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1.0

1.1.

1.2.

1.3.

1.4.

Site Location and Description

The application site lies approximately 5km to the south of Dundalk Town Centre, in
Haynestown, Dundalk. The N52 lies to the northwest / northeast of the site and the
M1 lies to the west. The subject site forms part of the Raynoldstown Village Housing
development which is currently under construction on a brownfield site. The site has
access via the existing approved vehicular and pedestrian access from the Western
Relief Road (WRR) to the west and the Dublin Road via The Boulevard to the east.
The M1 can be accessed from the site via the R132 and N52.

The Raynoldstown Village Housing development was originally granted a 10 year
permission on foot of Reg. Ref.03/1754, (decision date 24.01.2005) for construction
of a residential & mixed use (retail/comm./residential) dev. consisting of 1,450
dwellings, comprising 779 houses., 285 apts. in 28 no. 3 storey blocks, 76 no.
commercial units comprising offices, financial institution retail units, minimarket, 1
pub & restaurant, 1 creche, 1 community facility centre, & a reserved site for a
primary school, 5 reserved sites for creches & the construction of the proposed
distributor road to be located to the west of the site, to be constructed from the
Clermont Rd. to the Marlbog Rd. & all associated site works with vehicular access
provided by the Clermont Rd, Marlbog Rd, Dublin Rd & proposed distributor Rd for 1
no. dormer house from Chapel Rd. pumping station, outfall foul and surface water
sewers, landscaping, boundary treatment, open spaces, surface & underground car

parking & demolition of agricultural buildings.

The subject site for the TWWTP is located on a stated site area of ¢.0.31Ha, which
forms part of the c. 1.22 (Ha) (3.01 Ac) area designated as a ‘reserved site for
educational / community facilities’, as per the parent permission Reg. Ref. 03/1754

and the Masterplan for the overall lands.

The site is bounded to the North by the Boulevard Raynoldstown development, to
the west by PL-500669-LK-26 / 2460785 a concurrent application, by Groveview
Builders, for construction of 85 houses and all associated site works, no decision to
date. Further to the north by PL-500399-LH-25 / Reg. Ref. 2460737 a concurrent
application no decision to date, by Groveview Builders, for the construction of 80 no.
dwellings and all other site works. Existing housing in Wadman Park is located to the

north of this application and a further concurrent planning application by Groveview
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1.5.

2.0

2.1.

3.0

3.1.

Builders PL-500206-LH / Reg. Ref. 2460649 for the construction of 91 houses, with
A Natura Impact Statement (NIS) is also under appeal to the north of Wadman Park.
This gives rise to three applications for housing by Groveview Builders Ltd. the same

applicant as the subject application, currently under appeal to An Coimisiun:
e PL-500399 / Reg. Ref. 2460737 No decision
e PL15.500669 LH - 25/ Reg. Ref. 2460785 - No decision
e PL15.500206 / Reg. Ref. 2460649 - No decision

Under Planning Reference 24/60512, Permission has been granted (10.03.2025) to
Groveview Builders, to the northwest of the subject site, for the construction of
neighbourhood facilities, in three number two storey detached buildings, at the
proposed Village Green’ neighbourhood facilities site, as per the Masterplan (see

Planning History section of this report below).

Proposed Development

Planning Permission is sought for the construction of a temporary foul sewer
pumping station and a temporary wastewater treatment plant to pre-treat wastewater
prior to discharging to the public sewer with vehicular access via the substantially
completed internal estate road (' The Boulevard’, constructed under Ref.No:03/1754)

and all associated development works on application site (red line) area of c.0.31Ha

Planning Authority Decision

Decision

Permission Granted subject to 14 conditions:
1. Standard.

2. Temporary period of 5 years from the date of the grant of permission after
which time all structures shall be decommissioned and removed from the site
at the developers expense and the lands shall revert back to their previous

use unless a separate planning permission is granted.
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3. a) If the upgrade to the public Blackrock Wastewater Treatment Plant is
completed prior to the expiration of this permission, the developer shall
decommission the utilities and structures granted under this permission and
revert the lands back to their previous use and a full connection to the public
sewer system shall be implemented within 6 months of the date of the
completion of the upgrade works, unless agreed otherwise in writing with the

Planning Authority.

b) Prior to the decommissioning of the utilities and structures granted under
this permission the developer shall submit written confirmation from Uisce
Eireann of the connection agreement confirming the required upgrades to the
Blackrock Wastewater Treatment Plant have been completed and that a direct

discharge to the Blackrock Wastewater Treatment Plant can be facilitated.

4. a) Upon completion of the temporary wastewater treatment plant, foul sewer
pumping station and associated works granted under this permission a
completion certificate shall be submitted by a suitably qualified professional
with professional indemnity insurance confirming that the works have been
constructed to the required standard as set out in the ‘Code of Practice
Wastewater Infrastructure’, Clause 3.6 (Document Number: IW-CDS-5030-03

issued by Irish Water’ or any updates of same.

b) The temporary wastewater treatment plant and foul sewer pumping station
shall be managed and operated by a suitably qualified professional. Prior to
the development becoming operational, details of the persons/company
responsible for the operation and maintenance of the facility shall together
with their qualifications and professional indemnity insurance shall be

submitted for the written agreement of the Planning Authority.

c) Upon the temporary wastewater treatment plant and foul sewer pumping
station becoming operational, the developer shall submit a maintenance and
operational contract for the management and operation of the treatment plant

and pumping station, for the written agreement of the Planning Authority.

5. Prior to the commencement of development, full details of all
decommissioning and site remediation works to the structures and utilities

associated with this permission shall be submitted for the written agreement
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of the Planning Authority. This shall include a timeframe for carrying out these

works.

6. (a)Prior to the operation of the temporary foul sewer pumping station and
temporary wastewater treatment plant, all roadways and footpaths serving the
said infrastructure shall be finished with a permanent durable surface course.
The roadway shall be applied with line marking and road signage as per

furnished drawings.

(b)Prior to the operation of the temporary foul sewer pumping station and
temporary wastewater treatment plant, the street lighting in the vicinity and

serving the said infrastructure shall be operational.

(c). Prior to the commencement of development, the applicant shall prepare
and submit for the written agreement of the Planning Authority a Construction

Management Plan for the works. This Plan shall fully detail:

- A Traffic Management Plan for all phases of the proposed development

including Construction Traffic Access arrangements.

- The delivery and routing of materials to the site during the construction
phase shall be organised so that deliveries do not conflict with the morning or

evening periods of peak school traffic flow.

- The removal and routing of surplus material off site shall be so organised
that haulage vehicles do not conflict with morning or evening periods of peak

school traffic flow.

- If the Construction Management Plan should indicate that access over third

party lands is required, evidence of landowner’'s Consent shall be submitted
7. A bond of €40,000

8. The developer shall enter into water and wastewater connection agreements
with Uisce Eireann prior to commencement of development and all
development shall be carried out in compliance with Uisce Eireann Standards
codes and practices.

9. Hours of operation

10.Public road to be kept clear of soil, clay, gravel, mud or dust or other debris.
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3.2.

3.2.1.

11.Road cleaning requirements.

12.The site shall be landscaped strictly in accordance with the submitted
scheme. All planting shall be adequately protected from damage until
established. Any plants which die, are removed, or become seriously
damaged or diseased, within a period of 5 years from the completion of the
development shall be replaced within the next planting season with others of
similar size and species unless otherwise agreed in writing with the Planning
Authority.

13.Prior to the commencement of development, the developer shall submit
details of site specific measures to minimise the risk of water pollution during

the construction stage to the Planning Authority for written agreement.

14.The development shall be operated to ensure that there will be no emissions
or malodours, fumes, other deleterious matter such as would give reasonable

cause for annoyance to any person in any residence in the vicinity.

Planning Authority Reports

Planning Reports

The initial planners report acknowledges the proposed TWWTP / ‘utilities’ is
acceptable on lands zoned “G1 Community Facilities” under the Louth County
Development Plan 2021- 2027, which has the objective “To provide for and protect

civic, religious, community, education, health care and social infrastructure”.

The planners report states that the requirement for WWTP facilities is noted.
However, this land was also identified as the location for a school and public open
space under the permitted masterplan for the area, under parent permission ref no:

03/1754 and subsequent permitted applications in the immediate vicinity.
Further information was requested, with respect to 7 items, summarized as follows:

Item 1 Justification: Land was identified as the location for a school and public
open space under the permitted masterplan for the area under parent permission ref
no: 03/1754.

- In response, the applicant has submitted a planning report which outlines the

requirement for the proposed development on a temporary basis to facilitate the
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construction and occupation of some 317 houses, until the Blackrock WWTP
upgrade is completed by UE by Q1 2030.

The proposed temporary WWTP site is 0.31hectares in size located along the
western boundary of the land and thus, the proposed development can proceed

without impacting on the development of a school adjacent.

- It is stated that the developer anticipates that 50-60 residential units will be erected
annually and, on this basis, it will be 4-5 years after the substantial completion of the
permissions for the 65 and 96 units schemes (permitted under 22/688 and 23/60257)
that construction work will begin on the 85-unit scheme (24/60785 / PL-500669-LH-
26) which includes the proposed footpath and green space at this location. It is
envisaged that it will be 5-6 years before the footpath and open space proposed at

this location will be put in place.

The PA considered that subject to condition and given the temporary nature of the
WWTP it is acceptable.

Item 2 Odour Treatment & Landscaping plan.

In response - It is stated that a suitable wastewater and pumping specialist company
will manage the facility. The proposed biofiltration system will be used to treat odour
by means of biological oxidation, neutral pH maintenance, recirculating irrigation and

no chemical additives.

- It is stated that this system is a biological odour control technology that provides
efficient, low maintenance, and eco-friendly treatment of a wide range of odorous

emissions.

- Landscape plan from JBA Landscaping Consultants which incorporates a variety of
native tree and hedgerow species to ensure visual screening, enhance biodiversity,

and integrate the development with the surrounding landscape.

The PA considered the measures specified will ensure that the residential amenity of
the area will be protected. Also, the proposed landscaping plan accords with
Development Plan policy and is acceptable.

Item 3 Clarity with respect to wastewater treatment infrastructure and connectivity to

roads and connectivity to the proposed housing development. Surface water
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drainage, boundary details, access off the housing development road, entrance

details and sightlines, public lighting.

The applicant submitted revised drawings showing compliance with FIR. The
Placemaking Section of Louth County Council subsequently have submitted a report
indicating satisfaction with the proposals. The PA have no objection subject to

conditions.

Item 4 Clarity with respect to the proposed pumping station and connectivity to roads
and connectivity to the proposed housing development. Surface water drainage,
boundary details, access off the housing development road, public lighting and road

layout.

The applicant contends all issues have been addressed in the FIR Response. The

PA concurs with this submission.
Item 5 Details of vehicular traffic associated with the TWWTP.
The applicant’s response states:

Details of the expected vehicular traffic associated with the temporary wastewater

treatment plant:

- Tankers for sludge removal. Up to 2 two-way trips per week, depending on

system loading.

- Maintenance/Service Vehicles (LCVs): 2—-3 two-way trips per week.
The pumping station:

- Tankers for sludge removal. 2 two-way trips per year.

- Maintenance/Service Vehicles (LCVs). 2—-3 two-way trips per week.

The PA consider the response satisfactory and are satisfied that it is of a minor
nature which will not negatively impact on traffic safety in the area or significantly

impact on residential amenity.

Item 6 Requests full details of emergency overflow arrangements from both the foul
sewer pumping station and wastewater treatment plant inclusive of discharge points.
The applicant’s response submits, inter-alia, that as part of the temporary
wastewater treatment solution, an emergency overflow tank will be installed at the

pumping station.
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3.2.2.

The design includes the provision of overground precast sludge holding tank(s),

capable of storing up to 20 days’ worth of sludge at 2% dry solids concentration.

To support operational reliability, a GSM-based dial-out alarm and monitoring system
will be installed, providing real-time alerts and enabling remote supervision.
Furthermore, a full-time operation and maintenance (O&M) contract will be
implemented by the plant installer to ensure the system operates efficiently and

remains compliant with all relevant UE and Louth County Council standards.
The PA considered the response satisfactory.
Item 7. Autotrack site layout plan with vehicle swept path analysis.

The applicant’s response includes Drawing no. 4224 C1511 site layout plan with

swept path analysis.

The PA consider the response is acceptable.

Other Technical Reports

e Waste & Environment Section Report (undated) no objection subject to

conditions. Incl.
o Standard condition re plans and drawings submitted.

o Preparation of a Resource and Waste Management Plan for C&D

Projects.

o Site specific measures to minimise the risk of water pollution during the

construction stage.

o Limit to the hours of construction work.

e Placemaking & Physical Development Section — Initial report (121" March
2025) recommended a RFI. Subsequent report dated 23rd June 2025 states

no objection subject to 8 No. conditions. With respect to:
o Standard condition re plans and drawings submitted.

o Road finishes
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o Street lighting.
o CEMP
o Road opening licence

o Applicant responsible for full costs of repair in respect of any damage
caused to the adjoining public road / footpath arising from construction

work.

o Hoarding licence in accordance with section 254 of the Planning and
Development Act, 2000 and the P&D Regulations 2001.

o All necessary measures, as may be determined by the Planning
Authority, shall be taken by the developer/contractor/servants/agents to
prevent the spillage or deposit of clay, rubble or other debris on
adjoining public roads or footpaths during the course of the

development works.

3.3. Prescribed Bodies

e Uisce Eireann — response received 27.03.2026

UE issued the applicant with a Confirmation of Feasibility (COF) letter for
the proposed development, which specified the requirement for onsite
treatment being provided, that would result in the same Emission Limit
Values (ELV’s) being achieved as those of the Blackrock Wastewater
Treatment Plant (WWTP). In addition, it was also specified as a
requirement for the temporary WWTP to treat Ammonia. Therefore, the
proposed temporary treatment plant will contain stricter conditions than the
existing UE Blackrock WWTP. This discharge will have no impact on the
performance of the Blackrock WWTP and will be a pass-through flow (i.e.

no increase in load).

The proposed temporary treatment plant will also treat an additional 63 no.
existing housing units that are currently discharging to the Blackrock
WWTP and therefore, will have the benefit of reducing the load going to

Blackrock for treatment.
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- As part of the planning application to Louth County Council, the case
planner specifically asked for additional information on SUDs management
and treatment of emergency overflows. The Planner’s report showed
satisfaction with SUDs management and on-site storage to limit any

emergency overflows.

- Further the Louth County Council Case planner’s report gives reasoned
justification for screening out the development for Appropriate

Assessment.

- The approach taken by the local authority seems to align with the
principles relating to wastewater discharge in the judgement Monkstown
Road Residents Association and Others -v-An Bord Pleanala and Others
[2023 IEHC 9]

e EPA —response received 27.03.2026 which states:

- More recently, new regulations introduced a registration regime with
general binding rules for new small waste water treatment plants <150
p.e., namely the European Union (Water Policy) (Small Wastewater
Discharge Reqister) Requlations 2026 (S.l. 65 of 2026).

- Itis unclear from the application as to the size of the proposed temporary

waste water treatment system. However, from the planning inspectors
report it would indicate an initial 62 units will be connected to the system
which is potentially greater than 150 p.e.

- The EPA does not regulate point source discharges arising from waste
water discharges from local authority or privately owned waste water
treatment plants such as those servicing local authority housing estates or
private housing estates. There is no legislation in place for the
authorisation of such point source discharges. It is noted this planning
application has been made by a private individual and not Uisce Eireann.
This means that the works proposed will not be subject to authorisation by
the EPA.

- This planning application states that the waste water treatment plant is
temporary in nature until such time as the UE network can facilitate the

discharge into the Blackrock waste water works circa 2030. However, UE
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3.4.

have indicated this is subject to change. From the maps provided with the
planning application the temporary discharge is into a small river
waterbody that flows into Dundalk Bay SAC and SPA, located
approximately 1.5Km downstream. It is unclear from the planning
documentation if the impact of the discharges from the temporary waste
water treatment plant on the small water body, it is proposed to discharge
to, has been taken into account.

- Recommends clarification of issues

Third Party Observations

42 submissions were received in relation to this application. A full list of the

submissions lodged are set out in the planner’s report on file.

Points raised (as summarised in the planners report and | note relate to similar

matters raised in the three third party appeals) include:

Impact on residential amenity by reason of foul odour, poor air quality and noise
within a developed residential area. Many dwellings are within 65m of the
proposal and the engineering report does not make clear what odour control

mechanisms are to be put in place.

Possible impact on human health arising from leaks which could jeopardize local

water quality.

Possible impacts on local soil and groundwater quality.

Industrial facility requiring heavy lorry traffic twice a week.

The proposal represents profit before amenities.

Lack of certainty relating to the timeline for the removal of the plant.

Precedent in recent decisions by An Bord Pleanala relating to the lack of capacity

in the sewerage network.
Depreciate the value of property in the area.

The proposal contravenes the permitted Masterplan for Raynoldstown and

Development Plan zoning. The subject site was masterplanned for a school
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under ref no: 03/1754 of which there is a high demand in area. If the proposal is

permitted, this will delay the development of a school for 5-10 years.

Piecemeal development. The applicant has multiple residential planning
applications, many concurrent, which avoids the LRD system. Conditions have
not been applied to these planning applications requiring the provision of the

Neighbourhood Centre and community facilities.

The temporary nature description of the works proposed is misleading. The
Engineer’s Report states that 2030 is the earliest that the public proposed
connection could be completed which is a 5 years minimum duration of operation
for this wastewater development and likely much longer during which the
applicant’'s company could have been dissolved or no longer in operation in the
area, falling on Louth County Council or Uisce Eireann to take these works in
charge. We strongly request that this application is refused and that no more
residential units are permitted in the area until the existing Blackrock Wastewater
Treatment Plant upgrade works are complete while the Raynoldstown Creche &

Community accommodation is prioritised for delivery over any more dwellings.

Visual Impact. The proposed CAS tanks are dimensioned at 4.305m high with a
3.15m grassed berm which will not adequately screen this industrial plant from
view for many residents, including the Boulevard houses that are 3 storey and

within 68m of the proposed development.

Local experience to date with unresolved planning compliance issues such as
unforeseen water disruption events, pedestrian and cycle link through
Greengates Manor public open space to the Dublin Road not completed and no

provision of a children’s playground, creche or bus shelters provided.
Lack of public consultation and alternative location should be sought.

Concerns about the weight given to objections and whether they are fully
considered in the decision-making process.
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4.0 Planning History

¢ Planning Reference 24/60512, Permission GRANTED (10.03.2025) to

Groveview Builders for the construction of neighbourhood facilities in three number

two storey detached buildings comprising of the following:

e Building 1: A mini-market retail shop at ground floor and general practice

medical related community uses at first floor with a total floor area of c. 1328m
sq.;

e Building 2: A pharmacy and cafe at ground floor and dental practice

community related uses at first floor with a total floor area of ¢c. 780m sq.m;

e Building 3: A creche facility in two floors with a total floor area of c. 922m

sq. on previously approved creche site (Ref. No: 22966);

e The provision of a reserved site of ¢.0.024 ha for community use facilities;
and for all associated ancillary carparking, secured covered bicycle parking,
on and off site development works, ESB substation, boundary treatments and
landscaping with existing pedestrian, cycle and vehicular access via the two
previously approved access locations from the substantially completed
internal estate road (The Boulevard, constructed under Ref. No:03/1754) on

application site (redline) area of c. 1.37 ha.

This site is located to the north / northeast, west and south / southwest of the subject

appeal site.

PL15.500669 LH - 25/ Reg. Ref. 2460785 — (Lands located directly to the west of

the subject appeal lands Groveview Builders Ltd). Permission sought for

Construction of 85 houses and all associated site works. NIS received with Further

Information. Louth County Council Refused Permission (19/12/2025). Currently

under appeal No Decision to date.

Three reasons for refusal related to:

Blackrock waste water treatment plan does not have capacity and the
necessary upgrade is not scheduled to be completed until Q1 of 2030. While
an application for a temporary wastewater treatment plant to pre-treat effluent
generated from the larger Groveview development is under consideration by
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An Coimisiun Pleanala (PL15-323186) there is no decision on that appeal and

in this context the application would be premature pending that decision.

e Spot Objective E (Raynoldstown Village) in the Dundalk LAP requires the
provision of a neighbourhood centre with associated community uses and
outdoor play and recreation area within Raynoldstown Village development in
tandem with residential development and the preparation of a masterplan.
The proposed development does not comply with policy objective KDCA 5 of
the Dundalk LAP 2025 — 2031.

e Impact upon Natura Sites. Precluded from granting permission in absence of

any means to treat wastewater.

PL. 500399-LH-25 / Reg. Ref. 2460737 (Located to the northwest of the subject site)
Permission Refused (10.11.2025) for the construction of 80 no. dwellings and all

other site works. For one no. reason for refusal:

1. Development of the type proposed is dependent upon a connection to the Uisce
Eireann network to discharge wastewater into Blackrock Wastewater Treatment
Plant (WWTP). It has been confirmed by Uisce Eireann, in correspondence to the
Planning Authority dated 315t October 2025, that Blackrock WWTP does not have
the capacity to cater for the proposed development and that the necessary upgrade
of the existing WWTP facility is scheduled to be completed by Q4 of 2031. The
Planning Authority is not satisfied that the applicant has demonstrated a sufficiently
developed commitment and specific timeframe that shows that the proposed
development would have access to an effective wastewater treatment system within
the lifetime of the permission, if granted. In light of the foregoing, it is considered that
the proposed development would be premature by reference to the existing
deficiency in the capacity of existing sewerage facilities, which would set an
undesirable precedent for other similar developments in the surrounding area and
would, therefore, be contrary to the proper planning and sustainable development of

the area.

This decision is currently subject to appeal with An Coimisiun Pleanala and there is

no decision to date.
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PL15.500206 / Reg. Ref. 2460649 — (Site to the North). Permission sought for
Construction of 91 houses. A Natura Impact Statement (NIS) was submitted with this
appeal. Lands to the East of the Western Relief Road South of the Marlbog Road &
north of Wadman Park, Raynoldstown Village Haynestown , Dundalk Co. Louth.
Louth County Council Refused Permission (07/10/2025). Currently under appeal. No

Appeal Decision to date.
Three reasons for refusal related to:
e Inadequate NIS and in absence of any means to treat wastewater.

e Blackrock wastewater treatment plan does not have capacity and the

necessary upgrade is not scheduled to be completed until Q3/Q4 of 2031.

e The proposed Layout is inadequate. Contrary to DMURS. It would endanger
public safety by reason of a traffic hazard. Fencing is unsuitable to protect or
provide residential amenity to future occupants or existing occupants along
Marlbog Road.

Reg. Ref. 23/60257 - (To the north of application site). Permission GRANTED
(20.9.2023) and under construction for Permission for development to consist of 96
houses ... ... and all associated ancillary site development works, boundary
treatments, landscaping and open spaces on lands of circa 7.18Ha. (Previous
Permission 03/1754) with existing vehicular and pedestrian access from the Dublin
Road via The Boulevard, Raynoldstown Village, Haynestown, Dublin Road, Dundalk,

Co. Louth. Groveview Builders.

Reg Ref. 22/688 - (To the west of the application site — Groveview Builders
Applicant) Permission GRANTED (06.07.2023) for development on lands at
Raynoldstown Village, Haynestown. The development will consist of the construction
of 85 no. dwellings ... ... and all associated ancillary site development works,
boundary treatments and landscaping, on lands of circa 3Ha. (Previous Permission
03/1754) with access via the existing approved vehicular and pedestrian access from
the Western Relief Road to the west and the Dublin Road via the Boulevard to the

east at Raynoldstown Village”.
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5.0

Reg. Ref. 03/1754 - (P)(10 year permission 24.01.2005) dev. for construction of a
residential & mixed use (retail/comm./residential) dev. consisting of 1,450 dwligs,
comprising 779 hses., 285 apts. in 28 no. 3 storey blocks, 76 no. commercial units
comprising offices, financial institution retail units, minimarket, 1 pub & restaurant, 1
creche, 1 community facility centre, & reserved site for primary school, 5 reserved
sites for creches & the construction of the proposed distributor road to be located to
the west of the site, to be constructed from the Clermont Rd. to the Marlbog Rd. & all
associated site works with vehicular access provided by the Clermont Rd, Marlbog
Rd, Dublin Rd & proposed distributor Rd for 1 no. dormer hse from Chapel Rd.
pumping station, outfall foul and surface water sewers, landscaping, boundary
treatment, open spaces, surface & underground car parking & demolition of agri
buildings. GRANTED but not fully built out.

Policy Context

The Louth County Council Development Plan 2021 - 2027 (as varied), is the current
statutory plan for County Louth. The Core Strategy is provided in Chapter 2 and
refers to the RSES, and that Dundalk and Drogheda are designated as Regional
Growth Centres (RGCs). These are described in Table 2.4 — ‘Settlement Hierarchy
for County Louth’: ‘Regional Growth Centres are large towns with a high level of self-
sustaining employment and services that act as regional economic drivers and play a

significant role for a wide catchment area.’

As per Table 6.1 of the RSES and restated in the Development Plan under Table
5.2, Dundalk and Drogheda are designated as ‘Level 2’ — ‘Major Town Centres and

County Towns.’

The following variations to the Louth County Development Plan have been made and

are relevant:

Variation No. 1 (2022) — Updated the plan to take account of the Section 28
Guidelines ‘Housing Supply Target Methodology for Development Planning’ and the
‘Projected Housing Demand by Local Authority Area 2020-2031 — ESRI NPF
Scenario Housing Supply Target’ provided by the Department of Housing, Local

Government and Heritage in December 2020. Also updated the plan to ensure it's
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5.1.

consistency with Part V of the Planning and Development Act as amended by the
‘Affordable Housing Act, 2021°.

Variation No.2 (2024) — Updated the plan to take account of the ‘Sustainable
Residential Development and Compact Settlements Guidelines for Planning
Authorities’ published by the Department of Housing, Local Government and
Heritage in January 2024 as issued under Section 28 of the Planning and
Development Act 2000 (as amended). Section 28 of the Act provides that Planning
Authorities shall have regard to Ministerial Guidelines, and shall apply any specific
planning policy requirements (SPPRs) of the Guidelines, within the meaning of
Section 28(1C) of the Planning and Development Act 2000 (as amended), in the

performance of their functions.

Variation No.3 (2025) — Updated the plan to take account of the Dundalk Local Area

Plan, as adopted, and to ensure consistency between the Plans.

The Planning Authority have included a long list of relevant Objectives in their

planning report.
Local Area Plan

The subject site is located within the designated area of the Dundalk Local Area Plan
2025 — 2031 and which came into effect on the 17 of April 2025. The subject lands
are zoned “G1 Community Facilities” under the Dundalk Local Area Plan 2025 —
2031 and the Louth County Development Plan 2021- 2027 (as varied), which have
the objective “To provide for and protect civic, religious, community, education,
health care and social infrastructure”. Utilities such as wastewater treatment plants

are a permitted use under this zoning.
Permitted Use:

Allotments, Cemetery, Childcare Facility, Community Facility, Crematorium,
Education Facility (Primary or Second Level), Education Facility (Third Level or
Training Centre), E- Charging Facility, Health Care Centre, Healthcare Practitioner,
Hospital, Nursing Home, Park/Playgrounds, Place of Worship, Recreational/Amenity
Open Space, Recreational/Sports Facility, Recycling Facility (Civic & Amenity),
Utilities.

‘A1’ ‘Existing Residential’ zoned lands surround the ‘G1’ zoned lands.
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‘A1’ has the objective: ‘To protect and enhance the amenity and character of existing

residential communities.’

The subject lands were also identified as the location for a school and public open
space under the permitted masterplan for the area, under parent permission ref no:

03/1754, and subsequent permitted applications in the immediate vicinity.

The site is located within the Raynoldstown Village Key Development Area and is
detailed under Section 3.2.2 of the Dundalk Local Area Plan. The following sections

are noted:

‘The lands have the capacity to deliver ¢.1,250 - 1,450 units (inclusive of existing
units built and occupied). Whilst the original grant of permission on the lands was in
2005, economic circumstances curtailed development activity. Infrastructure works
completed to date include a 1km road between the Clermont Road and Marlbog

Road and a pumping station in the south-eastern corner of the lands.

Over 600 residential units have been completed to date, with permission granted /
construction ongoing on approximately 300 units (c.900 units complete/under
construction/with an extant permission). This includes Marimount to the north of
Marlbog Road, which is close to completion; Wadman Park, Green Gates Manor and

Dundoogan all of which are to the south of Marlbog Road.’

‘In order to support the creation of a sustainable community in this part of the town, a
requirement has been included in the LAP that a neighbourhood centre with
associated community uses has commenced construction prior to no more than
1,000 units in Raynoldstown Village being occupied. Planning permission shall also
be granted for a community building. This building shall be designed to ensure

flexibility as to its future use.

A Spot Objective reflecting this requirement is included on the Maps in Volume 2.

For further details see Spot Objective E in Section 3.4.2.

This Spot Objective shall be implemented through the Development Management
process, with any planning application in Raynoldstown Village required to include
details of the number of residential units complete and occupied/unoccupied and the

number of units under construction at the time the application is made.’
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5.2.

5.3.

The Spot Objective E is located to the west of the subject appeal site, outside of the

site boundary, on the relevant Dundalk Local Area Plan maps.

I note Planning Reference 24/60512, on foot of which permission was granted
(10.03.2025) to Groveview Builders for the construction of neighbourhood facilities in
three number two storey detached buildings to the immediate west of the subject

appeal site, see planning history section of this report above.
The site is located outside of Flood Zones A and B.

National/ Regional Plans/Policies

The Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy
(RSES) defines Dundalk as a Regional Growth Centre and an important settlement
on the Dublin — Belfast Economic Corridor. There is a target for the population to
reach 50,000 by 2031. Under the Section Regional Policy Objectives, the following

relevant objectives refer to the development of Dundalk:

‘RPO 4.19: A statutory Urban Area Plan (UAP) shall be prepared by Louth County
Council for the Regional Growth Centre of Dundalk in collaboration with the EMRA.
The UAP will support the development of Dundalk as an attractive, vibrant and highly
accessible Regional Centre and economic driver. The UAP will identify a functional
urban area and plan boundary for the plan area and strategic housing and
employment development areas and infrastructure investment requirements to
promote greater coordination and sequential delivery of serviced lands for

development.

RPO 4.20: Promote and enhance cross-border interactions to realise the growth
potential of Drogheda-Dundalk-Newry as an important cross-border network for

regional development.

National Guidance

The following is a list of Section 28 - Ministerial Guidelines, Manuals and Procedural
Advice Notes considered of relevance to the proposed development. Specific

policies and objectives are referenced within the assessment where appropriate.

e Project Ireland 2040 National Planning Framework.
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5.4.

Project Ireland 2040 National Development Plan 2018-2027.

Design Manual for Urban Roads and Streets (DMURS) (2013).

Sustainable Residential Development and Compact Settlements — Guidelines for
Planning Authorities (DoHLGH, 2024).

Quality Housing for Sustainable Communities (DoEHLG, 2007).

The Planning System and Flood Risk Management including the associated
Technical Appendices (DEHLG/ OPW, 2009).

Guidelines for Planning Authorities and An Bord Pleanala on carrying out
Environmental Impact Assessment, August 2018.

Delivering Homes, Sustaining Communities (2008).

Rebuilding Ireland — Action Plan for Housing and Homelessness (2016)
Framework and Principles for the Protection of the Archaeological Heritage
Department of Arts, Heritage, Gaeltacht and the Islands, 1999.

Urban Wastewater Treatment in 2024, EPA

Procedural Advice Note for Planning Authorities Developer-Led Infrastructure
(DLI) Initiative for Wastewater Services to support Housing Delivery, March 2026,
DHLG&H.

The ‘Wastewater Treatment Manual: Treatment Systems for Small Communities,

Business, Leisure Centres and Hotels (Environmental Protection Agency, 1999)

Natural Heritage Designations

Dundalk Bay pNHA (Site Code 000455) is c.1km to the south east of the subject
site.

Dundalk Bay SPA (Site Code 004026) is c.1km to the south east of the subject
site.

Dundalk Bay SAC (Site Code 000455) is c.1km to the south east of the subject
site.

Carlingford Mountain SAC (Site Code IE0000453) is 9.6 Km distant.

Stabannon & Braganstown SPA (Site Code IE0004091) is 8.3 Km distant.
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5.5.

6.0

6.1.

EIA Screening

Council Directive 85/337/EEC (as amended) on the assessment of the effects of
certain public and private projects on the environment (‘the EIA Directive’) is
designed to ensure that projects likely to have significant effects on the environment
are subject to a comprehensive assessment of their environmental effects prior to
development consent being given. The latest amendments to the EIA Directive are
provided for under Directive 2014/52/EU and Circular letter PL 1/2017. The proposed
development is a development type listed under Part 2 of Schedule 5 of the Planning
& Development Regulations (PDR) 2001 (as amended), however, it is considered a
sub-threshold development for the purposes of Schedule 7 PDR. Based on
information provided and having considered the nature, size and location of the
development, there is no real likelihood of significant effects on the environment and
as such a mandatory EIS/EIAR is not required in this instance. See Appendix 1 Pre-

Screening EIAR attached to this report.

The Appeal

Grounds of Appeal

Third Party Appeals by The Boulevard & Norhalton Residents c/o Adolfo Carvalho,
Dundoogan Residents Association c/o Jeniffer Lynch & Jiwan Jodhani are

summarised as follows:

e Do not accept that the provision of the TWWTP to serve a further 318
households constitutes orderly development, nor will it safeguard the

residential amenities of the area.

e Temporary period of 5 years is disingenuous. The entire proposal is
predicated on the Blackrock Wastewater Treatment Plant being at capacity,
with upgrades not anticipated until 2030. This inherent uncertainty directly

validates skepticism regarding the temporary nature of the WWTP.

e Condition 2. There is nothing to preclude the developer from applying for
planning permission to extend the life of the consented and executed

development.
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e Condition 3 relates to the upgrades of the Blackrock WWTS and says that if
an upgrade is completed prior to the expiration of this permission, the
developer will decommission the utilities and revert the land back. The
upgrade of the Blackrock WWTS should be fast tracked and not rely on a
temporary solution. An Bord Pleanala have consistently refused

developments of this nature.

o Kill, Co. Kildare (ABP-300558-18) SID Application was refused
because of an “existing deficiency in the provision of adequate sewage
infrastructure serving the subject site”, deeming the development
“premature pending the carrying out and completion of necessary
upgrade works”. This president directly mirrors the situation in

Raynoldstown village .

o Midleton WWTP, Co. Cork (ABP-316399-23) A Planning application
was refused due to a lack of wastewater treatment capacity in
Middleton wastewater treatment plant and lack of certainty around the
delivery of a pump station and rising main. Uisce Eireann’s own
capacity register indicated the Middleton plant had a ‘Red’ capacity
level, signifying no spare capacity and refusal emphasized the planning

guidelines require existing capacity not merely future plans.

o PL15.318894 Old Golf Links Road, Haggardstown, Dundalk, Co.
Louth, Permission Refused 03/07/2025 for construction of 37
residential units due to lack of adequate capacity at Blackrock
Wastewater Treatment Plant to accept wastewater from the facility it is
considered that the proposed development would not be in accordance
with Objective 1U6 of the Louth County Development Plan 2021-2027
and Objective INF4 of the Dundalk Local Area Plan 2025-2029 which
require that all new developments connect to the public supply where
public water and wastewater infrastructure is available or likely to be

available and which has sufficient capacity.

o Clonshaugh WWTP, Dublin: Planning permission for the Greater
Dublin Drainage Project - Intended to supplement the overcapacity

Ringsend wastewater treatment plant was quashed by the High Court
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due to An Bord Pleanala’s failure to comply with the mandatory
wastewater discharge regulations. The Board did not consult the
Environmental Protection Agency as required specifically failing to seek
EPA observations on the impact of wastewater discharges. The High
Court ruled that this omission rendered the assessment legally flawed
and without EPA input the Board couldn't fully assess environmental

effects.

Inadequate decommissioning plan and financial provision. €40,000 is wholly
inadequate. Concern of reputable and competent supplier, installer and

management of the facility.

e Condition 14 states that the development shall be operated to ensure that
there will be no emissions or malodours. It is well known that both odour and
noise are very difficult to enforce from a planning perspective. Odour

complaints account for 40% of all complaints made to the EPA in 2017.

e Local Concern (Point Road, Dundalk): The proposed supplier and
management company, EPS, manages the plant at Point Rd. in Dundalk,
which according to residents’ submissions is experiencing ongoing issues with

capacity and foul odors and is the subject of many public complaints.

e This direct local example directly undermines confidence in the proposed

operator's ability to prevent similar problems at the Raynoldstown site.

e Traffic and noise. Concern that large sewerage tankers will access the site at
least 2-6 times a week. Large sewerage tankers accessing the site at least 2
— 6 times a week through an established high density residential development
with DMURS road layout with tight radii and children playing is unsafe,

unsightly and a high risk of malodour.

e EIAR and NIS deficiencies. The site is 1km from Dundalk Bay SPA/SAC. It is
questionable as to whether the AA conclusion is correct- there is a stream
approximately 135m away with a direct connection to Dundalk Bay SAC and
SPA c. 1 Km away.
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e Negative impact on the residential amenities of Wadman Park residents. By
reason of noise, odour, disruption and stress. The separation distances

between the proposed development and existing houses is inadequate.

e Sale of houses in The Boulevard and Wadman Park with false information
and promise of a school and community area, as per the Masterplan,

unjustified.

e Concern for impact to houses no. 50 & 52 The Boulevard, which are the
closest with only 61 and 62 meters separation from the proposed
development. Also house no. 46 to the west is only 52m distant to the house

private boundary and rear garden.

e The EPA guidelines for distances from treatment systems sites 50 meters as

the minimum distance, in this case ¢.600 number existing houses adjacent.

e The proximity to residential amenity is too close for comfort in a built up

residential estate.

¢ Raynoldstown Creche and community development should be priortised

before any more dwellings are permitted.

e Concern standard operating controls which would be provided for during
construction are mitigation measures and therefore works cannot be screened
out for AA purposes and the decision is invalid. No consideration of in-

combination effects.

¢ No requirement for a Waste Management Plan in the conditions. Insufficient

details on decommissioning.

e Flood Risk Assessment is of concern. No reference is made to the Louth

Flood Relief Scheme.

e Direct conflict with the statutory planning and loss of vital community and
green space. The applicant’s failure to offer or adequately explore alternative
sites on adjacent industrially zoned land is a significant concern. There are
large tracks of land in the area which could accommodate the proposed

development.
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e Should this application be permitted the prospect of a school being provided
in this location is unlikely. Concern of EPA Guidelines for distance from
treatment systems, which sites 50m as the minimum distance in this case,

could be achieved.

¢ No-one should be expected to live play or work adjacent to an industrial plant

area with tanks full of raw sewage.

e The attempt by the applicant to define a large industrial foul treatment plant as

a community facility is highly tenuous.
e No consideration by LCC Planners Report of the LAP.

e Consultee Consultation. There should have been better consultation with the

prescribed bodies An Taisce, Inland Fisheries and EPA.

e Visual Impact. The proposed development by reason of its size and scale will

have a negative impact on the visual amenities of the area.

e Concern the applicant is not the legal owner. Application, landowners and

signature omissions. Application form not signed.
e Enclosed with the Appeal
o Acknowledgement of submissions to the PA

o Planning Submission by Jennifer Lynch on behalf of Dundoogan
Residents Association, dated 14/03/2025, containing the Raynoldstown

signatures
o Folio LH3154

o Louth County Council decision.

6.2. Applicant Response
e Response by MJC Planning and Development Ltd. Town Planning and
Development Consultants, is summarized as follows:
e Groveview builders Ltd is primarily a residential development company.

e |t has constructed some 4500 family homes in Ireland and the UK since its
establishment in 1981.
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e The subject site forms part of the 57 hectare land holding in the
Haggardstown and Haynestown townlands of the Dublin Rd. suburban area of
Dundalk - bounded by the western infrastructure route (WIR) to the West, and
the Chapel, Claremont and Dublin roads to the north, south and east that was
the benefit of a grant of planning permission in 2005 (reference number
03/1754) for construction of 1,450 residential units, alongside commercial and
community facilities, creches, four major parklands and a reserved site for a
national school, after an associated master plan was agreed for its overall

development.

e This application seeks permission for the construction of a temporary foul
sewer pumping station and a temporary wastewater treatment plant, to
pretreat wastewater prior to discharging to the public sewer along with the
temporary access road via the existing approved (Reg. Ref. 03/1754)
vehicular access from the WIR, and all associated site works at Raynoldstown

village, Haynestown, Dublin Rd. Dundalk.

e The plantis to be placed on a 0.31 hectare section of undeveloped open
lands in the western part of the village which is zoned Gl: Community facilities
in the Louth County Development Plan (2021 — 2027).

o Uisce Eireann (UE) have indicated that upgrade works are required to
increase the capacity of the existing Blackrock wastewater treatment plant,
currently a project on their investment plan, which will provide the necessary
upgrading capacity scheduled to be completed by 01 2030 and that the

proposed connection could be undertaken thereafter.

e UE have indicated that domestic treated effluent, meeting stated biological
oxygen demand (BOD) and total suspended solids (TSS) discharge limits, will

be accepted into the UE network.

e There are a number of small housing developments / applications which
require pre-treatment and consequently a TWWTP system is needed. The
intention is to ‘borrow’ temporarily, the foul drainage capacity of the 62 house
Wadman Park development and transfer such to serve the planned 39 units
that have been permitted. Subject to satisfactory drainage arrangements, on
lands at the eastern frontage of Raynoldstown Village. There will remain
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sufficient capacity after that to allow the neighborhood facilities centre to also

avail of a direct connection with the public system.

e The temporary WWTP is designed to allow the servicing, for as long as it is

needed, of 358 houses.

e The recently permitted neighborhood center (2460512) is subject to the

provision of satisfactory foul drainage arrangements.

e The recently revised national planning framework plan brought forward details
for €112 billion spend during the period 2026 to 2030 of which €2.5 billion has

been allocated UE.

e The legal precedent cases set out by the appellant’s, which lists applications
for residential units refused by ABP / ACP, deemed premature due to
inadequate infrastructure, are not the same as the proposed scheme, neither
in scale or direct use of untreated drainage to the TWWTP, and therefore do

not set a precedent in the assessment of the proposal to hand.

e Itis acknowledged that the subject planning proposal seeks to place a
wastewater treatment plant for a temporary period, only, on a section of the
zoned community facilities area. The proposed pumping station and TWWTS
are considered to be a utility, which is a permitted use within the Gl zone. The
development can be viewed as one which supports and serves the receiving

community.

e The PA have accepted that the use of the subject site for the proposed
temporary WWTP site would be in harmony with its GI community facilities

zoning of the County Louth Development Plan 2021 — 2027.

e UE’s commitment to the proposal is noted. The TWWTP would be installed in
three phases. The effluent exiting the treatment system will be monitored, to

ensure that it meets UE’s requirements prior to entering its network.

¢ CFRAMS mapping of the subject site, indicates that it is not vulnerable to
flooding.

¢ A further information request sought details in relation to surface water

drainage, vehicular traffic and access, landscaping, boundary treatments,
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ordor control, emergency overflow, arrangements and the relationship with the
site reserved for the provision of a National School. All matters were

addressed to the satisfaction of the planning authority.

e The TWWTP and any perspective 8 — 16 classroom primary school can be

accommodated on the 1.3 ha in area site, zoned Gl.

e The access to the subject site is across a footpath and a short section of
public open space, as per the masterplan, which is not yet in place. The
residential construction strategy envisaged by Groveview builders, is to
continue to build out the 65 and 96 unit schemes (22/688 and 23/60257
respectively) and thereafter the 18 (24/60331) and 21 (24/60496) houses at
the Dublin Rd. frontage, then the 91 (24/60649), thereafter the 80 (24/60785
and then the 40 (permission to be sought) dwellings. Last to be built will be

the 85 units (2460785) which will include the footpath and green space.

e |tis considered it will be c. 6 years minimum after the 65 and 96 schemes are
nearing occupation before this footpath and open space strip are likely in
place, by which time the Blackrock WWTP will have been upgraded and the

temporary WWTP will have been removed.

e The planning authority are responsible for consultee consultation and all
consultation was carried out in accordance with Article 28 of the Planning and

Development Regulations, 2001, as amended.

¢ No alternative sites were considered by the applicant. The applicant is not in
possession of any other land in Dundalk or its surroundings. The applicant
seeks permission for the proposed temporary WWTP on its own land, as it is
within the applicants control and it will benefit additional houses and
commercial and community facilities also within the applicants control and

ownership, serving the village.

e The detailed landscaping plan submitted indicates that a 3M high 5.3m wide
berm will be wrapped around the temporary WWTP. There will be no view of

the plant structures from outside the site.

e The wastewater treatment plant is located further than the required 50 meters

distance from any house.
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Groveview Builders Ltd. and Clerking Property Company Ltd. are subsidiary
companies of the Canon Kirk Group. As one and the same, therefore, the

consent of the owner is not required as it is already given.

As the application was made in electronic form there is no requirement for a

signature on the application itself.

Government policy to support and increase accelerated housing supply, to
achieve 83,000 units per year to 2034, is noted. Raynoldstown village could
provide an additional 335 dwellings along with neighborhood centre facilities,

but only if the temporary wastewater treatment plant is granted.

Response by DCE IRL, is summarized as follows (I do not intend to repeat

points here already addressed above):

UE has confirmed by pre connection inquiries that wastewater connections for
future developments at the site can be catered for. Extract from recent PCE
at the site of 21 units at Raynoldstown (24/005716) (refer to appendix A

Conformation of Feasibility (COF)) attached to the response, which states:

“Feasible subject to upgrades. Upgrade works are required to increase the
capacity of the existing Blackrock WTP. UE currently has a project on our
current investment plan which will provide the necessary upgrade and
capacity. This upgrade project is scheduled to be completed by Q1 2030 (this
may be subject to change) and the proposed connection could be completed
as soon as possibly practicable after these works. Prior to this domestic
treated effluent meeting discharge limits of biological oxygen demand (BOD)
25 milligrams / liter and total suspended solids (TSS) 35 milligrams / litre, it
will be accepted into the UE network. You are advised that you would be
required to seek planning permission and any and all other necessary
approvals, provide, operate and maintain any private on-site wastewater
treatment plant at your own risk and that the treatment works will not be taken
in charge by UE. The operation of such treatment works by you shall continue
until such time as the proposed upgrade of the existing wastewater treatment
plant by UE, as above, is completed and commissioned. The design of the

private on site wastewater treatment plant should also include for the
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decommissioning and bypassing of the plant once the proposed upgrade of
the existing wastewater treatment plant is commissioned. Decommissioning
and bypassing your private on-site wastewater treatment plant will be your
responsibility and at your cost. Treated affluent failing to meet the above

requirements will not be accepted into the UE network.”

¢ UE has confirmed that the permanent upgrade of the Black Rock WWTP is
programmed with delivery targeted for Q1 2030 while the exact date may be
subject to change due to planning, procurement, or funding processes, the
upgrade forms part of UE’s National Investment Plan. The TWWTP does not
replace this upgrade, but instead bridges the gap to avoid stagnation in

development and a reduction of much needed housing in the area.

e Concerns about inflation and cost escalation are speculative. UE’s capital
programs are well funded and the costs are modest in the context of

facilitating much needed housing in the area.

e The application explicitly states that the TWWTP is temporary, limited to five
years. This is also subject to Condition (2) by the PA in their decision to

grant planning permission.

e The applicant accepts Condition 3 in full, which, relates to upgrades to the
Blackrock WWTP and requires that ‘if an upgrade is completed prior to the
expiration of this permission, the developer shall decommission the utilities
and structures granted under Reg. Ref. 25/60063.

e The TWWTP addresses a clear and short-term infrastructure gap. Without it,
there will be no further development on the site from a housing perspective, or
the community facilities granted under planning permission Reg.
Ref.24/40512.

o Without the TWWTP there will be no creche or community development
permitted.

e Temporary wastewater treatment plants are a recognized planning tool.

e Modern above-ground temporary plants are designed to meet the highest
standards these units are highly efficient, modular, and fully removable once

permanent infrastructure is in place.

ACP.323186-25 Inspector’s Report Page 33 of 93



e The claim that they are “not environmentally neutral” overlooks the fact that
discharges cannot legally occur unless in accordance with a valid connection
offer from UE, ensuring protection of receiving Blackrock treatment plant and

residential amenity.

e ltis incorrect to suggest the condition 5 is unacceptable or that insufficient
information has been provided. The decommissioning and reinstatement plan
must be formally agreed with the local authority before works can commence
and compliance is legally enforceable under the Planning and Development
Act 2000.

e The €40,000 bond required under condition 7 has been deemed appropriate
by Louth County Council. The applicant will be legally bound under both
planning and any future UE connection offer to fully decommission and
reinstate the site. Failure to do so would give rise to enforcement action. The

bond is an additional safeguard not the sole mechanism of accountability.

e Condition 14 is enforceable, which requires strict order and noise controls with
ongoing monitoring. Unlike older facilities, the proposed plant uses modern

enclosed systems and filtration designed to prevent nuisance.

e While odor is a legitimate concern, the risks outlined are overstated. Modern
biofiltration systems, including the proposed Monashell unit, are specifically
engineered with safeguards against the very issues cited (e.g., monitoring of
pH, temperature, and air flow; automated alarms, and regular maintenance
protocols). Failures are not inherent but rather reflective of poor operation,

which is preventable.

e Properly managed, these systems consistently achieve high order removal

efficiency and are widely used internationally in sensitive environments.

e The applicant will have a reputable company engaged to operate the TWW
TP. It is proposed that EPS Water or similar company will manage the facility.
They have 25 years experience in asset management and manage over 330
water and wastewater treatment plants and pumping stations. The company
will be available for service and repair at 24 hours a day, seven days a week,
365 days a year.
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¢ The traffic movements associated with the operational phase of the
development will be negligible in the context of the construction traffic in the
vicinity of the site or the operational traffic associated with the residential

development.

e As part of the proposed temporary wastewater treatment solution, an

emergency overflow tank will be installed at the pumping station.

e This tank is designed to provide 24 hour storage capacity in the event of a
pumping station outage, with a proposed volume of 22 m3. The pumping
station is configured to forward feed the temporary wastewater treatment

plant.

e The design of the wastewater treatment plant includes the provision of
Overground precast sludge holding tank(s), capable of storing up to 20
days’ worth of sludge at 2% dry solids concentration. A dedicated
supernatant pump will return separated liquid to the inlet sump,

maintaining hydraulic balance within the system.

e To support operational reliability a GSM-based dial-out alarm and
monitoring system will be installed, providing real-time alerts and enabling
remote supervision. Furthermore, a full-time operation and maintenance
(O&M) contract will be implemented at the plant installer to ensure the
system operates efficiently and remains compliant with all relevant UE and

Louth County Council standards.

e A CEMP will be submitted as a compliance document which is a standard and
well-established planning practice. Prior to commencement conditions are
utilized by Local Authorities and ACP and are fully consistent with standard

planning practices.

e The wastewater network within Wadman Estate is a UE asset and any works
to it has to be managed by UE and this will be the case where planning
permission is granted. Wadman will not experience any inconvenience by the

proposed ‘switchover’, and their service supply will not be interrupted.

e Based on the information on flood maps.ie at the time of the application, the

site is not at risk from flooding.
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6.3. Planning Authority Response

Response dated 25/08/2025 is summarised as follows:

It is acknowledged that the provision of the temporary pump station and
WWTP is not standard practice, it has been conditioned that the permission
granted is for a 5-year period and that after such time all structures shall be

removed from site.

The permission for the TWWTP is on a temporary basis will facilitate the
construction and occupation of some 317 housing units, a creche and

neighbourhood centre.

The applicant has also indicated if a proposal for a school on the lands zoned
Community Facilities progresses permission will be given for the school to

connect to the temporary treatment plant.

Funding is in place for the upgrade works required at the Blackrock
Wastewater Treatment Plant and that Uisce Eireann supports the provision of

the temporary plant and pumping station on this basis.

The PA are satisfied that the conditions pertaining to decommissioning and
the bond are adequate to ensure the satisfactory removal of the plant and

pumping station, and any required site remediation works.

The PA are satisfied that this proposal will not impact on the development of a
school on the adjoining lands immediately to the east and that both

developments can be accommodated if required.

Furthermore, it is considered that the provision of and amenity of the public

open space at this location will not be compromised.

It has been conditioned (no.4) that upon completion of the temporary plant
and pumping station, a completion certificate shall be submitted by a suitably
qualified professional with professional indemnity insurance confirming that
the works have been constructed to the required standard as set out in the
‘Code of Practice Wastewater Infrastructure’, Clause 3.6 (Document Number:
IW-CDS-5030-03 issued by Irish Water’ or any updates of same and that it

shall be managed and operated by a suitably qualified professional. Prior to

ACP.323186-25 Inspector’s Report Page 36 of 93



the development becoming operational, details of the persons/company
responsible for the operation and maintenance of the facility, together with
their qualifications and professional indemnity insurance shall be submitted for
the written agreement of the Planning Authority. This provision coupled with
the separation distances to existing dwellings is considered adequate to

ensure that residential amenities are protected from odours or emissions.

e The PA is satisfied that the provision of 3m high grass berms and the

landscaping proposed will help assimilate the proposal into the landscape.

e The PA have assessed the expected volume and type of vehicular traffic and
are satisfied that it is of a minor nature which will not negatively impact on

traffic safety in the area or significantly impact on residential amenities.

e The PA are satisfied that the proposed development, is sub-threshold
development for the purposes of Schedule 7 PDR. Based on information
provided and having considered the nature, size and location of the
development, there is no real likelihood of significant effects on the
environment and as such a mandatory EIS/EIAR is not required in this

instance.

e Matters relating to AA and European sites in the area have been fully

assessed in the planning reports on file.

e |ssues relating to emergency overflow arrangements from the foul sewer
pumping station and the wastewater treatment plant and SUDS were

resolved.

e The PA are satisfied that the application as submitted complied with all
requirements of the Planning and Development Regulations 2001 (as

amended).

e Recommends Permission i