qualifying habitat is 
unknown.  
 
Physical structure: 
disturbed bare 
ground – Target is 
less than 10% cover 
of disturbed bare 
ground.  
Disturbance can 
include wallows, 
human footprints and 
machinery tracks. 
Excessive 
disturbance can 
result in loss of 
characteristic species 
and presage erosion 
for heaths and 
peatlands.  

 

The above table is based on the documentation and information provided on the file and 

I am satisfied that the submitted NIS has identified the relevant attributes and targets of 

the Qualifying Interests.  In particular, I note those relating to vegetated sea cliffs of the 

Atlantic and Baltic coasts (1230) including, with regard to vegetation structure: zonation, 

that a mosaic of European dry heath (4030) and maritime grassland occurs on the slopes 

above the sea cliff vegetation at Howth Head SAC.  
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Assessment of issues that could give rise to adverse effects view of conservation 

objectives  

 

(i) Habitat degradation 
 

The separation distance between the southern boundary of the appeal site and the SAC 

is minimum approx. 61m. This distance lengthens to approx. 96m at the eastern end of 

the southern site boundary.  

 

I have acknowledged the potential hydrological and other (via dust) connections between 

the subject site and the SAC. However, I consider that the connectivity is relatively weak 

having regard to the nature and scale of the proposed development, the separation 

distance and the potential for any pollutants to be absorbed by the existing dense 

vegetation which would act as a natural buffer, such that any impacts on Howth Head 

SAC further to the south of the site would be very remote.  

 

Furthermore, I note that the submitted NIS (at Table 8) states that even in the absence of 

construction phase controls the proposed impact would be minor, temporary and dust 

level would not significantly impact on the vegetation structure: zonation. In continues to 

say that based on an abundance of caution construction phase mitigation measures will 

be in place to ensure that the SAC is not impacted, and that this includes the presence of 

an ecologist on site to oversee the excavation, the implementation of a surface water 

management plan and road sweeping/truck cleaning.  

 

For completeness, I note that a footnote to Table 9 states that consultation with the 

project ecologist will not involve the formulation of new mitigation measures for the 

purposes of protecting any European site and relate only to the implementation of those 

mitigation measures already stated in the submission or the formulation of mitigation for 

other purposes.  

 

Having regard to the mitigation measures outlined at Table 9, including in particular the 

measures to be addressed/supervised by the project ecologist, I consider that the 

mitigation measures outlined would, in theory, be adequate to ensure that the integrity of 

the SAC will not be affected.  

 

However, having regard to all information on file, I consider that it has not been 

adequately demonstrated that the mitigation measures which require a 150m separation 

distance to the SAC (namely, that (i) no works to take place within 150m without 

consultation with project ecologist, (ii) plant and equipment not to be parked within 150m 

at end of working day, (iii) hazardous liquid material or those with potential to generate 

surface water run off to be stored within 150m and (iv) no Jeri cans to be stored within 

150m) can be achieved.  
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In this regard I highlight that while the Site Plan drawing (Drawing No. 2015-104-ABP FI-

100) submitted in the Section 132 response shows annotated dimensions, it does not 

scale at 1:200. As outlined in the main report, based on www.tailte.ie mapping, I estimate 

the site compound/office located at the front (north) of the dwelling house is approx. 

115m from the SAC.  

Any refuelling areas, and plant/equipment stored to the rear (south) of the existing 

dwelling would consequently be slightly closer to the SAC, and all within 150m of the 

SAC. 

 

I am not satisfied that it has been adequately demonstrated that the mitigation measures 

specified in the NIS which require a 150m separation distance to Howth Head SAC can 

be implemented.  

 

In this regard I note the NIS section ‘Adverse Effects on the conservation objectives of 

European sites likely to occur from the project (post mitigation)’ states inter alia that it is 

essential that the mitigation measures are complied with, to ensure that the proposed 

development does not have environmental impacts on proximate European sites.  

 

I have noted in this assessment as outlined above that the submitted NIS states that 

even in the absence of construction phase controls the proposed impact would be minor, 

temporary and dust level would not significantly impact on the vegetation structure: 

zonation, and I have noted also that ACP Inspectorate Ecologist’s Technical Note 

outlines that it might be theoretically feasible to reduce the refuelling/storage/parking 

restrictions to a distance of less than 150m from the SAC, but that the applicant has not 

demonstrated the effectiveness of this in terms of adequate pollution control.  

 

On the basis of all information on file, I consider that given that it has not been 

adequately demonstrated that the mitigation measures specified in the NIS which require 

a 150m separation distance to Howth Head SAC can be achieved.  

 

Accordingly, on this basis I consider that it has not be adequately demonstrated that the 

proposed development would not result in significant adverse effects on conservation 

objectives of Howth Head SAC.  

 

In-combination effects 

I am satisfied that in-combination effects has been assessed adequately in the NIS.   

 

The applicant has outlined proposed developments in the vicinity of the subject site, and 

concludes that no projects in the vicinity of the proposed development would be seen to 

have a significant effect on European sites.  

 

 

http://www.tailte.ie/
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In terms of detail however, I note from a review of the planning authority’s (www.fingal.ie) 

and the Commission’s (www.pleanala.ie) websites that the 8no. planning applications 

cited have been permitted, as distinct from being solely proposed, some of which have a 

final grant date dating to 2020.  

 

 

Findings and conclusions 

The applicant determined that following the implementation of mitigation measures the 

construction and operation of the proposed development alone, or in combination with other 

plans and projects, will not adversely affect the integrity of this European site. 

 

Based on the information provided, I am not satisfied that adverse effects arising from 

aspects of the proposed development can be excluded for the European site considered in 

the Appropriate Assessment. No direct impacts are predicted.  Indirect impacts would be 

temporary in nature and mitigation measures are described to prevent dust deposition, 

pollution and silt ingress from site runoff. 

 

Monitoring measures are also proposed to ensure compliance and effective management of 

measures.  I am satisfied that the mitigation measures proposed to prevent adverse effects 

would in theory be effective. However, based on plans and particulars on file, I do not 

consider that it has been demonstrated that the mitigation measures, specifically those 

which require a 150m separation distance to Howth Head SAC, can be implemented.  

 

Reasonable scientific doubt 

I am not satisfied that no reasonable scientific doubt remains as to the absence of adverse 

effects. 

 

Site Integrity 

It has not been adequately demonstrated that the proposed development will not affect the 

attainment of the Conservation objectives of the Howth Head SAC. Adverse effects on site 

integrity cannot be excluded and reasonable scientific doubt remains as to the absence of 

such effects.  

 

http://www.fingal.ie/
http://www.pleanala.ie/
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Appropriate Assessment Conclusion: Integrity Test   

In screening the need for Appropriate Assessment, it was determined that the proposed 

development could result in significant effects on Howth Head SAC (000202) in view of the 

conservation objectives of this site and that Appropriate Assessment under the provisions of 

S177U was required. 

Following an examination, analysis and evaluation of the NIS and all associated material 

submitted, I consider that adverse effects on site integrity of the Howth Head SAC cannot be 

excluded in view of the conservation objectives of these sites and that reasonable scientific 

doubt remains as to the absence of such effects.   

My conclusion is based on the following: 

• Nature and scale of the proposed development and its uphill location proximate to 

Howth Head SAC, and the conservation interest features of this European site 

• Detailed assessment of construction impacts 

• Detailed assessment of proposed mitigation measures, as described in the submitted 

NIS, the lack of clarity as to the potential for actual on-site implementation of same, 

and thereby the lack of clarity as to the effectiveness of mitigation measures 

proposed. 
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Appendix 3  

 

A Technical Note compiled by ACP Senior Inspectorate Ecologist accompanies this 

Inspector’s Addendum Report.  


