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1 Introduction  

1.1 Introduction and background 

CWTC Multi Family ICAV acting on behalf of its sub-fund DBTR DR1 Fund, is seeking permission for a proposed 

strategic housing development at lands at Holy Cross College, Clonliffe Road, Dublin 3 and Drumcondra Road 

Lower, Drumcondra, Dublin 9. The Proposed Project is described in Section 4 of this report. 

Brady Shipman Martin was appointed by the applicant to prepare a report to assist An Bord Pleanála in 

undertaking a screening exercise for Appropriate Assessment (AA). The purpose of the screening exercise is to 

assess, in view of best scientific knowledge, if the Proposed Project, individually or in combination with other 

plans or projects is likely to have a significant effect on European sites taking into account their conservation 

objectives. 

This document constitutes an Appropriate Assessment Screening Report όά!! ǎŎǊŜŜƴƛƴƎ wŜǇƻǊǘέύ prepared for this 

purpose.  

A comprehensive desk study review and a number of site visits were undertaken and the potential impacts on 

European sites, both as a result of the Proposed Project and in-combination with other plans and projects, are 

appraised in this report. 

1.2 Expertise and Qualifications 

A comprehensive desk study review and a number of site visits were undertaken and the potential impacts on 

European sites, both as a result of the Proposed Project and in-combination with other plans and projects, are 

appraised in this report. 

The work was carried out by Senior Ecologist Matthew Hague BSc MSc Adv. Dip. Plan. & Env. Law CEnv MCIEEM. 

aŀǘǘƘŜǿ ƛǎ ŀ ƘƛƎƘƭȅ ŜȄǇŜǊƛŜƴŎŜŘ ŀƴŘ ǉǳŀƭƛŦƛŜŘ ŜŎƻƭƻƎƛǎǘΣ ǿƛǘƘ ŀ ƳŀǎǘŜǊΩǎ ŘŜƎǊŜŜ ƛƴ 9ŎƻǎȅǎǘŜƳ /ƻƴǎŜǊǾŀǘƛƻƴ ŀƴŘ 

Landscape Management. He has over 18 years of experience in ecological and environmental consultancy, across 

a wide range of sectors. He has prepared numerous reports for AA Screening as well as Natura Impact 

Statements, for projects of all scales, from small residential developments to nationally important infrastructure 

projects. 

Matthew is a Chartered Environmentalist (CEnv) and a full member of the Chartered Institute of Ecology and 

Environmental Management (MCIEEM). Matthew has also completed an Advanced Diploma in Planning and 

Environmental Law, at KiƴƎΩǎ Lƴƴǎ ŀƴŘ ƛǎ ŀ ƳŜƳōŜǊ ƻŦ ǘƘŜ LǊƛǎƘ 9ƴǾƛǊƻƴƳŜƴǘŀƭ [ŀǿ !ǎǎƻŎƛŀǘƛƻƴ όL9[!ύΦ 

1.3 Legal requirement for Appropriate Assessment  

European sites make up a network of sites designated for nature conservation under Council Directive 92/43/EEC 

of 21 May 1992 on the ŎƻƴǎŜǊǾŀǘƛƻƴ ƻŦ ƴŀǘǳǊŀƭ Ƙŀōƛǘŀǘǎ ŀƴŘ ƻŦ ǿƛƭŘ Ŧŀǳƴŀ ŀƴŘ ŦƭƻǊŀ όǘƘŜ άIŀōƛǘŀǘǎ 5ƛǊŜŎǘƛǾŜέύ ŀƴŘ 

Directive 2009/147/EC of the European Parliament and of the Council of 30 November 2009 on the conservation 

ƻŦ ǿƛƭŘ ōƛǊŘǎ όǘƘŜ ά.ƛǊŘǎ 5ƛǊŜŎǘƛǾŜέύ. The requirements for Appropriate Assessment are set out under Article 6 of 

the Habitats Directive, transposed into Irish law by the European Union (Birds and Natural Habitats) Regulations 

2011-20151 όǘƘŜ ά.ƛǊŘǎ ŀƴŘ bŀǘǳǊŀƭ Iŀōƛǘŀǘǎ wŜƎǳƭŀǘƛƻƴǎέύ and the Planning and Development Act, 2000 - 2021 

όǘƘŜ άtƭŀƴƴƛƴƎ !Ŏǘǎέύ. 

European sites are also known as Natura 2000 Sites (Special Areas of Conservation (SAC) and Special Protection 

Areas (SPA)). !ǎ ŘŜŦƛƴŜŘ ƛƴ ǎŜŎǘƛƻƴ мттw ƻŦ ǘƘŜ tƭŀƴƴƛƴƎ !Ŏǘǎ ά9ǳǊƻǇŜŀƴ ǎƛǘŜέ ƳŜŀƴǎΥ  

                                                             
1 SI No. 477 of 2011 
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(a) a candidate site of Community importance, 

(b) a site of Community importance, 

(ba) a candidate special area of conservation, 

(c) a special area of conservation, 

(d) a candidate special protection area and 

(e) a special protection area. 

Article 6(3) of the Habitats Directive states that: 

(3) Any plan or project not directly connected with or necessary to the management of the site but likely to have 

significant effect thereon, either individually or in combination with other plans or projects, shall be subject to 

AppǊƻǇǊƛŀǘŜ !ǎǎŜǎǎƳŜƴǘ ƻŦ ƛǘǎ ƛƳǇƭƛŎŀǘƛƻƴǎ ŦƻǊ ǘƘŜ ǎƛǘŜ ƛƴ ǾƛŜǿ ƻŦ ǘƘŜ ǎƛǘŜΩǎ ŎƻƴǎŜǊǾŀǘƛƻƴ ƻōƧŜŎǘƛǾŜǎΦ Lƴ ƭƛƎƘǘ ƻŦ ǘƘŜ 

conclusions of the assessment of the implications for the site and subject to the provisions of paragraph 4, the 

competent national authorities shall agree to the plan or project only after having ascertained that it will not 

adversely affect the integrity of the site concerned and, if appropriate, after having obtained the opinion of the 

general public. 

The first test is to establish whether, in relation to a particular plan or project, appropriate assessment is required. 

Sections 177U of the Planning Acts and Regulation 42 of the Birds and Natural Habitats Regulations require that 

the AA screening test must be applied to the Proposed Project, as follows: 

¶ To assess, in view of best scientific knowledge, if the development, individually or in combination with 

another plan or project is likely to have a significant effect on the European site; 

An appropriate assessment is required if it cannot be excluded, on the basis of objective information, that the 

development, individually or in combination with other plans or projects, will have a significant effect on a 

European site. 

This AA Screening Report has been prepared in accordance with the requirements of the Birds Directive, the 

Habitats Directive, the Planning Acts and the Birds and Natural Habitats Regulations. 

2 Methodology 

2.1 Baseline data collection and field visits 

2.1.1 Desk study 

A desk-based assessment was undertaken in June and July 2021 of the Proposed Project site at Holy Cross College 

and the wider area.  

This report takes the following guidance documents into account:  

¶ Appropriate Assessment of Plans and Projects in Ireland ς Guidance for Planning Authorities (Department 

of Environment, Heritage and Local Government, 2010 revision); 

¶ Appropriate Assessment under Article 6 of the Habitats Directive: Guidance for Planning Authorities. 

Circular NPWS 1/10 & PSSP 2/10; 

¶ Assessment of Plans and Projects Significantly Affecting European sites: Methodological Guidance on the 

Provisions of Article 6(3) and (4) of the Habitats Directive 92/43/EEC (European Commission Environment 

Directorate-General, 2001); 

¶ Managing Natura 2000 sites: The Provisions of Article 6 of the Habitats Directive 92/43/EEC. Guidance 

issued by the European Commission (21st November 2018); 
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¶ Practice Note PN01 Appropriate Assessment Screening for Development Management Office of the 

Planning Regulator, March 2021). 

Information was collated from the organisations and websites listed below: 

¶ Data on European sites and rare and protected plant and animal species contained in the following 

databases: 

o The National Parks and Wildlife Service (NPWS) of the Department of Culture, Heritage and the 

Gaeltacht (www.NPWS.ie); 

o The National Biodiversity Data Centre (NDBC) (www.biodiversityireland.ie); 

o BirdWatch Ireland (www.birdwatchireland.ie); 

o Bat Conservation Ireland (www.batconservationireland.org).  

¶ Information on land-use zoning from the online mapping of the Department of the Environment, 

Community and Local Government (http://www.myplan.ie/en/index.html); 

¶ Recent and historical OSi mapping and aerial photography, including www.geohive.ie; 

¶ Photographs taken at the site in 2019, 2020 and 2021; 

¶ Information on local watercourses from www.catchments.ie; 

¶ Information on water quality in the area (www.epa.ie); 

¶ Information on soils, geology and hydrogeology in the area (www.gsi.ie); 

¶ Information on the Status of EU Protected Habitats and Species in Ireland (Article 17 report) (NPWS, 

August 2019); 

¶ Third National Biodiversity Plan 2017 ς 2021 (Department of Culture, Heritage and the Gaeltacht, 2017);  

¶ Dublin City Development Plan 2016 ς 2022, including the accompanying Appropriate Assessment 

documentation (Natura Impact Report). 

The report has regard to the following legislative instruments: 

¶ Planning Acts; 

¶ European Commission (EC) Habitats Directive 92/43/EEC; 

¶ European Commission (EC) Birds Directive 2009/147/EC; 

¶ Birds and Natural Habitats Regulations. 

The report takes full account of the design of the Proposed Project and a detailed examination of all relevant 

elements of the Proposed Project was undertaken. This includes the following documents, among others 

submitted with the application documentation: 

¶ Holy Cross College SHD Environmental Impact Assessment Report (Brady Shipman Martin, 2021); 

¶ Masterplan for the Clonliffe College Lands. (HJL, 2021). 

¶ Infrastructure Planning Report (Barrett Mahony Consulting Engineers (BMCE), 2021); 

¶ Site Specific Flood Risk Assessment (BMCE, 2021); 

¶ Masterplan Area Flood Risk report (BMCE, 2021); 

¶ Outline Construction Surface Water Management Plan (BMCE, 2021); 

¶ Landscape Design Statement (NMP Landscape Architecture, 2021); 

http://www.npws.ie/
http://www.biodiversityireland.ie/
http://www.birdwatchireland.ie/
http://www.batconservationireland.org/
http://www.epa.ie/
http://www.gsi.ie/
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¶ Construction & Demolition Waste Management Plan (AWN Consulting, 2021); 

¶ Hydrological & Hydrogeological Qualitative Risk Assessment (HHQRA) (AWN Consulting, 2021) 

¶ Construction Environmental Management Plan (DCON Safety Consultants, 2021); 

¶ Development Construction Management Plan (DCON Safety Consultants, 2021); 

¶ Wintering Bird Survey Report 2019/2020 (Scott Cawley, 2020); 

¶ Wintering Bird Survey Report 2020/2021 (Scott Cawley, 2021). 

2.1.2 Field study 

A significant amount of research has been undertaken by the author and other qualified and experienced ecologists 

at the Site, since September 2019. 

In order to provide a comprehensive baseline on the local ecological environment, ecological surveys were first 

undertaken at the Site, including habitat, invasive species, mammal and day-time bat surveys, by the author on 29 

January 2020. These surveys were repeated on 24 March and 8 June 2020.  

Bird surveys as well as dusk and dawn bat surveys were carried out at the site on 10 ς 11 June 2020, 30 June ς 1 

July 2020 and on 20 ς 21 April 2021 by specialist bat ecologist Mr Brian Keeley MCIEEM. Mr Keeley also carried out 

internal surveys of buildings at the site on 3 September 2020.  

Two seasons of winter bird surveys were undertaken by Scott Cawley Ltd at the Site, for the purpose of informing 

this planning application. The first season of winter bird surveys covered the period September 2019 to March 2020, 

with four visits per month in September, October and November 2019, and January and February 2020. Three visits 

were undertaken in December 2019 and two visits were undertaken in March 2020. The second season of winter 

bird surveys covered the period October 2020 to March 2021, with four visits per month between October 2020 

and February 2021, and five visits in March 2021. 

A final Site walkover survey was undertaken by the author on 7 May 2021. The ecological surveys undertaken 

covered the entire Site, both within the red line boundary of the proposed Holy Cross College SHD and including 

the stretch of the River Tolka that flows along the northern boundary of the wider Masterplan lands. 

Given the amount of information available, including from the developer, NPWS and other sources, it has been 

possible to gather adequate information on the site and the adjacent area (in particular, the European sites), in 

order to make preliminary appraisal of the potential impacts of the Proposed Project on the qualifying interests of 

the European sites. 

3 Screening for Appropriate Assessment 

3.1 Background 

The first part of the Appropriate Assessment process is the Screening phase. Screening identifies the likely effects 

of the Proposed Project on European sites that could arise, either alone or in combination with other plans or 

projects and considers whether these impacts are likely to have a significant effect on the European site in view of 

ǘƘŜ ǎƛǘŜΩǎ ŎƻƴǎŜǊǾŀǘƛƻƴ ƻōƧŜŎǘƛǾŜǎΦ 

In accordance with sections 177U and 177V of the Planning Acts, the AA screening test must be applied to the 

Proposed Project, as follows: 

¶ To assess, in view of best scientific knowledge, if the development, individually or in combination with 

another plan or project is likely to have a significant effect on the European site; 
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¶ An appropriate assessment is required if it cannot be excluded, on the basis of objective information, that 

the development, individually or in combination with other plans or projects, will have a significant effect 

on a European site. 

¢ƘŜ ǘŜǎǘ ƛǎ ŀ ΨǇƻǎǎƛōƛƭƛǘȅΩ ƻŦ ŜŦŦŜŎǘǎ ǊŀǘƘŜǊ ǘƘŀƴ ŀ ΨŎŜǊǘŀƛƴǘȅΩ ƻŦ ŜŦŦŜŎǘǎΦ ¢ƘŜ ǘŜǎǘ of significance is whether a plan or 

ǇǊƻƧŜŎǘ ŎƻǳƭŘ ǳƴŘŜǊƳƛƴŜ ǘƘŜ ǎƛǘŜΩǎ ŎƻƴǎŜǊǾŀǘƛƻƴ ƻōƧŜŎǘƛǾŜǎΦ  CǳǊǘƘŜǊƳƻǊŜΣ ǎŎǊŜŜƴƛƴƎ Ƴǳǎǘ ōŜ ǳƴŘŜǊǘŀƪŜƴ ǿƛǘƘƻǳǘ 

the inclusion of mitigation and it is in this context that this AA Screening Report is prepared. 

Following Screening therefore, if there is a possibility of there being a significant effect on a European site, this 

will generate the need for an appropriate assessment for the purposes of Article 6(3) of the Habitats Directive. 

This means that if the conclusions at the end of the screening exercise are that significant effects on any European 

sites, as a result of the Proposed Project, either alone or in combination with other plans and projects, are likely, 

uncertain or unknown, then an Appropriate Assessment must be carried out. This is in accordance with 

established precedent and case law. 

3.2 Potential zone of influence 

For the risk of a significant effect to occur there must be a 'source', such as a construction site; a 'receptor', such 

as a designated site for nature conservation; and a pathway between the source and the receptor, such as a 

watercourse that links the construction site to the designated site. A construction site or completed development 

may also create a barrier to movement, for example by preventing the migration of fauna along a river corridor, 

or by obstructing the migration of birds. 

Although there may be a risk of an impact it may not necessarily occur, and if it does occur, it may not be 

significant. 

Identification of a potential effect means that there is a possibility of ecological or environmental damage 

occurring, with the level and significance of the impact depending upon the nature and exposure to the potential 

effect and the characteristics of the receptor. 

There are no set recommended distances for projects to consider European sites as being relevant for 

assessment. Rather, NPWS (2010) recommends that ΨǘƘŜ ŘƛǎǘŀƴŎŜ ǎƘƻǳƭŘ ōŜ ŜǾŀƭǳŀǘŜŘ ƻƴ ŀ ŎŀǎŜ-by-case basis 

with reference to the nature, size and location of the project, and the sensitivities of the ecological receptors, and 

ǘƘŜ ǇƻǘŜƴǘƛŀƭ ŦƻǊ ƛƴ ŎƻƳōƛƴŀǘƛƻƴ ŜŦŦŜŎǘǎΩ. It is often considered appropriate to include all European sites within 

15km.  

However, in some instances where there are hydrological connections a whole river catchment or a groundwater 

aquifer may need to be included. Similarly where bird flight paths are involved the impact may be on an SPA more 

than 15 km away. Taking this into account, as a starting point a search was carried out for all European sites 

within 15km of the site at Holy Cross College. This search was then extended in order to ensure that all European 

sites with any potential links/pathways to the Proposed Project were accounted for in the study. 

3.3 Study area and surrounding environment 

3.3.1 Site location and European sites 

The Proposed Project site is located within a large site bounded by Drumcondra Road to the west, Clonliffe Road 

to the south and the River Tolka to the north, with mixed residential and office development to the immediate 

east. Refer to Figure 1a and Figure 1b. 

The Masterplan lands encompass a Site of 14.5 ha (of which 12 ha is proposed to be developed under the scope 

of the Masterplan). The proposed Project Site has a total area of c. 8.9 ha, of which c. 8 ha is development area. 

The remainder of the Masterplan development area (which is outside the scope of this application) is for 

development as GAA sports facilities, as well as a new hotel (recently granted planning permission by An Bord 

Pleanála). 
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The overall Proposed Project site comprises a complex of habitats, including planted woodland (primarily along 

the western boundary) as well as open fields subject to limited management (and substantially outside the 

Proposed Project site itself). Other habitats include parkland and individual trees as well as large buildings, areas 

of hardstanding and flower beds and borders. Some parts of the site contain small pockets of unmanaged scrub.  

The habitats present along the River Tolka corridor comprise a mix of scrub and woodland habitats. These are of 

high ecological value and, of equal importance, serve as part of a continuous habitat corridor along the River 

Tolka, one of the key ecological features within the city. Immediately upstream of the open section of the river 

bank comprises a vertical concrete wall. Immediately downstream the southern bank is similarly constrained.  

The Proposed Project site is located within the River Liffey and Dublin Bay catchment (in the Tolka sub-catchment 

and the Tolka sub-basin)2. The River Tolka is the second biggest river in Dublin, after the Liffey, and is of note for 

its varied habitats and species. Among the policies and objectives of the Dublin City Development Plan 2016-20223 

are several that seek to maximise the value of existing green infrastructure such as river corridors.   

The River Tolka, as noted in the DCC Biodiversity Action Plan 2015-20204 is a highly significant regional salmonid 

catchment. The river was surveyed as part of the Dublin City Otter Survey 20195 (itself an Action of the Dublin City 

Biodiversity Action Plan 2015-2020). The otter survey recorded significant otter activity all along the Tolka, 

including otter prints on the riverbank where it passes along the northern boundary of the Holy Cross College 

lands. 

                                                             
2 https://gis.epa.ie/EPAMaps/  

3 https://www.dublincity.ie/sites/default/files/content/Planning/DublinCityDevelopmentPlan/Written%20Statement%20Volume%201.pdf 
4 https://www.dublincity.ie/sites/default/files/content/RecreationandCulture/DublinCityParks/Biodiversity/Documents/DublinCityBiodiversityActionPlan2015-
2020.pdf 
5 https://a.storyblok.com/f/47927/x/609e85ec32/dublin-city-otter-report-2019.pdf 

https://gis.epa.ie/EPAMaps/
https://www.dublincity.ie/sites/default/files/content/Planning/DublinCityDevelopmentPlan/Written%20Statement%20Volume%201.pdf
https://www.dublincity.ie/sites/default/files/content/RecreationandCulture/DublinCityParks/Biodiversity/Documents/DublinCityBiodiversityActionPlan2015-2020.pdf
https://www.dublincity.ie/sites/default/files/content/RecreationandCulture/DublinCityParks/Biodiversity/Documents/DublinCityBiodiversityActionPlan2015-2020.pdf
https://a.storyblok.com/f/47927/x/609e85ec32/dublin-city-otter-report-2019.pdf
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Figure 1a: Location of the proposed Holy Cross College development site (refer to accompanying documentation 

for full details). 

 



Holy Cross College SHD 
Appropriate Assessment Screening Report 

Brady Shipman Martin 6706_2021-07-12_RPAA01_03 8 

 

Figure 1b: Location of the proposed Holy Cross College development site (refer to accompanying documentation 

for full details).  
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There are 17 European sites (9 SACs and 8 SPAs) located within a 15km radius of the Proposed Project (see Figure 

2). These are:  

¶ Special Areas of Conservation (SAC) 

o South Dublin Bay SAC (site code 000210), c.4.2km to the south east; 

o North Dublin Bay SAC (site code 000206), c.4.7km to the east; 

o Baldoyle Bay SAC (site code 000199), c.8.7km to the north east; 

o Howth Head SAC (site code 000202), c.10.3km to the east; 

o Rockabill to Dalkey Island SAC (site code 003000), c.10.9km to the east; 

o Malahide Estuary SAC (site code 000205), c.11.1km to the north east; 

o LǊŜƭŀƴŘΩǎ 9ȅŜ {!/ όǎƛǘŜ ŎƻŘŜ ллнмфоύΣ ŎΦмоΦмƪƳ ǘƻ ǘƘŜ ƴƻǊǘƘ ŜŀǎǘΤ 

o Glenasmole Valley SAC (site code 001209), c.14.1km to the south west; 

o Wicklow Mountains SAC (site code 002122), c.14.2km to the south; 

¶ Special Protection Areas (SPA) 

o South Dublin Bay and River Tolka Estuary SPA (site code 004024), c.1.8km to the east; 

o North Bull Island SPA (site code 004006), c.4.7km to the east; 

o Baldoyle Bay SPA (site code 004016 ), c.9.1km to the north east; 

o Broadmeadow/Swords Estuary (Malahide Estuary) SPA (site code 004025), c.11.1km to the north 

east; 

o LǊŜƭŀƴŘΩǎ 9ȅŜ {t! όǎƛǘŜ ŎƻŘŜ ллпммтύΣ ŎΦмнΦуƪƳ ǘƻ ǘƘe north east; 

o Howth Head Coast SPA (site code 004113), c.13.1km to the east; 

o Dalkey Islands SPA (site code 004172), c.14.2km to the south east; 

o Wicklow Mountains SPA (site code 004040), c. 14.4km to the south; 

Beyond the 15km zone, there are a number of additional European sites: 

o Rogerstown Estuary SAC (site codes 000208), c.15.3km to the north east; 

o Rye Water Valley/Carton SAC (site code 001398), c.15.7km to the west;  

o Knocksink Wood SAC (site code 000725), c.17.2km to the south east; 

o Ballyman Glen SAC (site code 000713), c.18.4km to the south east; 

o Lambay Island SAC (site code 000204), c.19.9km to the north east; 

o Bray Head SAC (site code 000714), c.21.7km to the south east; 

o Rogerstown Estuary SPA (site codes 004015), c.15.6km to the north east; 

o Lambay Island SPA (site code 004069), c.19.8km to the north east. 
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Figure 2: Proposed Holy Cross College development site showing European sites 

3.3.2 Other designated areas (other than European sites) 

The nearest site designated for nature conservation, not otherwise designated as a European site, is the Royal 

Canal proposed Natural Heritage Area (pNHA site code 002103). At its closest point the pNHA is c.300m from the 

Proposed Project site. 

Proposed Natural Heritage Areas are included in this report in order to address their potential to act as supporting 

sites for the European sites. 

4 Description of the Proposed Project 

The development will consist of the construction of a Build To Rent residential development set out in 12 no. 

blocks, ranging in height from 2 to 18 storeys, to accommodate 1614 no. apartments including a retail unit, a café 

unit, a crèche, and residential tenant amenity spaces. The development will include a single level basement under 

Blocks B2, B3 & C1, a single level basement under Block D2 and a podium level and single level basement under 

Block A1 to accommodate car parking spaces, bicycle parking, storage, services and plant areas. To facilitate the 

proposed development the scheme will involve the demolition of a number of existing structures on the site. 

The proposed development sits as part of a wider Site Masterplan for the entire Holy Cross College lands which 

includes a permitted hotel development and future proposed GAA pitches and clubhouse. 

The site contains a number of Protected Structures including The Seminary Building, Holy Cross Chapel, South Link 

Building, The Assembly Hall and The Ambulatory. The application proposes the renovation and extension of the 

Seminary Building to accommodate residential units and the renovation of the existing Holy Cross Chapel and 

Assembly Hall buildings for use as residential tenant amenity. The wider Holy Cross College lands also includes 
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Protected Structures including ¢ƘŜ wŜŘ IƻǳǎŜ ŀƴŘ ǘƘŜ !ǊŎƘōƛǎƘƻǇΩǎ IƻǳǎŜ όƴƻ ǿƻǊƪǎ ŀǊŜ ǇǊƻǇƻǎŜŘ ǘƻ ǘƘŜǎŜ 

Structures). 

The residential buildings are arranged around a number of proposed public open spaces and routes throughout 

the site with extensive landscaping and tree planting proposed. Communal amenity spaces will be located 

adjacent to residential buildings and at roof level throughout the scheme. To facilitate the proposed development 

the scheme will involve the removal of some existing trees on the site. 

The site is proposed to be accessed by vehicles, cyclists and pedestrians from a widened entrance on Clonliffe 

wƻŀŘΣ ŀǘ ǘƘŜ ƧǳƴŎǘƛƻƴ ǿƛǘƘ WƻƴŜǎΩǎ wƻŀŘ ŀƴŘ ǘƘǊƻǳƎƘ ǘƘŜ ƻǇŜƴƛƴƎ ǳǇ ƻŦ ŀƴ ǳƴǳǎŜŘ ŀŎŎŜǎǎ Ǉƻƛƴǘ ƻƴ 5ǊǳƳŎƻƴŘǊŀ 

Road Lower at the junction with Hollybank Rd. An additional cyclist and pedestrian access is proposed through an 

existing access point on Holy Cross Avenue. Access from the Clonliffe Road entrance will also facilitate vehicular 

access to future proposed GAA pitches and clubhouse to the north of the site and to a permitted hotel on 

Clonliffe Road. 

The proposed application includes all site landscaping works, green roofs, boundary treatments, PV panels at roof 

level, ESB Substations, lighting, servicing and utilities, signage, and associated and ancillary works, including site 

development works above and below ground. 

5 Potential impacts from the Proposed Project, including in-
combination effects 

5.1 European sites and habitats with links to European sites 

The Proposed Project site is not under any wildlife or conservation designation. Furthermore, no rare, threatened 

or legally protected plant species, as listed in the Irish Red Data Book 1 ς Vascular Plants (Curtis & McGough, 

1988), the Flora Protection Order, 2015 or the EU Habitats Directive, are known to occur within the site. 

The lands at Holy Cross College are typical of such an urban parkland site, and overall, with the exception of the 

River Tolka corridor (outside the Proposed Project site but connected by proximity and by the proposed surface 

water outfalls), which is of County Importance (at a minimum), and the woodland on the western site boundary, 

which is of Local Importance (Higher Value), the site is of Local Importance (Lower Value) in accordance with the 

ecological resource valuations presented in the Guidelines for Assessment of Ecological Impacts of National Road 

Schemes6. It is of Local Importance (Lower Value) for commuting and foraging bats, and for breeding birds. 

However (refer to Section 5.1.1) it is not utilised by any wintering bird species, including those species listed as 

Special Conservation Interest (SCI) species in any European sites. No evidence of badgers was found on the site. 

The River Tolka, as previously noted, is of very high ecological value, for its habitats, for its importance as a habitat 

corridor and for its bird, mammal and fish species (including for example kingfisher, otter and Atlantic salmon). 

5.1.1 Wintering birds 

Several European sites in the wider Dublin area, including the South Dublin Bay and River Tolka Estuary SPA and 

the North Bull Island SPA support a range of wintering bird species. Coastal habitats, such as the sandflats, 

mudflats and saltmarshes of Dublin Bay are of primary importance to these species, however many of the birds 

also feed on parks and playing fields throughout Dublin City. Light-bellied Brent goose, for example, a species for 

which Dublin Bay is a critical part of its range, frequently feeds on managed grass at numerous locations in the 

city.  

The overall lands at Holy Cross College have the apparent potential to be suitable for use by wintering birds such 

as Brent geese. However the southern part of the site, despite the availability of amenity grassland, is in fact of 

low suitability for Brent geese. This is because the species requires fairly large, open areas of grassland, and the 

                                                             
6 (NRA, 2009 (Rev. 2) https://www.tii.ie/technical-services/environment/planning/Guidelines-for-Assessment-of-Ecological-Impacts-of-National-Road-
Schemes.pdf  

https://www.tii.ie/technical-services/environment/planning/Guidelines-for-Assessment-of-Ecological-Impacts-of-National-Road-Schemes.pdf
https://www.tii.ie/technical-services/environment/planning/Guidelines-for-Assessment-of-Ecological-Impacts-of-National-Road-Schemes.pdf
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areas of amenity grassland in this part of the site are broken up by the trees and shrubs. The northern half of the 

overall site (which is outside the Proposed Project site) is more open, but is similarly of low suitability for this 

species, as it is not regularly mown.  

Despite the low apparent likelihood of the overall Holy Cross College lands to be utilised by overwintering birds, 

two separate seasons of overwintering bird surveys were commissioned in order to inform this ecological impact 

assessment. The surveys were conducted by Scott Cawley on behalf of the applicant. The surveys involved a very 

high level of survey effort and detailed survey reports are included at Appendix 8.1 of the EIAR. 

The results of the 2019/2020 surveys recorded seven SCI species of European sites either flying over or foraging in 

the Holy Cross College site (black-headed gull, herring gull, light-bellied Brent goose, cormorant, curlew, grey 

heron and kingfisher). According to the survey report: 

άHerring Gull were the most frequent visitors to the proposed development site, with observations of the 

species on all 25 survey dates. Black-headed Gull were observed foraging in the lands on 13 of the 25 survey 

dates, and flying over the site on 10 of the survey dates. Light-bellied Brent Geese (hereafter referred to as 

Brent Geese) did not land to forage within the proposed development site on any date over the survey 

period, but were observed flying over the site on 11 dates between December 2019 and March 2020. Like 

Brent Geese, Curlew were not observed landing or foraging within the proposed development site on any 

occasion, but were observed flying over the site on 10 dates between October 2019 and March 2020. 

Cormorant were observed foraging in the River Tolka on five dates between September and December 2019, 

and were observed flying over or within the proposed development site on 16 dates. Kingfisher were 

observed foraging in and along the River Tolka on the northern boundary of the site on 18 of the 25 survey 

dates. Grey Heron were observed flying over the site on nine dates.έ  

The results of the 2020/2021 surveys recorded six SCI species of European sites either flying over or foraging in 

the Holy Cross College site (herring gull, light-bellied Brent goose, cormorant, curlew, grey heron and kingfisher). 

According to the survey report: 

άHerring Gull were the most frequent visitors to the proposed development site, with observations of the 

species on all 25 survey dates. Light-bellied Brent Geese (hereafter referred to as Brent Geese) did not land 

to forage within the proposed development site on any date over the survey period, and were observed 

flying over the site on 16 dates between November 2020 and March 2021. Curlew were recorded foraging 

and flying over the proposed development site on four dates between October and December 2020. 

Cormorant were observed foraging in the River Tolka, flying over or within the proposed development site 

on 17 dates between October 2020 and March 2021. Kingfisher were observed foraging in and along the 

River Tolka on the northern boundary of the site on four of the 25 survey dates between October 2020 and 

March 2021. Grey Heron were observed foraging along the River Tolka or flying over or adjacent to the 

proposed development site 17 of the 25 survey dates.έ  

Brent geese were not observed foraging within the lands on any survey dates and no evidence of usage by the 

species was collected during any survey transects in the Proposed Project site. As noted in the survey reports, the 

results of the two seasons of wintering bird counts can be contextualised against the populations of these species 

in nearby European sites. In the case of Black-headed Gull, Herring Gull, Brent Geese, Curlew, Cormorant, Grey 

Heron and Kingfisher, it has been demonstrated that the peak count of birds in the survey area in 2019/20 and 

2020/2021 is significantly less than 1% of the international population of these species. The 1% criterion is applied 

to identify sites of international importance for birds (i.e. if a site regularly supports 1% or more of the 

international population then it would be considered of international importance).  

For example as clearly set out in the overwintering bird surveys (see Appendix 8.1 of the EIAR), in the case of 

Herring gull, the peak count of 144 birds observed in the survey area (on 6 December 2019 and 21 December 

2020) equates to only 1.4% of the 1% international population of the species (10,200 birds). 
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In the case of Cormorant, the peak count of one bird observed in 2019/20 and 2020/21 represents 0.16% of the 

1% international population of the species (1,200 birds). 

In the case of Curlew, the peak count of one bird observed in 2020/21 represents 0.02% of the 1% international 

population of the species (4,800 birds). 

In the case of Black-headed gull, the peak count of 16 birds observed in 2019/20 represents 0.0008% of the 1% 

international population of the species (20,000 birds). 

Brent Geese were not observed foraging within the lands on any survey dates across two winter survey periods 

and no evidence of usage by Brent Geese was collected from completion of survey transects in the proposed 

development site.  

These results clearly demonstrate that the Proposed Project site is of no significant value for any SCI species. 

This is due to the low suitability of the habitats on the Clonliffe College lands and the availability of extensive areas 

of suitable habitat in the wider Dublin area.  

As noted in the 2019/2020 survey report prepared by Scott Cawley, the proposed development site was heavily 

utilised by dog walkers over the 2019-2020 season, with dogs generally observed off-lead. This may have 

discouraged birds such as Brent geese and Curlew from landing in the site. However, the proposed development 

site has been closed off to the public since March 2020, with restricted access to essential staff and visitors only. 

No dog walkers were permitted onto the site during this period, which included the entire 2020/2021 winter bird 

survey season. This change to the accessibility of the site has not resulted in any significant changes to the use of 

the site by any bird species listed as Special Conservation Interest species in any European site. 

5.1.2 Potential impacts during construction 

All site clearance and construction activities pose a potential risk to water as surface/ground water arising at a site 

may contain contaminants. The main contaminants arising from construction activities may include suspended 

solids, hydrocarbons and concrete/cement products. If not properly managed, such pollutants could pose a 

temporary risk to surface water quality in the local surface water network during construction.  

The River Tolka passes along the northern boundary of the site, and it is proposed to construct two new surface 

water outfalls to the river. There is therefore a potential surface water pathway, via the local surface water 

drainage network, between the Proposed Project site and coastal European sites associated with Dublin Bay (i.e. 

South Dublin Bay SAC, North Dublin Bay SAC, Rockabill to Dalkey Island SAC, North Bull Island SPA and South 

Dublin Bay and River Tolka Estuary SPA). There is also a potential groundwater pathway between the Proposed 

Project site and the European sites should indirect discharges (i.e. spillages to ground) occur, or should any 

contamination on the site enter the ground water.  

As set out in the Hydrological and Hydrogeological Qualitative Risk Assessment report (HHQRA) prepared by AWN 

Consulting a conceptual site model (CSM) was prepared for the Proposed Project. Based on this CSM, the 

plausible Source-Pathway-Receptor (S-P-R) linkages have been assessed assuming an absence of any measures 

intended to avoid or reduce harmful effects of the proposed project (i.e. mitigation measures) in place at the 

proposed development site. Table 3.1 of the HHQRA (Pollutant Linkage Assessment (without mitigation)) 

summarises the plausible pollutant links considered as part of the assessment (this Table is reproduced as Table 1 

below). 

 

 

 

 

 



Holy Cross College SHD 
Appropriate Assessment Screening Report 

Brady Shipman Martin 6706_2021-07-12_RPAA01_03 14 

Table 1 Pollutant Linkage Assessment (without mitigation) 

Source Pathways Receptors considered Risk of Impact 

Construction Impacts 
Unmitigated leak from an oil 

tank to ground/ unmitigated 

leak from construction 

vehicle. 

 

 

 

 

 

Discharge to ground of 

runoff water with high pH 

from cement process 

 

Unmitigated run-off 

containing a high 

concentration of suspended 

solids   

Bedrock protected by >15 m 

low permeability 

overburden. Migration 

within weathered/ less 

competent limestone is low 

(Calp limestone has discrete 

local fracturing rather than 

large connected fractures).  

 

 

Overland flow to Tolka 

water course. 

 

 

Direct pathway to Dublin 

Bay via River Tolka 

Limestone bedrock 

aquifer (locally 

Important aquifer) 

 

 

 

 

 

Tolka River 

 

 

 

South Dublin Bay 

SAC/pNHA and South 

Dublin Bay and River 

Tolka SPA 

 

Low risk of localised impact to shallow 

weathered limestone due to 

protective overburden. No likely 

impact on the status of the aquifer 

due to low potential loading, natural 

attenuation within overburden and 

discrete nature of fracturing reducing 

off site migration. 

 

Medium risk- Potential for 

exceedance of surface water quality 

objectives (without mitigation). This 

would be a temporary and localised 

impact. 

 

No perceptible risk ς Distance from 

source to Dublin Coastal Natura sites 

(>1.8 km approx.) Low contaminant 

loading will be attenuated diluted and 

dispersed to below statutory 

guidelines within c. 0.5 km of the site 

i.e.no potential impact to the Natura 

sites 

Operational Impacts 
Foul effluent discharge to 

sewer 

 

 

 

 

 

 

 

Discharge to ground of 

hydrocarbons from car leak 

Indirect pathway to Dublin 

Bay through public sewer 

 

 

 

 

 

 

 

Indirect pathway through 

stormwater drainage to 

Tolka water course 

South Dublin Bay 

SAC/pNHA and South 

Dublin Bay and River 

Tolka SPA 

 

 

 

 

 

 

Tolka River and South 

Dublin Bay 

 

No perceptible risk ς Even without 

treatment at Ringsend WWTP, the 

average effluent discharge (24.96 

litres/sec which would equate to 

0.22% of the licensed discharge at 

Ringsend WWTP), would not 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).  

 

No perceptible risk ς Distance from 

source to Dublin Bay protected area 

too great (> 1.8 km), potential 

contaminant loading is low and 

attenuation and dilution capacity in 

the Tolka. 

 

The HHQRA report assessed the potential for construction or operational impacts on the following receptors: 

(i) Underlying limestone aquifer. 
(ii) Tolka River; and 
(iii) Liffey Estuary Lower and Dublin Bay. 
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The HHQRA makes it clear that the άpotential for impact on the aquifer is low based on the low chemical storage 

on site during construction phase and post development. The overburden thickness and low permeability nature of 

till and a lack of fracture connectivity within the limestone will minimise the rate of off-site migration for any 

indirect discharges to ground at the site. As such there is no potential for a change in the groundwater body status 

or significant source pathway linkage through the aquifer to any Natura site.έ 

The AWN report further confirms that άshould any silt-laden stormwater from construction or hydrocarbon-

contaminated water from a construction vehicle leak manage to enter the Tolka (without mitigation) there is a 

potential for exceedance of water quality objectives water quality objectives as outlined in S.I. No. 272 of 2009 and 

S.I. No. 77 of 2019 amendment. However, this would be a temporary and localised impact. Similarly, should any 

silt-laden stormwater from construction or hydrocarbon-contaminated water from a construction vehicle leak 

manage to enter the public stormwater sewer, the suspended solids will naturally settle within the drainage pipes 

and hydrocarbons will dilute to background levels (water quality objectives as outlined in S.I. No. 272 of 2009 and 

S.I. No. 77 of 2019 amendment); by the time the stormwater reaches any open water based on the distance to 

waterways. Similarly, during operation, should any leak of hydrocarbon occur from a vehicle, the volume of 

contaminant release is low and combined with the significant attenuation within in the public stormwater sewers, 

hydrocarbons will dilute to background levels with no likely impact above water quality objectives as outlined in S.I. 

No. 272 of 2009 and S.I. No. 77 of 2019. It can also be concluded that the in-combination effects of surface water 

arising from the proposed development taken together with that of other similar developments will not be 

significant given the potential loading of contaminant and the expected attenuation above mentioned.  

Despite the presence therefore of pathways to European sites, the risk of contamination of any watercourses or 

groundwater is extremely low, and even in the event of a pollution incident significant enough to impact upon 

surface water quality on the Proposed Project site or the Tolka this would not be perceptible in any European sites, 

for the following reasons: 

¶ The nearest designated site of Dublin Bay (South Dublin Bay and River Tolka Estuary SPA) is c.1.8km from 

the Proposed Project site (straight-line distance to the east). There is no perceptible risk to this or any 

other European site as contaminant loading is low and will be attenuated, diluted and dispersed to below 

statutory guideline limits within c. 0.5km of the site. There is also no resultant indirect source pathway 

linkage from the proposed development through public sewers which could result in any change to the 

current water regime (water quality or quantity) and open water; 

¶ The fact that a significant level of dilution and mixing of surface and sea water would occur in any event. 

Upon reaching the bay any pollutants would be even further diluted and dissipated by the waters in 

Dublin Bay; 

¶ The construction of the Proposed Project will take place over a comparatively short period (estimated at 

36 months) and there is no possibility of long-term impacts arising as a result of the construction 

elements of the Proposed Project, given the nature and scale of the Proposed Project and its location in 

the centre of a busy city at a remove from the European sites. This includes the proposed construction of 

the new surface water outfalls to the River Tolka which are very minor in scale. 

There is no possibility of any other potential direct, indirect or secondary impacts on any European site during the 

construction phase. For example there will be no land-take from any European site and there will be no resource 

requirements such as water abstraction. Similarly there will be no emissions to air from construction vehicles that 

could remotely impact any European site. Dust, noise and vibration arising during construction will similarly be 

entirely remote from any European site. 

Demolition and construction-related impacts as a result of the Proposed Project, on European sites or otherwise, 

can therefore be excluded. 


































