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1 Introduction

1.1 Overview

This Environmental Impact Assessment Report (EIAR) has been prepared by KPMG Future Analytics

(KPMG FA) of 1 Stokes Place, Dublin 2, on behalf of Beo Properties Ltd., Unit 6, Argus House,
Greenmount Office Park, Harol dds Cross Road, Dubl in
Large-scale Residential Development (LRD) on lands at Jamestown and Commons, Ratoath, Co.

Meath.

The proposed Large-scale Residential Development (LRD) on a site of 12.58ha at Jamestown and
Commons, Ratoath Co. Meath consisting of 364 no. residential units including 250 no. houses and 114
no. apartment / duplex units along with a creche, retail unit and café unit also includes the construction
of a section of the Ratoath Outer Relief Road (RORR) from its current termination point to the existing
Fairyhouse Road (R155). Please refer to the planning application form and statutory notices
(newspaper and site notices) for a full and formal description of the proposed development

The subject site forms part of the wider Masterplan lands (MP 37), as identified in the consolidated
Meath County Development Plan 2021-2027 (Variation 2). The site is located immediately to the south
of the existing built area of Ratoath in County Meath within the townlands of Commons and Jamestown.

The purpose of this Environmental Impact Assessment Report (EIAR) is to assess the likely and
significant direct and indirect environmental impacts of the proposed development. This, in turn, will
enable the Competent Authority to carry out an EIA of the proposed development. Specifically, it will
enable the Competent Authority to interpret and describe in detail these impacts, and scope how they
can be minimised or ameliorated. The final output of the assessment is presented in the form of this
Environmental Impact Assessment Report (EIAR) which accompanies the planning application for the
development to the Competent Authority. In turn, the Competent Authority will carry out an EIA in order
to reach a reasoned conclusion on the significant effects of the project on the environment.

1.2 Proposed Development

1.2.1 Statutory Notice
The Statutory Notice describing the proposed development is as set out below:

We, Beo Properties Limited, intend to apply to Meath County Council for a 7-year planning permission
for a Large-scale Residential Development (LRD) at this site (12.58 ha) located on the southern edge
of the settlement of Ratoath in County Meath, within the townlands of Commons and Jamestown. The
subject site is generally bound to the north by Glascarn Lane, the rear of houses at Glascarn Lane,
further existing residential dwellings and a permitted strategic housing development (SHD) scheme
(Reg Ref: TA17/305196); to the east by the permitted SHD scheme (Reg Ref: TA17/305196); to the
south by existing agricultural fields and by Glascarn Lane; and to the west by Fairyhouse Road (R155),
the rear of houses on Fairyhouse Road, Cairn Court and Carraig na Gabhna, and existing agricultural
fields.

The development will consist of the construction of 364 No. residential units, a Commercial Building
(857.05 sg.m) containing a Creche, a Retail Unit and a Café and a section of the Ratoath Outer Relief
Road (RORR) together with all associated ancillary accommodation, open space and site development
works. The total overall gross floor area (GFA) of the development is 40,753.53 sq.m of which 39,881.14
sg.m is residential GFA and 872.39 sqg.m is non-residential GFA.

The proposed development consists of 364 No. residential units including 250 No. houses and 114 No.
apartment / duplex units.
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The 250 No. houses will further consist of 38 No. 2-Bed, 151 No. 3-Bed, 50 No. 4-Bed and 11 No. 5-
Bed units each with a private residential garden. In total, 500 No. car parking spaces are provided for
the proposed houses. The proposed development consists of a mix of Detached, Semi-Detached and
Mid-Terrace housing types ranging from 2- to 3-storeys in height.

The 114 No. apartment / duplex units will be provided within a total of 9 No. Blocks ranging from 2-4
storeys in height including 6 No. Apartment Blocks with a total of 91 No. apartments and 3 No. Duplex
Blocks with a total of 23 No. duplex units. Each apartment / duplex unit will have a private
balcony/terrace and access to communal open space totaling 0.118 ha.

The 114 No. apartment / duplex units will further consist of 32 No. 1-Bed units, 69 No. 2-Bed units and
13 No. 3-Bed units. Details of the Apartment and Duplex Blocks are provided on a block-by-block basis
below:

Apartment Block 1 (3- & 4-Storey Building) will consist of 6 No.1-Bed units and 13 No. 2-Bed units
Apartment Block 2 (4-Storey Building) will consist of 2 No.1-Bed units and 10 No. 2-Bed units
Apartment Block 3 (4-Storey Building) will consist of 2 No.1-Bed units and 10 No. 2-Bed units
Apartment Block 4 (3-Storey Building) will consist of 5 No.1-Bed units and 10 No. 2-Bed units
Apartment Block 5 (4-Storey Building) will consist of 6 No.1-Bed units and 14 No. 2 Bed-units
Apartment Block 6 (2 & 3-Storey Building) will consist of 4 No.1-Bed units and 9 No. 2-Bed units

Duplex Block 1 (3-Storey Building) will consist of 2 No.1-Bed units, 1 No. 2-Bed unit and 4 No. 3-Beds
units

Duplex Block 2 (3-Storey Building) will consist of 3 No.1 Bed-units, 1 No. 2 Bed-unit and 5 No. 3-Beds
units

Duplex Block 3 (3-Storey Building) will consist of 2 No.1-Bed units, 1 No. 2-Bed unit and 4 No. 3-Beds
units

In total, 152 No. car parking spaces are provided for the proposed apartment / duplex units comprised
of 114 No. spaces for residents (including 25 No. EV spaces) and 38 No. spaces for visitors (including
7 No. EV spaces and 9 No. Accessible spaces). A total of 266 No. cycle parking spaces are provided
for the apartment / duplex units including 209 No. spaces for

residents and 57 No. spaces for visitors. A total of 4 No. ancillary external bin stores (59.23 sg.m) are
provided to serve the proposed apartment / duplex blocks.

The proposed development includes a 2-storey Commercial Building (857.05 sq.m) comprising of a
Creche (total 692.8 sq.m) at ground level and first floor level with associated Creche outdoor play area
at ground level (254.4 sg.m), a Retail Unit (93.5 sg.m) at ground level and a Café (63.13 sq.m) at ground
level with associated outdoor seating area. In total, 24 No. car parking spaces are provided for the
Commercial Building including 4 No. EV spaces, 1 No. Accessible space and 2 No. Set down spaces.
A total of 8 No. cycle parking spaces are provided for the Commercial Building. 1 No. ancillary external
bin store (15.34 sq.m) is provided to serve the proposed Commercial Building.

The proposed development will include the construction of the remaining section of the Ratoath Outer
Relief Road (RORR) from its current temporary termination point to the east of the subject site to the
existing Fairyhouse Road (R155) in the west. The proposed section of the RORR runs from a new
proposed signalised junction on the R155, east along the southern boundary of the subject site for
approximately 1.08km to the current RORR temporary termination point and for an additional 75m to
put a new surface course on the adjoining constructed section of the RORR. A dedicated pedestrian
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path and a segregated two-way cycle path is proposed along the northern side of the proposed road. 2
No. bus stop laybys are proposed along the proposed section of the RORR with 1 No. on the northern
side and 1 No. on the southern side of the proposed carriageway. A grass verge is proposed to the
north of the RORR and a soft margin is proposed along the south side of the RORR. A toucan controlled
crossing is proposed along the RORR to the west of the proposed bus stop laybys to allow for safe
access from the pedestrian/cycle infrastructure on the northern side of the RORR to the bus stop and
Glascarn Lane on the southern side of the RORR.

The proposed road will provide access to the subject site in the form of two priority junctions on the
northern side of the RORR. 3 No. agricultural site entrances and a new junction with Glascarn Lane are
proposed on the southern side of the RORR. Dedicated pedestrian and shared pedestrian/cycle path
connections are provided from the subject site to Fairyhouse Road (R155) to the west, Glascarn Lane
to the north, and the RORR and Glascarn Lane to the south.

The proposed development includes the realignment of an existing section of Glascarn Lane (c. 270m
in total) to facilitate the construction of the proposed section of the RORR. To the north of the RORR,
an existing section of Glascarn Lane (c. 75m) will have vehicular traffic removed from it and be
repurposed as an active travel shared surface. To the south of the RORR, an existing section of
Glascarn Lane will be upgraded to a 2-lane road (c. 187m) with a 40m footpath along the eastern side
of the carriageway.

A total of 1.59 ha landscaped public open space comprising a central public park area of 0.4 ha and a
series of pocket parks featuring formal and informal play and amenity areas are also proposed and
distributed throughout the development. Planning permission is also sought for an extension to the foul
water network, surface water and watermain along the RORR required to facilitate the development
and for all associated site development and infrastructural works, services provision, foul and surface
water drainage, internal roads and pathways, parking infrastructure, lighting, substations, hard and soft
landscaping, boundary treatments, green and blue infrastructure and associated signage.

An Environmental Impact Assessment Report has been prepared in respect of the proposed
development.

The application including Environmental Impact Assessment Report, may be inspected online at the
following website setup by the applicant: www.ratoathird.ie

The planning application together with the Environmental Impact Assessment Report may be inspected
or purchased at a fee not exceeding the reasonable cost of making a copy, at the offices of the
Planning Authority during its public opening hours, and a submission or observation in relation to the

application may be made in writing to the Planni

within the period of 5 weeks beginning on the date of receipt by the Planning Authority of the application
and such submissions or observations will be considered by the planning authority in making a decision
on the application. The planning authority may grant permission subject to or without conditions or may
refuse to grant permission.
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1.2.2 Location i Application Lands

The development proposal lands, referred to as Subject Site, are shown below (Figure 1.1). It is located
directly south of the existing built area of Ratoath in County Meath within the townlands of Commons
and Jamestown with the northern boundary of the lands adjacent to Glascarn Lane (Figure 1). The
development proposal inclusive of the RORR extends over a total area of c. 12.58 hectares (red line
boundary in Figure 1). The proposed scheme is intended to accommodate the future growth and
sustainable expansion of Ratoath, enabled also by the completion of the final phase of the Ratoath
Outer Relief Road (RORR). Additionally, it is supported by a Meath County Council (MCC) approved
Masterplan as part of the wider masterplan lands (MP 37) and aligns with the framewaork plan for the
future development of the White Lands to the south.

Figure 1.1: Subject Site Outlined in Red.
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Figure 1.3: Site Layout Plan (Source: Fewer Harrington & Partners Architects)
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1.3 EIAR Study Boundary

The EIA encompasses all land and development proposed within the red line application boundary
denoted in Figure 1.4 below, and where relevant, surrounding areas. The study area for the purposes
of this EIAR is defined on a chapter-by-chapter basis in alignment with the specific requirements /
considerations of each environmental topic. The lands are primarily within the single ownership of the
applicant, Beo Properties Ltd. T letters of consent are provided for areas within the application boundary
that are outside the ownership of the applicant.

P S

Figure 1.4: Land Ownership Map (available as separate enclosure to LRD application pack)

1.4 Definition of EIA

The 2014 EIA Directive (2014/ 52/ EU) defines
consisting of the preparation of an environmental impact assessment report by the developer, for the
examination of the competent authority to reach a reasoned conclusion on the significant effects of the
project on the environment. EIA Directives have been transposed into the Irish law by way of the
Planning and Development Acts 2000 (As amended) and Planning and Development Regulations 2001-
2018.

As defined by Directive 2014/52/EU and restated within the Guidelines for Planning Authorities and An
Bord Pleanala on carrying out Environmental Impact Assessment by the Department of Housing,
Planning and Local Government, 2018, it is a process consisting of:

(a) the preparation of an Environmental Impact Assessment Report (EIAR) by the developer

(b) the carrying out of consultations
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(c) the examination by the competent authority of the EIAR, any supplementary information
provided, where necessary, by the developer and relevant information received through
consultations with the public, prescribed bodies and any affected Member States

(d) the reasoned conclusion of the competent authority on the significant effects of the project
on the environment, and

(e) the integration of the competent authorityés
consent decision.

The 2017 Draft Guidelines on the information to be contained in an EIA by the EPA refers to the EIAR
as6a statement of the effect i f any, which proposed
environment . 6

The EIAR is prepared by the developer and is submitted to a CA as part of a consent process.
The CA uses the information provided to assess the environmental effects of the project and,
in the context of other considerations, to help determine if consent should be granted. The
information in the EIAR is also used by other parties to evaluate the acceptability of the project
and its effects and to inform their submissions to the CA.

This report prepared by or behalf of the developer on the environmental impact assessment is referred
to as an Environmental Impact Assessment Report since the amended directive 2014/52/EU. It was
previously referred to as Environmental Impact Statement (EIS).

The Guidelines on the information to be contained in an EIA by the EPA were since updated in May
2022. However, its reference to EIAR as above has not changed. Moreover, the updated Guidelines
also deflect to the definition of EIAR in the Planning and Development Act 2000 (as amended), which
is as follows:

fa report of the effects, if any, which proposed deve
environment and shall include the information specified in Annex IV of the Environmental Impact
Assessment Directiveo

1.5 Need for an EIAR

This EIAR document has been prepared in accordance with the European Union EIA Directive
85/337/EC as amended by 97/11/EC, 2003/4/EC, 2011/92/EU and Directive 2014/52/EU. The EIAR
has also been prepared in accordance with the Guidelines for Planning Authorities and An Bord
Pleanala on carrying out Environment Impact Assessments (2018) and the Guidelines on the
information to be contained in an EIA published by the EPA (2022). The following key guidelines and
guidance produced by EU and other government agencies were consulted in the preparation of this
EIAR:

EU Guidance on EIA Screening (European Commission 2001).

EU Guidance on EIA Scoping (European Commission 2001).

EIA Review Checklist (European Commission 2001).

Guidelines on Information to be Contained in an Environmental Impact Statement (EPA 2002).

Study on the Assessment of Indirect & Cumulative Impacts as well as Impact Interaction (DG
Environment 2002)

Environmental Impact Assessment (EIA), Guidance for Consent Authorities Regarding Sub-
Threshold Development (DOEHLG 2003).

Advice Notes on Current Practice (in preparation of Environmental Impact Statements) (EPA
2003).

Development Management Guidelines (DoEHLG, 2007).

o To Do Do Do Io I I»
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Draft Guidelines on the information to be contained in Environmental Impact Assessment Reports
(EPA 2017)

Transposition of 2014 EIA Directive (2014/52/EU) in the Land Use Planning and EPA Licencing
Systems - Key Issues Consultation Paper (Department of Environment, Community and Local
Government, 2017).

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

Environmental Impact Assessment of Projects i Guidance on the Preparation of the
Environmental Impact Assessment Report (European Commission 2017)

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

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

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

Environmental Impact Assessment Screening Practice Note 02 (Office of Planning Regulator
2021)

To o o

o o Do o Do D>

Guidelines on the information to be contained in Environmental Impact Assessment Reports (EPA
2022)

1.6 EIA Legislation

1.6.1 EIA Screening

The 2017 Environmental Impact Assessment of Projects: Guidance on Screening published by the

European Commission defines the screening as the stagethat6ascert ai ns whether a pr
on the environment ar e .é&rojpcts @are eequiret  urlllertaks scrgemingtd c ant 6
determine whether an EIA is necessary. The Screening is carried out as per a case-by-case
examinationorbythet hr eshol ds set by the relevant Member St at e
legislative threshold requirements take into account the type and scale of the proposed development,

and the sensitivity of the receiving environment.

Certain public and private projects that are likely to have significant effects on the environment are
subject to EIA requirements derived from EIA Directive 85/337/EC (as amended by Council Directive
97/11/EC, Directive 2003/4/EC, Directive 2009/31/EC, Directive 2011/92/EU and recently Directive
2014/52/EU which amends EIA law in a number of respects by amending Directive 2011/92/EU) which
are designed to ensure that projects likely to have significant effects on the environment are subject to
a comprehensive assessment of environmental effects prior to development consent being given.

Article 2 of Directive 2014/52/EU provides that Member States shall bring into force the laws,
regulations, and administrative provisions necessary to comply with the Directive by 16 May 2017.

The Department of Housing, Planning, Community and Local Government has brought forward
amendments to the Planning and Development Act 2000, as amended, and the Planning and
Development Regulations 2001- 2018 to provide for the transposition of the Directive into the Irish
planning code. To this effect, the European Union (Planning and Development) (Environmental Impact
Assessment) Regulations 2018 have now transposed the 2014 Directive into Irish law. The Department
has also provided an update to the 2013 Guidelines for Planning Authorities and An Bord Pleanéala on
carrying out Environmental Impact Assessment to provide practical guidance on legal and procedural
issues arising from the requirement to undertake EIA in accordance with Directive 2014/52/EU.
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Annex | of the EIA Directive 85/337/EC requires as mandatory the preparation of an EIA for all
development projects listed therein. Schedule 5 (Part 1) of the Planning & Development Regulations

2001 (as amended) transposes Annex 1 of the EIA Directive directly into Irish land use planning
legislation. The Directive prescribes mandatory thresholds in respect to Annex 1 projects. Annex Il of
the EIA Directive provides EU Member States discretion in determining the need for an EIA on a case
by- case basis for certain classes of project having regard to the overriding consideration that projects
likely to have significant effects on the environment should be subject to EIA. Schedule 5 (Part 2) of the
Planning & Development Regulations 2001 (as amended) set mandatory thresholds for each project
class.

Class 10(b) (i) and (iv) addresses 6l nfrastructure Pr
be subject to EIA:
(b) (i) Construction of more than 500 dwelling units.

Furthermore, Category 10(b)(iv) refers to:
d&Jrban development which would involve an area greater than 2 hectares in the case of business
district, 10hectares in the case of other partsof abuilt-u p ar ea and 20 hectares el seyv

The subject site area is 12.8 ha which exceeds threshold of 10 ha applicable to a development within a
built-up area. Although the proposed development does not exceed the above threshold of 500 dwelling
units, the inclusion of an Environmental Impact Assessment Report with this application was considered
a prudent measure given the scale of development which includes LRD and RORR. This approach was
supported by Meath County Council at Pre-Application stage, where the EIA was subject to informal
screening.

This EIAR has been prepared in accordance with Part 10 provisions of the Act. This EIAR describes
the findings of the EIA process to the Planning Authority to help determine a decision on the proposed
development. It also informs the relevant statutory consultees, interested parties and the public about
the likely effects that the proposed development will have on the environment

1.6.2 Scoping of EIAR

The purpose of scoping is to identify the information to be contained within the EIAR and the
methodology to be used in gathering and assessing the information. The current application has been
subject to formal pre planning application consultation meetings with Meath County Council consisting
of a section 247 pre planning meeting and an LRD meeting in accordance with section 32B of the
Planning and Development (Large Scale Residential Developments) Act 2021. The application reflects
and responds to the points of discussion during the course of the pre application consultations with
Meath County Council. It has been further informed by advice received from the specialist team
engaged to prepare the EIAR

An LRD Opinion issued by Meath County Council in February 2025 set out requirements for EIAR,
summarised as follows:

The applicant is required to provide an Environmental Impact Assessment Report (EIAR) for the
proposed development.

Having regard to the above, the application documentation shall address any aspect of the proposed

development likely to have significant effects on the environment or on European Sites/ Natura 2000

Sites, their habitat and species. In particular, the potential impact of the proposed development on the
European Sites |listed shall be fully assessed in acco
for Planning Authorities (2009/ 2010) 6, Pt&daahel i nes
caltryi ng out EI A (2018)6, or other guidelines as appropt

June 2025



] alil
K% Future Ratoath LRD Planningpplication: EIAR

In summary, the Planning Authority considers that insufficient details of the impact on European Sites
and Significant Impacts on the Environment have been provided and thus require further consideration/
amendment to ensure the submitted documents constitute a reasonable basis on which to make an
LRD application. Environmental impacts must be assessed in accordance with the aforementioned
Guidelines/ Guidance documents.

All relevant Environmental Assessments (EIA, AA, Flood Risk Assessment, Ecological Impact
Assessment etc.) to be carried out and submitted with the application.

(a) An EIAR will be submitted as part of the application.

(b) A Screening for AA and where relevant a Natura Impact Statement should be submitted. The
applicant is requested to ensure that the full red line boundary is assessed in the AA documentation,
that the ZOl is clearly outlined and mapped and details such as watercourse crossing methodology
(method statement, etc.) are provided in a NIS (if so required).

(c) The design and location of development must be informed by the environmental assessments with
mitigation incorporated into the final proposal. These reports are distinct and follow separate legislative
requirements/ guidelines, however they should be consistent with each other.

(d) Details regarding the author(s) should be presented, outlining their qualifications and relevant
experience, in addition to the length of experience. Where relevant, input from a range of authors with
appropriate expertise may be required for the aspects of EIA, EclA, AA, Hedgerow Survey, etc. A
Strategy for dealing with Invasive Species onsite or import of same is also required.

(e) The applicant is advised to ensure that surveys are conducted in appropriate seasons and consider
the need for Bat, other Mammal Surveys, Bird Surveys, Tree Survey/ Report, etc. and consider the
objectives in the MCDP that trees be preserved, retention of hedgerows and promote the All-Ireland
Pollinator Plan. Surface water drainage and landscaping proposals should also be assessed.
Cumulative impacts of the proposed development alongside proposals within the Masterplan area
should be assessed.

(f) Inland Fisheries Ireland (IFI) reference the poor condition of the Ratoath Stream and Broadmeadow
River in its submission on the SHD application to An Bord Pleanala. The applicant is requested to
consider the issues raised by IFI.

(9) Hedgerows should be assessed in accordance with the Hedgerow Appraisal System i Best Practice
Guidance on Hedgerow Survey, Data Collection and Appraisal and that the applicants should have
regard to Article 10 of the Habitats Directive and HER OBJ 60 Meath County Development Plan 2021-
2027.

1.6.3 Consultation

The preparation of this EIAR has been informed by several pre-planning meetings with various
departments of Meath County Council. The approach adopted in undertaking this EIAR was discussed
and largely agreed in principle during these consultations. Issues raised in consultations have been
taken on board and addressed in the compilation of this document. Where relevant, statutory bodies
were consulted by the experts assigned to each topic assessed under this EIAR, details of which are
provided in the relevant Chapters and captured in a non-exhaustive summary set out in Section 3 of
the accompanying Planning Report to this application.

A dedicated website for the proposed development is established and the EIAR is available at:
www.ratoathlrd.ie

Prior to the lodgement of this application, the full complete Environmental Impact Assessment Report
has been uploaded to the Department of Housing, Planning and Local Governments EIA Portal. The
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EIA portal is easily accessible by members of the public and provides a link and map of all planning
applications that have been lodged with an accompanying EIAR

A copy of the application, including this EIAR and accompanying Appropriate Assessment (AA) may
also be inspected or purchased at a fee not exceeding the reasonable cost of making a copy, during
public opening hours at the offices of the Planning Authority (Meath County Council, Buvinda House,
Dublin Road, Navan County Meath) during public opening hours.

1.6.4 Risk of Major Accidents and Disasters

In accordance with Article 3(2) and Annex IV of the 2014 EIA Directive, the vulnerability of the project
to risks of major accidents and/or disasters, as well as likely significant effects on the environment if it
did occur, are considered.

Article 3(2) of the 2014 EIA Directive states that an EIAR should consider the following: -
6The ef f ect sparagmphel omrthe dactdrsoset out therein shall include the expected
effects deriving from the vulnerability of the project to risks of major accidents and/or disasters
that are relevant to the project concerned?d.

In addition, an EIAR should also contain the following information prescribed in 5(d) of Annex IV of the

2014 EIA Directive:

-AA description of the Ilikely significant effects of
alia:(d) the risks to human health, cultural heritage or the environment (for example due to accidents

ordi sasters); o

The 2018 Guidelines for Planning Authorities and An Bord Pleandla on carrying out Environmental
Impact Assessment sets out two key considerations to address this:

AfdThe potenti al of the project to cause accidents an
health, cultural heritage, and the environment.

A The vulnerability of the project to potential disasters/accidents, including the risk to the project of
both natural disasters (e.g., flooding) and man-made di sasters (e.g., technolo

During the construction phase, the risk of accidents and/ or disasters caused by the project, arising from
the potential for construction accidents, are addressed under Health and Safety Regulations and other
codes. When directly relevant to the planning and EIA process, certain mitigation measures are
identified in order to prevent and/ or mitigate any significant effects.

During the operational phase, the risk of fire related accidents is addressed through the Building
Regulations (Fire Safety) and is also addressed through mitigation measures, where applicable.
Specifically, residual risks of fire and road traffic accidents will be managed by emergency services.

1.7 Structure and Content of EIAR

The content of this EIAR has been prepared as per the guidance provided in Article 5(1) and Annex IV
of the amended Directive (2014/ 52/ Guidig¢linesdnhthei r onment al
information to be contained in Environmental Impact Assessment Reports describes what an EIAR is
to contain in accordance with Article 5(1), as follows:
a) a description of the project comprising information on the site, design, size and other relevant
features of the project;
b) a description of the likely significant effects of the project on the environment;
c¢) a description of the features of the project and/or measures envisaged in order to avoid,
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prevent or reduce and, if possible, offset likely significant adverse effects on the

environment;

d) a description of the reasonable alternatives studied by the developer, which are relevant to
the project and its specific characteristics, and an indication of the main reasons for the
option chosen, taking into account the effects of the project on the environment.

e) a non-technical summary of the information referred to in points (a) to (d); and

f) any additional information specified in Annex IV relevant to the specific characteristics of a
particular project or type of project and to the environmental features likely to be affected.

The BEJUA déel i nes on the information to be contained in
describe inclusion of the following as good practice in the preparation of an EIAR:

A Key alternatives considered;

A Proposed project;

A Receiving environment;

A Likely significant effects; and

A Mitigation and monitoring measures and residual effects.

A non-technical summary is also required to be provided. This is provided as a separate volume, EIAR
Volume 1. This section will provide core information of the assessments in a simpler language and
condensed format to ensure that the public and local community are aware of the likely environmental
impacts of the proposed development.

As per article 3(1) of Directive 2014/52/EU the environmental impact assessment shall identify,
describe, and assess in an appropriate manner, in the light of individual case, the direct and indirect
significant effects of a project on the following factors:

(a) population and human health;

(b) biodiversity, with particular attention to species and habitats protected under Directive

92/43/EEC and Directive 2009/147/EC;

(c) land, soil, water, air and climate;

(d) material assets, cultural heritage and the landscape;

(e) the interaction between the factors referred to in points (a) to (d)

This EIAR includes all necessary technical studies to address the likely environmental impacts of the
construction and operation of the proposed development. The disciplines identified for inclusion in this
EIAR, along with the technical content, were determined based on a various site walkover surveys,
completion of an environmental scoping exercise (to inform the content and extent of matters covered
in the environmental information) and consultation with statutory bodies.

Within the main body of the EIAR, Chapter 1 sets out the Introduction and Methodology, Chapter 2
describes the proposed development and background to the scheme, Section 3 outlines the Planning
Policy Context and Chapter 4 describes Alternatives. The environmental topics where there is potential
for significant impacts to arise are addressed in Chapters 5 to 16 as follows:

Chapter 5 Air Quality

Chapter 6 Climate Factors

Chapter 7 Noise & Vibration

Chapter 8 Biodiversity

Chapter 9 Archaeological, Architectural & Cultural Heritage

Chapter 10 Landscape & Visual
Chapter 11 Land, Soils, and Geology
Chapter 12 Water
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Chapter 13 Population & Human Health

Chapter 14 Material Assets - Traffic & Transport
Chapter 15 Material Assets - Waste Management
Chapter 16 Material Assets - Utilities

Chapter 17 provides an overview of interactions between the environmental topics assessed and
Chapter 18 provides a Summary of Mitigation Measures. In addition, residual and cumulative impacts
for all relevant disciplines are addressed in each chapter.

Where appropriate, each of the main sections of this report are structured in the same general format,
as follows:

An introduction describing the purpose of the section and setting out the qualifications and
experience of the author;

A description of the methodology used in the section;

A description of the aspects of the existing environment relevant to the environmental topic
under consideration;

Characteristics of the proposed development under consideration;

An assessment of the impact of the proposed development on the environmental topic;
Recommendations for mitigation measures to reduce or eliminate any significant negative
impacts identified; and,

An assessment of the residual impact that will remain, assuming that recommended mitigation
measures are fully and successfully implemented.

Cumulative impacts;

Summary of interactions, where identified,;

Monitoring measures, where relevant;

References.

Too Joo Too Too Too Too To T T T T T T To T

Further details of the methodology and discipline specific best practice and guidance are presented in
the relevant Chapters included within this report.

1.8 General EIAR Methodology

1.8.1 Introduction

The methodology adopted for the preparation of this EIAR comprised a systematic analysis of the
impact of the Proposed Project in relation to the existing environment. The overall methodology for
preparation of the EIAR is discussed under the following headings;

A Basis for assessment;
A Impact assessment and mitigation; and
A Significance of environmental issues.

1.8.2 Basis for Assessment

The impact assessment examines the existing environmental conditions within the study area for each
element of assessment and then determines the potential impacts associated with the Proposed Project
during its construction and operational phases.

The study area considered within this EIAR differed for each environmental aspect and extended to
incorporate all areas where there was potential for significant impact (i.e. any sensitive areas which
could be affected by this development were included in the study area). Further information on the

13
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extent of the study area considered for each topic is addressed in the relevant corresponding EIAR
chapter.

1.8.3 Impact Assessment and Mitigation

The preparation of the EIAR was an iterative process, linking into the design development process. The
approach adopted in the impact assessment and preparation of the EIAR was based on the
recommendations in the Guidelines on information to be contained in Environmental Impact
Assessment Reports (EPA, 2022).

The proposed design was developed and the potential impacts of the proposal on the receiving
environment was identified. Mitigation measures, once identified and assessed, have been incorporated
into the design, where possible.

1.8.4 Residual Impacts

Residual impacts relate to environmental change(s) which will occur after the proposed mitigation
measures have been put in place and taken effect. Although there may be some residual impacts which
arise from any development, these impacts are usually considered to be minimal in nature.

1.8.5 Significance of Environmental Issues

The glossaries contained in the EPA Guidelines on the information to be contained in EIAR describe
ani mp a c ¢hangesesudting from the implementation of project. 6

The following factors were considered when determining the significance of the impact (both positive
and negative) of the Proposed Project on the receiving environment:

The quality and sensitivity of the existing/baseline receiving environment;

The relative importance of the environment in terms of national, regional, county, or local
importance;

The degree to which the quality of the environment is enhanced or impaired,;

The scale of change in terms of land area, number of people impacted, number and population of
species affected, including the scale of change resulting from cumulative impacts;

The consequence of that impact/change occurring;
The certainty/risk of the impact/change occurring;
Whether the impact is temporary or permanent; and
The degree of mitigation that can be achieved.

To o Po Po To Do o I

The criteria outlined in the EPA Guidelines have also been followed when quantifying the duration and
magnitude of i mpact s. The quality of the 1impact i s
Considerationi s al so given to whether signif i caimfarmaliompacts a
on the specific methodologies utilised for the assessment of each environmental aspect are included in

the relevant EIAR chapters.

Where no impact or a positive impact was predicted to occur, the design of the Proposed Project
remained unchanged. Where significant adverse impacts are predicted, mitigation measures are
proposed to avoid or minimise impacts. Where feasible, these measures were then incorporated into
the design of the Proposed Project.

In terms of the assessment of the significance of potential environmental effects, The EPA Guidelines
sets out that the assessment of significance should be based on clear and unambiguous criteria, and

14
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that significance should be defined in a way that reflects what is valued in the environment by public
and private stakeholders. A common approach to this would be the application of multi-criteria analysis.
Common criteria used to evaluate significance include the magnitude of the predicted effect and the
sensitivity of the receiving environment;

A Magnitudedconsiders the characteristics of the change (timing, scale, size, and duration of the
impact) which would probably affect the target receptor as a result of the proposed Project;

A ®ensitivitydis understood as the sensitivity of the environmental receptor to change, including its
capacity to accommodate the changes the Projects may bring about.

The EC guidelines also notes that significance is always context-specific and hence, a tailored criteria
should be developed for each Project and its settings.

The EC Guidelines on Scoping states that all assessment methods should define clear thresholds or
criteria for determining whether an impact is significant, based on the characteristics of an impact, in a
clear and unambiguous manner.

The assessment met hod, hence, foll owscthéeecommanhyVyyasas
evaluate significance i which includes consideration of the magnitude of the predicted effects and the
sensitivity of the receiving environment.

In order to scale and weigh the two criteria (on sensitivity and magnitude), a matrix similar to that set
out in the EPA Guidelines (2022), has been considered to evaluate the significance of effects:

Table 1.1 Matrix of Significance

Impact Magnitude : En_vironmental Sensitivity _
High Medium Low Negligible
High Profound VerySngigir;ii(f:i;ﬁPt or Significant or Slight Slight
Medium Vewsfggﬁiiggﬁft or Significant Slight S'gg;i‘;irc:r?t”'
Low Significant or Slight Slight S'gg;i‘;irc’;'r?t”' S'gg;%;’;'r?t“'
Negligible Slight S'gg;ﬁilgﬁt”' S'gg;ﬁiggﬁt“' Imperceptible

Generalised definitions of the above scale of effects, as provided within the EPA Guidelines (2022), is
represented below in Table 1.2.

Table 1.2 Description of Significance of Effects (as per the EPA Guidelines 2022)

Terminology Describing Significance of Effects

Imperceptible An effect capable of measurement but without significant consequences

An effect which causes noticeable changes in the character of the environment
but without significant consequences.

An effect which causes noticeable changes in the character of the environment
without affecting its sensitivities.

An effect that alters the character of the environment in a manner that is
consistent with existing and emerging baseline trends.

An effect which, by its character, magnitude, duration, or intensity, alters a
sensitive aspect of the environment.

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.

Non-Significant

Slight Effects

Moderate Effects

Significant Effects

Very Significant Effects

In line with the above, the Section on Impact Assessment through each Chapter, has set out in detail
the impacts resulting from the Development as a whole and the extent of their significance on the
receiving environment.
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The construction of the development will be undertaken in accordance with the conditions of any
forthcoming planning approval received for the scheme. Any further modification to the Proposed
Project to improve/reduce environmental impacts will only occur where such modifications are
minor/points of detail. The final Proposed Project design and construction will comply with all relevant
statutory approvals.

Following on from a grant of planning permission, the proposed project will progress to construction
stage. All mitigation measures set out within this EIAR, and which are applicable to construction of the
project and operation of the development, will be adhered to. This includes any mitigation measures
contained in such planning permission, as may be granted.

1.9 Contributors/Subject Matter Experts: EIAR Team

This EIAR has been prepared by KPMG Future Analytics (Chartered Town Planning and Development
Consultants) along with various competent specialist sub-consultants on behalf of the Beo Properties
Ltd. The list below presents the subject matter experts who contributed to the preparation of the report
and their qualifications:

Table 1.3 Qualifications of EIAR Specialists

June 2025

inwronmental Company Name Person Responsible Qualification
spect
KPMG Future .
EIAR Manager Analytics Maria Rochford BA (Hons) MRUP MIPI
. KPMG Future BSc. (Hons) MRUP MSc. MIPI
EIAR Reviewer Analytics Stephen Purcell FSCSI FRICS
. . . BTech Environmental Engineering
Air Quality AWN Tanmay Gojamgunde MSc. Air Pollution
BEng (Hons) in Environmental
Engineering
. . HDip in Statistics
Climate Factors AWN Dr. Avril Challoner PhD in Environmental Engineering
(Air Quality)
CEnv, CSci
Noise and Vibration AWN Alistair Maclaurin BSc PgDip MIOA
Bryan Deegan MSC Environmental Science
BSc (Hons) Applied Marine Biology
NCEA National Diploma in Applied
Aquatic Science
- . NCEA National Certificate in
Biodiversity Altemar ;
Science (Aquaculture
MCIEEM Member
BSc (Hons) Environmental
Jeff Boyle Management
Archaeological,
Architectural & ACSU Donald Murphy M.A. (Archaeology)
. Magda Lyne
Cultural Heritage
) BAgrSc Landscape
:-riggztcape and Visual Purser Seamus Purser Architecture, MRUP
ILI IPI RTPI
Aideen O'Rourke BSc. Environmental Bioscience
Lands, Soils, and Glenda Barry BSc. Geosm_ences _
OCSsC MSc. Environmental Marine
Geology -
Science
IGI, EurGeol, EFG
Water OCsC Mark Killian CEng MSc BSc
16
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Traffic and Transport

Population and KPMG Future .
Human Health Analytics Maria Rochford BA (Hons) MRUP MIPI
Material Assets i 0csc Wian Marais BEng (Civil), BEng Hons

(Transportation), CEng MIEI

Material Assets T
Waste Management

B Eng. Chartered Engineer, MIEI,
OCSsC Anthony Horan P Grad. Cert. Road Safety, P.
Grad. Dip Proj. Man., FCONSEI

Material Assets -
Utilities

Tech Eng. Dip. Eng. BEng. CEng.
MCIBSE MIEIL.

BBSC Barry OONeil

Further detail on the background and experience of subject matter experts is set out in the introductory
sections to relevant chapters.

1.10 Difficulties Encountered During the Study

Difficulties encountered in the preparation of the EIAR are outlined in each chapter as they relate to the
various environmental topics.

1.11 References

A

o Po Do Do Do ToDo oo Do D>

EPA (2022) Guidelines on the Information to be Contained in Environmental Impact Assessment
Reports

European Union (2018) The European Union (Planning and Development) (Environmental Impact
Assessment) Regulations

European Union (1999) European Communities (Environmental Impact Assessment) (Amendment)
Regulations (S.l. No. 93 of 1999)

Irish Statute (2000) The Planning and Development Act (No. 30 of 2000), as amended

Irish Statute (2001) Planning and Development Regulations (S.l. No. 600 of 2001) as amended
European Commission, (2001) Guidance on EIA T Scoping

EPA (2017) Draft Guidelines on preparation of Environmental Impact Assessment Reports

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

EPA (2002) Guidelines on the Information to be contained in Environmental Impact Statements

EPA (2003) Advice Notes on Current Practice in the Preparation of Environmental Impact
Statements

EPA (2015) Draft Revised Guidelines on the Information to be contained in Environmental Impact
Statements

EPA (2015) Draft Revised Advice Notes on Current Practice in the Preparation of Environmental
Impact Statements

EPA (2015) Guidelines on the Information to be Contained in Environmental Impact Assessment
Reports;

Department of Housing Planning and Local Government (2018) EIA Portal. Available from:
https://www.housing.gov.ie/planning/environmental-assessment/environmental-
impactassessment-eia/eia-portal.
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2 Background to the Scheme

2.1 Introduction

This section of the EIAR provides background to the proposed development and the wider context, in
accordance with the requirements set out within the EIA legislation and guidance on preparation and
content of EIAR. This chapter has been prepared by Maria Rochford, MRUP MIPI, Associate Director
(Planning) at KPMG Future Analytics. Mariahas 15y ear s6 experience in t
management of EIARSs.

2.2 Subject Lands

The proposed development is situated on an irregular shaped site of 12.58ha located to the southern
edge of the settlement of Ratoath, Co. Meath, within the townlands of Commons and Jamestown
(Figure 2.1). The application site is a greenfield area c.1 km south of the centre of Ratoath and c. 1km
north of Fairyhouse racecourse. The lands are currently in use agricultural grassland. Mature
hedgerows form the boundaries and define each field within the application area. There is a bridle path
towards the eastern most end of the site which connects the lands directly north to those to the south.
A drainage ditch within the north-west of the site. A row of single detached dwelling bound the site along
Glascarn Lane to the north and northwestern boundary.

[ site Outline

Figure 2-1 LRD and RORR Application Site
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2.3 Site Context

The site is generally bound to the north and north-east by Glascarn Lane along which there are several
low-rise, one- to two-story detached homes with rear gardens towards north and western side (there is
a linear plot behind some of these houses separating the application site from the rear of the Glascarn
Lane properties). Carraig Na Gabhna and Cairn Court Developments are situated to the north-west.
Directly north-east of the subject site, a scheme of 228no. homes, a creche and associated
development is curently under construction (as permitted under planning reg. ref. SH305196). The
eastern portion of the application lands is the intended location of the new Ratoath Outer Relief Road
(hereafter referred to as 0 RORBuUndary, sduthern andewestarnn d e r of
boundary are adjoined primarily by neighbouring agricultural lands, interspersed with detached housing
on Fairyhouse Road (R155). There is a bus stop located along the Fairyhouse Road and Ratoath
College Secondary school is located ¢.300m north-east of the site. There is a concentration of retalil
services and community facilities within Ratoath town centre approximately 1km to the north.

Figure 2-2 Subject Site in context with surrounding land uses

The settlement of Ashbourne is located to the east of the subject site and Dunshaughlin is located to
the west. The popular tourist attraction of Emerald Park is situated approximately 4km north of Ratoath
town and Fairyhouse racecourse is located 1km south of the subject site. The site is within walking
distance of Ratoath town centre which offers a broad range of retail, personal and professional services
and a variety of social infrastructure facilities.

The site is easily accessible and connectivity to the lands will be formalised via the completed RORR.
The road will also serve as a key connection to Fairyhouse Road and the Main Street which currently
connect Ratoath to the M34 and M35.

The are several recreational facilities that are within walking distance to the subject site such as a
playground, Tesco Express, Hannon's Supervalu Ratoath, St Paul's National School, and Ratoath
College, as described in Chapter 13 Population and Human Health and in the Planning Report
accompanying this application pack. There are also links to local playgrounds and GAA pitches for
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young children and the Fairyhouse Forest and Garden. A survey of social infrastructure available within
the area, submitted as the SIA report with the application, demonstrates the variety of the local offer
which includes 75 no. social infrastructure facilities and services within the locality. Figures 2.2 and 2.3
demarcates the Development Site in context with the surrounding area.

These strategically position, underutilised lands are formally recognised in Meath County Development
2021-2027, by way of zoning objectives, Masterplan status (MP37) and various policies and objectives
for sustainable and sequential development and compact growth, as ideally suited to accommodate a
new residential community. The Core Strategy for the county identifies 72 extant units not yet built in
Ratoath and the capacity for 803 residential units and over the plan period, part of which would be

delivered on O6A2 New Residentialdéd zoned [ ands such
Q .
Fe) ( 1P|
(5 I
@ @ .
Fox Lodge Montasson
Gxtoath @
1 Ratoath Jurior Mued School
@Wh&n'-u&fod Ratoath Chidcare
o L3 C‘j‘-’v
@ Mitview Childcare St Pawls, Netional School e
® e Raytown
Ratoath College
& ol n
PO M | e
Forever Friends Preschool
=

Figure 2.3 Surrounding amenities (Source: Architectural Design Statement)

2.4 Accessibility of the subject site

The subject site is approximately 1.3km from Ratoath town centre. In terms of access to the public
transport, the site is located proximate to an existing bus stop on Fairyhouse Rad which is served by
serval bus routes, including a link to Dunboyne Rail Station (with Park & Ride). The Dunboyne Parkway
Railway stationisonlya1l0-mi nut e dri ve away, providing di rTeect
routes featured provide a high frequency of public transport services to other employment and service
centres within the Greater Dublin Area. Public transport options directly accessible to the lands are set
out in Table 2.1 with transport networks and options for the wider east Meath region shown in Figure
2.2
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Table 2-1: Public Transport Accessible by the Subject Site in 2024. (Source: Bus Eireann)

Description Weekday Weekend Frequency Operation
Frequency Length
103 Dublin City - Ratoath | 52 services (20 | Saturday: 42 services (20 1 1 hr 7 min
T 30min 30min interval)
interval) Sunday: 24 services (1hr
interval)
105 Drogheda T | 30 services Saturday: 30 services (30min 1 1 hr 47 min
Blanchardstown via | (30min i 1hr lhrinterval)
Ratoath interval) Sunday: 12 services (1 i 2hr
interval)
105X | Fairyhouse Road 71 |3 services | No services Sat-Sun 1 hr 23 min
Ratoath i Dublin (15min interval)
109A | DCU 1 Kells via |26 services | Saturday: 24 services (1hr 1 hr 20 min
Ratoath (45min i 1hr | interval)
interval) Sunday: 24 services (lhr
interval)

Meath Public Transport Network m
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Figure 2.4: Public Transport Network for Meath in November 2021. (Source: NTA)

2.5 Land Use Zoning for subject lands

The subject site forms part of the wider master plan lands (MP 37) of Ratoath as identified in the
consolidated Meath County Development Plan 2021-2027 (Variation 2).

All of the LRD residential development and ancillary residential development is situated on 6 A 2
New Res i daadldndslwith an objective:
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A2 New Re sTo@mvide foarlew residential communities with ancillary
community facilities, neighbourhood facilities as

Figure 2.5: Land Use Zoning i Subject Site shown by Red Star (Source: MCDP 2021-2027)

There is no residential or ancillary residential element located on RA lands or on WL lands
(Figure 2.3) -as shown on Figure 2.6. The RORR corridor falls across RA, WL and A2 zones.

A RA Rur aTo préteceaad promote in a balanced way, the development of agriculture,
forestry and sustainable rural-related enterprise, community facilities, biodiversity, the rural
|l andscape, and the built and cultural heritage. o

i WL Whi t eTo pratettssategic lands from inappropriate forms of development which
would i mpede the orderly expansion of a strategic urtk

ZONED A2

Figure 2.6 Zoning Map overlaid with Proposed Scheme
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2.6 Cumulative Impacts

The cumulative impact assessment requires (1) assessment of the relevant interacting elements of the
project as per EC guidance; and (2) the impact of the project in combination with other permitted plans
and projects. Each Chapter of the EIAR includes a cumulative impact assessment of the proposed
development with other existing, permitted, and planned projects in the immediate area.

The potential cumulative impacts primarily relate to traffic, dust, noise and other nuisances from the
construction of the development, with other planned or existing projects, and each of the following EIAR
chapters has regard to these in the assessment and mitigation measures proposed.

A summary of cumulative impacts identified is provided in Table 2.2.

Table 2-2 Summary of Cumulative Impacts

No. Chapter Title Summary of Cumulative Impacts

5 Air Quality Construction Phase: Short-term, negative and imperceptible.
Operational Phase: Long-term, imperceptible and neutral impact
6 Climate Cumulative impact of the proposed development in relation to GHG
emissions is considered direct, long-term, negative and slight, which
is overall not significant in EIA terms
7 Noise & Vibration Construction Phase: Potential short term negative impacts.
Operational Phase: Negative, imperceptible to not significant and
long-term effect
8 Biodiversity Construction Phase:
Water quality - negative, imperceptible, unlikely
Invasive species - neutral, imperceptible and unlikely.
Habitat loss - neutral and not significant in the long-term
Operational Phase:
Water quality: negative, imperceptible and unlikely.
Invasive species - neutral, imperceptible and unlikely.
Habitat loss - neutral and not significant in the long-term
9 Archaeological & No cumulative effects on the cultural heritage or archaeological
Cultural Heritage resource.
10 | Landscape & Visual Construction Phase: short-term, moderate negative cumulative
landscape and visual effects
Operational Phase: Medium magnitude but positive cumulative
effect
11 | Land, Soils & Construction Phase: Negative, imperceptible, and permanent
Geology Operational Phase: Not significant, permanent negative impacts
12 | Water Construction Phase: Mostly moderate, imperceptible and Long-term
Operational Phase: Cumulative impact of new developments in the
vicinity of the subject development would likely have a moderate but
sustainable impact on the receiving environment.
13 | Population & Human | Construction Phase: Likely, adverse, slight and temporary.
Health Operational Phase: Likely, positive, significant and permanent
14 | Material Assets - Construction Phase: Likely, adverse, moderate, and temporary.
Traffic & Transport Operational Phase: Likely, positive, moderate, and permanent.
15 | Material Assets - Construction Phase: Negative, not significant permanent residual
Waste Management impact.
Operational Phase: Negative, imperceptible permanent residual
impact.
16 | Material Assets - No significant cumulative impacts identified.
Utilities

Interactions are set out in Chapter 17.

June 2025
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2.7 The Proposed Scheme

Overview

The proposed development comprises a Large-scale Residential Development (LRD) on a site of
12.58ha within the townlands of Jamestown and Commons in Ratoath Co. Meath. The proposal is for
a vibrant new residential scheme that prioritises the health and wellbeing of residents by providing a
high-quality public realm area for residents to enjoy, exercise and socialise in.

This strategically located site to the south of the built-up area of Ratoath is prioritised for the continued
residential expansion of Ratoath and is an optimal location on which to deliver a quality housing scheme
that can respond to the ongoing demand for homes in Meath. An overview of key development statistics
is set out in the table below.

Table 2-3: Key Development Statistics

KEY DEVELOPMENT STATISTICS

Total Site Area 12.58 ha

Net Site Area 9.65 ha

Gross Floor Area (Residential) 39,881.14 sg.m

Gross Floor Area (Non-Residential) | 872.39 sg.m

Density Net Site Density: 37.7 Units/Ha
Plot Ratio 0.32

Site Coverage 13.5%

Height 2 - 4 storeys

Total No. of units 364 no. Units

(82 of these units are universal design units, for which
represents approximately 22.52% of the total proposed

unitsi

Apartment Total 91 no. units
1-bed: 25 no. units
2-bed: 66 no. units
Duplex Total 23 no. units
1-bed: 7 no. units
2-bed: 3 no. units
3-bed: 13 no. units

House Total 250 no. units

2-bed 4p: 38 no. units (15.2%)
3-bed: 151 no. units (60.4%)
4-bed: 50 no. units (20%)
5-bed: 11 no. units (4.4%)

Unit Mix Overall 1-bed: 32 no. units (8.8%)
(Houses, Apartments, Duplexes) 2-bed 3p: 6 no. units (1.6%)
2-bed 4p: 101 no. units (27.7%)
3-bed: 164 no. units (45.1%)
4-bed: 50 no. units (13.7%)
5-bed: 11 no. units (3%

OPEN SPACE
Public Open Space 15,887 sq.m (16.47%)
Communal Open Space 1,183 sq.m (0.93%
NON-RESIDENTIAL
Creche facility 692.8 sgm
Retail 93.5sg.m
Cafe 63.13 se.m
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Car Parking Provision Total 676 no. spaces
Residential: 652 no. spaces
Commercial: 24 no. spaces
Bicycle Parking Total 274 no. spaces
Residential: 266 no. spaces
Commercial: 8 no. spaces

Design and buildings proposed

The proposed development will principally consist of the construction of 364 no. residential units
including 250 no. houses and 114 no. apartment / duplex units along with a creche, retail unit and café
unit all with associated car and cycle parking and bin stores. Proposed building heights range from 2
no. to 4 no. storeys. Public open space is proposed across the site consisting of a central public park
area and pocket parks featuring formal and informal play and amenity areas. The Architectural Design
Statement and full range of drawings prepared by Fewer Harrington and Partners architects
demonstrate the design rationale and advantages of the proposed layout, dwelling types and finishing
materials. The construction phase of the proposed scheme is discussed in detail within the Construction
and Environment Management Plan (CEMP) preparedbyO6 Connor Sutton Cronin (OCS

Figure 2.7: CGI of housing units proposed

Unit Mix

The 364 homes proposed provide for a balanced mix and range of dwelling types, offering a choice of
homes that responds to the predicted population growth across all age cohorts, and which is reflective
of the diverse requirements of the property market. Houses, duplexes, and apartments blocks are
strategically sited with apartments focused along the western boundary of the proposed RORR. The
breakdown of the proposed mix of the houses, duplexes and apartments are set out in the series of
tables below:
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Unit Mix

5-bed

4-bed

3-bed

2-bed 4p

2.bed 3p

1-bed

Total

VARETY - UNIT MIX

B 5 BEC

4 BED

3 BED

2 BEL
B DUPLEX BLOCK - MIX OF 1, 2 + 3 BED UNITS
[ APARTMENT BLOCK - MIX OF 1 + 2 BED UNITS

CRECHE/ RETAIL/ COFFEE SHOP

6
Figure 2.8: Unit Mix (Source: Architectural Design Statement)

Table 2-4 Unit Mix breakdown

Unit Type / Size No. % GFA m?

Unit Mix - Houses

5-bed 11 4.4% 2,085.6
4-bed 50 20% 6,868.8
3-bed 181 60.4% 16,042.9
2-bed 4p 38 15.2% 3,701.2
Sub-total 250 100% 28,698.5m?

Unit Mix - Apartments + Duplexes

3-bed 13 11.4% 1,492.42
2-bed 4p 63 55.2% 5,229.39
2-bed 3p 6 5.3% 495.9
1-bed 32 28.1% 1,961.18
Sub-total 114 100% 9,178.89 m? 7

Unit Mix - Overall (Houses, Apartments + Duplexes)

5-bed 11 3.0% 2,085.6
4-bed 50 13.7% 6,868.8
3-bed 164 45.1% 17,535.32
2-bed 4p 101 27.8% 8,930.59
2-bed 3p 6 1.6% 495.9
1-bed 32 8.8% 1,961.18
Total 364 100% 37.877.39 m? ¢
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Commercial and Community Uses

The development proposal includes a créche facility that has been designed to respond to the childcare
requirements generated by future occupants of the scheme. Alongside the créche, there will be a café
and retail unit with outdoor seating area which will provide basic, neighbourhood level services to the
new community. The créche, retail and café unit will act as a hub for residents to connect and socialise
T strengthening the identity and sense of place and helping to anchor the scheme as an important,
vibrant new community within Ratoath.

Figure 2.9: CGI of proposed entrance to scheme with retail, café and créche unit

RORR

The proposed development will include the construction of the remaining section of the Ratoath Outer
Relief Road (RORR) from its current temporary termination point to the east of the subject site to the
existing Fairyhouse Road (R155) in the west. The proposed section of the RORR runs from a new
proposed signalised junction on the R155, east along the southern boundary of the subject site for
approximately 1.08km to the current RORR temporary termination point and for an additional 75m to
put a new surface course on the adjoining constructed section of the RORR.

A dedicated pedestrian path and a segregated two-way cycle path is proposed along the northern side
of the proposed road. Two bus stop laybys are proposed i one on the northern side and one on the
southern side of the proposed carriageway. A grass verge is proposed to the north of part of the RORR
and a soft margin is proposed along the south side of the RORR.

The proposed road will provide access to the proposed development in the form of two priority junctions
on the northern side of the RORR. Three agricultural site entrances and a new junction with Glascarn
Lane (south) are proposed on the southern side of the RORR.

Dedicated pedestrian and shared pedestrian/cycle path connections are provided from the site to
Fairyhouse Road (R155) to the west, Glascarn Lane (horth) to the north, and the RORR and Glascarn
Lane (south) to the south.

The proposed development includes the realignment of an existing section (c. 270m) of Glascarn Lane
to facilitate the construction of the proposed section of the RORR. To the north of the proposed RORR,
an existing section of Glascarn Lane (c. 75m) will have vehicular traffic removed from it and be
repurposed as an active travel shared surface. To the south of the proposed RORR, an existing section
of Glascarn Lane (c. 187m) will be upgraded to a 2-lane road with a 40m footpath along the eastern
side of the carriageway. A toucan controlled crossing is proposed to the west of the proposed bus stop
laybys to allow for safe access from the pedestrian/cycle infrastructure on the northern side of the
RORR to the bus stop and Glascarn Lane to the south of the RORR.
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Landscaping and Infrastructure

The landscape proposal for the scheme includes 15,887 sq.m. of public open space and 1,183 sq.m.
communal amenity space. The primary central Open Space of 0.4ha serves as the heart of the
community, offering a variety of active and passive recreational opportunities. It encompasses provision
for kick open areas (exceeding 800sqm), natural play areas, seating and gathering spaces that allow
for socialising and recreation. In time, and on completion of a residential scheme on the neighbouring
lands directly west, the central open space has been designed to connect onto the adjacent lands to
create a community park of circa 0.7ha, in line with the provisions of Masterplan 37.

The interconnected secondary spaces complement this vision, ensuring diverse uses for ease of
accessibility and functionality.

Shared pedestrians and cycleways, amenity, informal play spaces and SuDs features form part of an
integrated landscaping and open space solution which are distributed in an integrated way throughout
the scheme. In doing so, a connected linear spine of public open space is formed. A Landscape Design
Rational Report and accompanying drawings prepared by Studio Glasu set out the full details on the
landscape response to the site, the planting proposed and boundary treatments.

The proposed scheme will be accessible via the completed Ratoath Outer Relief Road (RORR), with
proposed future connections extending from its current termination point in the northeast to the existing
Fairyhouse Road (R155) in the southwest of the subject site.

A SuDS surface water management system is proposed i details of all ancillary infrastructural works,
services provision, foul and surface water drainage is provided in the reports and drawings prepared by

project engineers, O6Connor Sutton Cronin (0OCSC)
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Figure 2.10 Landscape Design i (Source: Studio Glasu Landscape Design Rational)

2.8 Phasing Plan

The Development on the subject site, will be delivered across four Phases, the location of which is
shown in Figure 2.11. An overview of housing, commercial development and key infrastructure to be
delivered across each of the four phases is set out in Table 2-5. Phase 1 encompasses the delivery of
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key supporting infrastructure including the créche, retail and café unit and crucially the full extent of the
RORR which will be fully completed and in place prior to the occupancy of any residential unit.

iz
PHASING =

ESEE] miasen

[t

e e L |

Figure 2.11 Phasing Plan for the delivery of the Proposed Development on subject site (Source: Fewer Harrington
& Partners Architects)).

Table 2-5 Break down of typology of residential units proposed in Phases 1 to 4 of the Development

Phase 1 Phase 2
87 No. Houses, including: 92 No. Houses, including:
A 12 No. 2 bed houses A 12 No. 2 bed houses
A 49 No. 3 bed houses A 58 No. 3 bed houses
A 22 No. 4 bed houses A 20 No. 4 bed houses
A 4 No. 5 bed houses A 2 No. 5 bed houses
43 No. Apartments including: Approx. 3980m2 public open space
A 10 No. 1 bed apartments
A 33 No. 2 bed apartments Drainage & watermain infrastructure within

Phase 2 as shown in the drawing PP-05/C.
7 No. Duplexes including:

A 2 No. 1 bed apartments Communications infrastructure
A 1 No. 2 bed apartments
A 4 No. 3 bed apartments Car parking = 186 no. spaces

No accessible spaces
Creche
No EV spaces
Café and Retail Unit
No Cycle parking.
Approx. 492m2 communal open space and
4396m2 public open space

External Roads i Entire RORR starting from
R155 at the west side including the Glascarn
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Lane and further connected to the exiting tie-in
at the East side.

Phase 2 Internal Roads as shown in the drawing
PP-05/C.

Drainage and watermain infrastructure within
Phase 1 and along route of the RORR.

Communications infrastructure
Car parking = 255 no. spaces comprising:

5 no. accessible spaces
18 no. EV spaces with associated infrastructure

Cycle parking = 125 no. spaces

67 No. Houses, including:

A 14 No. 2 bed houses

A 44 No. 3 bed houses

A 5 No. 4 bed houses

A 4 No. 5 bed houses

15 No. Apartments including:

A 5 No. 1 bed apartments
A 10 No. 2 bed apartments
9 No. Duplexes including:

A 3 No. 1 bed apartments
A 1 No. 2 bed apartments
A 5 No. 3 bed apartments

Approx. 311m2 communal open space and
4817m2 public open space

Phase 3 Internal Roads as shown in the drawing
PP-05/C.

Drainage and watermain infrastructure within
Phase 3 as shown in the drawing PP-05/C.

Communications infrastructure

Car parking = 180 no. spaces comprising:
2 no. accessible spaces

6 no. EV spaces with associated infrastructure

Cycle parking = 57 no. spaces.

Phase 3 Phase 4

4 no. Houses, including:

A 3 No. 4 bed houses

A 1 No. 5 bed houses

33 No. Apartments including:

A 10 No. 1 bed apartments
A 23 No. 2 bed apartments
7 No. Duplexes including:

A 2 No. 1 bed apartments
A 1 No. 2 bed apartments
A 4 No. 3 bed apartments

Approx. 380m2 communal open space and
2694m?2 public open space

Phase 4 Internal Roads as shown in the drawing
PP-05/C.

Drainage and watermain infrastructure within
Phase 4 as shown in the drawing PP-05/C.

Communications infrastructure

Car parking = 55 no. spaces comprising:
3 no. accessible spaces

12 no. EV spaces with associated infrastructure

Cycle parking = 92 no. spaces.

June 2025
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2.9 Need for the Scheme

The subject lands are strategically located to the immediate south of the Ratoath settlement and present
an opportunity to facilitate the natural expansion of the town core on underutilised lands zoned for
residential development. Directing growth towards such lands will strengthen the social fabric of the
town and create a population base capable of supporting services and employment opportunities.

This proposal will bring a strategically located, undeveloped and underutilised site into a positive,
beneficial use. The proposed scheme has been carefully planned and designed to respond
appropriately and with sensitivity to the mixed urban and natural elements that comprise the surrounding
environment.

The level of population growth provides justification for and validation of the development proposal for
new housing. Population and housing are intrinsically linked. An increase in population influences
housing by creating demand. The availability of housing influences house and rental prices and can
have a significant influence on who can potentially migrate into an area, affecting total population.

The scheme is brought forward against a socio-economic context that places a high value on the
availability of well designed, sustainable, accessible, and affordable homes that can help to satisfy the
ongoing demand for housing in Meath. The scheme will have significant positive impacts for the local
community of Ratoath by providing well-designed units to facilitate and support population growth,
social integration, and inclusion, bringing this strategic landbank into functional use. By opening up
accessibility, the ambitions for the bridle path and for the RORR set out in local planning policy, will be
achieved and in doing so, will bring a notable community gain to the area.

With rapid population growth and a deepening housing crisis, the appropriate siting, distribution and
delivery of homes, is a critical function of the local planning system over the next few years and of
paramount importance. With active land management and compact growth principles in place, there is
now, perhaps more than ever before, an impetus to support the delivery of housing proposals that align
with strategic planning policy and that can respond to the population growth predicted for the area, such
as the current proposal brought forward by Beo Properties Ltd.

The Core Strategy sets out the population growth that is expected to take place over the Plan period
which will determine the levels of housing needed to accommodate this growth. As shown below, the
Pl an has projected that Rasebyd,bdd pessong o pl0B3by 202/n woul d i n

Table 2-6: Population in Ratoath (Source: MCDP 2021-2027)

2011 Population 2016 Population 2011-2016 2011-2016 Projected Population
Change (#) Change (%) 2027
Ratoath
Population
9,043 9,533 490 5.4% 11,033
Since the Plan was adopted, Census 2022 data has b

population is currently at 10,077 persons which is consistent with the growth rates of the settlement
since 2011.

Further, the recent publication of the National Planning Framework, First Revision (April 2025) and the
introduction of new housing targets, 300,000 units nationally by 2030, brings into sharp focus the
criticality of supporting the delivery of new homes on zoned, serviced, accessible lands. The subject
lands represent a prime example of optimally positioned and zoned lands that benefit not only from
essential utility infrastructure connections but also a broad range of social and community infrastructure
in the immediate surrounding areas.

The Development Plan highlights how A2 zoned lands are designated as the primary source of land to
accommodate new residential development. The subject site represents the largest consolidated land
bank of A2 zoned land within the Ratoath settlement and should therefore be prioritised for the delivery
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of housing. The proposed development is compliant with the zoning objective ascribed to the lands and
represents a strategic approach to the sustainable expansion of the Ratoath settlement and meet ever
increasing demand for housing.

The subject site is part of a designated Masterplan boundary (MP37). The Development Plan states
that:

AAddi ti onal l ands identified to deliver the compl et
approximately 3.8 hectares and shall include the provision of a public landscaped park of circa 0.7

hectares with appropriate recreational facilities to be agreed with the planning authority. This facility

shall be delivered as part of the overall development proposal. The public park can be provided as part

of the overall open space requirement on site. The first phase of development shall include the

construction of the adjoining section of the Ratoath Outer Relief Road. Any planning application made

for development on these lands shall be accompanied by a Master Plan (MP 37), detailing development

proposals for the full extent of the lands. This shall include details of the overall site and building layout

for the lands, building height and design principles, mix of uses, open space and recreational provision,

traffic i mpact assessment and management proposal s an

The design and layout of the proposed development has been carefully considered in the context of the
wider Masterplan lands ensuring the holistic and coordinated redevelopment of the fuller land bank in
accordance with the above principles. The scheme has incorporated sufficient set back distances from
neighbouring plots within the wider MP lands and has respected the prevailing heights of the area to
ensure that the proposed development will not unduly impede the future redevelopment of other lands
with the MP boundary. Furthermore, it is considered that the proposed development has the potential
to act as a catalyst for the future development of the wider masterplan lands through direct connectivity
with the town centre and the Strategic Employment Lands to the south, which will be further enhanced
with the delivery of the proposed RORR.

The proposed development includes the provision of the second phase of the RORR that will run along
the southern boundary of the site completing the connection to the R155 Fairyhouse Road. The RORR
itself is a distributor road and will facilitate greater connectivity for all of the Ratoath settlement. The
Road will be delivered in tandem with residential development, as envisaged in the Development Plan
and set out in the phasing plans submitted with this application. The RORR is a vital piece of
infrastructure outlined in the MCDP and has been designed to connect with the Fairyhouse Road (R155)
to the south-west. There is a specific reference to the long-term ambition to complete the RORR
recognising that:

AThere is an opportunity to maximise the investment
the completion of this Outer Relief Road and complete the link between the R125 and R155. This will

be achieved by zoning additional lands for residential development and requiring that the remainder of

this |Iink road is delivered as part of the devel opmen

It is envisaged that this road will be developed in tandem with the proposed LRD and thus will comply
with the policy:
RAOBJ6T ATo facilitate the development of the Ratoat

devel opment . i

The location of the proposed section of the RORR included in this application was informed and guided
by the principles of permeability and connectivity and the need to connect to existing infrastructure.

The proposed level of development has been based on a review of strategic planning policy and
following extensive consultation with Meath County Council and is considered appropriate for the
subject site. The development proposal responds to a range of policy objectives at national, regional
and local level that advocate for the sustainable growth and consolidation of existing settlements, at
appropriate densities in line with a sequential approach alongside and integrated with surrounding built
context and residential communities. This approach is promoted across a broad range of documents,
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e.g. Sustainable Urban Housing: Design Standards for New Apartments (2023), The Urban
Development and Building Height Guidelines for Planning Authorities 2018, Sustainable Residential
Development in Urban Areas (2009) / Urban Design Manual (2009) Guidelines, Sustainable Residential
Development and Compact Settlements Guidelines (2024), as well as Meath County Development Plan
2021-2027, as further detailed in Chapter 3.

2.10 References

A

o o oo D>

Guidelines on the Information to be contained in Environmental Impact Assessment Report
(Environmental Protection Agency, May 2022);

Draft Guidelines on the Information to be Contained in Environmental Impact Assessment Reports
(Environmental Protection Agency, Draft August 2017);

Advice Notes for Preparing Environmental Impact Statements, Draft September 2017;

Guidelines on the Information to be contained in Environmental Impact Statements (EPA, 2002);
and

Advice Notes on Current Practice in the Preparation of Environmental Impact Statements (EPA,
2002)

Meath County Development Plan 2021-2027, available at.—Consolidated Meath County
Development Plan 2021-2027 (incl. Variations 1, 2 & 3) | Meath County Council Online Consultation
Portal

The Central Statistics Office (CSO), available at: Home - CSO - Central Statistics Office
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3 Planning Policy Context

3.1 Introduction

The proposed development has been prepared in the context of relevant local, regional, and national
policies and objectives. The accompanying planning report included as part of this planning application
provides a detailed review and statement of consistency with all relevant policies and objectives. For
the purposes of the EIAR, a summary of the relevant policies and objectives is provided within this
section.

3.2 Policy Context

This chapter is a summary of the relevant policies and objectives pertaining to the proposed
development.

3.3 National Planning Framework First Revision (2025)

The National Pl anning Fr ame wo r-level(sthitedic)plan fa shapingtheGo v e r n me
future growth and development of the country out to the year 2040. The NPF was, in April 2025, formally

revised and updated to take account of changes that have occurred since 2018 and to build on the

existing framework. Since its original publication in 2018 there have been a number of significant and

critical developments in relation to planning policy, guidance, and legislation, as well as governance

and institutional change. Also, within this time, unprecedented, unforeseen events have occurred with

ongoing consequences, such as the impacts of Covid-19 particularly in relation to trends in commuting

patterns and the emergence of blended home-office working.

The Revised NPF reflects updated projections on population growth, which will increase to
approximately 5.7 million by 2030 and to 6.1 million by 2040, based on demographic and
econometric modelling undertaken by the Economic and Social Research Institute (ESRI). In
order to meet projected population and to manage economic growth patterns, as well as
increased household formation, an increase in annual housing output to approximately 50,000
homes per annum to 2040 is needed.

The NPF places a major policy emphasis on the renewal and development of existing settlements,
as opposed to the continual expansion and sprawl of cities and towns. A shared set of goals for every
community across the country, expressed in the Framework as the National Strategic Outcomes, are
set out . One of the ckoemp agd a ks toibag réftéaded throughoet the NPé
and through its policies and objectives. Compact growth can be achieved by:

NPO 1: Ensure that all plans, projects and activities requiring consent arising from the National
Planning Framework are subject to the relevant environmental assessment requirements
including SEA, EIA, SFRA and AA, as appropriate.

NPO 7: Deliver at least 40% of all new homes nationally, within the built-up footprint of existing
settlements and ensure compact and sequential patterns of growth.

NPO 42: To target the delivery of housing to accommodate approximately 50,000 additional
homes per annum to 2040.

NPO 44: Support the provision of lifetime adaptable homes that can accommodate the
changing needs of a household over time.

NPO 45: Increase residential density in settlements, through a range of measures including
reductions in vacancy, re-use of existing buildings, infill development schemes, area or site-
based regeneration, increased building height and more compact forms of development.
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1. Compact Growth 2. Enhanced Regional 3. Strengthened 4. Sustainable
Accessibility Rural Economies and Mobility

10. Access to Quality 5. A Strong Economy
Childcare, Education supported by
Enterprise, Innovation

National Strategic and Skills

Outcomes \ r 1-}

9. Sustainable 8. Transition to a Low /. Enhanced Amenity 6. High-Quality
Management of Carbon and Climate and Heritage International
Water, Waste and Resilient Society Connectivity

fix| | &

Figure 3-1: National Strategic Outcomes: The National Planning Framework

Policy Objectives NPO 11 and NPO33 are of particular relevance to the proposed application outlining
the importance of encouraging new developments within existing settlements and highlighting the need
to ensure that residential developments are designed at an appropriate scale that can be successfully
integrating into the receiving environment.

NPO 11: 6l n meeting wurban devel opment reqguirements, t |
development that can encourage more people and generate more jobs and activity within existing cities,
towns and villages, subject to meeting appropriate planning standards and achieving targeted growth. 6

NPO33:6Prioritise the provision of new homes at || ocati
and at an appropriate scale of provision relative to

The NPF expands on the above objectives, describing that:

drelanddés future homes wil/l be |l ocated in our small
countryside, but at an appropriate scale that does not detract from the capacity of our larger towns and
cities to deliver homes more sustainablyébd

Historically, low-d ensi ty housing devel opment has beenam featur
has often resulted in inefficient and unsustainable use of strategic accessible lands. Such trends can

impact the viability of infrastructure, public transport, and commercial developments by failing to provide

a critical mass to support such infrastructure and facilities. In order to avoid creating urban sprawl and

the pressure that it puts on both the environment and infrastructure demands; it is important to deliver

increased residential densities within established built up urban areas.

The application site, positioned at the edge of the Ratoath settlement, will deliver much needed
residential units bringing the much planned for housing stock which is needed to accommodate the
growth of Ratoath. The proposed residential-led scheme has been designed at a scale that is
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appropriate to the prevailing pattern of development in the area and can successfully integrate with its
surrounding environment. Furthermore, the delivery of the RORR in tandem with a new residential
community will contribute to creating the infrastructure and population base needed to unlock the
Strategic Employment Lands to the south of the application site.

3.4 Project Ireland 2040: National Development Plan 2021-2030

The National Development Plan2021-2 03 0 (or ANDPO) was published
the previous National Development Plan 2018-2027. As part of Project Ireland 2040, the NDP sets out
t he Gov er n raechirg éeestrentastrategy and budget for the period 2021-2030.

It is an ambitious plan which places a major focus on improving the delivery of infrastructure projects to
ensure both speed of delivery and value for money across all projects. The Document sets out funding
to underpin key Government priorities, including allocations which will support the realization of critical
goals laid outin Housing for Alli a New Housing Plan for Ireland (September 2021). The NDP underpins
the overarching message of the National Pl anni

Given the location of the subject site and its close proximity to existing services such as public transport
and amenities, it is considered that the proposals align with the principles outlined in the National
Development Plan. Moreover, the development also aligns with the principles and objectives of the
Housing for All'i a New Housing Plan for Ireland (see below).

3.5 Housing for All, A New Housing Plan for Ireland

ng

Housing forAl-a New Housing Plan for I reland published

plan to 2030. The Governmentdés overall objective

to good quality homes to purchase or rent at an affordable price built to a high standard and in the right
place offering a high quality of life.

The National Housing Plan is being updated with a new plan committed under the Programme
for Government in January 2025 and which will reflect the higher housing targets set in the
revised NPF. The government is committed to increasing housing provision through
accelerating supply and affordability, and the measures outlined in Housing for All will continue
to be implemented. The new Plan once published will build on the momentum generated by the
Housing for All plan to achieve the revised NPF target of delivering more than 300,000 new
homes by the end of 2030. Under the Programme for Government 2025 and the revised NPF, the
housing target which Housing for All policies will support is now 50,000 additional homes per
annum to 2040.

The Plan identifies that new homes need to satisfy demand across four tenures i affordable, social,
private rental and private ownership and be constructed within the context of specific development
targets for the five cities and major towns.

Housing for All sets out a series of actions across four pathways aimed at addressing the housing crisis
by delivering homes every year underpinned by the following objectives:

A Supporting Homeownership and Increasing Affordability.

A Eradicating Homelessness, Increasing Social Housing Delivery and Supporting Social
Inclusion.

A Increasing New Housing Supply; and
A Addressing Vacancy and Efficient Use of Existing Stock.
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Each pathway contains a number of measures to help achieve these objectives through enabling a
framework of a more sustainable housing system that will meet current and future housing needs.
Pathways 1 and 3 are of particular relevance to the proposed development as detailed below.

Pathway 1: Supporting Home Ownership and Increasing Affordability

Issues with housing affordability are well commentated on as house prices continue northward with
more and more people being pushed out of the market. Whilst the Plan outlines a suite of policy and
financial measures aimed at increasing affordability, it is imperative that supply of high-quality
residential accommodation on serviced lands is promoted by Local Authorities, particularly schemes
that seek to deliver affordable housing. House prices in the area have rapidly increased which is
reflective of a contracting housing market where demand, owing to significant population growth is
outstripping supply accentuating the need to deliver housing development at scale to meet this demand.
The proposed development will boost housing supply in the area and will contribute to improving
affordability for prospective purchasers in the area.

Pathway 3: Increasing New Housing Supply

The Plan notes the important role that increasing housing supply will play on reducing pressures on an
already constrained market. The Plan further recognises the need to encourage the activation of
planning permissions to assist in achieving the objective of increasing new housing supply.

The Plan also highlights how viability and costing issues have impacted upon the implementation of
extant planning permissions that could other wi
housing stock.

The proposed development will consolidate an already established residential community. The
completion of the RORR will act as a catalyst for development of the wider area. The addition of 364
no. units will improve the overall viability and vibrancy of the Ratoath area and result in a continuum of
housing options to meet varying needs of future occupiers.

3.6 Sustainable Residential Development and Compact Settlements:

Guidelines for Planning Authorities 2024
The Sustainable Residential Development and Compact Settlements Guidelines for Planning
Authorities 2024 was adopted on the 15th of January 2024 and sets out policy and guidance in relation
to the planning and development of urban and rural settlements with a focus on sustainable residential
development and the creation of compact settlements.

The Guidelines provide a summary overview of the emerging approach from a planning policy
perspective in relation to residential density, housing standards and quality design and how these can
be used to prioritise compact growth. The intention is that these Section 28 Guidelines, will provide a
national policy framework that supports the delivery of more compact and diverse housing typologies,
in light of the overall objective of increasing housing supply.

The Guidelines have replaced the 2009 Sustainable Residential Development in Urban Areas
Guidelines and provide a renewed focus on existing settlements and on the interaction between density,
housing standards and quality urban design to support sustainable and compact growth.

3.6.1 Settlement, Place and Density

Chapter 3 of the Guidelines sets out the policy approach in relation to growth priorities for each
settlement tier in the national settlement hierarchy with a particular focus on residential densities. The
Guidelines have acknowledged the NPF prioritisation for compact growth and reflect the variety of
settlement contexts. As such, the proposed policy approach is to expand on the density ranges outlined
in the 2009 Guidelines above to enable Planning Authorities to adopt a more assessment-based
approach when determining an appropriate scale of development for a particular site.
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Table 3.5 of the Compact Settlement Guidelines sets out the density ranges that are applicable to

Ratoath which with its population falls under the ca
popul at i subjert@ite is [bdated on residential zoned greenfield lands at the edge of the existing
buitup are of Ratoath, which is defined as &éSuburban/ U

3.5 of the Guidelines notes that:

Al t i s aobjeaie bfthgse Guiddlines that residential densities in the range 30 dph to 50 dph

(net) shall generally be applied at suburban and urban extension locations of Key Towns and Large

Towns, and that densities of up to 80 dph (net) shall be openforconsider at i on at Oaccessi bl
suburban / urban extension |ocations (as defined in T

The development proposal achieves a net density of 37.7dph in alignment with the CSG Guideline for
a town of the size of Ratoath.

3.6.2 Urban Design and Quality Placemaking

The Guidelines highlight the key role that Development Plans play in setting the strategy for the creation
of sustainable and compact settlements across the plan area, as part of the core strategy. The role and
function of settlements at all levels in the settlement hierarchy and the interactions, interdependencies,
and connections between settlements are discussed. For larger settlements, the strategy should
support the creation of strong and vibrant centres surrounded by an integrated network of well-designed
mixed-use neighbourhoods.

The Guidelines recognise the important role that housing quality and design plays in improving health
and wellbeing and the contribution that it makes to sustainable development and placemaking. The
intention of the Guidelines is to provide greater flexibility in design standards to allow for more compact
growth and improved housing choice. The fundamental strategy behind the proposed development
is to contribute to achieving a more compact form of growth, improve housing options for future
residents and deliver a new connected and integrated community within the heart of Ratoath,
as espoused in the CSGs.

These Guidelines promote a move away from segregated land use areas (residential, commercial and

employment) that have reinforced unsustainable travel in favour of mixed- use neighbourhoods.

Ensuring that there is a good mix and distribution of activities around a hierarchy of centres has many
benefits in terms of reducing the need to travel and
and Distri but hapter4 of the Gualaired statem C

c) In areas that are less central, the mix of uses should cater for local services and amenities
focused on a hierarchy of local centres that support residential communities and with
opportunities for suitable non-residential development throughout.

d) In all urban areas, planning authorities should actively promote and support opportunities for
intensification. This could include initiatives that support the more intensive use of existing
buildings (including adaption and extension) and under-used lands (including for example the
repurposing of car parks at highly accessible urban locations that no longer require a high level
of private car access).

e) Itwill be important to align the integration of land uses and centres with public transport in order
to maximise the benefits of public transport.

f) The creation of sustainable communities also requires a diverse mix of housing and variety in
residential densities across settlements. This will require a focus on the delivery of innovative
housing types that can facilitate compact growth and provide greater housing choice that
responds to the needs of single people, families, older people, and people with disabilities,
informed by a Housing Needs Demand Assessment (HNDA) where possible. Development
plans may specify a mix for apartment and other housing developments, but this should be
further to an evidence-based Housing Needs and Demand Assessment.
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The section 4.3 of t hentlgedsalodd plamnmgapdiqatomr, the siteslagout hat A
and design statement will need to show how the development proposal has evolved in response to

the surrounding context and demonstrate how it is consistent with any statutory masterplan that has

been prepared for the area. The design and placemaking process for the application should be
detailed in the urban design statement submitted in s

Policy and Objective4.1 Al t i s a policy and objective of these Gt
implement the principles, approaches and standards set out in the Design Manual for Urban Roads

and Streets, 2013 (including updates) in carrying out their functions under the Planning and

Development Act 2000 (as amended) and as part of an integrated approach to quality urban design

and placemaking. o

3.6.3 Housing Standards

A detailed overview of how the scheme complies with Special Planning Policy Requirements (SPPR)
of the Compact Settlement Guidelines (CSG) in provided in the CSG Compliance Report prepared by
Fewer Harrington Partners (FHP) and enclosed with this application. Please also refer to the Planning
Report and Statement of Consistency enclosed with this application.

3.6.4 Sustainable Urban Housing Design Standards for New Apartments Guidelines for
Planning Authorities (2023)

The Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning

Authorities was published by the Government in July 2023 as an update to the previous Guidelines to

specifically remove BTR as a distinct development type, with specific design standards. The remainder

of the Guidelines remain unchanged from previous iterations and provide a consistent set of national

design standards for apartment developments.

The guidelines recognise that apartment development will be crucial to meet forecast housing needs in
a sustainable manner while avoiding further urban sprawl as targeted by the NPF. The NPF signals a
clear shift in Government policy towards securing more compact and sustainable urban development,
to enable people to live nearer to jobs and services.

The guidelines state that a dramatic increase in apartment development is required in order to
significantly increase housing supply and meet housing demand across the Country. The need for
additional apartment development is driven by a variety of other factors including: a long-term move
towards smaller average household size, an ageing and more diverse population, with greater labour
mobility, and a higher proportion of households in the rented sector.

Section 3 of the Guidelines sets out the design standards that apply to apartment developments for
floor area, dual aspect ratios, floor to ceiling height, lift and stair cores, internal storage, private amenity
space and security considerations. Section 4 establishes the standards for communal facilities in
apartments schemes including access and services, refuse storage, communal amenity space,
chil dr en 6 s angdael/ bicydeparking.,

Section 4.20 of the Apartments Guidelines 2023 statesthati The quant um of car parkin
requirement for any such provision for apartment developments will vary, having regard to the types

of location in cities and towns that may be suitable for apartment development, broadly based on

proximity and accessibility criteria”.

TheDesi gn St anda agkeserapmingnsir standarel of fi cycle storage space per bedroom
shall be applied. For studio units, at least 1 cycle storage space shall be provided. Visitor cycle

parking shall also be provided at a allewing dediagiondronof 1 s pa

this standar d wiilargspeeteo fgctars suah asilogation,fuality of facilities proposed,

flexibility for future enhancement/ enlargements, etcd¢
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A detailed overview of how the scheme complies with the Apartment Guidelines is provided the Planning
Report and Statement of Consistency enclosed with this application.

3.7 Climate Action Plan 2025

This Climate Action Plan 2025 is the third Plan to be prepared under the Climate Action and Low Carbon
Development (Amendment) Act 2021 and fifth overall Plan that provides latest assessment and
measurement of targets achieved in the previous year and sets out actions for 2025, to take on the
challenges of the second carbon budget period 2026-2030.

Key Housing Provisions in CAP 25:

A The expansion of Retrofitting scheme - to retrofit half a million homes by 2030, deploy district
heating at scale in dense urban areas, and improve energy performance standards in commercial
buildings. Retrofitted homes to achieve a B2 Building Energy Rating (BER) standard by 2030.
Continue roll-out of Social Housing National Retrofitting Programme with 2,500 retrofitted properties
required to reach the BER B2 equivalent in 2025 (BE/25/10).

Expand the existing suite of NZEB/Retrofit training provision through the development of new micro-
qualifications.

To phase out fossil fuel boilers to align with Energy Performance of Buildings Directive requirements
as part of the National Building Renovation Plan.

Key Transport Provisions/Actions in CAP 25:

A Target is to achieve 50% reduction in transport emissions by 2030.

A Prioritise the delivery of further phases of the BusConnects Network Design Plan (TR/25/23).

A In 2024, a range of policies were published, including the National En-Route EV Charging Plan and
the Regional and Local EV Charging Network Plan 2024- 2030. The vision set out in these
documents, and in the overarching National EV Charging Infrastructure Strategy, envisages a 300%
increase in charging capacity by 2025.

A In 2024, sanction was provided to local authorities to recruit staff for the roll-out of public EV
charging infrastructure to meet growing demand for destination and residential charging. Local
authorities are working closely with Zero Emission Vehicles Ireland (ZEVI) and the new capacity is
expected to come to full fruition over 2025.

The revision of the National Planning Framework presents an opportunity to re-emphasise the cross-
linkages between land-use and spatial planning and the transport system. The policy pathway for cutting
transport emi ssions c eShift-lr mgr oavreobu nalp ptrhoea chhAvaonidd speci f
Growth Transport Orientated Development,impr oved 6 Active Travel 6 infrastruc
and planning consents for alternative fuel, and EV ct

Local authorities have an integral and critical role in decarbonising transport, through the spatial and
land-use planning system, promoting public transport-oriented development, ensuring permeability for
active modes, implementing and requiring sustainable parking policies, delivering public realm
improvements, developing appropriate demand management measures, and provision of EV charging
and alternative fuels infrastructure. The Department of Transport and its agencies will continue to work
closely with local authorities to support them in their role.

Information on the ways in which the proposed development responds to measures and requirements
set out in the CAP is set out in Chapter 6 Climate of this EIAR and also in the the Energy and Climate
Action Statement and the Building Lifecycle Report enclosed with this application.
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3.8 Design Manual for Urban Roads and Streets (DMURS) (2019)

Design Manual for Urban Roads and Streets (DMURS) was published by the Department of Transport,
Tourism and Sport and the Department of Environment, Community and Local Government in 2013
and last updated in 2019. DMURS provides guidance relating to the design of urban roads and streets
with the aim to put well designed streets at the heart of sustainable communities. DMURS will focus on
shifting the emphasis of designers, as appropriate, from more conventional approaches that are
concerned with the movement of traffic to more sustainable approaches concerned with multi-modal
movement and streets as places.

Whilst the movement of traffic is still a key issue, DMURS notes that there are several others, including

the 6sense of placed, which are of core significance
designs. The guidance document notes that four interlinked characteristics influence the sense of place

within a street, including:

1 Connectivity: The creation of vibrant and active places requires pedestrian activity. This in turn
requires walkable street networks that can be easily navigated and are well connected.

1 Enclosure: A sense of enclosure spatially defines streets and creates a more intimate and
supervised environment. A sense of enclosure is achieved by orientating buildings toward the
street and placing them along its edge. The use of street trees can also enhance the feeling of
enclosure.

1 Active Edge: An active frontage enlivens the edge of the street creating a more interesting and
engaging environment. An active frontage is achieved with frequent entrances and openings
that ensure the street is overlooked and generate pedestrian activity as people come and go
from buildings.

1 Pedestrian Activity/Facilities: The sense of intimacy, interest and overlooking that is created by
a street t hat is enclosed and | ined with active
security and well-being. Good pedestrian facilities (such as wide footpaths and well-designed
crossings) also make walking a more convenient and pleasurable experience that will further
encourage pedestrian activity.

A DMURS Compliance Statement has been prepared by OCSC and accompanies this planning
application. The statement demonstrates how the design of the proposed residential development
incorporates the key design principles as set out within the DMURS. The statement also shows how
the proposed development is consistent with the objective set out in the DMURS to create better street
designs that encourage people to walk or use public transport over their car.

3.9 Regional Spatial and Economic Strategy for the Eastern and Midlands
Region (RSES) 2019-2031

The Regional Spatial and Economic Strategy (RSES) (2019-2031) for the Eastern Midlands region was
adopted in 2020 and provides a high-level development framework for the region that supports the
implementation of the NPF. It is a 12-year strategic regional development framework which identifies
regional assets, opportunities and challenges and provides appropriate policy response in the form of
Regional Policy Objectives (RPOSs). It is the regional tier of the national planning process, established
to ensure coordination between the City and County Development Plans (CCDP) and Local Enterprise
and Community Plans (LECP) of the local authorities in the Region.

The primary aim of this regional framework is to support the delivery of the programme for change, set
out in Project Ireland 2040, the National Planning Framework (NPF) and the National Development
Plan 2018-2027 (NDP). In line with the NPF, the RSES also focuses on supplementing the growth of
the society, environment, economy, and land-use in a planned, productive, and sustainable manner.
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The RSES vision for the Eastern Region is led by the need for transformative change building on the
Regionés strengths and potenti al to make it
attractive, while also accommodating expanded growth and development, achieving economic
prosperity, and improving quality of life for all the citizens.

The primary strategies of the RSES, in achieving its objectives and aligning with national policy and the
NPF, include:

LCompact Gachiewed byd

- Strengthening and growing cities and metropolitan areas.

- Harnessing the combined strength of the 3 cities as a counterbalance to the Greater Dublin
Area, though quality development.

- Regeneration and compact growth.

- Building on the strong network of towns and supporting villages and rural areas. (pg. 23)

&Gtrengthened Rur al Ec ono mdhievedbg nd Communiti eso

- Strengthening the role of and improving quality

communities and valuing rural Region as dynamic, resilient, and outward looking. (pg. 23)

The RSES acknowledges that affordability of housing is one of the main challenges facing the Region,
not i n gcontinuem tgrowih rates of household formation coupled with a severe slowdown in the
development of new housing stock during the economic recession, resulting in housing supply and
affordability pressures in both sale and rental markets, particularly in Dublin and urban areas but
affecting all of the Regiono.

Chapter 5 contains the Dublin Metropolitan Area Strategic Plan (MASP) which provides a 12 - 20-year
strategic planning and investment framework for the area. The MASP is aligned with a number of
Regional Strategic Outcomes consistent with the NPF which include sustainable and compact growth,
regeneration of cities, better use of under-used land and integrated transport and land use. The MASP
identifies a number of Guiding Principles for the sustainable development of the Dublin Metropolitan
Area which include:

A ACompact sustainabl e growth aihdo promate dustainabte e d

consolidated growth of the Metropolitan Area, including brownfield and infill development, to
achieve a target of 50% of all new homes within or contiguous to the built-up area of Dublin
City and suburbs, and at least 30% in other settlements. To support a steady supply of sites
and to accelerate housing supply, in order to achieve higher densities in urban built up areas,
supported by improved services and public transpor t . 0

A Al ntegrated Tr an&Todocusgravihdlong existidg andspmposed high quality
public transport corridors and nodeséo

The subject site represents a highly sustainable location for new residential development given its
location within the existing community of Ratoath. It is also strategically located between both the M2
and M3 transport corridors. This connects Ratoath to other growth centres such as Navan and
Dunshaughlin, but also to larger employment and service centres such as Dublin, Drogheda, and
Dundalk.
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3.10 Meath County Development Plan 2021-2027

The Meath County Development Plan 2021-2027 is the statutory land-use plan governing the subject
site and came into effect on 3rd November 2021. The original Meath County Development Plan 2021-
2027 has then been superseded by this Consolidated version of the Meath County Development Plan
2021-2027 (incl. Variations 1 & 2) adopted on the 13th of May 2024.

3.10.1 Core Strategy and Settlement Strategy

Chapter 2 of the Development Plan sets out the Core Strategy for the future spatial development of the
County over the Plan period. The purpose of the Core Strategy is to demonstrate alignment with national
planning policy and ensure that the future growth of the County is based on the principles of sustainable
development to deliver a high-quality living environment. The Strategy also establishes the settlement
hierarchy across the County and identifies where future growth is to be distributed in a progressive
manner.

L AL LERE Y

L e

FEIRT Esting Communer Line
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Figure 3-2: Core Strategy Map (Source: Meath County Development Plan 2021-2027)

As per the Core Strategy and illustrated above, Ratoath is designated as a Self-Sustaining Town with
a high level of population growth and weak employment base which requires targeted catch-up
investment to become more self-sustaining. The Core Strategy for the county identifies 72 extant units
not yet built and the capacity for 803 residential units over the plan period, part of which would be
delivered on 6A2 New ,Reldstheapplicatoh dite. Sinca thedPlah Gamedirgo
effect in late 2021, and on review (in June 2025) of the Construction Information System (CIS) database,
a total of 238 units have been approved in Ratoath built up area (BUA), as shown in Figure 3.3.
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As such, there is a realistic concern that the housing targets needed to achieve the growth ambitions
set out in the Plan for the settlement may not be realised. The proposed development will make an
invaluable contribution to achieving these targets and directly respond to pent up housing
demand which is impacting housing affordability in the area and surrounding environs.

RN

2OWEY

E307244]
235274

ROTRIE

Residential Pipeline (May 2025)
@ Plans Granted
. Commenced
[ Ratoath CSO Buik-Up Area (BUA) Boundary
[T 2 km Radius
© 7 S km Radius

Figure 3-3 Residential schemes approved in Ratoath BUA and wider area since 2021
Policy Objective CS POL 1 states that it is the policy of the Council to:

Policy CS POL 1 - fiTo promote and facilitate the development of sustainable communities in
the County by managing the level of growth in each settlement to ensure future growth is in
accordance with the Core Strategy and County Settlement Hierarchy in order to deliver
compact urban areas and sustainable rural communities. 0

Policy Objective CSOBJ1hi ghl i ghts the Authorityés ambitions to f
towards designated settlements stating that the Authority will:

Policy CS OBJ1 - fiTo secure the implementation of the Core Strategy and Settlement
Strategy, in so far as practicable, by directing growth towards designated settlements, subject
to the availability of infrastructure and services. 0

Policy Objective CS OBJ 4 states that it is an objective of the Authority:

Policy CS OBJ4 - fiTo achieve more compact growth by promoting the development of infill
and brownfield/ regeneration sites and the redevelopment of underutilised land within and
close to the existing built-up footprint of existing settlements in preference to edge of centre
locations. 0

The Development Plan outlines two key drivers that will influence the approach to residential
development in the town over the Plan period. The first is the targeted housing allocation of 803 no.
residential units to accommodate future growth and increasing demand for housing, The second is the
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delivery of the Ratoath Outer Relief Road (RORR) which will facilitate the construction of residential
units in the south-eastern part of the town.

The Plan identifies the opportunities that lands such as the application site present in terms of achieving
sustainable and targeted growth and facilitate the natural and planned expansion of a settlement rather
than sporadic urban sprawl. Making better use of underutilised lands in urban areas such as the subject
site, is key to creating attractive and accessible neighbourhoods where future residents will benefit from
direct and easy access to a range of community and social infrastructure. Developing schemes at
appropriate densities will have the added benefits of improving the vitality and economic wellbeing of
Ratoath, and the future development of Strategic Employment Lands thus providing an improved return
on capital investment programmes including public transport initiatives and infrastructure such as the
RORR.

3.10.2 Land Use Zoning

The subject site is zoned 6A2 New Residential dé with &
fA2 New Residential - To provide for new residential communities with ancillary community
facilities, neighbourhood facilities as considered appropriate.o

The entire LRD scheme is situated on A2 New Residential zoned lands. There is no residential

or ancillary residential element located on Rural Area (RA) lands or on White Lands (WL) lands.

The RORR corridor falls across Transport i Indicative Road Route, RA, WL and A2 residential zonings.

The parcel of IiRud azomed ads wWiRAin the application ar e

grass verge, which is allowable under the RA-range o

iterate, there is no residential or ancillary residential development located on this parcel of land zoned
O0RAO.

— Sheet No: 33 (a) Land Use Zoning

LEGEND

evelopment Plan

[ |
e

L_

Figure 3-4 Land Use Zoning i Subject Site shown by Red Star (Source: MCDP 2021-2027)
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Table 3-1: Permitted and Open for Consideration Uses for the Subject Site.
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a n fbr the 6ubjechsitefare detalled im $abld2lr at i on 6

the use of the dwelling as a main residence),
Burial Grounds, Extractive Industry/Quarrying,
Equestrian, Farm Shop (Only where the bulk of
the produce is produced on the farm), Forestry
related activities, Horticulture, Caravan and
Camping Park (No static mobile homes or
permanent structure unless ancillary to the
operation of the campsite shall be permitted), Golf
Course, Open Space, Research and Development
(Rural related research and development only),
Residential (Subject to compliance with the Rural
Settlement Strategy), Restaurant/Café (Only
where ancillary to tourism uses or conversion of
protected or vernacular structures), Sustainable
Energy Installations, Utility Structures.

Zoning Permitted Uses Open for Consideration Uses
A2 New Residential / Sheltered Housing, B & B / Guest Betting Office, Caravan Park,
Residential | House, Bring Banks, Community Facility / Centre, | Cultural Facility, Education
Childcare Facility, Convenience Outlet, (Third Level), Enterprise
Children Play / Adventure Centre, Education Centre, Health Centre,
(Primary or Second Level), Halting Site / Group Healthcare Practitioner, Hotel /
Housing, Home Based Economic Activities, Motel / Hostel, Offices <100m
Leisure / Recreation / Sports Facilities, Retirement | (not for visiting members of the
Home / Residential Institution / Retirement Village, | public), Place of Public
Utilities. Worship, Bar/ Restaurant /
Café, Take-Away / Fast Food
Oultlet, Veterinary Surgery.
RA Rural Agriculture, Agricultural Buildings, Agri-Tourism, Community Facility, Cultural
Area Boarding Kennels (Where the use is ancillary to Facility, Education, Garden

Centre, Micro Businesses
(Refer to the Economic
Chapter), Playing Fields,
Recreational Facility, Sports
Club, Telecommunication
Structures, Workshop (only
where ancillary to an existing
dwelling where it is
demonstrated that the proposed
activity is carried out by a
resident of the dwelling, with no
visiting members of the public),
Veterinary Clinic.

The proposed development, comprising 364 no. residential units, is compliant with the A2 zoning
designation and will support the creation of a vibrant and viable community with an appropriate mix of
uses. The proposed commercial unit includes a 2-storey creche, a retail unit and a coffee shop on the
ground floor. It is considered that these uses will be complimentary to the existing town centre uses in
the settlement core and will not adversely impact the vitality and viability of the town centre but rather
adopt an ancillary function to the primary residential use. The proposed commercial and creche facility
have been appropriately scaled to accommodate demand arising directly from the proposed residential
element of the scheme thus contributing to the creation of a sustainable community.

The Development Plan highlights how A2 zoned lands are designated as the primary source of land to
accommodate new residential development. The subject site represents the largest consolidated
land bank of A2 zoned land within the Ratoath settlement and should therefore be prioritised for
the delivery of housing. The proposed development is compliant with the zoning objective
ascribed to the lands and represents a strategic approach to the sustainable expansion of the
Ratoath settlement and meet ever increasing demand for housing.

3.10.3 Masterplan Designation
As indicated in Figure 2, the subject site is part of a designated Masterplan boundary (MP37). The
Development Plan states that:
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fAdditional lands identified to deliver the completion of the R125 and R155 link road
amount to approximately 3.8 hectares and shall include the provision of a public
landscaped park of circa 0.7 hectares with appropriate recreational facilities to be agreed
with the planning authority. This facility shall be delivered as part of the overall
development proposal. The public park can be provided as part of the overall open space
requirement on site. The first phase of development shall include the construction of the
adjoining section of the Ratoath Outer Relief Road. Any planning application made for
development on these lands shall be accompanied by a Master Plan (MP 37), detailing
development proposals for the full extent of the lands. This shall include details of the
overall site and building layout for the lands, building height and design principles, mix of
uses, open space and recreational provision, traffic impact assessment and management
proposals and service.o

This submission is accompanied by a Masterplan prepared by FHP Architects which includes a vision
for the redevelopment of the Masterplan lands. The lands encompass the subject site on which this
LRD application is proposed and also two other major landbanks which are suitable for large residential
schemes. The first of these, to the northeast of the lands, received planning permission in 2020 for an
SHD scheme which is currently under construction (Ref: SHD305196) and approximately mid-way to
completion. The other major land bank is directly west of the subject lands. There are several other
smaller plots and landowners within the MP37 lands which are also designated for residential purposes.

The design and layout of the proposed development has been carefully considered in the context of the
wider Masterplan lands ensuring the holistic and coordinated redevelopment of the fuller land bank in
accordance with the above principles. The scheme has incorporated sufficient set back distances from
neighbouring plots within the wider MP lands and has respected the prevailing heights of the area to
ensure that the proposed development will not unduly impede the future redevelopment of other lands
with the MP boundary. The central open space proposed in the LRD scheme will, on development and
occupation of a future residential scheme on the lands immediately adjacent to the west, open out onto
the neighbouring site to allow unimpeded access to a shared community park of 0.7hectares in line with
the vision set out in MP37 and the MCDP.

Furthermore, it is considered that the proposed development has the potential to act as a catalyst for
the future development of the wider masterplan lands through direct connectivity with the town centre
and the Strategic Employment Lands to the south, which will be further enhanced with the delivery of
the proposed RORR.

The design development process has strategically considered the RORR corridor, as well as the
existing built forms and under-construction schemes surrounding the subject site, to respect and
integrate with the existing built environment of Ratoath. The layout provides meaningful separation
distances to safeguard the privacy and safety of neighbouring properties, while also allowing for future
development potential on adjacent lands (Phase 3 of the MP 37). This approach ensures a balanced
transition between the new and existing urban fabric.

A comprehensive approach has been taken to incorporate key urban design and landscape principles
from the Masterplan MP37 principals, including building height and density, unit mix, character areas,
permeability, and connectivity. The layout also reflects a clear street hierarchy and integrates a well-
defined landscaping and infrastructure strategy. These elements contribute to a context-sensitive and
cohesive design that supports both functionality and visual quality.

3.10.4 The Ratoath Outer Relief Road

Chapter 3 of the Ratoath Written Statement outlines the vision for the settlement, part of which involves
the promotion of sustainable movement through the completion of the Ratoath Outer Relief Road
(RORR).
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The proposed development includes the provision of the second phase of the RORR that will run along
the southern boundary of the site connecting the site to the R155 and the neighbouring Jamestown
SHD (Ref. ABP. 305196). The RORR itself is a distributor road and will facilitate greater connectivity for
all of the Ratoath settlement. The Road will be delivered in tandem with residential development as
envisaged in the Development Plan.

A section of the Relief Road is proposed as part of this development, which will result in the completion
of the RORR originally permitted under the applications Reg Ref: RA150993 and Reg Ref: RA190724.
The section of the RORR proposed as part of this development runs from a new junction with the R155
east to the end of the site boundary.

The RORR is a vital piece of infrastructure outlined in the MCDP and has been designed to connect
with the Fairyhouse Road (R155) to the south-west. There is a specific reference to the long-term
ambition to complete the RORR recognising that:

AThere is an opportunity t o mdurdediifraseucturédby i nvest men
facilitating the completion of this Outer Relief Road and complete the link between the

R125 and R155. This will be achieved by zoning additional lands for residential

development and requiring that the remainder of this link road is delivered as part of the

devel opment of these | ands. 0o

It is envisaged that this road will be developed in tandem with the proposed LRD and thus will comply
with the policy:

RAOBJ6TiTo facilitate the devel opment of the Ratoath
development. A

The location of the proposed section of the RORR included in this application was informed and guided
by the principles of permeability and connectivity and the need to connect to existing infrastructure. The
location of the road offers the potential for future connections to the White Lands to the south via a
junction across the RORR, and towards Fairyhouse Racecourse via the existing bridle path.

Whilst it is acknowledged that there is a slight deviation in the layout of the road and its alignment from

that shown on the Ratoath Land Use Zoning Map (Sheet 33a) as extracted in Figure 2, the location of

the route is indicative only and deviations are permissible. The location proposed on the zoning maps

has not considered granular site level detail and specific constraints that inform and guide finalised

location and layout. This position has been accepted by the Planning Inspector in assessing the refused

SHD application who confirmed thattheyarefisat i sfi ed that the objective fu
relation to the alignment of the RORR. O
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4 Alternatives Considered
4.1 Introduction

This chapter of the Environmental Impact Assessment Report (EIAR) has been prepared by KPMG
Future Analytics and provides a description of the feasible alternatives considered during the
development of the scheme design as per the following -

- Section of 3.4 of EIARs by Environmental Protection Agency in 2022 (EPA, 2022),
- Guidelines for Planning Authorities and An Bord Pleandla on carrying out Environmental Impact
Assessment 2018.

EIA Directive 2014/52/EU sets out requirements for Environmental Impact Assessment Reports to
include

AThe environment al i mpact assessment report to be pr

include a description of reasonable alternatives studied by the developer which are relevant to that
project, including, as appropriate, an outline of the likely evolution of the current state of the
environment without implementation of the project (baseline scenario), as a means of improving the
quality of the environmental impact assessment process and of allowing environmental considerations
tobeintegratedat an early stage in the project'

The Article 5(1)(d) of Directive 2014/52/EU (amending Directive 2011/92/EU) states,

s design. o

fa description of the reasonable alternatives studiec
and its specific characteristics, and an indication of the main reasons for the option chosen, taking
into account the effects of the projectontheenvi r onment ; 0
Guidelines for Planning Authorities and An Bord Pleandla on carrying out Environmental Impact
Assessment 2018 specifies,
ifScoping should consider information on fAreasonabl e

may include options for project design, technology, locations, size and scale, etc. Alternatives may

end up becoming part of t$nhethodpfrcangtrecton dr esperftiomiadrderd e si gn,

to avoid, reduce, prevent or remedy environmental effects. Any recommendation to study
reasonable alternatives should focus on alternatives that are relevant to the specific development

proposed and thelikel y ef fects of the devel opment on the envir

The project architect and developer has considered various alternatives as a part of design evolution
and requirement of EIA process. This section of the EIAR outlines the primary alternatives considered
during the design and consultation stages of the project. It explains the key reasons for selecting the
proposed development, taking into account a comparison of the environmental impacts associated with
the main alternatives.

According to the EPA Guidelines on the Information to be Contained in Environmental Impact
Assessment Reports (EPA, 2022), alternatives should be considered,

Alternative Locations and Land Uses

- Do-Nothing6 Alternative
Alternative Processes

Alternative Layouts and Designs
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4.2 Alternative Locations and Land Uses

Proposed LRD Location

Pursuant to Section 3.4.1 of the 2022 EPA Guidelines, the consideration of alternatives needs to be
cognisant of the fact that:

i...in some instances some of the alteia@thér¢ es desc

may be no relevant 6alternative | ocationd for the

alternative design options. 0

The development of this site for residential purposes is key to completing the vision for Masterplan
MP37 lands, the extension of the Ratoath Outer Relief Road and meeting the Core Strategy Housing
allocation over the course of the current Development Plan. It will also enable the delivery of the
adjoining section of the Ratoath Outer Relief Road which forms the southern boundary of the site and
is a key driver influencing the approach to residential development in the town. The consolidated Meath
County Development plan 2021 -2027 including variations 1,2 and 3 states that,

iThe Counci l has received funding for the constructi.i

lands with a potential to deliver 1,600 units and a section of an Outer Relief Road in Ratoath that
will open up lands with a potential to deliver 370 units.o

The subject proposal addresses the A2 residential zoning objective and housing potential in this location
with the construction 364 no. residential units including 250 no. houses and 114 no. apartment/ duplex
units along with a creche, retail unit, café unit. All residential facilities are proposed with associated car
and cycle parking, bin stores, associated open space, access road, service infrastructure on greenfield
l and available to the developer that is zoned
Plan 2021-2027.

The site forms a significant portion of an identified Masterplan area (MP37) that forms a natural
extension to the south of the built-up area of Ratoath Town and is the largest tract of residential-zoned
land in the vicinity. The proposed project will also support the completion of the RORR and provide
access to MP 33, as well as facilitate the development of the designated future strategic employment
site as shown in Figure 4.1 below. In this way, MP37 and the delivery of the RORR are crucial enablers
for the unlocking of future employment centred lands to the south of Ratoath. As such, it was not
deemed appropriate or necessary to consider alternative locations or land uses for the proposed
development.
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South Ratoath White Lands,
Strategic Employment Lands
(MP33) and Tourism Lands

Figure 4-1 Zoning Map i MP37 & RORR in context with Ratoath South new employment lands
Proposed RORR Location

The location of the proposed section of the RORR included in this application was informed and guided
by the principles of permeability and connectivity and the need to connect to existing infrastructure. The
location of the road offers the potential for future connections to the White Lands to the south via a
junction across the RORR, and towards Fairyhouse Racecourse via the existing bridle path.

Whilst it is acknowledged that there is a slight deviation in the layout of the road and its alignment from
that shown on the Ratoath Land Use Zoning Map (Sheet 33a) as extracted in Figure 4.1, the location
of the route is indicative only and deviations are permissible. The location proposed on the zoning maps
has not considered granular site level detail and specific constraints that inform and guide finalised
location and layout. This position has been accepted by the Planning Inspector in assessing the refused
SHD application who confirmed thattheyareisat i sfi ed t hat the objec
relation to the alignment of the RORR. 0

4.3 Do Nothing Alternative

The -N®obhi ngd scenario wildl be 6not to devel op
and surrounding environment as it is. Do Nothing would have a significant setback, extending from the
plot level to the county scale. Without development on this site, the delivery of Masterplan MP 37 would
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remain incomplete, directly undermining the strategic proposals outlined in the Meath County
Development Plan 20211 2027, which has been further briefed in this section.

To address the County level targets, the Meath County Council Development Plan 2021-2027 provides
the following in relation to the subject and surrounding lands:

AAddi ti onal l ands identified to deliver the

approximately 3.8 hectares and shall include the provision of a public landscaped park of circa 0.7
hectares with appropriate recreational facilities to be agreed with the planning authority. This facility
shall be delivered as part of the overall development proposal. The public park can be provided as
part of the overall open space requirement on site. The first phase of development shall include the
construction of the adjoining section of the Ratoath Outer Relief Road. Any planning application
made for development on these lands shall be accompanied by a Master Plan (MP 37), detailing
development proposals for the full extent of the lands. This shall include details of the overall site
and building layout for the lands, building height and design principles, mix of uses, open space and

recreational provision, traffic impact assessment

The Meath County Council Development Plan 2021-2027 also states one of two key drivers influencing
the approach to residential development in the town will be:

iOut er R e-IRatath haR eaeided LIHAF funding to assist in the delivery of a section of the
Outer Relief Road. This will facilitate the construction of residential units in the south-eastern part of
the town. There is an opportunity to secure the completion of this road in this Plan by zoning
additional residential lands to the southwest. This would complete the link between the R125 and
the R155 and would ensure the maximum return

As mentioned in the Section 3 7 Planning Policy Context of this report, the Development Plan outlines
two key drivers that will influence the approach to residential development in the town over the Plan
period. The first is the targeted housing allocation of 803! no. residential units in Ratoath to
accommodate future growth and increasing demand for housing, The second is the delivery of the
Ratoath Outer Relief Road (RORR) which will facilitate the construction of residential units in the south-
eastern part of the town.

At the plot level, the proposed site is the largest land parcel under single ownership within the defined
MP37 boundary and shares the proposed Ratoath Outer Relief Road (RORR) corridor as direct
boundary. This strategic position and size provide a unique opportunity to deliver a substantial portion
of the targeted housing supply for the locality, complete the construction of the adjoining section of the
RORR and deliver on a public landscaped park of circa 0.7ha with appropriate recreational facilities to
be agreed with the planning authority.

The figure below shows that the central shared open space supports the delivery of a well-structured
nei ghbourhood and the completed RORR corridor
provision of pedestrian and cycleway connections, public open spaces, and transport links, all in
accordance with the strategic goals of the county plan.

Without development on the subject site, the Masterplan MP 37 will remain incomplete, following the
delivery of the Ratoath Outer Relief Road (RORR) will also be disrupted. Absence of both Masterplan
-MP37 and the Ratoath Outer Relief Road (RORR) will significantly undermine efforts to meet the
Countybs housing targets.

Furtherthe Countyds housing targets are directly

revised National Planning Framework (NPF). The r ev i s e doméd projectadrpgpalatisn
and to manage economic growth patterns, as well as increased household formation, an increase in
annual housing output to approximately 50,000 homes per annum to 2040 is needed.6 The non-delivery

lConsolidated Meath Count20 2D7% v(eil nocplmeinMalh P leax? .81 ®231)
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of the proposed development would adversely affect efforts to tackle Me at hébr @alna@andds housi
crisis, undermining both local and national strategies aimed at addressing critical housing needs.

The absence of the RORR would also result in a failure to provide essential local transport
infrastructure, an integrated active travel network, and much-needed community facilities. Furthermore,
it would hinder efforts to alleviate traffic congestion in Ratoath, impacting both quality of life and
sustainable mobility objectives.

The absence of the proposed scheme, MP37 and RORR would hinder sustainable growth and the
development of MP33 lands which will be served by the RORR.

4.4 Alternative Processes

Alternative processes are not considered relevant to this Environmental Impact Assessment Report
given the nature of the proposed development.

4.5 Alternatives Designs and Layouts

4.5.1 Design Evolution

The first step in considering the proposed development was to reflect on the previous Strategic Housing
Development (SHD) proposal submitted in 2022 for 452 no. residential units (150 no. houses, 302 no.
apartments), creche and associated site works (ABP-313658-22) for the lands. At initial concept design
stage for the proposed development, the refusal reasons of the SHD scheme were carefully considered.
The design team sought to address and learn from all reasons and observations made by the Board in
its assessment of that scheme. The proposed scheme now also has the benefit of Masterplan 37 in
place which has provided important cues and guidelines on the proposed LRD scheme design.

4.5.2 Former SHD scheme on the subject site

As stated, the starting point for the design and planning of the proposed development was to consider
the earlier SHD scheme refused on the lands. This scheme was refused planning permission in
September 2023 for the following reasons, in summary:

1. The proposed residential development presents a poor design and layout due to the high
proportion of apartments and maisonettes, quality of private and communal open space and
the relationship between the scheme and wider context. The proposed development would be
contrary to Meath County Development Plan 20217 2027 and Ministerial Guidelines.

2. The applicant failed to prove that the entire dev
l and, raising concerns about potenti al encr oachme
use is not permitted, potentially breaching the zoning objectives of the Meath County
Development Plan 20211 2027.

Further, the assessment of the SHD was addressed under Land-Use Zoning Objectives; Development
Principles; Density; Urban Design; Impacts on Neighbouring Amenities; Residential Amenities and
Development Standards; Traffic and Transportation; Services and Drainage; Material Contraventions.
The findings of the SHD assessment were carefully considered and were instrumental in guiding the
LRD scheme now proposed, and as detailed below.

Learning from the refusal reasons, several decisions were made at the outset of the proposed LRD
application now brought forward. These included:

- The LRD scheme and all ancillary uses are entirely located on A2 Residential lands 7 no
partof t he residential or associateWlLélemeahy enke
land use zones.
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Major change in overall design layout. In SHD scheme, 12 clustered neighbourhood blocks
were planned.

Current Site Coverage is 13.5% as opposed to 17.2% in failed SHD.

A substantial reduction in the number of residential units proposed overall from 452 no.
units under the failed SHD scheme to 364 no. units nhow proposed.

A substantial reduction in the number apartments and maisonettes from 302 no. proposed
under the failed SHD scheme to 114 apartments and duplexes now proposed.

The balance has now been significantly tipped towards housing units with 68% of total
residential scheme or 250 housing units now proposed under the LRD scheme.

In current scheme, a more varied unit mix is included as compared to previous SHD
scheme

Enhanced provision of Universal Design Units 81 (22.25% of the total units)

A substantial reduction in retail floor space. The previous SHD proposed four proposed
commercial / local retail units with a total floor area amounting to 534sq.m. The LRD now
proposed has a more appropriately scaled retail unit of 93.5sgm to provide a basic level of
convenience retail offer to the new residents without detracting from existing or future retail
within the town centre.

Clear definition on the use of the ancillary to residential commercial units as créche, café
and convenience retail unit.

A more restrained building height strategy than proposed under the refused SHD. Notably
the proposed LRD building heights which now range from 2-4 storeys as opposed the 2-6
storeys proposed under the refused SHD.

More generous set-back space to buildings.
Introduction of 2.5 storey high houses across the scheme to provide height variation.

Buffer between existing houses on Glascarn Lane and proposed development (open space
and rear gardens)

Continuation of the vernacular style at the end of Glascarn Lane with the provision of 4 No.
Detached dwellings rather than terraced housing.

Reduction in the number of cul-de-sacs.
Provision of bus-stops along the RORR.

Increased permeability throughout the scheme.
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Figure 4-2: Site Layout Plan - 2022 SHD Application

4.5.2.1 First Iteration
On reflection of SHD learnings, the first iteration of the scheme now proposed involved the following
elements:

The scheme centres around a connected greenway network, linking Ratoath Town to the north and
potential future development to the south. Permeable neighbourhood boundaries encourage movement
and interaction across the site.

A main loop road, accessed from two points on the RORR, leads to a central park which was envisioned
as the heart of the community, providing recreational and local commercial facilities.

Neighbourhoods are linked by green corridors that incorporate walking, cycling, and sustainable
drainage within buffer zones along existing hedgerows. These form a greenway spine connecting the
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site to the R155, Glascarn Lane, the Jamestown SHD, and potentially Ratoath College.
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Figure 4-3: Prepared as part of an LRD Application Process by RKD Architects

4.5.2.2 Second lteration

The second iteration of the design introduced a centralised pocket park, strategically positioned to act
as a focal point and gathering space within the development i this is an essential feature set out in
MP37 landscape plans. It allows for the creation of a shared park that will expand out onto neighbouring
site directly west on completion of a future scheme on that site. This central green space is connected
to a series of smaller pocket parks distributed throughout the neighbourhood, creating a network of
accessible open spaces that enhance local amenity, promote walkability, and strengthen community
identity. In parallel, the revised layout along the RORR incorporates varied building heights, carefully
composed to provide visual interest and a more dynamic streetscape. This variation in scale also helps
to define key frontages and improve the transition between the development and the surrounding
context.

Figure 4-4: Prepared as part of an LRD Application Process by Fewer Harrington & Partners
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4.5.2.3 Third Iteration
The third iteration of the design introduced a more varied unit mix, offering a wider range of housing
types to accommodate diverse household needs. The number of adaptable units was also increased,
promoting inclusivity and ensuring homes can respond to changing lifestyle or accessibility
requirements over time.

Revisions to the apartment blocks enhanced the devel
frontages, helping to define the public realm and create a stronger, more coherent street presence.

Building heights within the development were also refined to establish focal points at key locations,

improving legibility, wayfinding, and the overall sense of place. The varied building heights along the

RORR create a visually engaging frontage and strong urban edge.

The layout of the central open space was adjusted along its southern boundary as part of the MP37
discussions with the owner of the adjoining MP37 lands to the west. This adjustment allowed for
attenuation of the southern boundary of the neighbouring lands while still achieving the 0.7ha shared
open space for MP37 (0.4ha of which is to be delivered as part of the proposed development).

Figure 4-5: Prepared as part of an LRD Application Process by Fewer Harrington & Partners

4.5.3 Proposed Site Layout

The final iteration, as per the proposed scheme has been carefully developed as a direct and considered
response to the siteds uniqgue context, topography, a
The scheme has evolved on consideration of the failed SHD proposed on the lands and key insights on

the layout, design and functionality provided by the competent authority on that scheme. The scheme

also evolved in alignment with the principles for design and layout set out in MP37.

The design approach recognises the opportunity to create a high-quality, sustainable residential
development that integrates seamlessly with the surrounding urban fabric, while enhancing the amenity
and character of existing neighbouring communities.

By respecting the scale and rhythm of nearby residential areas, the scheme maintains a sense of

continuity with the established townscape, while also introducing a contemporary architectural language

that reflects the evol vi npglationeTéalayoubpfioritRes pesnzedbhithand gr owi ng
legibility, providing clear, well-connected routes that link new and existing streets, pedestrian paths, and

public open spaces.
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Central to the concept is the ambition to support community life. The development incorporates a mix
of housing types, high-quality public realm, and accessible green spaces that encourage interaction,
activity, and inclusivity. The design also places strong emphasis on sustainable movement, promoting
walking and cycling through a compact, walkable layout that reduces car dependency and fosters
healthier lifestyles.

This context-driven approach ensures the scheme not only delivers much-needed housing but also
contributes meaningfully to the long-term vitality and resilience of the Ratoath community.

The final scheme as now proposed has been engineered to include ample provision for nature-based
Sustainable Drainage Systems and a higher level than proposed in the initial failed SHD scheme and
in earlier iterations of the LRD design. The final scheme, as now proposed, also integrates an existing
local drainage ditch as a key element of the surface water management strategy for the lands.

The scheme also evolved to allow forc onnecti on to MCC&és propasddad Part
provide for bus stops along the RORR enhancing the public transport provision for future residents of

the scheme. Finally, the scheme updates earlier RORR designs to allow provision of protected

junctions, and compliance with National Cycle Manual.
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Figure 4-6: Site Layout

4.6 Environmental Impacts of Design Evolution

The evolution of the scheme from lIteration 1 through to Iteration 3 were primarily driven by design
considerations rather than environmental reasons. The proposed scheme strikes a careful balance in
ensuring viability of the scheme alongside safeguarding the local environment and ensuring the delivery
of a sustainable new community.

An Appropriate Assessment Screening Report was prepared for the subject site which concluded that
there is no possibility of significant impacts on European sites, features of interest or site-specific
conservation objectives. This EIAR documents the assessment of potential impacts on environmental
topics and baseline conditions of the lands arising from the proposed scheme at both construction and
operation phase. A series of mitigation measures are proposed to be implemented that will reduce any
likely significant effects to not significant, as per the residual impacts section set out in each chapter of
this EIAR. A summary of mitigation measures that will be taken at both construction and operational
(on occupation) phases of development are provided in Chapter 18.
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5 Air Quality

5.1 Introduction

This chapter identifies, describes and assesses the likely air quality impacts associated with the
proposed residential development and RORR at Ratoath, Co. Meath.

This chapter was completed by Tanmay Gojamgunde. Tanmay is an Environmental Consultant in the
Air Quality & Climate section of AWN Consulting, a Trinity Consultants Company. He holds a MSc in
Air Pollution Management and Control from the University of Birmingham and has also completed

BTech in Environment al Engineering. During master 6s
electrification on air quality in Birmingham6 whil e
emission inventory toolkitt Hehas al so worked on several projects in |

monitoring programme (ASMAN), IIT Kanpur Traffic Planning for improving air quality, EIAR for the
industrial district in Kanpur. He also specialises in conducting air dispersion modelling assessments of
emissions, emission inventories, R programming and other aspects of environmental engineering.

The authoring of the chapter was assisted by Dr. Avril Challoner, a Principal Environmental Consultant
in the Air Quality and Climate section of AWN
Climate Consulting. She holds a BEng (Hons) in Environmental Engineering from the National
University of Ireland Galway, HDip in Statistics from Trinity College Dublin and has completed a PhD in
Environmental Engineering (Air Quality) in Trinity College Dublin. She is a Chartered Environmentalist
(CEnv), Chartered Scientist (CSci), Member of the Institute of Environmental Management and
Assessment, Member of the Institute of Air Quality Management and specialises in the fields of air
quality, climate assessment, EIA and air dispersion modelling.

5.2 Methodology
5.2.1 Criteria for Rating of Impacts

Ambient Air Quality Standards

In order to reduce the risk to health from poor air quality, national and European statutory bodies have
set |imit values in ambient air for a range of
are health or environmental-based levels for which additional factors may be considered. For example,
natural background levels, environmental conditions and socio-economic factors may all play a part in
the limit value which is set.

Air quality significance criteria are assessed on the basis of compliance with the appropriate standards
or limit values. The applicable standards in Ireland are set out in Directive (EU) 2024/2881 of the
European Parliament and of the Council of 23 October 2024 on ambient air quality and cleaner air for
Europe (recast). This directive supersedes EU Directive 2008/50/EC of the European Parliament and
of the Council of 21 May 2008 on ambient air quality and cleaner air for Europe (CAFE Directive) and
it sets out new air quality standards for pollutants to be reached by 2030 which are more closely aligned
with the World Health Organisation (WHO) air quality guidelines.

The Ambient Air Quality Standards Regulations 2022 (S.I. 739 of 2022) (the Air Quality Standards
Regulations 2022) further transposed the CAFE Directive and revoked the Air Quality Standards
Regulations 2011, as amended. With the adoption of Directive (EU) 2024/2881, Ireland must transpose
this directive into national law (i.e. update the Air Quality Standards Regulations) before December
2026.

The ambient air quality standards applicable for nitrogen dioxide (NOz) and particulate matter (as PMuo
and PMzs) are outlined in Table 5-1 . The limit values set out in Directive (EU) 2024/2881 will need to
be achieved by 2030, with the limit values set out in the Air Quality Standards Regulations 2022 (and
future updated regulations) applicable until 2030.
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Table5-1: Air Quality Standards Regulations

Ratoath LRD Planningpplication: EIAR

Directive 2008/50/EC Directive (EU) 2024/2881
Pollutant Limit Type Limit Value | Limit Type Limit Value
(applicable (to be attained
until 2030) by 2030)
Nitrogen Hourly limit for |2 00 € g| Hourly limit for protection of | 200 &g/
Dioxide protection of human human health - not to be
(NO2) health - not to be exceeded more than 3
exceeded more than 18 times/year
times/year
n/a n/a 24-hour limit for protectionof | 50 €3/ m
human health - not to be
exceeded more than 18
times/year
Annual limit for | 4 0 ¢3g /| Annual limit for protectionof | 2 0 ¢€3g/ m
protection of human human health
health
NOx Annual limit  for 30 3/ Annual limit for protection of 30 %/ m
protection of vegetation vegetation
Particulate | 24-hour limit for | 50 ¢€3g /| 24-hour limit for protectionof | 4 5 ¢€3g/ m
Matter (as | protection of human human health - not to be
PMaio) health - not to be exceeded more than 18
exceeded more than 35 times/year
times/year
Annual limit for | 4 0 €3g /| Annual limit for protection of | 2 0 €3g/ m
protection of human human health
health
Particulate | n/a n/a 24-hour limit for protectionof | 25 €3/ m
Matter human health - not to be
(as PM2.s) exceeded more than 18
times/year
Annual limit for | 25 ¢3g /| Annual limit for protectionof | 1 0 ¢€3g/ m
protection of human human health
health

WHO Air Quality Guidelines & Clean Air Strategy

In April 2023, the Government of Ireland published the Clean Air Strategy for Ireland (Government of
Ireland 2023), which provides a high-level strategic policy framework needed to reduce air pollution.
The strategy commits Ireland to achieving the 2021 WHO Air Quality Guidelines Interim Target 3 (IT3)
by 2026 (shown in Table 5-2), the IT4 targets by 2030 and the final targets by 2040 (shown in Table
5-2). The strategy notes that a significant number of EPA monitoring stations observed air pollution
levels in 2021 above the WHO targets; 80% of these stations would fail to meet the final PM2s target of
5 €/ mMmhe strategy al smeetiagcthe WH@ tageatsgndll e challemding @nd will
require legislative and societal change, especially with regard to both PM2 s and NO20 .

Annex Il of Directive (EU) 2024/2881 gives assessment thresholds which align with the clean air
strategy final 2040 WHO targets. Directive (EU) 2024/2881 states thati Me mber St at es
to achieve and preserve the best ambient air quality and a high level of protection of human health and
the environment, with the aim of achieving a zero-pollution objective as referred to in Article 1(1), in line
withWHOrec o mmendati ons, and bel ow the assessment

shall e

thresho

These assessment thresholds relate to monitoring of ambient air quality by Member States, where
fexceedances of the assessment thresholds specified i
concentrations during the previous 5 years where sufficient data are available. An assessment threshold
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shall be deemed to have been exceeded if it has been exceeded during at least 3 separate years out
of those previous 5 years. 0

Table5-2: WHO Air Quality Guidelines 2021

Pollutant | Limit Type IT3 (2026) IT4 (2030) Final Target
(2040)
NO2 24-hour limit for protection of | - - 25 eg/ m3
human health
Annual limit for protectionof | 20 € g/ m3]| - 10e g/ m3
human health
PM 24-hour limit for protectionof | 75 € g/ m3|{50 eg/ m3|45 ¢€g/ m3

(as PM10) | human health

Annual limit for protectionof | 30 e€g/ m3({20 e€g/ m3|15 ¢e€g/ m3
human health

PM 24-hour limit for protectionof | 3 7. 5 e€g/|25 e€g/ m3|15e g/ m3
(as human health

PM2.5) Annual limit for protectionof | 15 e€g/ m3|{10 &g/ m3|5 &g/ m3
human health

The applicable air quality limit values for the purposes of this assessment are those set out in Table
5Table 51. The limit values stipulated under Directive 2008/50/EC and the Air Quality Standards
Regulations 2022 are applicable for the construction phase and opening year 2027 for the proposed
development. The limit values stipulated by Directive (EU) 2024/2881 are applicable for the design year
2042 for the proposed development.

Dust Deposition Guidelines

The concern from a health perspective is focused on particles of dust that are less than 10 microns
(PM1o) and less than 2.5 microns (PMzs). The EU ambient air quality standards outlined in Table 5-1
have set ambient air quality limit values for PM10 and PMzs.

With regard to larger dust particles that can give rise to nuisance dust, there are no statutory guidelines
regarding the maximum dust deposition levels that may be generated during the construction phase of
a development in Ireland. Furthermore, no specific criteria have been stipulated for nuisance dust in
respect of this development.

With regard to dust deposition, the German TA-Luft standard for dust deposition (non-hazardous dust)
(German VDI, 2002) sets a maximum permissible emission level for dust deposition of 350 mg/m2/day
averaged over a one-year period at any receptors outside the site boundary. The TA-Luft standard has
been applied for the purpose of this assessment based on recommendations from the EPA in Ireland
in the document titled Environmental Management Guidelines i Environmental Management in the
Extractive Industry (Non-Scheduled Minerals) (EPA, 2006). The document recommends that the TA-
Luft limit of 350 mg/m?/day be applied to the site boundary of quarries. This limit value can be
implemented with regard to dust impacts from construction of the proposed development.
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Air Quality & Traffic Significance Criteria
Human Receptors

The Transport Infrastructure Ireland (TIl) guidance document Air Quality Assessment of Specified
Infrastructure Projects i PE-ENV-01106 (TIl, 2022) details a methodology for determining air quality
impact significance criteria for road schemes which can be applied to any project that causes a change
in traffic. The degree of impact is determined based on the percentage change in pollutant
concentrations relative to the Do-Nothing scenario. The TII significance criteria are outlined in Table 4.9
of Air Quality Assessment of Specified Infrastructure Projects i PE-ENV-01106 (TII, 2022) and
reproduced in Table 5-3 below. These criteria have been adopted for the proposed development to
predict the impact of NO2z, PM1o and PMzs emissions as a result of the proposed development.

Table5-3: Air Quality & Traffic Significance Criteria

Long term average | % Change in concentration relative to Air Quality Limit Value (AQLV)
concentration at

receptor in assessment

year 1% 2-5% 6-10% >10%

75% or less of AQLV Neutral Neutral Slight Moderate
761 94% of AQLV Neutral Slight Moderate Moderate
9571 102% of AQLV Slight Moderate Moderate Substantial
10371 109% of AQLV Moderate Moderate Substantial Substantial
110% or more of AQLV Moderate Substantial Substantial Substantial

Source: TII (2022) Air Quality Assessment of Specified Infrastructure Projects i PE-ENV-01106
As per Table 5-3 a neutral effect is one where a change in concentration at a receptor is:

1 5% or less where the opening year, without the proposed development, annual mean
concentration is 75% or less of the standard; or

1 1% or less where the opening year, without the proposed development, annual mean
concentration is 94% or less of the standard.

Where an effect does not meet the criteria for neutral, as described above, the effect can either be

positive or negative. The TII guidance (2022) states
operational phase should be undertaken for the opening year only as the design year is likely to show

| ower total pollutant concentrations and changes i n c
Non-si gni ficant effects (i.e. of | ocal i mportance only
while significant effects can be changes in polluta
6substantial 6. Ho we v e rtates that ¢hesa@ must bg aonsidesed in the dore@tdf2 ) s

the project and émoderated or Osubstantiald increases

The impact descriptors in Table 5-3 are used to describe the impact at each modelled receptor location,
and the significance of the impacts is then determined, aligning with the terminology in the EPA

gui delines (EPA 2022). Whilst it may be Odseutbesrtnainnteidalté

impacts at one or more receptors, an overall judgement should be made of whether the proposed

devel opment is O0significantd or 6not significantdo i
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determining the overall significance of a proposed development are provided in Table 4.10 of the TII
guidance (Tl 2022).

5.2.2 Construction Phase

Construction Dust Assessment

The Institute of Air Quality Management in the UK (IAQM) guidance document Guidance on the
Assessment of Dust from Demolition and Construction (2024) outlines an assessment method for
predicting the impact of dust emissions from construction activities based on the scale and nature of
the works and the sensitivity of the area to dust impacts. The IAQM methodology has been applied to
the construction phase of this development in order to predict the likely risk of dust impacts in the
absence of mitigation measures and to determine the level of site-specific mitigation required. The use
of UK guidance is recommended by Transport Infrastructure Ireland in their guidance document Air
Quality Assessment of Specified Infrastructure Projects T PE-ENV-01106 (TlI, 2022).

The major dust generating activities are divided into four types within the IAQM guidance (2024) to
reflect their different potential impacts. These are:

1 Demolition;

1 Earthworks;

1 Construction; and

91 Track out (transport of dust and dirt from the construction site onto the public road network).
The magnitude of each of the four categories is divided into large, medium or small scale depending on
the nature of the activities involved. The criteria for determining the category for the works involved are
outlined in Table 5-4; these are based on the IAQM guidance (2024). The magnitude of each activity is
combined with the overall sensitivity of the area to determine the risk of dust impacts from site activities.

This allows the level of site-specific mitigation to be determined.

Table54: IAQM Criteria to Determine Dust Emissions Magnitude

Dust Emission Magnitude
Small Medium Large
Demolition
1 total building volume total building volume 12,000 total building volume
<12,000 m? - 75,000 m?3 >75,000 m3
I construction material with potentially dusty potentially dusty
low potential for dust construction material construction material (e.g.
release (e.g. metal cladding demolition activities 6 i 12 concrete)
or timber) m above ground level on-site  crushing  and
1 demolition activities <6 m screening
above ground demolition activities >12 m
1 demolition during wetter above ground level
months
Earthworks
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Dust Emission Magnitude

Small Medium Large

1 total site area <18,000 m? 1 total site area 18,000 m? - | total site area >110,000 m?

1 soil type with large grain 110,000 m? 1 potentially dusty soil type
size (e.g. sand) 1 moderately dusty soil type (e.g. clay, which will be

f <5 heavy earth moving (e.g. silt) prone to suspension when
vehicles active at any one | 1 57 10 heavy earth moving dry due to small particle
time vehicles active at any one size)

¢ formation of bunds <3 m in time f >10 heavy earth moving
height 1 formation of bunds 37 6 m |  Vehicles active at any one

1 earthworks during wetter in height time .
months 1 formation of bunds >6 m in

height

Construction

i total building volume | § total building volume | total building volume

<12,000 m? 12,000 - 75,000 m?® >75,000 m3
1 construction material with | § potentially dusty | on-site concrete batching
low potential for dust construction material (e.9. |  sandblasting
release (e.g. metal cladding concrete)
or timber) 1 on-site concrete batching

Trackout (truck movements)
1 <20 HDV (>35t)outward | § 20 i 50 HDV (>3.5 t) |1 >50 HDV (>3.5 t) outward

movements in any one day outward movements in movements in any one day
1 surface material with low any one day 1 potentially dusty surface
potential for dust release 1 moderately dusty surface material (e.g. high clay
1 unpaved road length <50 m material (e.g. high clay content)
content) f unpaved road length >100
1 unpaved road length 50 i m
100 m

Once the dust emission magnitude has been determined the next step, according to the IAQM guidance
(2024), is to establish the level of risk by combining the magnitude with the overall sensitivity of the area
to dust soiling, human health and ecological effects. The level of risk associated with each activity is
determined using the criteria in Table 5-5.
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Table5-5: IAQM Criteria to Determine Risk of Dust Impacts

Sensitivity of Area Dust Emission Magnitude

Large Medium Small
Demolition
High High risk Medium risk Medium risk
Medium High risk Medium risk Low risk
Low Medium risk Low risk Negligible
Earthworks
High High risk Medium risk Low risk
Medium Medium risk Medium risk Low risk
Low Low risk Low risk Negligible
Construction
High High risk Medium risk Low risk
Medium Medium risk Medium risk Low risk
Low Low risk Low risk Negligible
Trackout
High High risk Medium risk Low risk
Medium Medium risk Medium risk Low risk
Low Low risk Low risk Negligible

Construction Phase Traffic Assessment

Construction phase traffic also has the potential to impact air quality. The Tl guidance Air Quality
Assessment of Specified Infrastructure Projects i PE-ENV-01106 (Tll, 2022) states that road links

meeting one or more of the following criteria can be defi ned as being O6affectedd
development and should be included in the local air quality assessment. While the guidance is specific

to infrastructure projects, the approach can be applied to any development that causes a change in

traffic.

1 Annual average daily traffic (AADT) changes by 1,000 or more;

1 Heavy duty vehicle (HDV) AADT changes by 200 or more;

9 Daily average speed change by 10 kph or more;

1 Peak hour speed change by 20 kph or more;

1 Achange in road alignment by 5 m or greater.
OCSC Consulting have prepared a Traffic and Transportation Assessment (TTA) for the proposed
development, enclosed separately. It has been determined that the construction stage traffic will not
increase by 1,000 AADT, or 200 HDV AADT, and that the development will not result in speed changes
or changes in road alignment. Therefore, the traffic does not meet the above scoping criteria. A detailed
air quality assessment of construction stage traffic emissions has been scoped out from any further

assessment as there is no potential for significant impacts to air quality with respect with human or
ecological receptors.
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5.2.3 Operational Phase Methodology

Operational Phase Traffic Assessment

Operational phase traffic has the potential to impact local air quality as a result of increased vehicle
movements associated with the proposed development. The TII scoping criteria detailed in Section
5.2.2 were used to determine if any road links are affected by the proposed development and require
inclusion in a detailed air dispersion modelling assessment. OCSC Consulting have prepared a Traffic
and Transportation Assessment for the proposed development enclosed separately and have prepared
Chapter 14 (Material Assets i Traffic and Transport). The traffic data provided for the operational phase
assessment has included traffic associated with site of the development. While the traffic associated
with each individual site in isolation is below the above screening criteria, when assessed in combination
with all proposed sites there is a greater than 1,000 AADT increase on a small number of road links. As
a result, an assessment of traffic related emissions was conducted. Additionally, traffic associated with
other cumulative developments in the vicinity of the proposed development was included in the figures
supplied to ensure a full cumulative assessment was conducted. See Traffic and Transportation
Assessment and Chapter 14 (Material Assets i Traffic and Transport) for further details.

The impact of traffic emissions on air quality is assessed for both human and ecological receptors within
200 m of impacted roads as per the TIl PE-ENV-01106 guidance (TIl, 2022). The following sections
describe the methodology for each assessment.

The impact to air quality as a result of changes in traffic is assessed at sensitive human receptors in
the vicinity of affected roads. These are discussed in further detail within Section 5.5.2 and shown
graphically in Figure 5-2:

The TII guidance (2022) states that modelling should be conducted for NO2, PM1o and PMzs for the
Base, Opening and Design Years for both the Do Minimum (Do Nothing T i.e. assuming the proposed
development is not in place) and Do Something (with the proposed development in place) scenarios.
Modelling of operational NO2, PM1o and PMzs concentrations has been conducted for the Do Nothing
and Do Something scenarios using the TIl Road Emissions Model (REM) online calculator tool (TII,
2024).

The following inputs are required for the REM tool: receptor locations, light duty vehicle (LDV) annual
average daily traffic movements (AADT), annual average daily heavy-duty vehicles (HDV AADT),
annual average traffic speeds, road link lengths, road type, project county location and pollutant
background concentrations. The Default fleet mix option was selected along with the Intermediate Case
fleet data base selection, as per Tll Guidance (TIl, 2024). The Intermediate Case assumes a linear
interpolation between the Business as Usual case T where current trends in vehicle ownership continue
and the Climate Action Plan (CAP) case i where adoption of low emission light duty vehicles occurs.

Using this input data the model predicts the road traffic contribution to ambient ground level
concentrations at the identified sensitive receptors using generic meteorological data. The TIl REM
uses county-based Irish fleet composition for different road types, for different European emission
standards from pre-Euro to Euro 6/VI with scaling factors to reflect improvements in fuel quality,
retrofitting, and technology conversions. The Tl REM also includes emission factors for PM1o emissions
associated with brake and tyre wear (TIl, 2024). The predicted road contributions are then added to the
existing background concentrations to give the predicted ambient concentrations. The ambient
concentrations are then compared with the relevant ambient air quality standards to assess the
compliance of the proposed development with these ambient air quality standards.

The TII guidance (2022) also states that impacts to sensitive ecology due to traffic emissions should be
considered. Consideration should be given to designated sites within 2km of the proposed development.
However, a detailed assessment is only required at a local level, where there is a designated site within
200m of impacted road links. The TII guidance (TII, 2022) notes that only sites that are sensitive to
nitrogen and acid deposition need to be included in the assessment. It is not necessary to include sites
for example that have been designated as a geological feature or water course. There are no
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designated ecological sites within 200m of the site or impacted road links and therefore no assessment
was required as there is no potential for significant impacts to the designated sites due to changes in
air quality.

Traffic Data used in Modelling Assessment

Traffic flow information is detailed in Table 5-6 as obtained from OCSC Consulting for the purposes of
this assessment. Data for the Base Year 2023 and the Do Nothing and Do Something scenarios for the
Opening Year 2027 and Design Year 2042 were provided. The traffic data included traffic associated
with the development site and other cumulative sites as relevant (see Chapter 14 Material Assets |
Traffic and Transport for further details).

The modelling assessment has been undertaken for road links that were within 200 m of receptors.
Background concentrations have been included as per Section 5.3.2 of this chapter based on available
EPA background monitoring data (EPA, 2024).

Table5-6: Traffic Data used in Operational Phase Air Quality Assessment

Road Name Speed | Base Year | Opening Year Design Year
(kph) Do Nothing | Do Do Nothing | Do
Something Something
LDV AADT | LDV AADT | LDV AADT | LDV AADT | LDV AADT
(HDV (HDV (HDV (HDV (HDV
AADT) AADT) AADT) AADT) AADT)
Moulden Bridge 11,540 12,920 13,400
(R125) 50 9,744 (344) | 12,083 (2) (1026) (577) (577)
Ratoath Outer Relief
Road (Glascarn Lane 50 0 (0) 0 (0) 3,302 (232) | 0(0) 3,483 (319)
Junction)
Fairyhouse Road
(R155 Woodland's 50 7,944 (290) | 9,378 (335) | 9,972 (370) | 10:382 11,011
; : (486) (486)
road junction)
Ratoath Outer Relief
Road (east) 50 0(0) 1,363 (72) 1,257 (747) | 1,359 (94) 1,966 (201)
Fairyhouse Road
(R155 North towards | 50 4,191 (181) | 4,740 (224) | 4,858 (215) | 5,283 (304) | 5,421 (274)
Main Street)
Ratoath Outer Relief
Road (West) 50 0 (0) 0 (0) 3,596 (235) | 0 (0) 3,781 (319)
10,227 11,275
Milltree Park (R125) 50 8,095 (256) (317) 8,361 (192) (429) 9,300 (260)

5.3 Baseline Environment
5.3.1 Meteorological Data

A key factor in assessing temporal and spatial variations in air quality is the prevailing meteorological
conditions. Depending on wind speed and direction, individual receptors may experience very
significant variations in pollutant levels under the same source strength (i.e. traffic levels) (WHO, 2021).
Wwind is of key importance in dispersing air pollutants and for ground level sources, such as traffic
emissions, pollutant concentrations are generally inversely related to wind speed. Thus, concentrations
of pollutants derived from traffic sources will generally be greatest under very calm conditions and low
wind speeds when the movement of air is restricted. In relation to PMao, the situation is more complex
due to the range of sources of this pollutant. Smaller particles (less than PMzs) from traffic sources will
be dispersed more rapidly at higher wind speeds. However, fugitive emissions of coarse particles (PMz.s
- PMuo) will actually increase at higher wind speeds. Thus, measured levels of PM1o will be a non-linear
function of wind speed.
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The nearest representative weather station collating detailed weather records is Dublin Airport
meteorological station, which is located approximately 16 km south-east of the site. Dublin Airport met
data has been examined to identify the prevailing wind direction and average wind speeds over a five-
year period (see Figure 5). For data collated during five representative years (2020 1 2024), the
predominant wind direction is westerly to south-westerly with a mean wind speed of 5.3 m/s over the
30-year period of 1991 i 2020 (Met Eireann, 2025).

2020 2021 2022

2023 2024

Meteorological Station:

Dublin Airport

Trlnlty%A //gn::":, ting

Consultants

Figureb.1: Dublin Airport Windroses 22024
5.3.2 Baseline Air Quality

Air quality monitoring programs have been undertaken in recent years by the EPA. The most recent
annual report on aiAr Qualiydn lieland 20230 ( ERLAan@0Rd) i
details the range and scope of monitoring undertaken throughout Ireland and provides both monitoring
data and the results of previous air quality assessments.

As part of the implementation of the Air Quality Standards Regulations 2022 (S.1. No. 739 of 2022) four
air quality zones have been defined in Ireland for air quality management and assessment purposes
(EPA, 2024). Dublin is defined as Zone A and Cork as Zone B. Zone C is composed of 23 towns with a
population of greater than 15,000. The remainder of the country, which represents rural Ireland but also
includes all towns with a population of less than 15,000, is defined as Zone D.

In terms of air monitoring and assessment, the proposed development site is within Zone D (EPA,
2024). The long-term monitoring data has been used to determine background concentrations for the
key pollutants in the region of the proposed development. The background concentration accounts for
all non-traffic derived emissions (e.g. natural sources, industry, home heating etc.).

NO2

Long-term NO2 monitoring was carried out at the representative Zone D suburban background locations
of Castlebar, Edenderry, Emo and Kilkitt for the period 2019 i 2023 (see Table 5-7) (EPA, 2024). Long
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term average concentrations are significantly below the current annual average limit of 40 pg/m3.
Average results range from 21 9 pg/m? for the suburban background locations. Additionally, there were
no exceedances of the hourly limit value of 200 pg/ms.

The average annual mean concentration for the suburban background monitoring sites over the 5-year
period is 9 ug/m3. Based on the above information, a conservative estimate of the current background
NOz2 concentration for the region of the proposed development is 9 pg/ms.

Table5-7: Trends in Zone D Air QuaditNG

Year
Station Averaging Period
2019 2020 2021 2022 2023
Annual Mean NO2 (ug/m3) 8 6 6 8 7
Castlebar 1-hr Mean NO: values ] 0 0 0 0
>200 pg/m3
Annual Mean NO2 (ug/m3) 5 2 2 2 2
Kilkitt -
1-hr Mean NO2 values i 0 0 0 0
>200 pg/m3
Annual Mean NO2 (ug/m3) 4 3 4 3 2
Emo -
1-hr Mean NO: values i 0 0 0 0
>200 pg/m3
Annual Mean NO2 (ug/m?) - - 9 7 9
Edenderry | 1.hr Mean NO: values ) ) 0 0 0
>200 pg/m3
PM1o

Continuous PM1o monitoring was carried out at four representative Zone D locations from 2019 i 2023;
Castlebar, Claremorris, Edenderry and Kilkitt. Annual average PMi1o concentrations across the sites
ranged from 7 1 18 ug/m3 over the 2019 1 2023 period (see Table 5-8). There was at most 10
exceedances daily limit of 50 pg/m3. There are up to 35 exceedances are permitted within the limit value
per year (EPA, 2024). The EPA monitoring data indicates an average annual mean PM1o concentration
over this 5-year period of 11 pg/m3. Based on the EPA data, an estimate of the current background
PMz1o concentration in the region of the proposed development is 11 pg/m3.
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Table58: Trends in Zone D Air QualityMo

Year
Station Averaging Period
2019 2020 2021 2022 2023
Annual Mean PMio (ug/m3) | 16 14 10 11 10
Castlebar .
24-hr Mean > 501 5 1 0 i
(days)
Annual Mean PMio (ug/m3) | 7 8 8 9 7
Kilkitt } 3
24-hr Mean>5 0 s:g/ml 0 i 0 0
(days)
Annual Mean PMio (ug/m3) | 11 10 10 8 8
Claremorris }
24-hr Mean > 500 0 0 0 0
(days)
Annual Mean PMio (ug/ms) | - - 18 18 16
Edenderry | 24-hr Mean > 50
- - 4 10 -
(days)
PMzs

Average PMzs concentrations in the suburban background monitoring stations of Claremorris over and
Edenderry the period 2019 1 2023 (see Table 5-9). ranged from 471 18 ¢ g /° (BPA, 2024). The overall
annual average concentration for this 5-y e ar per i od. Based o6 this gformation, a
conservative estimate of the background PMzs concentration in the region of the proposed development
is8¢ g A.m

Table5-9: Trends in Zone D Air QuadityM s

Year
Station Averaging Period
2019 2020 2021 2022 2023
Annual Mean PMz:s (ug/m3) | 4 5 8 6 5
Claremorris | o4.nr Mean > 25
- 1 0 2 -
(days)
Annual Mean PMzs (ug/m3) | - 6 7 7 6
Cavan _
24-hr Mean > 25 5 6 7 i
(days)
Summary

Based on the above information the air quality in the suburban Meath area is generally good, with
concentrations of the key pollutants generally well below the relevant limit values set out in Directive
2008/50/EC. The current pollutant concentrations at the majority of monitoring sites are also in
compliance with the 2030 limit values set out in Directive (EU) 2024/2881. However, further measures
will be needed at a national scale to reduce air pollution in future years. The EPA have indicated that
road transport emissions are contributing to increased levels of NO2 with the potential for breaches in
the annual NO:2 limit value in future years at locations within urban centres and roadside locations. In
addition, burning of solid fuels for home heating is contributing to increased levels of particulate matter
(PM1o and PM2s). The EPA predict that exceedances in the particulate matter limit values are likely in
future years if burning of solid fuels for residential heating continues (EPA, 2024).
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The current estimated background concentrations have been used in the operational phase air quality
assessment for both the Opening and Design Year as a conservative approach to predict future
pollutant concentrations. This is in line with the TII methodology (TII, 2022).

5.3.3 Sensitive receptors
Construction Phase

In line with the UK Institute of Air (@uidahce brytheManagem
Assessment of Dust fr om Dg024)lpriottd assessiagntiie inPactosdustuct i ond
from a proposed development, the sensitivity of the area must first be assessed as outlined below. Both

receptor sensitivity and proximity to proposed works areas are taken into consideration. For the

purposes of this assessment, high sensitivity receptors are regarded as residential properties where

people are likely to spend the majority of their time. Commercial properties and places of work are

regarded as medium sensitivity while low sensitivity receptors are places where people are present for

short periods or do not expect a high level of amenity.

The sensitivity of the area is assessed in relation to dust soiling, dust-related human health effects and
dust-related ecological effects. Table 5-10, Table 5-11 and Table 5-12 outline the IAQM criteria for
establishing the sensitivity of the area.

Table5-10Q Sensitivity of the Area to Dust Soiling Effects on People and Property

Receptor Number of Distance from Source (m)
Sensitivity Receptors <20 <50 <100 <250
High >100 High High Medium Low
10-100 High Medium Low Low
1-10 Medium Low Low Low
Medium >1 Medium Low Low Low
Low >1 Low Low Low Low
Table5-11 Sensitivity of the Area to Human Health Impacts
Receptor Annual Mean PMio | Number of Distance from Source (m)
Sensitivity Concentration Receptors
<20 <50 <100 <250
High < 24 pg/m3 >100 Medium | Low Low Low
10-100 Low Low Low Low
1-10 Low Low Low Low
Medium < 24 pg/m3 >10 Low Low Low Low
1-10 Low Low Low Low
Low < 24 pg/m3 >1 Low Low Low Low
Table5-12 Sensitivity of the Area to Ecological Impacts
Receptor Sensitivity Distance from the Source (m)
<20 <50
High High Medium
Medium Medium Low
Low Low Low
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Figure5-1: Sensitive Receptors within 2&®m, 100m and 250m of Site

Summary of the Sensitivity of the Area to Dust Impacts

Table 5-13 details a summary of the sensitivity of the proposed development in relation to potential
construction dust impacts. There is a high sensitivity for dust soiling, low sensitivity for human health

and as there is no ecology in proximity to the site, the potential for impact is scoped out.

Table5-13 Sensitivity of the Area of Construction Dust Impacts

Category Site

Dust Soiling High Sensitivity

Dust-Related Human Health | Low Sensitivity
Effects

Dust-Related Ecological Effects N/A

Operational Phase

The impact to air quality due to changes in traffic is assessed at sensitive receptors in the vicinity of
affected roads. As the air quality assessment of traffic emissions has included all sites within the
proposed development the sensitive receptors chosen to have been based on the proposed
development as a whole rather than the specific sites.

The TII guidance (2022) states that a proportionate number of representative receptors, which are
located in areas which will experience the highest concentrations or greatest improvements because of
the proposed development, are to be included in the modelling. The TII criteria state that receptors
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