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1.0 Introduction

This Environmental Impact Assessment (EIAR) has been prepared on behalf of Tesco Ireland Limited
for submission with planning application for permission in respect of the proposed mixed retail
development on townlands of Townparks and Tullymongan Lower to the east of the Main Street at Cock

Hill, Cavan town, Co. Cavan.

This Chapter was prepared Robert McLoughlin, Brendan Boyle and Rachel Lawler of RMLA Limited,
Planning Consultants. Robert McLoughlin holds a Bachelor of Agricultural Science (Landscape
Horticulture) from University College Dublin (UCD) and a Master of Urban and Regional Planning also
from UCD. Robert is a Corporate Member of the Irish Planning Institute and has 18 years postgraduate

experience in the preparation of EIAR for residential, retail, commercial and healthcare developments.

Brendan holds a Bachelor of Science Degree in Environmental Planning from Queen's University
Belfast (QUB) and a Postgraduate Diploma in Town and Country Planning, also from QUB. Brendan
has a Postgraduate Diploma in Environmental Management with Geographic Information Systems from
Ulster University and has over 14 years postgraduate experience in planning and development.
Brendan is a Member of the Irish Planning Institute. Rachel Lawler holds a Bachelor of Arts Degree in
Geography and Psychology from University of Galway and a Master of Urban and Regional Planning
from UCD. Rachel is a graduate member of the Irish Planning Institute and has 2 years experience in

planning and development.

1.1 Purpose of the EIAR

The EIAR identifies the potential enviornmental effects, both postive and negative, that are predicated
to arise due to the proposed development and outlines measures to address there where requird. It is
a methodical and detailed evalution of the envirnoment within which the development is proposed. The
EIAR provides the competent authority with the necessary information to enable an Environmental
Impact Assessment to be carried out which shall identify, describe and asses in an approaite manner,
the effects of the proposed development on the environment.

The undertaking of an Enviornmental Impact Assessment is prescribed by the requirements codified by
Directive 2014/52/EU. For the purposes of this application for permission, the relevant requirement of
the EIA Directives are implemented into Irish law through the provisions of Part X of the Planning and
Development Act 2000 (as amended)(hereafter ‘the 2000 Act’) and the regulations made thereunder.

1.2 Overview of the Proposed Development

The subject site is located on townlands of Townparks and Tullymongan Lower to the east of the Main
Street at Cock Hill, Cavan town. The subject site is approximately c. 4.126 hectares in area. The subject
site has the potential to accommodate a sustainable expansion of the town centre area through the
provision of a mixed retail development while facilitating the use of a key brownfield site in Cavan Town.
It is considered that the appropriate development of this area could significantly enhance the profile of

Cavan Town, generate employment and attract people to the town.
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The development will consist of the construction of a single storey retail unit of c. 5,197 sq.m gross floor
area (c. 2,194 sq.m convenience net sales area and c. 957 sq.m comparison net sales area) including
a licensed alcohol sales area and service yard; a drive thru café unit (c.174 sq.m gross floor area) with
external seating and 5 no. car parking spaces and 2 no. set down bay areas; a petrol filling station
including car wash/jet wash (c. 89 sq.m), a forecourt canopy (covers c. 255 sq.m. and 4.8m in height);
signage including elevational and 2 no. totem signs; 297 no. car parking spaces and 120 no. cycle
parking spaces; a "Click and Collect" facility; Grocery Home Shopping delivery vehicle docking area;
access points from Cock Hill Road; pedestrian linkages with the Town Centre by way of the provision
of a sloped pedestrian walkway and steps on the western boundary of the site with 4 no. pedestrian
crossings on Cock Hill Road and; all ancillary site development works, landscaping, fencing, enabling

works and site services.

Please refer to Chapter 2 for the full description of development.
1.3 Legislative Context

1.3.1 European Legislative Context

The Environmental Impact Assessment Directive (Directive 2011/92/EU, amended by Directive
2014/52/EU, hereafter the ‘EIA Directive’) requires that, before development consent is given, projects
likely to have effects on the environment by virtue of their nature, size or location are made subject to
a requirement for development consent and an assessment of their effects on the environment. This is
referred to as an ‘Environmental Impact Assessment’ (EIA). Where an EIA is required, the developer
must prepare an EIAR, and the EIA Directive sets out minimum information which the EIAR must

include.

The Department has prepared the August 2018 ‘Guidelines for Planning Authorities and An Bord
Pleanala on carrying out Environmental Impact Assessment’ to provide practical guidance on
procedural issues and the EIA process arising from the requirements of Directive 2014/52/EU and to
assist with the achievement of a consistency of approach in the implementation of the Directive. The
Guidelines replace Guidelines for Planning Authorities and An Bord Pleanala on carrying out
environmental impact assessment issued by the Department of the Environment, Community and Local
Government in March 2013.

EIA practice has evolved substantially since the introduction of the EIA Directive in 1985. Practice
continues to evolve and takes into account the growing body of experience in carrying out EIARs in the
development sector. Table 1.1 sets out the relevant key EIA Guidance which has been consulted in
the preparation of this EIAR document. In addition, the individual chapters of this EIAR should be

referred to for further information on the documents consulted by each individual consultant.
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Table 1.1 EIA Guidelines Consulted as Part of the Preparation of this EIAR

Guidelines for Planning Authorities and An Bord Pleanala on carrying out Environmental Impact Assessment
(Department of Housing, Planning, Community and Local Government 2018)

Guidelines on the Information to be contained in Environmental Impact Assessment Reports (EPA 2022
Transposition of 2014 EIA Directive (2014/52/EU) in the Land Use Planning and EPA Licensing Systems

Issues Consultation Paper (Department of Housing, Planning, Community and Local Government 2017)

Circular letter PL 1/2017 -Advice on Administrative Provisions in Advance of Transposition (Department of
Housing, Planning, Community and Local Government 2017)

European Union
Environmental Impact Assessment of Projects: Guidance on the preparation of the Environmental Impact

Assessment Report (European Commission 2017)

Environmental Impact Assessment of Projects — Guidance on Screening (European Commission 2017)

Environmental Impact Assessment of Projects — Guidance on Scoping (European Commission 2017)

Guidelines for the Assessment of Indirect and Cumulative Impacts as well as Impact Interactions (European
Commission 1999)

The Guidelines for Planning Authorities and An Bord Pleanala on carrying out Environmental Impact
Assessment published by the Department of Housing, Planning and Local Government in
2018provide practical guidance to planning authorities, An Bord Pleanala, and other relevant
stakeholders, on procedural issues and the EIA process, and outline the key changes introduced by
Directive 2014/52/EU. The key issues consultation paper published by the Department also provides
useful guidance. The Environmental Protection Agency (EPA)Guidelines published in 2022 have been
prepared to help practitioners interpret the amended EIA Directive and take account of the transposition
of the amending EIA Directive (2014/52/EU).

1.3.2 Irish Legislative Context

The adoption of the 2000 Act consolidated the previous Planning Acts and the existing Environmental
Impact Assessment Regulations at that time. The Planning and Development Regulations, 2001 (as
amended, hereafter ‘the 2001 Regulations’) provide for the implementation of the 2000 Act as well as
incorporating and updating the Local Government (Planning and Development Regulations) 1994 —
2001, and Regulations made to date under the Act itself. The 2001 Regulations outlines the classes of
projects subject to Environmental Impact Assessment and the statutory format and content for an EIAR.
Schedule 5 of the 2001 Regulations set out a wide range of development categories with associated
thresholds for which an EIA is required, while schedule 6 outlines the information to be contained in an
EIAR. Schedule 7 outlines the criteria for determining whether a development would or would not be

likely to have significant effects on the environment.

The proposed development falls into the category of Infrastructure Projects, described in Paragraph
10 (b)(iv) (Part 2) of Schedule 5 includes:
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“Urban development which would involve an area greater than 2 hectares in the case of a
business district, 10 hectares in the case of other parts of a built-up area and 20 hectares

elsewhere.”

In this schedule, a business district is defined as:

»

“a district within a city or town in which the predominant land use is retail or commercial use.

The proposed development includes an area of ¢.4.126 ha which exceeds the aforementioned

threshold and, therefore, an EIA is required.

The EIAR Chapters have been prepared following best practice described in the abovementioned
documents from the EPA. In this regard, the content of this EIAR confirms to the current relevant

Environmental Impact Assessment requirements.

1.4 Objectives of Environmental Impact Assessment

Environmental Impact Assessment (EIA) is a process for anticipating the effects on the environment
caused by a development. EIA is a process, involving inter alia; statutory consultations; examination of
information in the EIAR; the reasoned conclusion of the competent authority on the significant effects
(if any) on the environment, taking into account the examination referred to; and the integration of the

reasoned conclusions into decision on the proposed development.

The aim of the approach is to identify and predict any effect of significance for a given proposed
development; to describe the means and extent by which they can be reduced or ameliorated; to
interpret and communicate information about the potential effects; and to provide an input into the
decision-making and planning processes. Where effects are identified that are unacceptable, these can

then be avoided or reduced during the deign process.

As described above, the EPA provides guidance on the information to be contained in an EIAR and
advice notes on its preparation. Specifically, the environmental areas that may be effects by the
proposed development are Population and Human Health; Traffic and Transport; Land, Soils, Geology
and Hydrogeology; Hydrology; Biodiversity; Waste Management; Noise and Vibration; Air Quality and
Climate; Micro Climate (Wind/Daylight/Sunlight); Landscape and Visual Impact Assessment;

Archaeological and Architectural Heritage; Material Assets — Site Services and Risk Management.

This EIAR addresses potential environmental effects of the proposed development under these

headings and having regard to a scoping exercise that was conducted as outlined below.
1.5 Informal Scoping

Scoping is an early stage in the EIA process and the purpose of scoping is to identify what information
should be contained in an EIAR and what methods should be used to gather and assess that
information. It should provide focus for the EIAR and ensure that all relevant issues are identified and
addressed in the EIAR.
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An informal scoping exercise was conducted to establish the parameters of the issues to be addressed
in the EIAR. Existing activities on site were examined and assessed, as were other comparable
development and EIARs prepared for similar schemes. The informal scoping of the EIAR also had

regard to the following:

* Guidelines published by the European Union and Irish Institutes;

* The policy requirements of Cavan County Council as set out in the Cavan County
Development Plan, incorporating a Local Area Plan for Cavan Town, 2022-2028;

* The existing environment, including any vulnerable or sensitive features, including ecological
features and items of archaeological significance;

* The location, scale and nature of the proposed development;

» The likely significant impacts of the proposal on the environment; and

* Mitigation measures for reducing or eliminating any potential undesirable impacts.

The EIAR covers both the construction and operation periods for the proposed development. It is
anticipated that the construction period for the development will take c. 12 months. The scope of the
operation phase is extended beyond the opening date to ensure account is taken for the longer-term

nature of some impacts.

1.6 Format of this EIAR and EIAR Methodology

Environmental Impact Assessment is a systematic integrated evaluation of both direct and indirect
potential effects of a project on the natural environment, on beneficial uses of the environment, including

man-made structures, amenities and facilities, and the socio-cultural environment.
This EIAR comprises 3 no. documents as follows:

¢ Volume | - Non-Technical Summary
* Volume Il - Environmental Impact Assessment Report

* Volume lll - Environmental Impact Assessment Report Appendices

This EIAR comprises the presentation of an extensive range of information and analysis from the EIAR
Team. The content of this EIAR is split into the following Chapters:

¢ Chapter 1 - Introduction

* Chapter 2 - Description of Proposed Development

* Chapter 3 — Planning and Development Context

* Chapter 4 - Examination of Alternatives

* Chapter 5 - Population and Human Health

* Chapter 6 -Traffic and Transport

* Chapter 7 - Land and Soils —Geology & Hydrogeology
¢ Chapter 8 - Hydrology

* Chapter 9 - Biodiversity

* Chapter 10 - Waste Management
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Chapter 11 — Noise and Vibration
Chapter 12 — Air Quality and Climate
Chapter 13 — Micro Climate

Chapter 14 — Landscape Visual Impact Assessment

Chapter 15 — Archaeological and Architectural Heritage

Chapter 16 — Material Assets — Site Services

Chapter 17 — Risk Management

Chapter 18 — Interactions and Potential Cumulative Impacts

Each competent expert has prepared their relevant chapters which are primarily set out in the following

format:

Introduction

Consultation

Legislation, Policy and Guidance

Receiving Environment

Characteristics of the Proposed Development
Predicated Effects of the Proposed Development
Mitigation Measures

Monitoring

Residual Effects

Reinstatement

Interactions and Potential Cumulative Effects

Additionally, the EIAR identifies measures where necessary to avoid, reduce and, if possible, offset any

significant impacts on the environment arising from the proposed development. This EIAR addresses

the potential environmental impacts of the proposed development under the above headings.

1.7 Consultation

In relation to the Environmental Impact Assessment process, the consultation undertaken has included:

Early consultation to inform and help define the scope of the EIAR in terms of what needed

to be examined, including consultation with Cavan County Council.

Consultation during the process to identify any emerging issues, to clarify any concerns and

to ensure that all such issues were considered.

Pre-application planning meetings with Cavan County Council 6" August 2020, 13" October

2020, 30* September 2021 and 8" November 2022.

Further details regarding consultation are set out within each EIAR Chapter as appropriate.
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1.8 The EIAR Team

This EIAR has been compiled by RMLA Limited with input from an experienced team of consultants.
Details of each consultant are outlined in Table 1.5, while their expertise will also be included at the
start of each relevant Chapter. Each consultant is appropriately qualified and competent in accordance
with Article 5(3)(a) of the Directive and Section 172(1B) of the 2000 Act (as amended, hereafter ‘the
2000 Act’).

1.9 Describing the Effects

This EIAR follows the guidance set out in the Environmental Protection Agency’s (EPA) Guidelines on
the information to be contained in Environmental Impact Assessment Reports (2022) in relation to
describing accurately the full range of likely significant effects. Figure 1.1is taken from the EPA’s EIAR

Guidelines (2022) and provides a classification of significance of effects (or impacts).

The EPA Guidelines (2022) outlines that the probability of effects can be described as likely or unlikely
and the duration of effects can range from momentary, brief, temporary, short-term, medium-term, long-
term, permanent, reversible while the frequency describes how often the effects will occur (see Table
1.2). The quality of effects can be described as positive, neutral, or negative/adverse with varying

degrees of significance (see Table 1.3) with the type of effects illustrated at Table 1.4.
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Figure 1.1 Comparing the character of the predicated effect to the sensitivity of the receiving environment .
to determine the significance of the effect (EPA Guidelines, 2022)

Existing Environment
Significance / Sensivity

High

Significant

Significant

Medium |

Descriptpion of Effect

Character / Magnitude / Duration / Probability / Consequences

Negligible

Source: EPA Guidelines 2022
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Table 1.2 Probability and Duration of Effects
Quality of Effects Positive Effects
It & important to inform the non- A change which improves the quality of the environment
specialist reader whether an effect is | (for example, by increasing species diversity, or improving
positive, negative or neutral. the reproductive capacity of an ecosystem, or by remaving
NUAGANCes Of IMproving amenities).
Neutral Effects
No effects or effects that are imperceptible, within normal
bounds of variation or within the margin of forecasting efror.
Negative/Adverse Effects
A change which reduces the quality of the environment
{for example, lessening species diversity or diminishing the
reproductive capacity of an ecosystem, or damaging health or
praperty or by causing nuisance).
Describing the Significance of Imperceptible
Effects An effect capable of measurement but without significant
‘Significance’ is a concept that can CONSEqUEnCcEs.
have different meanings for different
topics — in the absence of specfic Wt Sigiiicmmt
definitions for different topics the An effect which causes noticeable changes in the character of
following definitions may be useful the environment but without ssgnificant consequences.
(akso see Determining Significance). Slight Effects
An effect which causes noticeable changes in the character of
the emvironment without affecting its sensitivities.
Moderate Effects
An effect that ahters the character of the environment in a
manner that is consistent with existing and emerging baseline
trends.
Significant Effects
An effect which, by its character, magnitude, duration or
ntensity, alters a sensitive aspect of the emaronment.
Very Significant
An effect which, by its character, magnitude, duration or
intensity, significantly alters most of a sensitive aspect of the
environment.
Profound Effects
An effect which obliterates sensitive characteristics.
Describing the Extent and Extent
Context of Effects Describe the size of the area, the number of sites and the
Context can affect the perception proportion of a population affected by an effect.
of significance. It is important to :
establsh if the effect is unigue or, ;
perhaps, commonly or increasingly Describe whether the extent, duration or frequency will conform
experienced. of contrast with established (baseling) conditions (is it the
ugoest, longest sffect ever?)
Source: EPA Guidelines 2022
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Table 1.3 Probability and Duration of Effects .
Describing the Probability of Likely Effects
Effects The effects that can reasonably be expected to occur because
Descriptions of effects should of the planned project if all mitigation measures are properly
establish how likely it is that the implemented.
predicted effects will occur so that Unlikely EFf

the CA can take a view of the
balance of risk over advantage when | The effects that can reasonably be expected not to occur

making a decsion. because of the planned project if all mitigation measures are
properly implemented.

Describing the Duration and Momentary Effects

Frequency of Effects Effects lasting from seconds to minutes.

‘Duration’ & a cancept that can have Effect

different meanings for different Mot

topics — in the absence of specific Effects lasting less than a day.
;ldefinit?ons d:ofr different topics the Temporary Effects
il Senriors: iy b | Effects lasting less than a year.

Short-term Effects

Effects lasting one 1o seven years. .
Medium-term Effects

Effects lasting seven to fifteen years.
Long-term Effects

Effacts lasting fifteen to dxty years.
Permanent Effects

Effects lasting over sixty years.
Reversible Effects

Effects that can be undone, for example throwgh remediation or
restoration.

Frequency of Effects

Describe how often the effect will ocour (once, rarely,

occasionally, frequently, constantly — or hourly, daily, weekly,
monthly, annually).

Source: EPA Guidelines 2022
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Table 1.4 Type of Effects

Describing the Types of Effects

Indirect Effects (a.k.a. Secondary or Off-site Effects)
Effects on the environment, which are not a direct result of the
project, often produced away from the project site or because
of a complex pathway.

Cumulative Effects

The addition of many minor or insignificant effects, induding
effects of ather projects, to create larger, more significant
effects.

‘Do-nothing Effects’
The environment & it would be in the future should the subyect
project not be camied out.

“Worst-case” Effects

The effects arising from a project in the case where mitigation
measures substantially fail.

Indeterminable Effects

When the full consequences of a change in the environment
cannot be described.

Irreversible Effects
When the character, dstinctiveness, diversity or reproductive
capacity of an environment s permanently lost.

Residual Effects

The degree of environmental change that will occur after the
proposed mitigation measures have taken effect

Synergistic Effects

Where the resultant effect is of greater significance than the
sum of its constituents (2.g. combination of SOx and NOx 1o
produce smog).

Source: EPA Guidelines 2022
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Table 1.5 EIAR Structure and Competent Experts

Ch. No Chapter Title Consultant Author
1 Introduction RMLA Robert McLoughlin, BAgrSC (Landscape

Horticulture), MRUP, MIPI (Managing Director)
Brendan Boyle, BSc (Environmental Planning) PG
Dip. (Town & Country Planning), PG Dip.
(Environmental Management with GIS), MIPI
(Associate)

Rachel Lawler, BA (Geography and Psychology),
MSc (Urban Design and Planning), MIPI (Assistant

Planner)
2 Description of RMLA Robert McLoughlin, BAgrSC (Landscape
Proposed Development Horticulture), MRUP, MIPI (Managing Director)

Brendan Boyle, BSc (Environmental Planning) PG
Dip. (Town & Country Planning), PG Dip.

(Environmental Management with GIS), MIPI .
(Associate)

Rachel Lawler, BA (Geography and Psychology),
MSc (Urban Design and Planning), MIPI (Assistant

Planner)
3 Planning and RMLA Robert McLoughlin, BAgrSC (Landscape
Development Context Horticulture), MRUP, MIPI (Managing Director)

Brendan Boyle, BSc (Environmental Planning) PG
Dip. (Town & Country Planning), PG Dip.
(Environmental Management with GIS), MIPI
(Associate)

Rachel Lawler, BA (Geography and Psychology),

| MSc (Urban Design and Planning), MIPI (Assistant

| Planner)
4 Examination of RMLA Robert McLoughlin, BAgrSC (Landscape .
Alternatives Horticulture), MRUP, MIPI (Managing Director)

Brendan Boyle, BSc (Environmental Planning) PG
Dip. (Town & Country Planning), PG Dip.
(Environmental Management with GIS), MIPI
(Associate)

| Rachel Lawler, BA (Geography and Psychology),

| MSc (Urban Design and Planning), MIPI (Assistant

| Planner)
5 Population and Human | RMLA Robert McLoughlin, BAgrSC (Landscape
Health Horticulture), MRUP, MIPI (Managing Director)

Brendan Boyle, BSc (Environmental Planning) PG
Dip. (Town & Country Planning), PG Dip.
(Environmental Management with GIS), MIPI

(Associate)
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