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1 Introduction 
This Environmental Impact Assessment Report (EIAR) was prepared by McCutcheon Halley 

Planning Consultants together with a team of specialist consultants on behalf of GLL PRS 

Holdco Limited to accompany an application for a Strategic Housing Development (SHD) to 

An Bord Pleanála (ABP) on undeveloped lands at Howth Road, Howth, Co. Dublin. 

This EIAR identifies, describes and assesses the likely significant effects of the project as a 

whole, in accordance with the EIA Directive 2011/92/EU as amended by Directive 2014/52/EU 

the description of the proposal should comprise “(…) information on the site, design, size and 

other relevant features of the project”. 

A comprehensive description of the proposed development is set out in Chapter 2. The 

description sets the basis against which specialist assessments presented in this EIAR were 

undertaken.  

Briefly, the proposed development (see Figure 1.1) will consist of the construction of 162 no. 

residential apartment units together with resident amenity rooms (co-working, community 

room, and meeting room) distributed in 3 no. blocks (A,B & C) ranging in height from 5 storeys 

to the north and 6 storeys to the south.  

The proposed mix of units is as follows: 

• 29 no. 1-bedroom units, - 17.9%  

• 104 no. 2-bedroom units and – 64.2%  

• 29 no. 3-bedroom units – 17.9%  

 

The proposed development includes a landscape scheme. Private open space (2,196 sq.m)  

is proposed as balconies and ground floor terraces; communal amenity space (2,192 sq.m) in 

the form of courtyards and roof gardens and public open space (1,161 sq.m) including a 

botanic garden and pocket park play area located to the north of the site.  

132 no. car parking spaces are proposed at basement level including 6 no. accessible spaces, 

13 no. electric vehicle spaces and 4 no. ‘Go-Car’ spaces.  

325 no. resident cycle parking spaces are proposed at basement level for long stay parking 

and 30 no. at grade for visitor (short stay) parking.  

Primary access (vehicular/cyclist/pedestrian) is proposed on the northwest of the existing 

demesne northern boundary wall and a separate pedestrian and cyclist access is proposed at 

the centre.  

A 45.5 sq.m single storey ESB substation and switch room is proposed along the site’s 

western boundary. Waste storage and plant rooms are proposed at basement level.  

Drainage, lighting, and all ancillary site development works including undergrounding of the 

existing ESB overhead 10/20 kV line, and realignment of the existing gas main to facilitate the 

proposed development also for part of the scheme.  
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Figure 1.1 Application Area (MCA Architects) 

 

1.1 Development Site – Wider Context 

The proposed development site is located to the south of the Howth Road (R105), west of 

Howth DART Station and to the east of Sutton Cross. Howth is largely characterised by low to 

medium density residential dwellings with large expanses of amenity areas (Howth Head, golf 

clubs, waking trials). Howth Village lies in close proximity to the seafront with a busy and active 

pier area to the north of the Main Street. 

The exceptional character of Howth is recognised through the making of the Howth Special 

Amenity Area Order that encompasses 547 hectares of land, see Figure 1.2. It includes 

Ireland’s Eye (28 hectares) and the heathland, woods, cliffs, shingle beaches and wooded 

residential areas of the south-eastern half of the Howth peninsula (519 hectares). 

The Order aims to preserve and enhance the character and special features of Howth. It 

designates a 21-kilometre network of rights-of-way as public footpaths and 35 sites and areas 

of special natural, historical, architectural, archaeological, and geological interest. Neither the 

trails or sites are located within the subject site, however, they do offer significant amenity 

value for the existing and future residents of Howth. 
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Figure 1.2 is extracted from the Howth SAAO Map A. The residential zoned northern portion 

of the proposed development site is not within the SAAO boundary or ‘Other Areas’ zone. The 

southern part of the proposed development site, zoned HA, comes within an area defined as 

‘other areas’ within the SAAO which acts as a buffer zone for the actual SAAO.  

 

 

Figure 1.2 Howth SAAO (Extract from Map A) 

 

1.2 Proposed Development Site 

The proposed development site is approx. 1.7 hectares and is an undeveloped greenfield site. 

The proposed residential element is confined to the area that is zoned for residential use (1.2 

ha residential zoned land). There is no existing access to the development site from public 

roads. 

The site has frontage onto Howth Road (R105), and to the east, it is bounded by the existing 

entrance to Howth Castle demesne. To the west, the site is bounded by boundary walls and 

immediately beyond are suburban houses. The lands to the immediate south are occupied by 

Deer Park Golf Club and, further south is the National Transport Museum and Howth Castle. 

To the north of Howth Road are M2 zoned lands – city/town/village central area – which is 

currently being development for residential use (512 no. residential units) on foot of Strategic 

Housing Development permission reference TA06F.306102. See Figure 1.3. 
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Figure 1.3 Site Local Context (Design Statement, MCA Architects) 

 

1.3 The Applicant / Project Developer 

GLL PRS Holdco Limited, is part of Glenveagh, a leading Irish home builder founded in 2017, 

whose vision is to build high-quality homes that support sustainable communities Their focus 

on people, homes and communities has created successful developments nationally by 

understanding that well planned, well designed and well-built homes is the essence of thriving 

communities. 

Glenveagh are focused on three core markets - suburban housing, urban apartments and 

partnerships with local authorities and state agencies. Since the Initial Public Offering (IPO), 

the company have opened 23 no. sites, delivering more than 1,800 no. units (700 no. units in 

2020) with 1,150 no. units in the pipeline for 2021. Glenveagh presently have 6,000 no. units 

in design/pre lodgment stage. 
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1.4 Environmental Impact Assessment 

The Environmental Impact Assessment (EIA) of Projects is a key instrument of European 

Union environmental policy to ensure a high level of protection of the environment and human 

health. The EIA Directive 2014/52/EU requires that public and private projects that are likely 

to have significant effects on the environment be made subject to an assessment by the 

competent authority, in this case An Bord Pleanála, prior to development consent being given.  

EIA is defined as a process consisting of: 

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

developer; 

b) the carrying out of consultations; 

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 authority’s reasoned conclusion into any 

development consent decision.  

The definition of EIA thus provides for a clear distinction between the process of environmental 

impact assessment to be carried out by the competent authority and the preparation by the 

developer of an Environmental Impact Assessment Report (EIAR). 

EIAR is defined in the Planning and Development Act 2000, (as amended) as ‘a report of the 

effects, if any, which proposed development, if carried out, would have on the environment 

and shall include the information specified in Annex IV of the Environmental Impact 

Assessment Directive’. 

Projects requiring EIA are set out in Annex I and II of the Directive. These Annexes are broadly 

transposed by way of the Planning and Development Regulations 2001, as amended, in 

Schedule 5, Parts 1 and 2. 

EIA is a process and involves the following key steps; 

i. Screening - decide if the project is EIA development 

ii. Scoping - decide on scope of the information to be included in the Environmental 

Impact Assessment Report (EIAR) 

iii. Prepare the Environmental Impact Assessment Report to accompany the application.  

iv. Competent Authority carries out consultation 

v. Competent Authority examines the EIAR and any other relevant information including 

information received from consultations 

vi. Competent Authority comes to a reasoned conclusion on the potential significant 

effects of the project on the environment 

vii. Competent Authority integrates the reasoned conclusion into a decision to Grant 

consent for a development together with a description of measures to avoid, prevent, 

reduce or offset significant adverse effects and where necessary monitoring measures. 
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1.4.1 Screening for Environmental Impact Assessment 

The first stage of Screening is to decide if a proposed development falls within a class set out 

in Annex I or II of the Directive. These Annexes are broadly transposed by way of the Planning 

and Development Regulations 2001, as amended, in Schedule 5, Parts 1 and 2. 

Part 1 developments meeting or exceeding the thresholds set out therein require mandatory 

EIA and, as such, there is no screening determination required. For Part 2 developments, in 

cases where thresholds are met or exceeded, or where no threshold is set, there is mandatory 

EIA; again, there is no screening determination required. 

For all sub-threshold developments listed in Schedule 5 Part 2, a screening determination is 

required to be undertaken by the competent authority unless, on preliminary examination it 

can be concluded that there is no real likelihood of significant effects on the environment . This 

is initiated by the competent authority following the receipt of a planning application. 

The proposed development does not fall within development classes set out in Part 1 of 

Schedule 5 and EIA is therefore not mandatory. 

The proposed development falls within the category of an ‘Infrastructure Project’ listed in 

Schedule 5, Part 2 (10) (b) of the PDRs, which provides that a mandatory EIA must be carried 

out for projects including inter alia: 

10b) (i) Construction of more than 500 dwellings 

The proposed development is for 162 no. residential units and is significantly below the 500 

dwellings threshold. Accordingly, it does not meet or exceed the threshold of 500 dwellings 

and EIA is therefore not mandatory.  

10b) (iv) Urban development which would involve an area greater than 2 hectares in the case 

of a business district, 10 hectares in the case of other parts of a built-up area and 20 hectares 

elsewhere. (In this paragraph, “business district” means a district within a city or town in which 

the predominant land use is retail or commercial use.) 

The proposed development site is surrounded by residential development, a golf course and 

demesne lands and does not satisfy the definition of business district. The applicable area 

threshold is therefore 10 hectares, and the proposed development site is 1.7 hectares. 

Accordingly, a mandatory EIA is not mandatory.  
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1.4.2 Sub-threshold Screening for EIA 

In cases where a project is listed in Part 2 but is classed as ‘sub-threshold development’, it is 

necessary for the competent authority, in this instance An Bord Pleanála, to undertake a case-

by-case examination to determine whether the proposed development is likely to have 

significant effects on the environment and requires an EIA. Where the assessment concludes 

that this is the case, the application for development must be accompanied by an EIAR. 

The criteria for determining whether development listed in Part 2 of Schedule 5 should be 

subject to an EIA are set out in Schedule 7 of the PDRs; and the information to be provided 

by the Applicant to the Competent Authority for the purposes of screening sub-threshold 

development for EIA is set out in Schedule 7A. The requirements and information required are 

set out below. 

1. A description of the proposed development, including in particular—  

a) a description of the physical characteristics of the whole proposed development 

and, where relevant, of demolition works.  

The proposed development site is greenfield comprising a field of 1.16 hectares and part (0.58 

hectares) of the Deer Park golf course, zoned High Amenity.  demolition is limited to 2 no. 

openings in the demesne boundary wall to the north of the site, to facilitate vehicular and 

pedestrian access.  

 

The development will consist of the construction of: 

i. 162 no. residential units distributed across 3 no. blocks (A, B & C) ranging in height 

from 5-6 storeys, with a cumulative gross floor area (GFA) of 13,337.10 sq.m 

comprising;  

a. 29 no. 1-bedroom units, - 17.9% 

b. 104 no. 2-bedroom units and – 64.2% 

c. 29 no. 3-bedroom units – 17.9% 

ii. 3 no. resident services and amenity rooms (1 no. in each block A-C) to accommodate 

co-working space, a community room and a meeting room (combined GFA 108 sq.m)  

iii. 132 no. car parking spaces at basement level (underlying Blocks A & B) including 6 

no. accessible spaces, 13 no. electric vehicle spaces and 4 no. car sharing spaces; 

iv. 325 no. residents bicycle parking spaces (long-stay) at basement level, and 30 no. 

visitor bicycle parking spaces (short-stay) at surface level; 

v. communal amenity space in the form of courtyards and roof gardens (combined 2,192 

sq.m)  

vi. public open space of 1,161 sq.m including a botanic garden and pocket park; 

vii. a single storey ESB sub-station and switch room (45.5 sq.m);  

viii. demolition of 2 no. sections of the existing demesne northern boundary wall to provide, 

a primary access (vehicular/pedestrian/cyclist) to the northwest and a separate 

pedestrian/cyclist access at the centre;  

ix. restoration and refurbishment of the remaining extant northern and eastern demesne 

boundary wall; 
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x. change of use and regrading of part of the Deer Park Golf Course from active 

recreation use to passive amenity parkland and planting of a woodland belt on the 

southern boundary; 

xi. undergrounding of existing ESB overhead lines, and, relocation of the existing gas 

main; and, 

xii. all ancillary site development works including waste storage and plant rooms at 

basement level, drainage, landscaping/boundary treatment and lighting. 

 

b) a description of the location of the proposed development, with particular regard to 

the environmental sensitivity of geographical areas likely to be affected.  

The proposed development site is in an area of high environmental sensitivity in terms of inter 

alia landscape, biodiversity, and cultural heritage. 

The site is enclosed by a wall along its northern and eastern boundary. It is proposed to make 

2 no. openings in the wall to facilitate access to the site and enhance permeability.  

There is a shelter belt of early mature native trees to the south of the residential zoned area 

that extend east to west. It is proposed to partially  remove this belt of trees. A woodland belt 

will be planted further south along the application area boundary.  

The mature trees that form the avenue to Howth Castle are predominantly outside the 

proposed development site and will not be affected by the proposed development. These trees 

are a highly valuable element of the landscape - for its cultural heritage value (the entrance 

avenue to the castle/demesne), biodiversity, and as a structural/spatial and visual feature of 

the landscape. 

The site is greenfield, being comprised of a field and a part of the neighbouring golf course. In 

the wider context, it is characterised by an abundance of high value open space and woodland.  

Howth Castle Architectural Conservation Area (ACA) adjoins the site to the east and the 

proposed development site is in proximity to the main entrance gates to Howth Castle and the 

19th Century St. Mary’s Church, both Protected Structures.  

The exceptional character of Howth is recognised through the making of the Howth Special 

Amenity Area Order (SAAO). The Order aims to preserve and enhance the character and 

special features of Howth. The land zoned for residential development is not within the SAAO 

boundary, however, the land zoned High Amenity to the immediate south is  defined as ‘other 

areas’ within the SAAO and is identified in the Fingal County Development Plan, 2017-2023, 

as a ‘buffer zone’. 

From the upper elevations of the SAAO area, panoramic views are generally afforded, with 

compositions including the upland landscape and golf courses, the Howth urban area, the 

wider city, the coastline to the north and south of Howth Head and the seascape. 

Howth falls into the Coastal Character Type in the Development Plan which is characterised 

as having an exceptional landscape value: “This value is arrived at due to the combination of 

visual, ecological, recreational and historical attributes. The area has magnificent views out to 

sea, to the islands and to the Mourne and Wicklow mountains and contains numerous beaches 
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and harbours. The area’s importance is highlighted by the High Amenity zoning covering 

substantial parts of the area...” 

There are several protected views in the site vicinity, indicated on Sheet No. 10 of the Fingal 

Development Plan Map. These include:  

 

• The view into the Howth Castle entrance from the Howth Road, and the reverse view, 

from the castle (and Deer Park golf club) access road out through the gate towards the 

north;  

• A view from the fairway to the west of the Deer Park clubhouse, north towards the 

castle;  

• Views from Muck Rock;  

• Views from the ends of the piers of Howth Harbour.  

 

Baldoyle Bay is located approx. 150m to the north of the site. It is a European Site (Special 

Area of Conservation [SAC, site code IE0000199] and a proposed Natural Heritage Area 

(pNHA, site code 000199). There is a direct connection between the proposed development 

site and Baldoyle Bay via the storm water network.  

There is a known roost of Brown Long-eared Bat Plecotus auritus outside of the proposed 

development within approximately 150m.It is necessary to undertake surveys during the 

appropriate season to determine if the proposed development site is of value for commuting 

and foraging bats.  

Wintering bird species associated with European sites are known to be present in Howth, it is 

necessary to undertake surveys to determine if the proposed development site is a foraging 

area for these birds.  

The R105, Howth Road is to the north of the proposed development site and traffic congestion 

is known to occur at Sutton Cross to the west.  

2. A description of the aspects of the environment likely to be significantly affected by the 

proposed development.  

The aspects of the environment likely to be significantly affected by the proposed development 

are: 

i. cultural heritage,  

ii. the landscape and visual environment,  

iii. biodiversity, and,  

iv. the local road network 

The boundary wall to the north and east of the proposed development site, while not protected, 

is of heritage value. It is proposed to make 2 no. openings in the northern wall to facilitate 

access to the site. Therefore, it is concluded at the screening stage, in the absence of detailed 

design, that cultural heritage, is likely to be significantly affected by the proposed development.  

There will be a direct impact on an existing tree belt of approx. 25 years. However, this tree 

removal will be offset through appropriate replacement tree planting. In light of this and the 



 

 

 
 

 

 1-11 

known presence of the high quantity and quality of trees local to the site, this screening stage 

ruled out a likely significant effect.  

The introduction of buildings of urban scale will likely change the local landscape and views 

within the immediate environs. The assessment of potential landscape/townscape effects 

involves (a) classifying the sensitivity of the receptors (the main elements, features, 

characteristics and character areas that could be affected), (b) classifying the potential 

magnitude of change to each of the receptors, (c) combining these factors to arrive at an 

assessment of significance of the effects on each receptor, and (d) making a judgement as to 

the quality of the effects, i.e. classifying them as positive, neutral or negative. In the absence 

of a detailed study at this screening stage, a precautionary approach is applied having regard 

to the overarching objective of the EIA Directive. It is thus concluded that there is likely to be 

significant effects on the landscape and visual character, as a result of the proposed 

development.   

Impacts arising from the proposed development may affect key ecological features. These key 

ecological features may occur within the subject lands or within the considered zone of 

influence (ZoI) of the proposed development. Typically, the ZoI of general construction 

activities (i.e. habitat loss, habitat fragmentation, risk of spreading/introducing non-native 

invasive species and disturbance due to increased noise, vibration, human presence and 

lighting) is not likely to extend more than several hundred metres from the proposed 

development. At this screening stage key ecological receptors (KERs) for the proposed 

development are identified as; 

• Watercourses and the downstream aquatic environment.  

• European Designated sites located in the downstream receiving environment.  

• Fauna species which commute / forage within the proposed development site and/or 

immediate vicinity.  

At this screening stage there is a known presence of bats immediately outside the proposed 

development site and wintering birds are known to forage in the wider Howth area. 

Accordingly, it is concluded that a precautionary approach be adopted at this early stage of 

the process and it is assumed in the absence of full studies that the conservation interests of 

nearby Designated European Sites and bats and their roosts are likely to be significantly 

affected by the proposed development. 

It is known that there are congestion issues at Sutton Cross, the effect of the proposed 

development is indeterminable at this early stage of the proposed development. Accordingly, 

a precautionary approach is adopted, and it is determined that in the absence of a project 

specific traffic and transport assessment, a likely significant effect may arise.  
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3. A description of any likely significant effects, to the extent of the information available 

on such effects, of the proposed development on the environment resulting from— 

a) the expected residues and emissions and the production of waste, where relevant,  

Foul Water Emissions 

It is proposed to deliver a residential development and emissions associated with this type of 

development are waste water effluent, storm water runoff and energy related emissions from 

energy consumption and emissions associated with use of private vehicles.  

There is a known municipal foul sewer adjacent to the site and it is intended to connect into 

this. At the time of undertaking this screening assessment, Irish Water (IW) had confirmed the 

feasibility of this connection with the Applicant. In providing this response IW will have 

considered the capacity of their infrastructure (current and future capacity) and environmental 

impact. 

The wastewater generated will discharge to the Ringsend Wastewater Treatment Plant 

(WwTP), where it is treated and ultimately discharges into Dublin Bay. The WwTP is required 

to operate under an EPA licence (D0034-01) and to meet environmental legislative 

requirements.  

The Ringsend WwTP received planning permission for upgrade works in 2012. In June 2018, 

Irish Water submitted a planning application for strategic infrastructure development to An 

Bord Pleanála seeking permission to further progress the upgrade of the Ringsend 

Wastewater Treatment Plant (WWTP) and in April 2019, Irish Water was granted planning 

permission by An Bord Pleanála to further progress the upgrade of the Ringsend WwTP.   

The 2019 planning permission facilitated upgrading works to meet nitrogen and phosphorus 

standards set out in the licence.  The design includes aerobic granular sludge which will result 

in treatment of sewage to a higher quality than current thereby ensuring effluent discharge to 

Dublin Bay will comply with the Water Framework Directive, Urban Wastewater Treatment 

Directive and Bathing Water Directive. It is understood that the upgrade to use of aerobic 

granular sludge and other phased upgrades will achieve a population equivalent of 2.4 million 

and are to be completed between 2027 and 2028. As outlined in the EIAR, with the 2018 

planning submission, modelling has shown that the upgrades which are currently underway 

will result in improved water quality within Dublin Bay. The 2018 EIAR predicts that the 

improvement in effluent quality achieved by the upgrade will compensate for the increase in 

flow through the plant.   

The project is being progressed in stages to ensure that the plant continues to treat the 

wastewater (1.98 million population equivalent) to the current treatment levels throughout the 

delivery of the upgrade. The project comprises 3 key elements and underpinning these is a 

substantial programme of ancillary works:  

1. Provision of additional secondary treatment capacity with nutrient reduction 

(400,000 population equivalent);  

2. Upgrade of the 24 existing secondary treatment tanks to provide additional 

capacity and nutrient reduction, which is essential to protect the nutrient-sensitive 

Dublin Bay area; and  

3. Provision of a new phosphorous recovery process.  
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In February 2018, the work commenced on the first element, the construction of a new 400,000 

population equivalent extension.  These works are at an advanced stage with testing and 

commissioning stages expected to be completed in the second half of 2021.  

Even without treatment at the Ringsend WwTP, the peak effluent discharge from a 

development of this scale would not have a measurable impact on the overall water quality 

within Dublin Bay and therefore would not have an impact on the current Water Body Status 

as defined within the Water Framework Directive. 

Surface Water Emissions 

The design of the surface water drainage network must take cognisance of the objectives and 

guidance contained in the Greater Dublin Strategic Drainage Study (GDSDS). The objective 

of this study is to ensure an environmentally sustainable drainage (foul and stormwater) 

strategy for the Region consistent with the EU Water Framework Directive.  

At the time of screening the project for EIA, it is known that there is an existing surface water 

sewer to the north of the proposed development site that discharges north towards the 

Baldoyle Bay c. 160m to the subject site. There is therefore a direct hydrological connectivity 

between the proposed development site and Baldoyle Bay SAC/pNHA via the surface water 

drainage network and the potential for a likely significant effect to arise during the construction 

phase. This is because  

i. runoff during the construction phase may contain increased silt levels or become 

polluted from construction activities. Runoff containing large amounts of silt can cause 

damage to surface water systems and receiving watercourses.  

ii. During the construction phase there is potential for an increase in run-off due to the 

introduction of impermeable surfaces and the compaction of soils. This will reduce the 

infiltration capacity and increase the rate and volume of direct surface run-off. The 

potential impact of this is a possible increase in surface water run-off and sediment 

loading which could potentially impact local drainage.  

Potential for impacts during the operational phase are deemed to be low due to the nature of 

the proposed development. The development will be fully serviced with separate foul and 

stormwater sewers as required by the GDSDS which will have adequate capacity for the 

facility and discharge limits as required by Irish Water licencing requirements.  

Emissions from Energy Usage  

The proposed development will generate a need for energy, electricity and heating. Technical 

Guidance Document Part L 2019 – Conservation of Fuel and Energy – Dwellings (public 

consultation edition)’ stipulates requirements on, minimum fabric and air permeability 

requirements, maximum primary energy use and carbon dioxide (CO2) emissions as 

calculated using the DEAP (Domestic Energy Assessment Procedure) methodology. This is a 

national standard and compliance is compulsory for all new dwellings.  

Nearly Zero Energy Buildings (NZEB) means a building that has a very high energy 

performance, and in which “the nearly zero or very low amount of energy required should be 

covered to a very significant extent by energy from renewable sources, including energy from 

renewable sources produced on-site or nearby”. 
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Three design aspects demonstrate compliance with Part L/NZEB:  

i. The limitation of primary energy use and CO2 emissions  

ii. Building fabric  - to limit heat loss 

iii. The use of renewable energy sources  

 

At the time of screening the proposed development, it is understood that the proposed 

development will comply with the requirements of Part L of the Building Regulations. 

Accordingly, it is concluded that a positive likely significant effect will occur.  

Emissions from Vehicles 

Car parking will be required to serve the proposed development. The provision of housing at 

this location served by a railway and bus routes would facilitate travel by alternative modes of 

travel other than the private car. 

The 2018 Design Standards for New Apartments (updated 2020) promote reducing/minimising 

car parking. Further the guidelines promote active travel modes through the provision of safe 

and secure cycle parking facilities. It is understood that it is intended to comply with these 

requirements and while increased vehicular movements may affect air quality locally, this will 

be balanced with a targeted focus on increasing active modes of transport and promoting more 

sustainable transport mode usage.  

Waste 

A review of historic mapping indicates that the proposed development site has always been 

greenfield. Therefore, it is reasonably concluded at this screening stage that the underlying 

soils are free from contamination. It is not anticipated that the excavation of soils to facilitate 

the construction of the proposed development would give rise to waste generation.  

Sustainability is a key objective for the Applicant and the waste hierarchy principles of reduce, 

reuse, recycle will be implemented in the development phase. It is therefore anticipated that 

waste will be minimized during construction and likely significant effects will not arise.  

During the operational stage, 3-bin systems to facilitate the source segregation of organics 

and recyclables will be in place which will assist with meeting the EUs municipal waste 

recycling target and achieve a circular economy.  
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3. A description of any likely significant effects, to the extent of the information 

available on such effects, of the proposed development on the environment 

resulting from— 

b) the use of natural resources, in particular soil, land, water and biodiversity.  

Land Use 

The redevelopment of this site for residential development will result in a land use change. 

This is considered positive having regard to the site’s location within a built-up area, the 

availability of infrastructural services (drainage and water supply) with confirmed capacity to 

service the proposed development. The change in land use is compliant with the site’s zoning 

and this designation would in itself have been confirmed as environmentally acceptable during 

the making of the Fingal Development Plan 2017-2023 that was itself subject to a strategic 

environmental assessment (SEA). 

Soil 

Development of the site will necessitate the stripping of topsoil and excavation of subsoils. 

Owing to the historical use of the site, it is anticipated that the material will be classified as 

uncontaminated, and the Applicant intends classifying it as a byproduct through an Article 27 

notification to the Environmental Protection Agency (EPA).  

The notification of a potential by-product would provide the Applicant with an opportunity to 

demonstrate, with an appropriate level of rigour, that:  

• the material can have a further use and no longer be defined as waste; 

• the material can be used as a ‘secondary’ resource in place of, and fulfilling the 

same role as a non-waste derived or virgin ‘primary’ resource; and 

• the material can be used without causing overall adverse impacts to the 

environment or human health. 

There is nothing to suggest at this stage that the notification would be rejected. The 

fundamental objective of classifying the stripped and excavated material as a byproduct would 

be to avoid unnecessary waste and allow for the use of the material as a resource. This in turn 

would minimise the requirement for the extraction of additional natural resources thereby 

promoting the circular economy objectives.  

Water  

The proposed development will require a connection to the water supply. At the time of 

screening the project it is known that (i) there is an existing watermain on the Howth Road and 

(ii) Irish Water have confirmed the feasibility of making a connection through the pre-

connection enquiry system. Accordingly, the supply of water to the proposed development is 

not anticipated to generate a likely significant effect.  

Biodiversity 

The proposed development site is predominantly greenfield with a small area of amenity lands 

(golf course). It is surrounded by habitat that would likely support a rich array of biodiversity. 

It is necessary to undertake detailed habitat, flora and fauna studies to understand the 

significance of the effect on biodiversity arising from the proposed development.  
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4. The compilation of the information at paragraphs 1 to 3 shall take into account, 

where relevant, the criteria set out in Schedule 7. 

Schedule 7 of the PDRs sets out the criteria for determining whether development listed in 

Part 2 of Schedule 5 should be subject to an EIA.  

It requires consideration of: 

The characteristics of the proposed development, in particular; 

a) the size and design of the whole of the proposed development  

This is set out in the preceding section.  

b) cumulation with other existing development and/or development the subject of a 

consent for proposed development for the purposes of section 172(1A)(b) of the 

Act and/or development the subject of any development consent for the purposes 

of the Environmental Impact Assessment Directive by or under any other 

enactment   

To inform this screening assessment, a review of existing and consented development has 

been undertaken. The most notable consented development that cumulatively may result in a 

significant effect is the permitted mixed use SHD, ‘Claremont’ (Ref. PL06F.306102) on the 

former Techrete site to the north of Howth Road. The permitted development will include the 

demolition of existing structures to make way for the development of 512 apartments, 2 shops, 

a creche, a restaurant and a café.  

The construction phase of the proposed development may overlap with the development of 

Claremont. There is thus a potential for a cumulative impact on the use of the junction at 

Sutton Cross if both developments proceeded at the same time. However, the impact from 

construction traffic would be temporary and the implementation of a Construction Traffic 

Management Plan would alleviate likely significant impacts.  

c) the nature of any associated demolition works  

As outlined previously, demolition works are minor in nature and are limited to openings in the 

northern demesne boundary wall to facilitate access to the site. 

d) the use of natural resources, in particular land, soil, water and biodiversity  

This aspect is dealt with above and with the exception of biodiversity, based on the available 

information at the screening stage it is possible to exclude significant effects on natural 

resources.  

e) the production of waste  

It has been concluded that where waste does arise it will be minimised and dealt with in 

accordance with the waste hierarchy.  

f) pollution and nuisances  

There is a risk of pollution of the local water environment during the construction phase but 

the application of standard proven construction practices for the protection of water will 

mitigate likely significant effects. Noise, vibration and dust nuisance during the construction 
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phase are likely to occur and these will be mitigated using best industry practices. The duration 

of effects would be short-term in duration.  

g) the risk of major accidents, and/or disasters which are relevant to the project 

concerned, including those caused by climate change, in accordance with scientific 

knowledge  

Having regard to the nature of the proposed development, consideration must be given to the 

risk of a natural disaster, specifically, flood risk. To inform this screening assessment, a search 

of the Office of Public Works (OPW) national flood information portal was undertaken and did 

not identify any historical flood events at or proximate to the site. Similarly, predictive flood 

mapping (https://www.floodinfo.ie/map/floodmaps/) was examined and it did not identify the 

site as being at risk of fluvial or coastal flood risk. Accordingly, the site is classified as Flood 

Zone C with a low probability of flooding and in line with the OPWs Planning System and Flood 

Risk Management Guidelines (2009) development in this zone is appropriate from a flood risk 

perspective. In line with best practice, climate change factors will be applied to the drainage 

design.  

h) the risks to human health (for example, due to water contamination or air pollution).  

This is dealt with earlier in the screening and it is concluded that with best practice construction 

measures in place, the risk to human health is low. Owing to the nature of the proposed 

development and integrated design measures (energy efficiency, reduced car parking and 

promotion of active and sustainable transport modes) the risk to human health during the 

operational stage is imperceptible.  

Location of proposed development, the environmental sensitivity of geographical areas likely 

to be affected by the proposed development, with particular regard to -   

a) the existing and approved land use 

The proposed development site is greenfield and amenity (golf course). The proposed 

residential development is wholly contained within that area zoned residential. An area to the 

south is zoned High Amenity and works in this area are confined to reprofiling the existing 

topography and planting of a woodland tree belt.  

b) the relative abundance, availability, quality and regenerative capacity of natural 

resources (including soil, land, water and biodiversity) in the area and its 

underground,  

Howth SAAO encompasses 547 hectares. It includes Ireland’s Eye (28 hectares) and the 

heathland, woods, cliffs, shingle beaches and wooded residential areas of the south-eastern 

half of the Howth peninsula (519 hectares). This designation provides a high level of protection 

for land and by extension soil on the peninsula.  

 

The core settlement strategy for Howth in the Fingal Development Plan indicates a figure of 

498 potential residential units. Table 2.8 of Variation No. 2 Alignment of the Fingal 

Development Plan with the National Planning Framework (NPF) and the Regional Spatial and 

Economic Strategy (RSES) identifies 14 hectares of residential zoned land in Howth, this is 

minor in the context of the overall land availability and demonstrates that the natural resources 

of land, soil and biodiversity benefit from a very high degree of protection.   

https://www.floodinfo.ie/map/floodmaps/
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The confirmation of feasibility received from Irish Water confirms that there is sufficient water 

supply and wastewater treatment capacity to service the proposed development. 

The Irish Sea Dublin (HA 09) coastal waterbody hosts the Baldoyle Bay and according to the 

EPA information, has a ‘Good’ WFD status and is ‘Not at risk’ of not achieving good status.  

Water quality data is collected for nearby Claremont Beach bathing area and is reported by 

the EPA on www.beaches.ie. The EPA bathing status is not based on single events, rather it 

is based on a review of data over 4 years (based on data collected during the bathing season 

only). Bathing classes are determined as Excellent (highest cleanest class), Good (Generally 

good water quality), Sufficient (The water quality meets the minimum standard) and Poor (The 

water quality has not met the minimum standard). A review of this data for the last four years, 

shows that the Claremont Beach is classified as achieving Sufficient Water Quality in 2019 

based on the assessment of bacteriological results for the period 2016 to 2019. Claremont 

Beach had a Sufficient Water Quality rating in 2018 and 2017 and achieved a Good Water 

Quality rating in 2016.  

The proposed development is located over the ‘Dublin’ (EU Code IE_EA_G_008) WFD 

groundwater body (GWB). The most recent WFD groundwater status (2013-2018) is ‘Good’ 

for this GWBs and the WFD environmental risk score is under review. 

c) the absorption capacity of the natural environment, paying particular attention to 

the following areas: (i) wetlands, riparian areas, river mouths; (ii) coastal zones and 

the marine environment; (iii) mountain and forest areas; (iv)nature reserves and 

parks; (v) areas classified or protected under legislation, including Natura 2000 

areas designated pursuant to the Habitats Directive and the Birds Directive and; 

(vi)areas in which there has already been a failure to meet the environmental 

quality standards laid down in legislation of the European Union and relevant to the 

project, or in which it is considered that there is such a failure; (vii)densely 

populated areas; (viii) landscapes and sites of historical, cultural or archaeological 

significance.  

As identified earlier, the proposed development site is in an environmentally sensitive location 

with respect to cultural heritage, landscape, biodiversity and European Designated sites. A 

precautionary approach is required in this instance to assess the ability of the site to absorb 

the proposed development without residual significant environmental impacts. This screening 

assessment was undertaken at the early stages of the design development and applying the 

precautionary principle, a worst-case outcome was applied and it was recommended that EIA 

would be necessary.  
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Types and characteristics of potential impacts  

The likely significant effects on the environment of proposed development in relation to criteria 

set out under paragraphs 1 and 2, with regard to the impact of the project on the factors 

specified in paragraph (b)(i)(I) to (V) of the definition of ‘environmental impact assessment 

report’ in section 171A of the Act, taking into account— (a) the magnitude and spatial extent 

of the impact (for example, geographical area and size of the population likely to be affected), 

(b) the nature of the impact, (c) the transboundary nature of the impact, (d) the intensity and 

complexity of the impact, (e) the probability of the impact, (f) the expected onset, duration, 

frequency and reversibility of the impact, (g) the cumulation of the impact with the impact of 

other existing and/or development the subject of a consent for proposed development for the 

purposes of section 172(1A)(b) of the Act and/or development the subject of any development 

consent for the purposes of the Environmental Impact Assessment Directive by or under any 

other enactment, and (h) the possibility of effectively reducing the impact 

Based on the foregoing and the fact that the design of the proposed development is at an early 

stage when undertaking this screening assessment, it is concluded that the main likely 

potential effects of the proposed development on the environment are as follows: 

i. Temporary potential effects locally on human health, air quality and noise and vibration 

from the construction phase. 

ii. Temporary effects on the local road network, specifically Sutton Cross from the 

construction phase and in particular if the proposed development overlaps with the 

construction phase of the Claremont development.  

iii. Potential temporary to permanent effects on key ecological features including 

European Designated Sites, downstream aquatic environment and species which 

commute / forage within the proposed development site and/or immediate vicinity.  

iv. Potential permanent effect on the townscape and the wider Howth area when viewed 

from elevated locations and in combination with the approved Claremont development.  

v. Potential permanent effect on cultural heritage in particular built heritage i.e. the 

demesne wall and local Protected Structures.  

To conclude with certainty that the proposed development would not result in likely significant 

effects on the environment, it is our professional opinion that this sub-threshold project 

requires EIA to fully address the likely significant environmental effects identified in this 

screening stage.  

1.4.3 Art. 299B Requirement 

Section 7 (1) of the Planning and Development Act 2016 states that following the pre 

application consultation meeting, a prospective applicant may separately request the Board to 

do (a) (i) (I); 

“Where the development is of a class standing specified in Part 2 of Schedule 5 of the Planning 

and Development Regulations 2001 (S.I. No. 600 of 2001) that does not exceed the relevant 

quantity, area or other limit standing specified in that Part, whether it is likely to have significant 

effects on the environment” 

Having regard to the environmental sensitivities of the proposed development site and locally, 

such a request was not made to the Board by the Applicant, as based on its own screening, it 
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was determined by the Applicant that the proposed development is sub-threshold 

development. Accordingly, it was decided to prepare an EIAR to accompany the application.  

Pursuant to the requirements of the Planning and Development Regulations; 299B. (1) (a) It 

is noted that paragraph (b) applies where; 

(i) a planning application for a sub-threshold development is made and a request for 

a determination under section 7(1)(a)(i)(I) of the Act of 2016 was not made, and  

(ii)  such application is not accompanied by an EIAR. 

In this case, a request for determination was not made to the Board as outlined above and the 

application is accompanied by an EIAR. Accordingly, paragraph 299B (1) (b) is not required 

as it is dealt with in accordance with Art. 299A. 

“Where a planning application for a sub-threshold development is accompanied by an EIAR 

and a request for a determination under section 7(1)(a)(i)(I) of the Act of 2016 was not made, 

the application shall be dealt with as if the EIAR had been submitted in accordance with section 

172(1) of the Act. 

 

1.5 Content of EIAR 

This EIAR addresses the provides the following information: 

a) A description of the project comprising information on the site, design, size and any 

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, 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 options chosen, taking into account the effects of the project on the 

environment; 

e) A non-technical summary; and, 

f) Any additional information specified in Annex IV of the Directive/Schedule 6 to the 

2001 Regulations, as amended, relevant to the specific characteristics of the project 

and to the environmental features likely to be affected. 

As is required by Annex IV of the 2014 Directive, this EIAR addresses matters including 

proposed demolition works, risks to human health, major accidents / disasters, biodiversity, 

climate change and cumulative effects with other existing and / or approved projects.  
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1.6 Competency 

It is a requirement that the EIAR must be prepared by competent experts. For the preparation 

of this EIAR, GLL PRS Holdco Limited engaged McCutcheon Halley Chartered Planning 

Consultants to direct and coordinate the preparation of the EIAR and a team of qualified 

specialists were engaged to prepare individual chapters, the consultant firms and lead authors 

are listed in Table 1.1.  

Details of competency, qualifications and experience of the lead author of each discipline is 

outlined in the individual chapters. 
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1.7 Format and Structure of the EIAR 

This EIAR is prepared according to the ‘Grouped Format Structure’ as described in the 

Guidelines on Information to be Contained in an EIS (EPA, 2002). This means that each topic 

is considered as a separate section. The advantages of using this format are that it is easy to 

investigate a single topic and it facilitates easy cross-reference to specialist studies. 

Chapter Aspect Consultant Lead Consultant 

1 Introduction 
McCutcheon Halley Chartered 

Planning Consultants 
Paula Galvin  

2 Development Description 
McCutcheon Halley Chartered 

Planning Consultants 
Paula Galvin  

3 Alternatives 
McCutcheon Halley Chartered 

Planning Consultants  
Paula Galvin  

4 Population and Human Health 
McCutcheon Halley Chartered 

Planning Consultants 
Paula Galvin 

5  Landscape and Visual  Modelworks  Richard Butler 

6  
Material Assets: Traffic & 

Transport   

Barret Mahony Consulting 

Engineers 
Martin Rogers 

7  Material Assets: Built Services  
Barret Mahony Consulting 

Engineers & Ethos Engineering 

Stephen O’Connor 

(Barret Mahony 

Consulting Engineers) & 

Gavin Murphy (Ethos) 

8  
Material Assets: Waste 

Management   

Byrne Environmental Consulting 

Ltd 
Ian Byrne 

9  
Land, Soils, Geology & 

Hydrogeology 
AWN Consulting Ltd 

Marcelo Allende & Teri 

Hayes 

10  Water & Hydrology  AWN Consulting Ltd 
Marcelo Allende & Teri 

Hayes 

11  Biodiversity  Scott Cawley Ltd Lorna Gill & Caroline Kelly 

12  Noise and Vibration  
Byrne Environmental Consulting 

Ltd 
Ian Byrne 

13  Air Quality & Climate  
Byrne Environmental Consulting 

Ltd 
Ian Byrne 

14  Cultural Heritage: Archaeology   
John Purcell Archaeological 

Consultancy 
John Purcell 

15  Cultural Heritage: Built Heritage  
David Slattery Conservation 

Architects Ltd 
James Slattery 

16 Interactions of the Foregoing 
McCutcheon Halley Chartered 

Planning Consultants 
Paula Galvin  

17 Summary of Mitigation Measures 
McCutcheon Halley Chartered 

Planning Consultants 
Paula Galvin  

Table 1.1 Chapters of EIAR & Contributors 
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This EIAR is sub divided into 3 No. volumes as follows:  

• Volume I Non-Technical Summary;  

• Volume II Environmental Impact Assessment Report; and, 

• Volume III Appendices to Environmental Impact Assessment Report. 

 

Volume II is presented in 17 No. chapters as shown in Table 1.1.  

In preparing this EIAR regard was had to the following guidelines: 

• Environmental Impact Assessment of Projects Guidance on the preparation of the 

Environmental Impact Assessment Report (European Commission, 2017); 

• Guidelines on information to be contained in Environmental Impact Statements (EIS) 

(Environmental Protection Agency, 2002) 

• Guidelines on the Information to be Contained in Environmental Impact Assessment 

Reports – DRAFT (Environmental Protection Agency, August 2017); and 

• Guidelines for Planning Authorities and An Bord Pleanála on carrying out 

Environmental Impact Assessment (Department of Housing, Planning and Local 

Government, 2018). 

In addition, specialist disciplines have had regard to other relevant guidelines, and where 

relevant these are noted in individual chapters of the EIAR.  

 

1.8 Scoping 

The purpose of scoping is to identify the information to be contained in an EIAR and the 

methodology to be used in gathering and assessing that information. Applicants are not 

required to seek a Scoping Opinion.  

The scope of this EIAR is informed by the requirements of the 2014/52/EU Directive and their 

transportation into national legislation in the Planning and Development Act 2000 (as 

amended) and the Planning and Development Regulations 2001 (as amended).  

The scope was also informed by information provided by the Design Team and specialists 

engaged to prepare the EIAR.   

Guidance provided by Fingal County Council during the Section 247 pre-planning meetings in 

June 2019 and January 2020. Matters discussed related to visual impact, traffic and parking, 

connectivity, daylight and sunlight and surface water management. A detailed narrative of the 

pre-planning meetings is contained in the Planning Statement that accompanies this 

application under separate cover. 

Direction provided by An Bord Pleanála in the form of an Opinion issued on foot of a pre-

application consultation (PAC) meeting (ABP-308497-20) held on the 13rd of January 2021 

relating to issues such as zoning, density, scale and height, landscape setting, landscaping, 

provision of public open space are considered in the scope of this EIAR. 
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1.9 Cumulative Projects 

Directive 2014/52/EU substituted a new Annex IV into Directive 2011/92/EU. Annex IV of the 

EIA Directive is to be read in conjunction with article 5(1) and sets out the information to be 

included in an EIAR. Annex IV was transposed into national law via article 97 of the European 

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

(the “2018 Regulations”) which substituted a new Schedule 6 into the Planning and 

Development Regulations 2000, as amended.  

The Directive requires that the EIAR describes the cumulation of effects with other existing 

and/or approved projects.  

Cumulative effects may arise from:  

“- The interaction between the various impacts within a single project;  

- The interaction between all of the differing existing and / or approved projects in the same 

areas as the proposed project.”  

In August 2018, the Department of Housing, Planning and Local Government issued 

Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental 

Impact Assessment. The Guidelines summarise “cumulative effects” in the following way at 

page 40;  

“Effects are not to be considered in isolation but cumulatively i.e. when they are added to 

other effects. A single effect on its own may not be significant in terms of impact on the 

environment but, when considered together with other effects, may have a significant 

impact on the environment. Also, a single effect which may, on its own, have a significant 

effect, may have a reduced and insignificant impact when combined with other effects.  

Paragraph 2(e)(i)(V) of Schedule 6 (paragraph 5(e) of Annex IV) provides as follows;  

“the cumulation of effects with other existing or approved developments, or both, taking into 

account any existing environmental problems relating to areas of particular environmental 

importance likely to be affected or the use of natural resources.” (emphasis added).  

The site is bounded by Howth Road (R105) to the north and beyond that a brownfield site, 

former ‘Techrete’ site, that has recently received approval (reg. ref. 306102) for a high-density 

mixed-use development including 512 apartments, 2 shops, a crèche, a café and a restaurant 

across 4 buildings up to 8 storeys in height. Accordingly, each chapter of this EIAR assesses 

the cumulative effect of this proposal in combination with the above-mentioned mixed-use 

scheme.  

Individually, each specialist consultant has reviewed under construction, permitted and or 

under consideration development in the local area and using their expertise they have 

identified projects relevant to their discipline that may interact to produce a cumulative effect. 

Wastewater from the proposed development will be treated at Ringsend Wastewater 

Treatment Plant prior to its discharge to Dublin Bay. The cumulative effect of the additional 

loading on the treatment plant is assessed in the Material Assets: Built Services chapter, the 
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Biodiversity Chapter and in the Appropriate Assessment Screening Report that accompanies 

this application under separate cover.  

Cumulative effects are not limited to projects, and it is necessary to also consider relevant 

Plans. According to the Environment Protection Agency (2020), in Ireland, key cumulative 

effects – where environmental receptors are at, or near, their thresholds or their capacity to 

assimilate more change – include climate change; water quality, flood risk, air quality, 

biodiversity and landscape. 

• Fingal County Development Plan 2017-2023 – gives spatial expression to the 

county’s economic, social, housing and cultural development. The Plan has a key role 

in protecting the environment, heritage and amenities of the county and in mitigating 

against the impacts of climate change. It includes policies and objectives for all of the 

aspects included in this EIAR. Accordingly, each chapter of the EIAR provides a 

narrative on the cumulative effect of the proposed development together with the 

Development Plan policies and objectives. 

 

• The Climate Action Plan, 2019 - climate change is the ultimate cumulative effect, 

nationally and internationally. Thresholds for greenhouse gas emissions are being 

exceeded. Under the Paris Agreement, Ireland pledged to reduce greenhouse gas 

emissions to 20% below 2005 levels by 2020, but it is set to exceed this target by 5–

6%, and to exceed the 2021–2030 target by 25%. The Climate Action Plan 2019 puts 

forward measures for improving these trends, including increased use of renewable 

energy, and improved building energy efficiency, empowering a modal shift, expanding 

the EV charging network, (DCCAE 2019). The cumulative effects of this Plan together 

with the proposed project is considered in the following chapters; Population & Human 

Health, Material Assets: Traffic & Transport and Air Quality & Climate. 

 

• The Greater Dublin Strategic Drainage Study (GDSDS) – healthy waters are a 

valuable natural resource. They support a rich and diverse range of ecosystems, 

habitats and species. They are also important for recreational activities and tourism. 

The GDSDS was prepared to develop an environmentally sustainable drainage 

strategy for the Region consistent with the EU Water Framework Directive. The 

strategy outlines the requirements for foul and stormwater drainage capable of meeting 

the demands and longer-term development potential of the Region. The Study is 

relevant to this subject proposal and it is considered in the cumulative effects sections 

of the Material Assets – Built Services chapter and the Water & Hydrology chapter. 

 

• Flood Risk Management Plan for the Liffey & Dublin Bay River Basin - Increases 

in population can pose development pressures resulting in changes in land use. The 

purpose of the plan is to set out the strategy, including a set of measures, for the cost 

effective and sustainable, long-term management of flood risk in the Liffey-Dublin Bay 

River Basin. The cumulative effects of this Plan together with the proposed project is 

considered in the Water and Hydrology chapter.  
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• National Biodiversity Plan - The Plan sets out actions through which a range of 

government, civil and private sectors will undertake to achieve Ireland’s ‘Vision for 

Biodiversity’. It has been developed in line with the EU and International Biodiversity 

strategies and policies. The cumulative effects of this Plan together with the proposed 

project is considered in the Biodiversity chapter.  

 

• Transport Strategy for the Greater Dublin Area 2016-2035 - Land use and the 

manner in which it is developed is the primary influencing factor for travel demand. The 

cumulative effect of this strategy together with the proposed project is considered in 

the Material Assets – Transport & Traffic chapter.  

 

• Standards in the EU Air Quality Directive and ‘daughter’ directives – establish the 

levels of air pollutants that have no significant impacts on human health or the 

environment. The cumulative effects of the Directive together with the proposed project 

is considered in the Population & Human Health Chapter and the Air Quality & Climate 

Chapter. 
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1.10 Impact Assessment Methodology 

Each chapter of this EIAR assesses the direct, indirect, cumulative and residual impact of the 

proposed development for both the construction and operational stage of the proposed 

development. 

The identified quality, significance and duration of effects for each aspect is largely based on 

the terminology set out in the EPAs Draft Guidelines on the information to be contained in 

Environmental Impact Assessment Reports (2017) as summarised in Table 1.2 below; 

Quality of Effect  

Positive A change which improves the quality of the environment (for 

example, by increasing species diversity; or the improving 

reproductive capacity of an ecosystem, or by removing 

nuisances or improving amenities. 
 

Neutral No effects or effects that are imperceptible, within normal bounds 

of variation or within the margin of forecasting error. 

Negative / Adverse Effects 

 

A change which reduces the quality of the environment (for 

example, lessening species diversity or diminishing the 

reproductive capacity of an ecosystem; or damaging health or 

property or by causing nuisance). 

Significance of Effect  

Imperceptible An effect capable of measurement but without significant 

consequences. 

Not Significant An effect which causes noticeable changes in the character of 

the environment but without significant consequences. 

Slight Effect An effect which causes noticeable changes in the character of 

the environment without affecting its sensitivities. 

Moderate Effect An effect that alters the character of the environment in a manner 

that is consistent with existing and emerging baseline trends. 

Significant Effect An effect which, by its character, magnitude, duration or intensity 

alters a sensitive aspect of the environment. 

Very Significant Effect An effect which, by its character, magnitude, duration or intensity 

significantly alters most of a sensitive aspect of the environment. 

Profound Effect An effect which obliterates sensitive characteristics. 
 

Duration of Effects  

Momentary Seconds to minutes 

Brief Less than 1 day 

Temporary Less than 1 year 

Short-term 1-7 years 

Medium-term 7-15 years 

Long-term 15-60 years 

Permanent Over 60 years  
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Extent & Context of Effects  

Extent 

 

Describe the size of the area, the number of sites, and the 

proportion of a population affected by an effect. 

Context Describe whether the extent, duration, or frequency will conform 

or contrast with established (baseline) conditions (is it the 

biggest, longest effect ever?) 

Probability of Effects  

Likely 

 

The effects that can reasonably be expected to occur because of 

the planned project if all mitigation measures are properly 

implemented. 

Unlikely The effects that can reasonably be expected not to occur 

because of the planned project if all mitigation measures are 

properly implemented. 

Type of Effects  
Indirect 

 

Impacts on the environment, which are not a direct result of the  

project, often produced away from the project site or because  

of a complex pathway. 

Cumulative The addition of many minor or significant effects, including effects 

of other projects, to create larger, more significant effects. 

Do Nothing The environment as it would be in the future should the subject  

project not be carried out. 

Worst Case The effects arising from a project in the case where mitigation 

measures substantially fail. 

Indeterminable When the full consequences of a change in the environment 

cannot be described. 

Irreversible When the character, distinctiveness, diversity or reproductive 

capacity of an environment is permanently lost. 

Residual The degree of environmental change that will occur after the 

proposed mitigation measures have taken effect. 

Synergistic Where the resultant effect is of greater significance than the  

sum of its constituents, (e.g. combination of SOx and NOx to  

produce smog). 

Table 1.2 Impact Rating Terminology  
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1.11 Consultation 

A dedicated website for the proposed development is established and all application 

documents including this EIAR are available at www.kenelmshdhowth.ie 

Additionally, prior to lodging this application, the required information has been issued to the 

Department of Housing, Planning and Local Government’s EIA Portal. The purpose of this tool 

is to inform the public, in a timely manner, of applications that are accompanied by an EIAR. 

The portal reference ID is 2021106.   

Pre-planning consultation meetings were held with Fingal County Council in June 2019 and 

January 2020 in advance of lodging this application. Guidance received is integrated into the 

proposed design and in turn is assessed in this EIAR.  

Where relevant specialists engaged with prescribed bodies individually, the details of advice 

received is provided in the individual chapters of this EIAR.  

An Opinion was received from An Bord Pleanála following the pre-application consultation 

meeting on 13th January 2021 (ABP-308497-20) and it contained details of the prescribed 

bodies to be notified of the making of this application. We can confirm that each identified body 

has received a copy of the application including the EIAR. These prescribed bodies include:  

1. Irish Water  

2. Department of Culture, Heritage and the Gaeltacht 

3. The Heritage Council 

4. An Taisce  

5. An Chomhairle Ealaíon 

6. Fáilte Ireland 
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2 Development Description 

2.1 Introduction 

This chapter of the Environmental Impact Assessment Report (EIAR) sets out a description of 

the proposed development and the existing site, and provides details regarding the construction 

and operational phases of the scheme. It should be read in conjunction with drawings submitted 

with this application together with supporting reports. 

The proposal seeks to deliver a high quality, high density residential development, that makes 

sustainable use of a strategically located development site, which; 

a) is within walking distance of a town centre, Howth, that is within Dublin City & Suburbs,  

b) is served by Dublin Bus and DART services, with the DART station only 500m from the 

site, and  

c) has access to high quality open space amenities locally.  

The local cultural and natural heritage assets are both sensitivities and opportunities for 

development lands in their vicinity and the proposed development responds appropriately to this 

historic and natural context.  

The type of housing proposed, 162 no. build to sell apartments, responds to an identified need 

(see Planning Statement & Statement of Consistency with Fingal Development Plan 2017-

2023) for diversification in the form of housing type in Howth.  

The feedback provided by Fingal County Council (FCC) during preplanning meetings1 and in 

their opinion to An Bord Pleanála provided during the pre-application consultation stage, 

together with the Opinion of the Board, has been considered and the design has evolved in 

response to matters highlighted.   

2.1.1 Author Details 

This chapter has been prepared by Paula Galvin of McCutcheon Halley Chartered Planning 

Consultants. Paula holds an MSc in Spatial Planning, a BA in Geography, a Diploma in 

Environmental Impact Assessment (EIA) Management and a Diploma in Planning and 

Environmental Law.  

Paula has practised as both a planning and environmental consultant for over 15 years and has 

directed the preparation of Environmental Impact Assessment Report (EIARs) for a range of 

development types including residential, commercial, renewable energy and waste. Directly 

relevant experience to this proposed development is that Paula has been involved in is the 

direction of EIARs and Environmental Reports to accompany residential led applications that 

received permission for development including; 

• Bailey Gibson (PL29S.307221) - Demolition of all structures, construction of 416 no. 

residential units (4 no. houses, 412 no. apartments) and associated site works. 

 

1 S.247 Pre-Planning Meetings took place in June 2019 and January 2020.  
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• Player Wills (TA29S.308917) - Demolition of all buildings excluding the original fabric of 

the former Player Wills Factory, construction of 492 no. Build to Rent apartments, 240 

no. Build to Rent shared accommodation along, creche and associated site works. 

• Connolly Quarter (PL29N.305676) - Demolition of 4 no. structures, construction 741 no. 

build to rent apartments, retail space and associated site works. 

• Chesterfield, Cross Avenue (PL06D.302921) - Demolition of the non-original fabric of 

Chesterfield House (a protected structure) and derelict sheds. Construction of 214 

apartments and 7 no. houses, residents amenity facility and all associated works. 

• Hansfield SDZ (FW18A/1061) permission for development of 247 no. apartments at 

Zone 7, Hansfield SDZ, Hansfield, Dublin 15.  

 

 

2.2 Proposed Development Site 

The site is located in Deer Park, Howth, to the south of the Howth Road, R105, and is part of 

the Howth Castle demesne. The site (approx. 1.7 ha) encompasses (1.16 ha) of greenfield land 

zoned for residential development, ‘RA’, the objective is to provide for residential development 

and to protect and improve residential amenity. The proposed residential development is 

confined to the area zoned for residential purposes.  

The balance (0.58 ha) of the application area is zoned high amenity, ‘HA’, and the objective is 

to protect and enhance high amenity areas. This area encompasses part of the Deer Park 

golfclub and comprises managed amenity grassland together with a hedgerow (approx. 25 

years old) with an east-west alignment, that forms the boundary with the golf course. The lands 

zoned HA are part of the buffer area for the Howth Special Amenity Area Order (SAAO).  

 

Figure 2.1 Site Zoning Designations (Excerpt Sheet No. 10: Baldoyle/Howth) 

The site is enclosed along its northern and eastern boundary by the demesne wall which has 

heritage value. 
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Plate 2-1 Demesne Wall to Howth Road 

The proposed development site is approx. 110m south of the castle and approx. 100m west of 

St Mary’s Church, both protected structures. A large area of historic demesne woodland 

surrounds and offers screening to these buildings and their setting as illustrated in the Plates 

below. 

 

Plate 2-2 St. Mary’s Church relative to proposed development site 
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Plate 2-3 Howth Castle & Associated Building relative to proposed development site 
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The Howth Castle Architectural Conservation Area (ACA) adjoins the proposed development 

site to the east as illustrated in the Figure below. Recognising that much of the demesne lands 

have been altered to accommodate the Deer Park golf course and hotel complex, the boundary 

of the ACA was limited to a core area surrounding Howth Castle and the entrance avenue. 

 

 

Figure 2.2 Howth Castle Architectural Conservation Area 

Fingal County Councils (FCC) Statement of Character for the ACA States;  

The boundary of the Howth Castle ACA extends from the Howth Road to just south of Howth 

Castle and includes St. Mary’s Church, the formal gardens and old orchard to the castle, the 

ruins of an ancient church, the Howth Transport Museum complex, a large copse of trees to the 

west of the castle, as well as Howth Castle itself and adjoining outbuildings.” 

A large part of Howth Head is covered by a SAAO in recognition of the landscape’s recreation 

and amenity value, see Figure below. That part of the subject site, currently within the golf 

course, comes within an area defined as ‘other areas’ within the SAAO. The Biodiversity Chapter 

of this EIAR details that amenity grassland is one of the most widespread habitat types in urban 

and suburban areas. The variant in the golf course is heavily managed through an intensive 

mowing regime, and application of fertilisers. It is concluded that the habitat is of local 

importance on account of its low floristic diversity and abundance in the context of the Dublin 

area.  
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The proposed apartment buildings together with all ancillary infrastructure are contained within 

the area zoned for residential development. It is noted that the An Bord Pleanála Inspector in 

assessing the Claremont scheme on the site opposite the proposed development stated in 

relation to the SAAO; 

Most of the city is visible from some parts of the special amenity area, so the mere fact that the 

apartment buildings would be visible from the area does not imply that it would have an adverse 

effect on its landscape.” In that instance it was stated that “Therefore the proposed development 

would not contravene the special amenity area order for Howth or the provisions of the 

development plan which protect it.” 

 

 
Figure 2.3 Howth Special Area Amenity Order 

 

These cultural and natural heritage assets are both sensitivities and opportunities for 

development lands in their vicinity and the proposed responds appropriately to this historic and 

natural context.  

The neighbouring lands include: 

• to the north across the Howth Road - between the road and the DART line along the 

coast - a public park (Baltray Park) and the extensive Techrete factory, now disused and 

the site of the permitted Claremont strategic housing development which extends to the 

town centre 500m to the east; 

• to the west, a corridor of low density housing on both sides of the Howth Road; 

• to the south, the Deer Park Golf Club and Howth Castle (protected structure), including 

an extensive area of historic demesne woodland surrounding the castle, and the 

National Transport Museum housed in a complex of outbuildings near the castle; 
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• to the east, the entrance and main access road to Howth Castle and Deer Park Golf 

Club, and beyond that St Mary’s Church (protected structure), surrounded by historic 

demesne woodland. 

The site context is illustrated below. 

 

Figure 2.4 Site Context 

 

2.3 Proposed Development 

The proposed development is for the construction of a strategic housing development located 

in Deer Park, Howth, Co. Dublin.  

The design rationale is to create and deliver a high quality, sustainable, strategic housing 

development which respects its setting and maximises the site’s natural attributes while 

achieving maximum efficiency of existing infrastructure. The Proposed Site Layout is illustrated 

on Drawing No. 1101 contained within the architectural suite of drawings. 

The development will consist of;  

i. 162 no. residential units distributed across 3 no. blocks (A, B & C) ranging in height from 

5-6 storeys, with a cumulative gross floor area (GFA) of 13,337.10 sq.m comprising;  

a. 29 no. 1-bedroom units, - 17.9% 

b. 104 no. 2-bedroom units and – 64.2% 

c. 29 no. 3-bedroom units – 17.9% 

ii. 3 no. resident services and amenity rooms (1 no. in each block A-C) to accommodate 

co-working space, a community room and a meeting room (combined GFA 108 sq.m)  
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iii. 132 no. car parking spaces at basement level (underlying Blocks A & B) including 6 no. 

accessible spaces, 13 no. electric vehicle spaces and 4 no. car sharing spaces; 

iv. 325 no. residents bicycle parking spaces (long-stay) at basement level, and 30 no. visitor 

bicycle parking spaces (short-stay) at surface level; 

v. communal amenity space in the form of courtyards and roof gardens (combined 2,192 

sq.m)  

vi. public open space of 1,161 sq.m including a botanic garden and pocket park; 

vii. a single storey ESB sub-station and switch room (45.5 sq.m);  

viii. demolition of 2 no. sections of the existing demesne northern boundary wall to provide, 

a primary access (vehicular/pedestrian/cyclist) to the northwest and a separate 

pedestrian/cyclist access at the centre;  

ix. restoration and refurbishment of the remaining extant northern and eastern demesne 

boundary wall; 

x. change of use and regrading of part of the Deer Park Golf Course from active recreation 

use to passive amenity parkland and planting of a woodland belt on the southern 

boundary; 

xi. undergrounding of existing ESB overhead lines, and, relocation of the existing gas main; 

and, 

xii. all ancillary site development works including waste storage and plant rooms at 

basement level, drainage, landscaping/boundary treatment and lighting. 

 

An overview of the key characteristics of the proposed development is set out in Table 2.1 

below. 

Proposed Development – Key Characteristics   

 

Exiting Site 
Undeveloped greenfield (1.16 ha) & part of Deer Park golf course 

(0.58 ha) 

Site -  Area 

1.7 ha  

• 1.16 ha zoned Residential - RA 

• 0.58 ha zoned High Amenity - HA 

Density 
 

140 units per ha  

Dual Aspect Units 61% (99 units) 

Plot Ratio 1.46 

Site Coverage 32% 

No. Units / Mix of Units 

162 no. apartment units 

• 29 no. 1-bedroom units, - 17.9%  

• 104 no. 2-bedroom units and – 64.2%  

• 29 no. 3-bedroom units – 17.9% 
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Proposed Development – Key Characteristics   

 

Building Height 

3 no. Blocks (A, B & C): 5 to 6 storeys 

• Southern Elevation (5 storeys + 6th recessed) 

• Northern Elevation (5 storeys + 5th recessed) 

 

Car Parking 

132 no. car parking spaces (basement level), including: 

• 6 no. accessible spaces 

• 13 no. electric vehicle spaces 

• 4 no. ‘Go-Car’ spaces 

Bicycle Parking 
355 no. bicycle parking spaces, including: 

• 325 no. spaces at basement (long term stay) 

• 30 no. spaces at ground level (short term stay – visitors)  

Resident Amenity Rooms  

1 no. room in each Block 

• 108 sq.m cumulative to facilitate co-working floor space, 

community room and meeting room) 

ESB Substation & Switch 

room 
45.5sq.m 

Total Private Amenity Space 

(Balconies & ground floor 

terraces) 

2,435.8 sq.m 

Total Communal Amenity 

Space 
2,192 sq.m 

Total Public Open Space 1,161  sq.m 

Table 2.1 Key Development Characteristics 

Table 2.2 sets out a summary of the key design parameters of the three proposed buildings. 

 

Block Height No. 

Units 

Residential 

GFA (inc. 

circulation) 

Residents 

Amenity 

Communal Amenity 

Space Roof Garden 

A 5-6 storey 52 5,355m2 36 m2 244 m2 

B 5-6 storey 52 5,355 m2 36 m2 244 m2 

C 5-6 storey 58 5,801 m2 36 m2 244 m2 

Total    16,277.10 m2 108 m2 732.5 m2 

Table 2.2 Summary – Building Design Parameters 

 

2.3.1 Site Layout 

The proposed development layout is illustrated on drawing no. no. 1101 (Site Layout Plan, MCA 

Architects) that accompanies this application. Figure 2.5 illustrates the site layout.   
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The proposed layout seeks to: 

• Respond to the sensitivities and opportunities in the receiving environment and to 

deliver a high quality living environment that protects the historical setting of the site as 

part of the Howth Castle demesne. 

• Create a strong built frontage to Howth Road and complete the urban gateway effect 

that will be achieved at the former Techrete site opposite, once the Claremont 

permission is implemented.  

• Create a permeable interconnected series of paths that are easy and logical to navigate 

around by all which will maximise permeability for both pedestrians and cyclists, leading 

to places and destinations, not purely functional paths.  

The proposed development comprises three apartment blocks (A-C), each with a resident 

amenity room, communal amenity space at ground and roof level. Private amenity space is 

predominately balconies with ground floor units incorporating private terraces.  

 

Figure 2.5 Proposed Site Layout 

Car parking is proposed in a basement that underlies Blocks A and B and this measure 

facilitates a high-quality landscape design at surface level. Vehicular movement and access are 

restricted to the north-western boundary of the site which allows for segregation from the 

landscape amenities.  
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The historic boundary wall that wraps around the northern and eastern site boundary will be 

largely retained. Two openings are proposed in the northern wall, one to the north west to 

facilitate vehicular, pedestrian and cyclists access and the second to facilitate pedestrian/cyclist 

access only.  

Each Block is separated by a landscaped courtyard, ensuring that visual connections are 

maintained. All open space is overlooked by surrounding homes so that the amenities enjoy 

passive surveillance at all times.  

Public open space including a botanic garden, lawns, and pocket park play area are proposed 

to the north of the proposed buildings adjacent to the public road. A combination of hard and 

soft landscaping that facilitate active and passive uses, provide a high-quality landscape.  

The existing boundary treatment along the east and west of the proposed development site will 

be retained and supplemented with additional planting. 

To the south, it is proposed to largely remove the existing hedgerow that forms the boundary 

with the golf course. This area will be reprofiled and reinstated as amenity grassland, consistent 

with its zoning designation and allowing it to continue as a buffer area for the SAAO. The 

landscape proposal includes planting of a new hedgerow further south along the application 

area boundary and this will connect with the existing landscaping in the wider demesne.  

2.3.2 Residential Unit Mix 

The development provides for a diverse range of apartment types that will cater for a range of 

household sizes. The total number and mix of apartment units is set out in Table 2.3.  

Building Ref. 1 Bed 2 Bed (3P) 2 Bed (4P) 3 Bed Total 

A 9 1 31 11 52 

B 9 1 31 11 52 

C 11 1 39 7 58 

Total 29 3 101 29 162 

Mix 17.9 % 64.2 % 17.9 %  

Table 2.3 Proposed Residential Unit Mix 

2.3.3 Architectural Treatment 

The front (Howth Road) and rear (South) volumes of the proposed buildings have different 

primary materials. The rear volumes are clad in grey brick, the material selected to blend in with 

the woodlands on the lower slopes of the headland to the rear of the site. The front volumes are 

of buff brick, the colour intended to provide a lighter presence in the road corridor. The top floors 

(front and rear volumes) are clad in bronze coloured metal, matching the window frames 

throughout the buildings. 
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The front volumes have balconies on the east and west elevations so that the buildings present 

simple, clean forms to the Howth Road corridor. The rear volumes have projecting balconies, 

improving the visibility of the surrounding landscape and seascape from the apartments. 

A feature of the proposed buildings is their large windows, intended to take maximum advantage 

of the visual amenities of the site environs. The façade design is informed by this objective, with 

the elevations all variations of simple grid patterns of glazing framed by brick or zinc cladding. 

As a result of the large windows, recessed balconies and the variations in material, the facades 

would be highly articulated and the perception of massing/scale would be reduced. 

 

Figure 2.6 CGI view of the proposed development as seen from the Howth Road 

2.3.4 Height 

A full description is contained in the Architectural Design Statement (MCA Architects) and 

plans that accompany this application under separate cover and it should be read in conjunction 

with this section.  

The development is comprised of three buildings (A-C) of linear form arranged side-by-side, 

aligned north-south, roughly perpendicular to Howth Road.  Each building is divided into a front 

and rear volume, with the two volumes offset so that the floorplan is staggered, providing the 

apartments in the rear volumes with views north towards the sea.  

The height of the three apartment buildings is set out in the Table below. 

Block Front Volume (North)  Rear Volume (South) 

A / B / C 5 storeys  

(fifth storey set back)  

6 storeys  

(6th storey set back) 

 

Table 2.4 Building Height 
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The front volumes of the proposed buildings are five storeys, with the top floor set back behind 

a shallow terrace. The rear volumes step up to six storeys, so that the buildings would reflect 

the topography of the site, which rises towards the south, away from the road and the coastline. 

 

Plate 2-4 Detail of Scale and Elevation  

The layout would create a strong built frontage to the road, on the road’s approach to the town 

centre, while retaining a visual connection between the buildings to the woodlands and upland 

to the south. The north-south aligned spaces between the buildings allow for sunlight 

penetration to the scheme.  

The Daylight, Sunlight and Overshadowing Report demonstrates that the proposed Block A, 

located in closest proximity to existing dwellings to the west of the proposed development site 

will retain their amenity in terms of sunlight to gardens and daylight within dwellings and is 

compliant with the BRE standards. As such, the proposed development will not negatively affect 

existing residential properties.  

2.3.5 Access, Car & Bicycle Parking 

A combined vehicular, cyclist and pedestrian entrance is located on the north-western site 

boundary of the site. The design and location of this entrance will allow for separation by more 

than 22 metres between Block A and the closest existing dwellings to the west.  

From this entrance point, an internal access road leads to a basement that underlies Blocks A 

and B. 132 no. car parking spaces are proposed, including 6 no. disability parking spaces. 

Recognising the increased penetration of electric vehicles, 13 no. of the proposed car parking 

spaces are fitted with electric vehicles (EV) charging points. Further to this, 4 no ‘Go-Car’ spaces 

will also be provided. The proposed car parking provides a ratio of 0.81 no car parking spaces 

per unit. This is consistent with recent permissions locally, most notably, Claremont (ABP-

306102-19), a mixed use SHD scheme to the north of Howth Road, that received permission in 

April 2020 from An Bord Pleanála for a parking ratio of 0.7 spaces per unit.  

Principles of permeability are integrated in the design through the inclusion of separate 

pedestrian and cyclist access through the existing demesne northern boundary wall which will 

provide enhanced connectivity eastwards towards Howth Village and the DART Howth Station 

as well as convenient access for residents to the proposed public park that will form part of the 

Claremont development. The inclusion of 2 no. pedestrian accesses along Howth Road will also 
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encourage greater use of the proposed public open space within the proposed development site 

which is located to the north, inside the demesne wall.  

Development of the entrances will require two openings to be made in the demesne wall. The 

proposed punctuation of the boundary wall would introduce physical links and would further 

enhance the visual connectivity and permeability across the site, where none existed previously.  

An Architectural Heritage Assessment Report (Slattery Conservation) and Method 

Statement (Appendix 15.3, Vol III of EIAR) accompanies this application, which deals with the 

architectural treatment of the demesne wall and the manner in which the openings must be 

constructed to avoid any adverse impact on the wall. The Construction Environmental 

Management Plan (Barrett Mahony Consulting Engineers (BMCE) includes a Method 

Statement for structural aspects. The wall, in its current condition, is at risk of degradation, due 

to ivy growth and the poor condition of stonework. The work to the wall will facilitate an 

opportunity to rectify these issues and the stone removed for the creation of the openings will 

be reused in any rehabilitation works in so far as is feasible.  

To support a transport modal shift, 355 no. cycle parking spaces are provided, a ratio of 2.19 

no. spaces per unit. 325 no. cycle parking spaces are provided in the basement and 30 no. 

cycle spaces at surface level for short stay visitors.  

The proposed development is consistent with both the principles and guidance outlined within 

the Design Manual for Urban Roads and Streets (DMURS) 2013 (Updated May 2019). The 

proposed vehicular, pedestrian and bicycle access is illustrated in the Figure below.  

 

 

Figure 2.7 Proposed Movement Strategy 

The location of proposed car and bicycle parking spaces is illustrated on the architectural and 

landscape plans that accompany this application.  

BMCE Consulting Engineers have liaised with Fingal County Council Traffic and Transport 

Planning Department as part of the preplanning process in relation to the scope of the required 

Traffic and Transport Assessment (TTA). Items addressed as part of this applications 

discussions with Fingal County Council include: 
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• To analyse the following junctions: Sutton Cross Signalised junction; Howth Road / 

Church Road priority junction; Howth Road / Offington Park priority junction; and Harbour 

Road / Church Street priority junction.  

• To identify the impact that the flows predicted to be generated by the proposed 

development relative to the proposed adjacent developments at Techcrete and 

Balscadden2.  

The traffic and transportation strategy proposed responds to all matters highlighted and full 

details are contained in the Traffic & Transport Assessment (BMCE), which accompanies the 

application under separate cover.   

2.3.6 Landscape 

The Landscape Design Report (Bernard Seymour Landscape Architecture (BSLA)) 

accompanying this application provides a more detailed description of the communal and open 

space design rationale. In addition, the Housing Quality Audit (MCA Architects) submitted with 

this application includes a comprehensive schedule of resident amenities areas, including 

communal and private amenity areas.  

The provision of all car parking at basement level allows the ground surface (apart from the 

access road to the basement) to be dedicated to open space. 

A key element of the landscape is the demesne wall which runs around the site’s north and east 

boundaries. It is proposed to retain this wall as a feature of the development, opening two 

entrances as described above.  

Another key feature of the site environs is a belt of historic demesne woodland outside the site’s 

east boundary. This is part of the entrance avenue to Howth Castle, and is included in the Howth 

Castle ACA. Although the trees are outside the site boundary, many of their canopies overhang 

the site. The proposed development would preserve this tree belt entirely. It is also proposed to 

reinforce the woodland belt with new planting inside the east boundary. 

The landscape strategy is designed to facilitate passive and active recreation, where residents 

can interact, all underpinned by a recognition of the site’s rich history and the need to promote 

biodiversity. As mentioned above, the vehicular access and movement is limited to the western 

edge of the site which ensure no interference with the landscape amenities. The public realm is 

conceived as a pedestrian priority environment. 

A combination of hard and soft landscaping, semi-private courtyards, botanic garden and pocket 

park play area provide a high-quality open space. In general, the paved components of the 

proposed landscape sequence will be characterised by durable materials and bespoke detailing 

sprinkled throughout such as wooden benches situated in planted enclaves.  

A significant emphasis has been placed on tree planting and substitution of the hedgerow 

proposed for removal. The following new tree planting is proposed: 

• Mature Trees: 9 no. 

 

2 It is noted that permission for the Balscadden scheme no longer exists. 
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• Semi Mature: 12 no. 

• Standards/multi stems: 44 no. 

• Whips: (replanting to reoriented section of shelter belt to south, and fill in areas to west 

and east): 1960 no. 

2.3.6.1 Communal Open Space 

A generous quantity of communal open space (2,192 sq.m) is provided. This is over double the 

quantity required by the Design Standards for New Apartments (2018, as amended 2020). The 

communal open space is distributed in courtyards at ground level, at roof level in each of the 3 

no. blocks as roof gardens.  

The courtyards accommodate active and passive uses for all age groups and include space for 

exercise stations, play areas, slides, and seating. Passive enjoyment is facilitated by plentiful 

sheltered seating. 

The courtyards integrate both hard and soft landscaping, see Figure 2.8.  

Additionally, to the south of the application area, the land zoned ‘HA’ will be retained as amenity 

grassland and residents of the proposed development will have access to this area.  

 

 

Figure 2.8 Residential Courtyards (Extract from Landscape Design Statement) 
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The provision of rooftop amenity space will further supplement the range of communal open 

space available for residents to build a sense of community, see Figure 2.9.  

 

 

 

Figure 2.9 Roof Garden (Extract from Landscape Design Statement) 

 

2.3.6.2 Public Open Space 

The public open space (1,161 sq.m) is provided to the north of the proposed site, immediately 

behind the demesne wall (see Figure 2.10) and comprises a series of different spaces. It meets 

the Fingal Development Plan’s quantitative requirement of 10% of the developable area.  

The space is designed as a public garden without any hard boundaries to allow free movement 

throughout the space. Access to the public open space is from the entrances proposed to the 

east and west on Howth Road. 

This area of Howth has an unusually favourable micro-climate, demonstrated by the existence 

of several private gardens noted for the planting of unusual species, including Howth Castle. 

With the advantage of the warm current from the Gulf of Mexico almost encircling Howth, it 
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seems that the peninsula can grow a wider range of plants than any other place of similar 

latitude.  

The proposed public open space is sheltered to the north by the historic demesne wall and 

presents an immediate canvas to display unusual climbing species fronted by larger shrub 

species, a botanic garden which will thrive in the south facing aspect. 

A pocket park (Figure 2.11), incorporating a  play area  has a grass area for informal activities 

such as playing with a ball and more formal activities with the provision of play equipment. The 

equipment will be aimed at the 3-10 years age group and composed of timber to further 

assimilate the area into the surrounding garden landscape. Sheltered seating benches are 

dotted around the play area for those supervising children at play. Circulation through the space 

connects east to west bringing the user further through the garden for a variety of experiences. 

The verdant atmosphere will provide a welcome refuge from the busier environment of the 

Howth road or a stopping point on a walk or cycle along the coast. 

A Taking in Charge Plan is included in the architectural suite of drawings. It is noted that should 

Fingal County Council decide to not take the proposed public open space in charge, the 

Applicant would maintain this area and are satisfied to accept a condition requiring them to keep 

it accessible for public use.  

 

 

Figure 2.10 Proposed Public Open Space (Extract from Landscape Design Statement) 
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Figure 2.11 CGI of Pocket Park Play Area & Botanic Garden 

2.3.6.3 Private Amenity Space  

Table 2.5 is a summary of the quantum of private amenity space provided within each level of 

the three apartment blocks. Balconies are not proposed on the northern elevations, instead they 

are to the east and west of each block. This is an intentional design measure 

Private amenity space is predominately in the form of balconies with private terraces at ground 

floor screened by raised planting beds. The private amenity space achieve and/or exceed the 

prescribed minimum areas of the 2018 Design Standards for New Apartments as outlined in the 

Housing Quality Audit. 

Level (all 

blocks) 

Units Private Amenity Area 

Required (sq.m)  

Private Amenity Area 

Provided 

(sq.m)  

Ground Level 31 206.0 562.8 

Level 1 31 215.0 343.8 

Level 2 31 215.0 347.0 

Level 3 31 215.0 343.8 

Level 4 25 197.0 537.2 

Level 5 13 83.0 301.2 

Total 162 1,131.0 2,435.8 

Table 2.5 Private Amenity Space – Requirement & Provision 
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2.3.7 Hedgerows & Trees 

The layout has been directly and indirectly influenced by the existing tree cover on site. The 

default position has been to avoid development within the canopy or root protection area of any 

retained tree. 

There is an existing early mature boundary hedgerow belt traversing the zoned High Amenity 

area in an east-west alignment. It is proposed to largely remove this hedgerow belt as illustrated 

in the Figure below. 

This boundary shelter belt provides visual screening and shelter to the golf course. The trees 

are partially visible from beyond the site due to their elevated position in the local landscape.  

The hedgerow comprises a mix of predominately native species (Scots pine, Birch, Oak and 

occasional Beech) and is approx. 25 years old as evidenced on aerial photography from 1995 

on www.heritagemaps.ie and reproduced below, Plate 2-5.  

The Arboricultural Impact Assessment  & Method Statement (submitted under separate 

cover), identifies that individually the species are of low arboricultural quality. The project 

ecologist (see Biodiversity Chapter 11) identifies that the band of trees provide a link with 

other woodland habitats in the immediate area and as such have local importance. The tree line 

was surveyed for bats and the project ecologist confirmed that it does not host potential roost 

features (PRF). It is stated in the Biodiversity Chapter that  “the trees in the hedgerow are mostly 

of small diameter at breast height and have not developed wounds/cavities which could 

accommodate roosting bats. For these reasons, the trees across the proposed development 

site are of negligible suitability for roosting bats.” 

 

 

Plate 2-5 Aerial View of Subject Site, 1995 

The project arborist, ecologist and landscape architect worked together to mitigate the loss of 

the hedgerow,  and the resulting design approach includes; 

a) compensation  - application of measures to create new benefits, and, 

b) enhancement  - offset tree removal with appropriate replacements. 
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A new native woodland shelter belt will be planted along the western and southern boundaries 

of the application area. This native woodland feature will connect mature trees in the east with 

those that extend along the Deer Park Golf Course boundary in the west and south and will 

improve the long term arboricultural and ecological biodiversity and significantly increase future 

canopy within the local landscape.  

 

 

Figure 2.12 Proposed Woodland Belt (Extract from BSLA Landscape Drawings) 

 

2.3.8 Drainage 

An Infrastructure Report (BMCE) accompanies this application and should be referenced for 

a comprehensive description of the proposed surface water, foul water and water supply 

strategies. Further details are also in EIAR Chapter 7 Material Assets - Built Services. 

A Confirmation of Feasibility and Statement of Design Acceptance has been received from Irish 

Water and is included with this application.  

2.3.8.1 Surface Water Drainage 

There is no existing surface water infrastructure within the greenfield site. On Howth Road, to 

the north west of the site, there is an existing 450mm diameter surface water sewer that 

discharges north towards the coast. 

Consistent with the requirements of the Greater Dublin Strategic Drainage Study (GDSDS) 

(2005) and the CIRIA 2015 Sustainable Drainage Systems Manual, the proposed surface water 

strategy (see Figure 2.13) incorporates the most effective suite of sustainable urban drainage 

(SuDS) measures that can be applied to the site in treating rainfall to GDSDS and CIRIA criteria. 

These measures include general and extensive green roofs, permeable paving, rain gardens, 

bioretention systems and tree pit interceptors, and attenuation tanks.  
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The implementation of the SuDS measures is linked in series, this is known as SuDS 

Management Train (SMT), ensuring that the most effective measures are utilised in the correct 

sequence throughout the site. This will significantly reduce run-off rates and improve storm 

water quality discharging to the public storm water system. Prior to discharging to the public 

surface water network, the SMT will ensure that rainwater falling on site is captured, conveyed, 

stored, intercepted, and removed of pollutants correctly.  

The stormwater management for the site is as follows: 

• Each individual block shall incorporate green roofs throughout and all hard landscaping 

at grade within the private space of each block shall be discharged to tree pits or filter 

strips with overflows which shall finally discharge to an attenuation tank located within 

the private land of the development and maintained by the developer. The attenuation 

tank, along with a proprietary flow control device, hydrobrake or similar, shall limit 

discharge from the site development to 7.91 litres per second before entering the public 

stormwater network.  

 

• Communal amenity spaces between the residential blocks will comprise of permeable 

paving build ups over the concrete podium slab. From here, the stormwater that filters 

through the permeable hardcore build-up beneath the paved area will be collected in a 

drainage board and perforated pipes before overflowing and discharging to the 

attenuation tank.  
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Figure 2.13 Proposed Surface Water Drainage 

2.3.8.2 Foul Water Drainage 

There is no existing foul sewer infrastructure within the site boundary.  

A new 225mm diameter foul sewer will connect into an existing 400mm diameter concrete foul 

sewer and manhole to the north of the site adjacent to Howth Road (see Figure 2.14). This 

connection will serve as the development’s foul connection to the Irish Water wastewater 

network, which will then discharge to Ringsend wastewater treatment plant via a pump station 

located in Sutton.  

Rainwater run-off from vehicles entering the basement will be collected via ACOs/gulleys and 

below slab sewer which be pumped to ground floor level and directed to a petrol interceptor 

before discharging into the foul network.  

The foul sewer design has been carried out in accordance with the Irish Water Code of Practice 

for Wastewater. Foul wastewater discharge from the proposed development will be as follows; 

Average – 0.835 l/s. Peak – 5.012 l/s (see Table 2.6). A full breakdown of the calculations is 

appended to the Infrastructure Report (BMCE) that accompanies this application.  
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Blocks  Units / m2 Daily Flow 

(l/day) 

Average 

Flows (l/s) 

Peak (l/s) 

A, B & C Residential 162 72,171 0.835 5.012 

Table 2.6 Foul Network Summary 

 

 

 

Figure 2.14 Proposed Waste Water Drainage 

2.3.8.3 Water Supply 

The pre-connection response received from Irish Water noted that, subject to a valid connection 

agreement being put in place, the proposed connection to the Irish Water network can be 

facilitated. Confirmation of feasibility and Design Acceptance is appended to the Infrastructure 

Report (BMCE) submitted with this application.   

There is an existing 160mm diameter MOPVC watermain on Howth to north of the site; however, 

a new 150mm diameter HDPE water pipe will be installed on site connecting to the exiting water 

main system on Howth Road (see Figure 2.15). 

The watermain connection will incorporate a bulk water meter and sluice valves. A summary of 

the water demand for the proposed development is in Table 2.7. A full breakdown of water 

demand calculations for the proposed developed is appended to the Infrastructure Report 

(BMCE) submitted with the planning application.  



 

 

 

 

 

 2-28 

 

All connections, valves, hydrants, meters etc. have been designed and are to be installed in 

accordance with Irish Water’s Code of Practice / Standard Details. 

 

Figure 2.15 Proposed Potable Water Supply  

 

Blocks  Units / m2 Daily Flow 

(l/day) 

Average 

Flows (l/s) 

Peak (l/s) 

A, B & C Residential 162 65,610 0.949 4.746 

Table 2.7 Water Supply Summary 

2.3.9 Site Services 

2.3.9.1 Electricity Supply 

A new underground cable shall connect into the existing network refer to Figure 2.16 and route 

through the proposed development to serve 1 new double sub-station located on the western 
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site boundary. A utility metering switch room shall be located at the entrance to each block in 

which, each apartment will have its own ESB meter.  

 

There are existing overhead lines traversing the site supplying an existing ESB service within 

the area which will be diverted around the site, underground, in accordance with ESB Standards. 

Discussions have taken place with ESB regarding the undergrounding of the existing overhead 

ESB line and the most likely alignment is illustrated in this application.  

 

Figure 2.16 Proposed ESB Infrastructure  
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2.3.9.2 Gas Supply 

There is a medium pressure 4Bar gas pipe traversing the site which will be re-routed as part of 

the enabling works for the project, see Figure 2.17. There are no natural gas requirements 

planned for the proposed development. 

 

Figure 2.17 Proposed Gas Infrastructure  
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2.3.9.3 Telecommunication Network 

The supply of telecommunications infrastructure to the proposed development site will be 

provided by way of a connection to a telecoms control room from the existing EIR 

telecommunication networks and new proposed Virgin Media Network on Howth Road. see 

Figure 2.18. 

 

Figure 2.18 Proposed Telecoms Infrastructure  

2.3.10 Building Energy Strategy 

An Energy Statement prepared by Ethos accompanies this application under sperate cover. 

The design intent is to achieve at least an A3 Building Energy Rating.  

The Energy Statement confirms that the proposed apartments will comply with Part L 

Regulations (NZEB). The strategies proposed are:  
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• U-values for floor and roof will exceed the building regulation backstops; 

• Using a specified Glazing U-Value target; 

• Better performance air permeability than the backstop, adding to building air tightness; 

• High performance thermal bridging; 

• Mechanical Extract Ventilation with Heat Recovery via heat pump; and, 

• Exhaust Air Source Heat Pump to provide Space Heating (via radiators) and Domestic 

Hot Water. 

 

2.3.11 Site Lighting 

A Site Lighting Report prepared by Ethos accompanies the application under separate cover.  

This external lighting design is based upon the following requirements;  

• Provide adequate illumination to contribute towards the safe use of the site by both 

vehicles and pedestrians.  

• Enhance site security.  

• Provide a visually interesting environment.  

• Contain the lighting within the site to lighting levels which will not impact on the 

neighbouring surroundings.  

• Safe access to fire assembly points.  

• Minimise light pollution, sky glow and visual glare for pedestrians and surrounding 

areas.  

The proposed site lighting installation comprises of 4-metre high post top column lighting to car 

park roads/ main access route with decorative 4m high columns at the main entrance and 

1000mm bollard lighting to pedestrian walkways. 

The proposed 4m column with post top luminaires will illuminate the areas described above to 

achieve an average illumination level of 20 lux. The photometric curve, indicates how the light 

output is directed downwards with no risk of “sky glow”.  

It is proposed to provide 1000mm bollard type light fittings to pedestrian walkways to achieve 

an average illumination level of 20 lux at ground level.  

It is proposed to provide 4-meter-high column LED luminaires for the entrance courtyard to 

achieve the 20 lux requirement at ground level.  

It is proposed to provide recessed mounted floorwash LED luminaires to the bench areas to 

achieve the required 20 lux at ground level.  

It is proposed to provide LED strip lighting mounted inside handrail for the stairs to achieve the 

100 lux requirement to comply with Part M requirements. 

2.3.11.1 Bats 

Cognisant that bats are light-sensitive species and tend to avoid roosting or foraging in areas 

subject to artificial illumination. The site lighting proposal was developed in close consultation 

with the project ecologist, Scott Cawley.  
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Comprehensive bat surveys were carried out to inform the Biodiversity Chapter of this EIAR and 

the key issues identified during the surveys and that informed the proposed lighting plan were; 

Four species of bat: common pipistrelle, soprano pipistrelle Leisler’s bat, and brown long-eared 

bats, were identified during surveys of the proposed development site and its vicinity, although 

only two of these species (Leisler’s bat and common pipistrelle bat) were observed foraging 

within or passing over the proposed development site. The two species observed in the 

proposed development site are the most light-tolerant of the Irish bat species and tend to be 

associated with edge habitats.  

Bat activity was more heavily concentrated in the area of mixed broadleaved woodland along 

the avenue in Deer Park, and in the vicinity of the old Abbey in Deer Park (both areas are outside 

of the proposed development site) on all survey dates.  

Bats appear to avoid the northern boundary of the proposed development site, possibly due to 

the light spill from the adjacent public road, and from security lighting emitted from nearby 

residential dwellings.  

The habitats in the adjacent Deer Park demesne, particularly woodland habitats, are of high 

suitability for foraging and commuting bats. 

The proposed lighting design was developed in close consultation with the project ecologist, 

Scott Cawley Ltd. and is designed to be sensitive to the presence of commuting and foraging 

bats and adheres to the following guidance: 

• Bats & Lighting: Guidance Notes for Planners, engineers, architects and developers (Bat 

Conservation Trust, 2010);  

• Guidance Notes for the Reduction of Obtrusive Light GN01/20 (Institute of Lighting 

Professionals, 2020);  

• Bats and Lighting in the UK – Bats and the Built Environment Series (Bat Conservation 

Trust UK, January 2008). 

2.3.12 Waste 

An Operational Waste Management Plan (OWMP) (Byrne Environmental) accompanies this 

application and should be referred to in conjunction with this section. The OWMP has been 

prepared with regard to British Standard BS 5906:2005 Waste Management in Buildings-Code 

of Practice which provides guidance on methods of storage, collection, segregation for recycling 

and recovery for residential building. 

A scheme wide waste storage and management strategy has been developed for the control, 

management and monitoring of waste associated with the proposed residential development. 

The objective of the OWMP is to maximise the quantity of waste recycled by providing sufficient 

waste recycling infrastructure, waste reduction initiatives and waste collection and waste 

management information to the residents of the development. 

Within the l scheme, communal waste storage areas are proposed at basement level. 
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Residents will be provided with waste recycling and waste disposal information by the site’s 

Facility Management Company who will be responsible for providing clean, safe and mobility 

impaired accessible communal waste storage areas. It is expected that a single Waste 

Collection contractor shall be engaged to remove all mixed domestic waste and recyclable 

wastes from the waste storage areas and from individual houses on a weekly basis.  

 

2.4 Construction Phase  

A Construction & Environmental Management Plan (CEMP) has been prepared and is 

submitted with the application. The CEMP outlines the commitments and mitigation measures 

to be implemented during the construction phase of the proposed development and should be 

read in conjunction with this chapter.  

All of the mitigation measures proposed within the EIAR and other supporting documents are 

deemed adopted for the purposed of the CEMP.  

The appointed contractor will be provided with the CEMP and will be required to comply with 

the provisions contained in it.  

2.4.1 Programme 

The development will be constructed as one project, but with basic sub-phases such as bulk 

dig, basement construction and super-structure erection. An outline of the construction phases 

is shown in Table 2.8, this is subject to change based on the contractor’s construction 

programme. Based on other developments of a similar scale and complexity, it is considered 

that the construction works will take approximately 22 months upon commencement. 

 

Construction 

Phase 

Description of works 

1 Receipt of a Grant of Planning Permission 

2 Progression through detailed design stage 

3 Issue of tender documents to shortlisted Contractors followed by period for tender 

returns, assessment and award of contract 

4 Mobilisation of contractor; preparation of Contractor’s Construction Management 

Plan (CMP)    

5 Site set-up, installation of perimeter hoarding to secure the site 

6 Enabling works and services diversions within the site 

7 Excavation works for proposed basement area 

8 Commencement of foundation works 

9 Completion of super-structures for each of the buildings 

10 External facades and completion of internal fit-out works 

11 Completion of site works including final services connections 

12 Completion of all external landscaping works 

13 Final handover and certification 

Table 2.8 Construction programme - Phases 
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2.4.2 Phasing 

The 3 no. proposed blocks together with all ancillary development works will be constructed 

over a singular programme. It is not intended to release the development in phases. Once the 

development is fully complete it will then be released.  

2.4.3 Construction Hours 

The proposed construction hours are; 

• 07.00-19.00 Monday to Friday and  

• 08.00-14.00 Saturdays  

There will be no work on Sundays or bank holidays.  

Deviation from these times will only be in exceptional circumstances where prior written 

approval has been received from the planning authority. 

2.4.4 Construction Access  

The site is not currently served by an existing access. The demesne wall encloses the site along 

the northern boundary with the Howth Road 

The proposed construction access will be on the north western boundary i.e. the primary access 

(vehicular/cyclist/pedestrian) proposed to serve the development during the operational stage 

(Figure 2.19).  Sightlines will be 70 metres from a 2 metre set-back within a 60 km/h speed 

zone. 

All HGV’s during the construction phase will travel to and from Sutton Cross using Howth Road 

(R105). This route was chosen as it is the shortest and minimises the effect the development 

has during the construction phase on Howth Village. Upon reaching Sutton Cross, traffic will 

take the most direct route to the nearest major roads infrastructure, i.e. the M50/M1. 

2.4.5 Site Compound & Parking  

A construction compound and car parking facility will be established for the construction phase 

and will be located to the north within the proposed development site. Further to this, the 

Contractor will provide and maintain an area within the site for construction and management 

personnel offices, operative’s welfare facility, canteen, visitor parking and for the storage of 

construction materials. The preliminary location of these facilities has been outlined in Figure  

2.19.  

Whereas there will be certain provision for Site Operatives and Visitor Parking, the Contractor 

will encourage use of public transport where possible and will actively discourage parking on 

the surrounding residential estate roads, by construction operatives involved in the project. 

Parking for construction staff will be wholly contained within the proposed development site. 
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Figure 2.19 Proposed Site Compound (CEMP - BCME) 

The development lands have existing boundaries that prevent access and egress; however, 

hoarding/temporary fencing will be erected to delineate all site works from public areas located 

adjacent to the development. At no given time during the project will materials or other items be 

placed outside the hoarding line. 

The appointed contractor will be required to implement an efficient logistics programme for 

ordering and delivery of materials and in so far as is possible, the storage time of materials on 

site will be kept to a minimum.  

It is estimated that at peak construction periods that there would be approximately 40 - 50 people 

employed on site.  

2.4.6 Construction Traffic  

Over the course of the construction programme the total number of large vehicle movements 
is estimated as follows (large vehicles are assumed to include spoil lorries, concrete trucks, 
large rigid delivery vehicles and HGV’s): 

• No of private vehicles per day from staff and site visitors – 20   

• No. of light good vehicles per day from subcontract staff - 15   

• No. of heavy goods vehicles per day during excavation process - 70  

• No heavy goods vehicles per day outside of the excavation periods – 10  
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2.4.7 Construction Traffic, Vehicle Movement and Site Deliveries 

Site access for all personnel and visitors will be strictly controlled and all visitors will report to 

the site offices prior to entering the construction area. Further to this, the main contractor will 

organise the construction site so that vehicles and pedestrians are kept separate at the access 

points.  

Vehicle movements will be planned to ensure arrival and departure times are maintained inside 

the agreed working hours. All offloading operations will take place inside the site boundary. 

Access routes to and from the site, delivery times and off-loading proposals will be formally 

agreed with Fingal County Council. 

Over the course of the construction programme (which is estimated at circa 22 months as 

advised by GLL PRS HOLDCO LTD, starting on site in mid-2022 and completion by 2024 

subject to a commercial review), the total number of large vehicle movements is estimated as 

follows (large vehicles are assumed to include spoil lorries, concrete trucks, large rigid delivery 

vehicles and HGV’s) 

• Bulk Excavation and Site Strip – As advised by GLL PRS HOLDCO LTD, 30,000m3 

volume to be excavated, it is estimated at a 9 week dig with 70 no. truck movements per 

day. 

It is noted in the Infrastructure Report that a Traffic Management Plan will be developed for 

the construction of the new entrance and service connections as part of Road Opening License 

applications to Fingal County Council.  

2.4.8 Construction Waste 

A Construction Waste Management Plan (CWMP) has been prepared by Byrne 

Environmental Consulting Ltd. A copy of the CWMP is included with the planning application 

documentation. The CWMP demonstrates how the Construction Phase complies with relevant 

legislation and Best Practice Guidelines, and waste management policies and objectives of the 

Fingal County Council Development Plan 2017 – 2023.  

The CWMP will be implemented throughout the construction phase of the development to 

ensure that: 

• All site activities are effectively managed to minimise the generation of waste and to 

maximise the opportunities for on-site reuse and recycling of waste materials.  

• All waste materials are segregated into different waste fractions and stored on-site in a 

managed and dedicated waste storage area.  

• All waste materials generated by site activities are removed from site by appropriately 

permitted waste haulage contractors and that all wastes are disposed of at approved 

waste licensed / permitted facilities in compliance with the Waste Management Act 1996 

and all associated Waste Management Regulations. 

 

The management of waste will incorporate the following key measures and all measures in the 

CWMP submitted with the application documentation. 
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• The Construction Waste Management Plan (CWMP) will be made available to all 

relevant personnel on site. 

• The Construction Waste Officer will be responsible for the implementation of the CWMP. 

• On-site segregation of inert, hazardous and non-hazardous waste materials into 

appropriate categories. 

• On-site segregation of hazardous waste materials into appropriate categories. 

Hazardous waste will be separately stored in appropriate lockable containers prior to 

removal from site by an appropriate waste collection licence holder. 

• The site will be maintained to prevent litter and regular picking will take place throughout 

the site. 

• Left over materials (e.g. timber off-cuts) shall be re-used on site where possible. 

• All waste leaving the site will be recycled, recovered or reused where possible. 

• All waste leaving the site will be transported by suitable permitted contractors and taken 

to suitably registered, permitted or licensed facilities. 

• All waste leaving the site will be recorded and copies of relevant documentation 

maintained. 

 

2.4.8.1 Earthworks 

The Project Engineers, Barret Mahony Consulting Engineers, have estimated that c. 30,000m3 

of soils will be excavated to facilitate the development and exported from the site. 

Soils at the site have been classified following WAC testing by Ground Investigations Ireland 

and the completion of a Waste Classification Assessment. The Waste Classification Report 

is included as an Appendix to the CWMP.  

The scope of the work undertaken to facilitate the waste classification exercise included the 

following: 

• Excavation of twelve (12 No.) trial pits; 

• Collection of subsoil samples for chemical analysis; 

• Environmental laboratory testing; 

• Waste classification; and 

• By-product suitability assessment. 
 

In order to assess materials, which may be excavated from site, in terms of waste classification, 

a selection of samples collected were analysed for a suite of parameters which allows for the 

assessment of the soils in terms of total pollutant content for classification of materials as 

hazardous or non-hazardous (RILTA Suite). The suite also allows for the assessment of the 

soils in terms of suitability for placement at various categories of landfill.  

The suite was selected due to no evidence of specific contaminants of concern highlighted in 

the site history. The laboratory testing was competed by Element Materials Technology (EMT) 
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in the UK; EMT is a UKAS accredited laboratory. The full laboratory report is included in an 

Appendix to the Waste Classification Report & Subsoil Assessment appended to this report.  

In total, thirty (30 No.) samples were assessed using the HazWasteOnLineTM Tool. The 

location of the trial pits is illustrated in the Figure below.  

 

 

Figure 2.20 Location of Trial Pits 

 

The assessment concluded that on-site soils are classified with LoW Code 17 05 04 may be 

classified as non-hazardous and are defined as a Category A Criteria as follows. Soil and Stone 

only which are free from anthropogenic materials such as concrete and timber. Soils must be 

free from “contamination” e.g. PAH’s, Hydrocarbons and Asbestos. Category A material can be 

disposed/recovered at unlined soil recovery facilities.  

By-product Suitability (Article 27 Declarations) 

Based on the analysis of the samples collected from the on-site excavations the material 

sampled is free of contamination. The material sampled was comprised of natural subsoils 

which were free of anthropogenic materials. Following an appraisal of the chemical analysis and 

the absence of anthropogenic materials the subsoils sampled are suitable for removal from site 

as a by-product which will not lead to overall adverse environmental or human health impacts. 

Based on the WAC analysis, it is intended to declare the excavated soils a by-product to the 

EPA in accordance with Article 27 of the European Communities (Waste Directive) Regulations 

2011 and the EPA publication “Guidance on Soil and Stone By-Products in the context of Article 

27 of the European Communities (Waste Directive) Regulations – Version 3 June 2019. 

 


