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NON-TECHNICAL SUMMARY 

 
This Environmental Impact Assessment Report (EIAR) has been prepared on behalf of the applicant, 
Greenseed Limited, in association with the submission of a planning application to An Bord Pleanala, 
for a Strategic Housing Development at Park West, Dublin 12.   
 
 
POLICY CONTEXT 
 
The current application has been prepared in the context of a range of national, regional and local 
planning policy sources. These are reviewed and commented on in detail in the Statement of 
Consistency & Material Contravention Statement, prepared by BMA Planning and submitted with this 
application. The main sources are summarised below.   
 
The Dublin City Development Plan 2016 ς 2022 (DCDP) is the current statutory development plan for 
the area.  
 
A key aspect of the DCDP Core strategy is that future development is prioritised within the inner city, 
ƪŜȅ ŘƛǎǘǊƛŎǘ ŎŜƴǘǊŜǎ ŀƴŘ {ǘǊŀǘŜƎƛŎ 5ŜǾŜƭƻǇƳŜƴǘ ŀƴŘ wŜƎŜƴŜǊŀǘƛƻƴ !ǊŜŀǎ ό{5w!ΩǎύΦ 

 
Park West is designated as SDRA 4 ς Park West Cherry Orchard and these areas are zoned Z14 where 
ƛǘ ƛǎ ǘƘŜ ƻōƧŜŎǘƛǾŜ ΨTo seek the social, economic and physical development and/or rejuvenation of an 
ŀǊŜŀ ǿƛǘƘ ƳƛȄŜŘ ǳǎŜΣ ƻŦ ǿƘƛŎƘ ǊŜǎƛŘŜƴǘƛŀƭ ŀƴŘ ά½сέ ǿƻǳƭŘ ōŜ ǘƘŜ ǇǊŜŘƻƳƛƴŀƴǘ ǳǎŜǎΦΩ όSection 14.8.13).   

 
Development Standards included in Chapter 16 of DCDP have been considered and the development 
has incorporated these principles and standards insofar as they are relevant to the proposals.   
 
The Park West ς Cherry Orchard Local Area 2019 όƘŜǊŜŀŦǘŜǊ ΨǘƘŜ [!tΩύ ǿŀǎ ŀŘƻǇǘŜŘ ŀǘ ŀ 5ǳōƭƛƴ /ƛǘȅ 
Council meeting on 7th October 2019 and came into effect in November 2019.  
 
The proposed development is a Material Contravention of the DCDP and the LAP in relation to building 
heights. Reference Section 16.7.2 of the DCDP and Site Brief 6: Park West Avenue/ Road Site of the 
LAP respectively. The proposed development is also a Material Contravention of the DCDP in relation 
to unit mix (Ref. Section 16.10.1 Residential Quality Standards ς Apartments: Mix of Residential Units 
of the DCDP). The case for increased building heights is supported by the Urban Development and 
Building Heights Guidelines for Planning Authorities (2018) and specifically SPPR3(A). Regarding unit 
mix, the scheme complies with the Sustainable Urban Housing: Design Standards for New Apartment 
Guidelines for Planning Authorities (Revised 2020) which allows flexibility in relation to Unit Mix 
(Specific Planning Policy Requirement 1).  
 
The following national and regional policy documents are also relevant to this project: -  

 

¶ Project Ireland 2040 - The National Planning Framework (NPF) 

¶ Housing for All ς A New Housing Plan for Ireland (2021) 

¶ Regional Spatial and Economic Strategy (RSES) 2019-2031 for the Eastern and Midland 
Region  

 
The project will deliver a high-density scheme of modern and adaptable new homes, within an existing 
urban area, in close proximity to existing public transport and local service provision. This is in 
accordance with the principles and vision of the above national and regional plans. 
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In terms of Section 28 Ministerial Guidelines, the proposed development is designed to comply with 
these Government Guidelines and, in particular, is consistent with two important Guidelines that have 
issued on foot of the NPFΣ ƴŀƳŜƭȅ ǘƘŜ ΨSustainable Urban Housing: Design Standards for New 
Apartments ς Guidelines for Planning Authorities (revised 2020)Ω ŀƴŘ ΨUrban Development and Building 
Heights Guidelines for Planning Authorities (2018)ΩΦ 
 
In summary, therefore, the proposed development is set against a very favourable policy background 
which supports the development of the Park West lands for high density residential and mixed use 
development as proposed. 
 
 
DESCRIPTION OF PROJECT AND ALTERNATIVES  
 
Park West is situated c.8km west of Dublin City Centre, directly east of the M50, south of Ballyfermot 
and Cherry Orchard residential neighbourhoods and north of the John F Kennedy and Naas Road 
industrial areas. The Park West neighbourhood is bound by the Dublin to Cork mainline railway to the 
north, the Grand Canal to the south, the M50 to the west and the Killeen Road to the east.  
 
The application site (c.9.4ha) is located within Park West, Dublin 12 and east of Park West Avenue and 
north of Park West Road. The Dublin to Cork mainline railway defines the northern boundary with 
Park West Business Park to the east. The northern and eastern boundaries of the site, to the rail line 
and Park West Business Park respectively, are defined by palisade fencing. An existing berm defines 
the southern and western boundaries of the site. The site is largely undeveloped with the exception 
of the Aspect Hotel, comprising an 8-storey hotel building and ancillary surface carpark accessed from 
Park West Avenue.  
 
The proposed development involves a 10-year permission for 7no. predominantly residential blocks 
(Blocks A to G) accommodating a total of 750no. apartments.  The apartment unit mix comprises 
321no. (43%) 1 bed units, 384no. (51%) 2 bed units and 45no. (6%) 3 bed units.  

 
Resident services and amenities are also proposed to serve the future residents and total 487sq.m 
gross floor area within Blocks B and D. Non-residential uses will comprise 1no. retail unit of 156sq.m 
within Block A and a creche of 410sq.m, community space of 48sq.m and café/ bar of 91sq.m all within 
Block G.  
 
13,460sq.m (14%) of public open space is provided and comprises a linear park orientated west to east 
and functioning as a link to the established residential areas to the west of Park West Avenue and a 
public plaza/ square including Multi-Use Games Area (MUGA) located centrally within the site. 
Communal open spaces totalling 6,175sq.m are provided at podium level within each of the proposed 
Blocks A to F, a roof garden within Block G and include passive open spaces that are visually and 
functionally accessible to the future residents of the development.  
 
Vehicular access to serve the proposed development will be provided via access roads off Park West 
Road and Park West Avenue. Tie in works are required to Park West Avenue and Park West Road to 
provide for suitable junctions and pedestrian crossings at the proposed access points.  
 
The development will also include parking for vehicles and bicycles, landscaping and all associated site 
and development works. 
 
This EIAR contains a description of the construction process as it is known at this pre-consent stage 
and ahead of detailed design development and the details are based on the Outline Construction 
Management Plan (OCMP) [CS Consulting] prepared and submitted with the planning application 
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documentation. 
 
In the event of a grant of permission, the appointed contractor(s) will update the OCMP to comply 
with and implement the requirements and mitigation and monitoring measures set out in this EIAR 
and any conditions imposed as part of the granted planning approval.  This /ƻƴǘǊŀŎǘƻǊΩǎ /ƻƴǎǘǊǳŎǘƛƻƴ 
and Environmental Management Plan (CEMP) will be submitted to the Planning Authority prior to 
commencement. 
 
The construction of the project is planned to take between five to seven years to complete as detailed 
in the Phasing Management and Delivery Report [Greenseed Limited] submitted with the application. 
The current indicative phasing suggests that the project will be split into four phases following 
completion of initial mobilisation, site clearance and site development works.  
 
The proposed site excavation will result in a surplus of άŎǳǘέ material which will be exported off site 
for reuse or disposed to suitably licensed landfill facilities. 
 
The construction compound for the infrastructure works will be entirely within the site boundary, 
although in some instances located outside the phase being constructed. On-site facilities will include 
a site office and staff welfare facilities (e.g. toilets, drying room, canteen, etc.). It is envisaged that one 
or more tower cranes will be temporarily erected to accommodate the construction works. Hoists 
and teleporters may also be used within the site and around its perimeter as required during 
the project. Vehicle parking for construction personnel will be accommodated within the development 
site. To the extent possible, personnel will also be encouraged to use public transport, and 
information on local transportation will be published on site. 
 
The number of workers on the site will vary throughout the construction programme.  During the site 
clearance and excavation, it is likely that no more than 50 workers will be present on site at any one 
time. However, during peak construction this could rise to 200-300 workers depending on the number 
of buildings under construction simultaneously. 
 
Typical working hours (Monday to Friday: 07:00 to 19:00; Saturdays: 08:00 to 14:00 and Sundays and 
Bank Holidays: Works not permitted) are envisaged but with scope for some construction operations 
to be undertaken outside the prescribed times where this is necessary or unavoidable. This can be 
agreed with the Planning Authority. 
 
Piling will be required for the substructure of the apartment blocks. The concrete operations 
associated with the foundation will require concrete deliveries to site which will be managed by the 
contractor and subject to the CEMP. 
 
There are a number of options for the superstructure design and these will not be decided until detail 
design and tender stage but the methods of construction will be typical of what would be expected for 
a development of this nature.  
 
For the apartment blocks, the most likely options would be Reinforced Concrete (RC) Column and Flat 
Slab, RC/Masonry Cross Wall and Precast Slab, Precast Concrete Twin Wall and Precast Slab or a 
combination of. 
 
On completion of the works all construction materials, debris, temporary hardstands etc. from the 
site compound will be removed off site and the site compound area reinstated in full on completion 
of the works. 
 
As the project is supported by the DCDP and LAP, no other alternative locations were considered. The 
ŎƻƴǎƛŘŜǊŀǘƛƻƴ ƻŦ άŀƭǘŜǊƴŀǘƛǾŜǎέ ǿŀǎ ƘƻǿŜǾŜǊ ŀƴ ƛƴǘŜƎǊŀƭ ǇŀǊǘ ƻŦ ǘƘŜ ŘŜǎƛƎƴ ǇǊƻŎŜǎǎ ǘƘǊƻǳƎƘ ƴǳƳŜǊƻǳǎ 
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iterations of the site layout, the design of the buildings in their external manifestation. The iterative 
design process also involved alternative internal layouts of the buildings based on input from technical 
experts relating to topics such as mechanical and electrical engineering, structural engineering, fire 
and daylight/ sunlight.  On this basis, it is considered that all reasonable alternatives to the project are 
considered and no alternatives have been overlooked which would significantly reduce or further 
minimise environmental effects.   
 
 
POPULATION AND HUMAN HEALTH  
 
During construction, the main likely significant effects are a positive impact on employment with c.200-
300 direct jobs created and indirect employment generated in the local economy as a result of the 
multiplier effect.  
 
During construction, the proposed development will cause loss of amenity, disruption and 
inconvenience to local residents and the nearest receptors. However, this impact will be temporary in 
ƴŀǘǳǊŜ ŀƴŘ ƳƛǘƛƎŀǘŜŘ ƛƴǎƻŦŀǊ ŀǎ ǇǊŀŎǘƛŎŀōƭŜ ǘƘǊƻǳƎƘ ǘƘŜ /ƻƴǘǊŀŎǘƻǊΩǎ /EMP. The CEMP will implement 
the requirements and mitigation and monitoring measures set out in this EIAR and any conditions 
attached to a grant of planning.  A Community Liaison Officer (CLO) will be appointed and will inform 
the public of site operations and be available to local residents / members of the public with concerns 
/ complaints.  
 
The effects caused by air quality, noise and vibration and transport are addressed in Chapters 8, 9 and 
11 of this EIAR.   
 
Subject to adherence to best practice construction health and safety procedures, no significant adverse 
effects on human health are anticipated during the construction of this development.   
 
Overall, during the operational phase, the impact of the development on the wider population are 
considered to be significant and positive and the main impacts are :- 

¶ an increase in population, a long term positive moderate effect which will accelerate the rate 
of population increase in the Cherry Orchard C Electoral Division in accordance with local 
regional and national policy;  

¶ a permanent positive significant change in the landscape from undeveloped urban fringe to 
residential community;  

¶ positive long term impact on employment and the local economy through the creation of jobs 
and associated multiplier effect;  

¶ the commercial and community facilities in the proposed development will likely have a 
positive moderate impact on facilities in the area for existing and future populations;  

 
In the operational stage, measures to address health and safety considerations, including risks of fire, 
flooding and universal access have been addressed as part of design mitigation and will be subject to 
the relevant regulations to ensure no significant adverse impacts on human health. 
 
Impacts of the proposed development in terms of daylight/ sunlight, overshadowing and wind effects 
have also been examined in detail in tandem with the scheme design and no significant impacts are 
anticipated.   
 
No significant impacts are expected on human health as a result of the risk or vulnerability to major 
accidents or disasters.   
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BIODIVERSITY   
 
The Biodiversity chapter of the EIAR was prepared by Altemar Ltd. It assesses the biodiversity value of 
the proposed development area and the potential impacts of the development on the ecology of the 
surrounding area and within the potential zone of influence (ZOI). The proposed development is not 
within a designated site. There are no Natura 2000 sites within 5km, and there are three National 
conservation sites (Grand Canal pNHA, Liffey Valley pNHA, and Royal Canal pNHA) within five km of 
the proposed development site. There are no Ramsar sites within 5km of the proposed development 
site. There is no direct hydrological connection to designated conservation sites. Out of an abundance 
of caution, it is considered that there is an indirect hydrological pathway to designated conservation 
sites within Dublin Bay via the proposed foul and surface water drainage strategy. Foul wastewater 
drainage will be directed to an existing public foul network, which ultimately outfalls to Ringsend 
WwTP for treatment. Any silt or pollutants will be treated along this network. Surface water drainage 
will be directed to an existing public surface water network which outfalls to the Camac River, which 
in turn outfalls to the marine environment at Dublin Bay. No specific mitigation is required to protect 
designated sites. The project must comply with Water Pollution legislation to ensure that there are no 
contaminated discharges from the site including contaminated surface runoff and dust enter the 
existing surface water drainage network. However, these measures are not necessary for the 
protection of designated sites including Natura 2000 sites. 
 
No species of conservation importance were noted on site, based on NPWS and NBDC records as fine 
resolution. The proposed development site is primarily Recolonising Bare Ground (ED3). Bramble scrub 
is located around the north and western perimeter of the site. The south western portion of the site 
has an area of unmanaged grassland. No habitats of conservation significance were noted within the 
site. No terrestrial species (flora and fauna) of conservation importance were noted on site. However, 
of note is a single stand of Japanese knotweed (Reynoutria japonica) was noted on site (Plate 1). This 
stand has become well established. This invasive species is listed on the third Schedule of regulation 
49 & 50 in the European Communities (Birds and Natural Habitats) Regulations 2011.  An Invasive 
species management plan accompanies the submission. No plant species that are rare or are of 
conservation value were noted during the field assessment on in biodiversity records. The common 
frog (Rana temporaria) was not observed on site. However, there are small pond features on site that 
could be of importance of frogs during the breeding season. No badgers or badger activity was noted 
on site. No protected terrestrial mammals of conservation importance were noted on site or in the 
immediate vicinity of the site. A bat survey was carried out. There are no bat roosts or potential bat 
roosts on site. A single soprano pipistrelle (Pipistrellus pygmaeus) was noted briefly foraging on site. 
Mitigation measures are outlined to protect local biodiversity during construction. During operation 
no specific operational mitigation measures are required beyond those outlined elsewhere in the EIAR. 
 
With the successful implementation of outlined mitigation measures and elsewhere in the EIAR, to 
limit biodiversity, surface water and dust impacts, including ecological supervision, no significant 
impacts are foreseen from the construction or operation of the proposed project. Residual impacts of 
the proposed project will be localised to the immediate vicinity of the proposed works.  
 
The construction and operational mitigation proposed for the development satisfactorily addresses 
the mitigation of potential impacts on biodiversity and designated conservation sites through the 
application the standard construction and operational phase controls as outlined above. In particular, 
mitigation measures to ensure compliance with Water Pollution Acts will satisfactorily address the 
potential impacts on downstream biodiversity. No significant adverse impacts on biodiversity or 
designated sites are likely from the proposed works following the mitigation described above. 
 
 
 
  



EIAR ς Park West SHD 
 

XI 
 

LAND AND SOILS 
 
The assessment of Land & Soils is contained within Chapter 6 of the EIAR report. CS Consulting analysed 
and prepared this chapter to take cognisance of the existing, during construction and proposed effects 
the development would have on the geology of the environment. 
 
Existing Environment 
The existing site is mainly greenfield with over 80% of the site area covered in grass. There is an existing 
hotel, vehicular access and a car park within the site boundary.  
 
Geology 
Made Ground comprising reworked sandy gravelly clay fill mantles the site and in places. Construction 
and Demolition (C&D) waste is present within the fill material. While mostly confined to the upper 
metre the Made Ground appears to deepen within the eastern portion of the site to depths of up to 
1.7 m BGL. Within the southern portion of the site infiltration test pits terminated within Made Ground 
at a depth of 1.5 m BGL thereby implying that the fill could be deeper.  
 
The underlying natural soils comprise predominately stiff (high strength) grey/brown sandy gravelly 
clay.  This material strengthens with depth, becoming very stiff (very high strength) within the upper 2 
metres (deepening to 3.5 metres at the eastern end of the proposed structural development).  
 
The upper grey/brown and lower dark grey/brown and black gravelly clays represent glacial till, which 
is often referred to as the "Dublin Boulder Clay".  The difference in coloration and consistency between 
the upper grey/brown and lower very stiff dark brown/grey deposits are usually attributed to 
weathering of the upper till. 
 
The underlying limestone bedrock is in a medium strong to strong condition and this has been proven 
to a maximum depth of 11.3 m BGL.  
 
Hydrogeology/Groundwater 
Groundwater ingress was not observed within the boreholes or trial pits. However, water strikes 
occurred during rotary drilling and were observed at a shallowest depth of 2.6 m BGL during the drilling 
period. Subsequent groundwater monitoring of standpipes has shown standing groundwater level in 
the range 2.2 to 3.5 m BGL.  
 
The results of groundwater monitoring therefore indicates that excavations below c.2.0m BGL could 
intercept the groundwater table.  While water ingress through the glacial clays would be expected to 
be slow any open excavations will ultimately fill with water as the groundwater table re-establishes to 
its true level.   
 
It is also noted that granular (sand/gravel) lenses are not uncommon within glacial till and if 
intercepted the rate of water ingress through such lenses would be significantly higher. The rate of 
water ingress could also increase where the upper highly fractured bedrock is intercepted.   
 
Soil Classification 
11 number samples of excavated soil material were supplied to OΩ/ŀƭƭŀƎƘŀƴ aƻǊŀƴ by IGSL from 
various locations across the site. 
 
All results of samples can be found in the Waste Classification Report appended to this report, below 
is a short summary of the conclusions/results of the report: 

¶ Asbestos was not detected in any of the samples. 

¶ All samples are classified as non-hazardous.  

¶ All samples meet the inert landfill WAC. 
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Impact Assessment 
The potential impacts during the construction and demolition phases are: -  
 
Demolition 
ω air quality issues pertaining to demolition on site structures, 
ω noise issues due to demolition of structures on site, 
ω subsidence issues regarding adjacent landowners, due to excavation works, 
ω increased in temporary local traffic volumes due to removal of demolition & excavated site, 
ω reduction in regional landfill capacity due to acceptance of classified waste material. 

 
Construction 
ω The presence of contaminants in the underlying strata and the exposure of site workers to 

contaminated ground through direct contact, inhalation of dust and vapours or oral intake. 
ω Excavated and stripped soil can be disturbed and eroded by site vehicles during the construction. 

Rainfall and wind can also impact on non-vegetated/uncovered areas within the excavation or 
where soil is stockpiled.  

ω Noise and vibration will be generated through the construction phase particularly during pilling 
and excavation work. Given that some rock excavation is required it is anticipated that rock 
breaking techniques will be used. Noise and vibration impacts are considered in detail in Chapter 
9 - Noise and Vibration.  

ω The removal of soil from the ground could, without the adoption of appropriate control 
measures, lead to some ground movement in the immediate surrounds of the excavation with 
an associated risk of settlement and damage to buildings in the immediate area. Details of 
mitigation methods are outlined in the next section.  

ω The presence of contaminants in the groundwater and the exposure of site workers to existing 
contaminated groundwater. 

ω The potential impact of dewatering and temporarily reducing the ground water level on 
surrounding structures.  

ω The potential for groundwater from the demolition and construction phase of the project to 
contribute to contamination of the local groundwater.  

ω The mobilisation and migration of soluble contaminants in groundwater.   
 

Operation 
During the operational phase of the new development on the subject site it is envisaged that there will 
be little to no potential impact on the geology of the area or on groundwater. 

 
Run-off from hardstanding areas will pass through a closed drainage system, which will incorporate silt 
traps and oil/petrol interceptors, to mitigate the possibility of potentially contaminated surface water 
from contaminating the soil and bedrock geology. This drainage system will then discharge into the 
Local Authority operated sewer system. It is not predicted that there will be any adverse effects on the 
soils and geology during the operational phase of the development.  

 
Run-off from hardstanding areas will pass through a closed drainage system, which will incorporate silt 
traps and oil/petrol interceptors, to mitigate the possibility of potentially contaminated surface water 
from contaminating the soil and bedrock geology. This drainage system will then discharge into the 
Local Authority operated system. It is not predicted that there will be any adverse effects on the 
groundwater during the operational phase of the development.  

 
Cumulative Impacts 
Cumulative impacts on the proposed development can be considered in two areas: 

¶ Impact due to the construction on adjoining underground structures and due to the potential to 
block groundwater flow patterns, 
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¶ The requirement for excavated soils deemed to be disposed on in licenced landfill facilities, 
thereby reducing the capacity in the landfills to accept future material. 

 
¢ƘŜ ά5ƻ bƻǘƘƛƴƎ LƳǇŀŎǘέ ŀǎǎŜǎǎŜǎ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƛƳǇŀŎǘ ƻŦ ƴƻǘ ǊŜŘŜǾŜƭƻǇƛƴƎ ǘƘŜ ǇǊƻǇƻǎŜŘ 
development site in respect of the existing impacts to land and soils, at the proposed site. Under the 
ά5ƻ bƻǘƘƛƴƎ {ŎŜƴŀǊƛƻέ ǘƘŜǊŜ would be no change in the current land use of the site and therefore the 
soil and bedrock geology environments would remain in their current state. There is no predicted long-
term impact on the soil, geology and hydrogeology environments associated with the operation phase 
of the proposed development. 

 
Mitigation 
Mitigation measures for the demolition phase will be as outlined in the Outline Construction 
Management Plan, submitted as part of this application by CS Consulting. The main impacts are 
associated with the Construction Phase of the proposed development these mitigation measures can 
be summarised as follows: 

¶ The excavated material will be monitored and assessed to determine the most suitable disposal 
outlet. Material will be categorised according to the Landfill Directive and will be sent to 
appropriately licensed facilities for treatment/disposal. Where applicable, material on site will be 
segregated and divided into material re-use, material re-cycling and waste material streams in 
accordance with current guidelines and best practice.  

¶ Dust suppression measures will be implemented to minimise dust generation during extended dry 
periods. Dust monitoring will be conducted through the excavation period. The provision of 
vehicle wheel wash facilities at site exits and implementation of a road sweeping programme will 
reduce effect on surrounding road network.  

¶ Inherent in any redevelopment is the potential for groundwater from the demolition and 
construction phase of the project to contribute to contamination of the local groundwater. By 
developing a detailed construction methodology and strict adherence to this policy by vigilant site 
management, these potential risks can be mitigated to acceptable levels. 

¶ During the demolition and excavating phase of the works monitoring will be ongoing for noise, 
vibration, settlement, gas & water levels as well as ground contamination as described in the 
section below on Monitoring. 

 
Following construction there will be no long-term significant impacts with respect to soils and geology 
of the site.  

 
Residual Impact Assessment 
The assessment concluded that the residual impacts would be minor in nature & would not cause off 
site issues pertaining to the sites geological setting. 

 
Monitoring 
It is recommended that the following are monitored in relation to the soil and geological environments 
during the demolition and construction stage: 

¶ Any additional testing and monitoring of soil and made ground that will be excavated for any 
potentially contaminated material to ensure adequate classification and disposal. 

¶ Monitoring of the retaining wall using for example, inclinometers and monitoring of water 
movements either seepages or through control points. 

¶ Monitoring of neighbouring structures immediate to the development site for the effects of any 
vibration, movement and settlement arising from the excavation works based on condition surveys 
carried out by the contractor prior to the works. 

¶ Monitoring of interrelated impacts such as noise and vibration levels, dust emissions etc. are dealt 
with in their other chapters in this EIAR. 

¶ Testing and monitoring of water and gas during excavation works. 

¶ Monitoring of water movements either seepages or through control points. 
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WATER  
 
This section of the EIAR has been prepared by CS Consulting and describes the existing water aspects 
on the proposed development site. 
 
Existing Environment 
 
Potable Water Infrastructure 
Record drawings reviewed from Irish Water indicate the following services in the area: 

¶ Two number 450mm watermains and a 150mm watermain on Park West Avenue, west of the 
proposed development. 

¶ A 250mm watermain on Park West Road, south of the proposed development. 
 

Stormwater Infrastructure 
Record drawings reviewed indicate the following services in the area: 

¶ A 300mm diameter surface water sewer which changes to a 600mm and onto a 750mm diameter 
on Park West Road. This surface water sewer discharges in easterly direction and connects to the 
750mm diameter surface water sewer on Heaney Avenue. 

Foul Drainage Infrastructure  
Record drawings reviewed from Irish Water indicate the following services in the area: 

¶ An existing 225mm foul sewer on Park West Road, south of the subject site location, which 
discharges in easterly direction and connects to the 300mm diameter foul sewer on Heaney 
Avenue. 

Flood Risk 
The site of the proposed development is in Flood Zone C, based on Dublin City Councils Strategic Flood 
Risk Assessment from the current Development Plan. The primary risk of flooding to the site is by 
Pluvial flooding. 
 
Impact Assessment 
 
The proposed development was assessed to look at the redevelopment of the site and the impact this 
would have on the potable water, storm water drainage and foul water infrastructure to service the 
proposed development.  
 
Potable Water 
The proposed schemes requirement have been assessed by Irish Water who have deemed the 
requirements can be adequately services by the local infrastructure.  
 
Stormwater 
The proposed development will adhere to the requirements of Dublin City CouƴŎƛƭΩǎ ǎǳǎǘŀƛƴŀōƭŜ ǳǊōŀƴ 
drainage systems. This will allow the storm water generated on  site to be released in a controlled 
manner even during extreme storm water events while also using infiltration techniques to improve 
the overall storm water quality.   
 
Foul water 
The proposed schemes requirement shave been assessed by Irish Water who have deemed the 
requirements can be adequately services by the local infrastructure. 
 
Flood risk 
A site specific flood risk assessment for the site has been carried out and the sites current, low risk 
designation will be maintained following the development of the site. 
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Mitigation 
The proposed development shall include a range of mitigation measures to ensure that the scheme 
will have a minor impact on the local water services. The scheme will ensure low water usage sanitary 
ŀǇǇƭƛŀƴŎŜΣ ǎǳǎǘŀƛƴŀōƭŜ ŘǊŀƛƴŀƎŜ ǘŜŎƘƴƛǉǳŜǎ ǘƻ ƳƛǘƛƎŀǘŜ ŀƎŀƛƴǎǘ ŀƴȅ ŀŘǾŜǊǎŜ ŜŦŦŜŎǘǎ ƻŦ ǘƘŜ ǎŎƘŜƳŜΩǎ ǊŜ-
development. 
 
Residual Impact Assessment 
The proposed scheme will draw on the existing potable water and wastewater services in the environs. 
This has been assessed and validated by Irish Water. As the subject lands was previously developed 
and the site is zoned for the volume of development applied for the residual assessment of the impact 
of water services is deemed to be minor.  
 
Monitoring  
The potable & foul infrastructure will be vested to Irish Water post completion. The public elements 
for the stormwater drainage system will be taken in charge by Dublin City Council for up-keep and 
routine maintenance when required. 
 
 
AIR AND CLIMATE 
 
Byrne Environmental Consulting Ltd have assessed the potential air quality and climatic impacts that 
the Park West Strategic Housing Development may have on the receiving environment during the 
construction and operational phases of the project. The assessment includes a comprehensive 
description of the existing air quality in the vicinity of the subject site, a description and assessment of 
how construction activities and the operation of the development may impact existing air quality and 
climate, the mitigation measures that will be implemented to control and minimise the impact that 
the development may have on local ambient air quality and finally to demonstrate how the 
development shall be constructed and operated in an environmentally sustainable manner. 

 
In terms of the existing baseline air quality environment, site specific baseline data and published data 
available from similar environments indicates that levels of nitrogen dioxide (NO2), carbon monoxide 
(CO), sulphur dioxide (SO2) particulate matter less than 10 microns (PM10) and less than 2.5 microns 
(PM2.5) and benzene are well below the National and European Union (EU) ambient air quality 
standards.  
 
The construction phase of the development has the potential to generate short term fugitive dust 
emissions and diesel engine exhaust emissions associated with construction vehicles and plant 
however these emissions will be controlled by appropriate mitigation techniques and through the 
implementation of a construction phase air quality management and monitoring plan throughout the 
duration of the construction phase. The predicted construction phase residual impacts with mitigation 
on air quality will be slight, local and short-term. The predicted construction phase residual impacts 
with mitigation on climate will be imperceptible local and short-term. 

 
The operational phase of the development will see the functioning of modern, well insulated thermally 
efficient buildings in which energy efficiency shall be achieved by implementing sustainable features 
into the ŘŜǾŜƭƻǇƳŜƴǘΩǎ buildings and infrastructure design. The design of the residential units will 
ensure their operation will have a minimum impact on the receiving climate and that their design will 
withstand future potential extreme weather events associated with climate change. 
 
The predicted impacts of domestic heating and traffic generated air pollutants associated with the 
development will not exceed the ambient air quality standards and the impact of the development on 
ambient air quality and climate been determined to be imperceptible, neutral and long-term. 
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NOISE AND VIBRATION  
 
Byrne Environmental Consulting Ltd have assessed the potential noise and vibrational impacts that the 
proposed Park West Strategic Housing Development may have on the receiving environment during 
the construction and operational phases of the proposed development. The assessment includes a 
comprehensive description of the existing ambient baseline noise climate in the vicinity of the subject 
site, a description of how construction activities may impact the existing ambient noise climate, the 
mitigation measures that shall be implemented to control and minimise the impact that the 
development may have on the receiving environment and the mitigation by design measures that are 
intended to ensure that the inward noise impact from the external environment is controlled within 
the residential units of the development. 
 
Ambient noise levels in the vicinity of the site shall temporarily increase during the construction phase, 
however noise levels shall be controlled, minimised and managed through the implementation of best 
practice construction noise and vibration mitigation measures. The operational phase of the 
development will not have an adverse or unacceptable outward noise impact on the receiving 
environment including existing noise sensitive receptors located in the vicinity of the site. 
 
The assessment has also assessed the inward noise impact of the surrounding environment including 
external transportation noise on the proposed development in order to ensure that suitable internal 
noise levels can be achieved across the site within the residential dwellings. 
 
The impact assessment has concluded that the construction phase noise impacts with mitigation will 
be negative, slight to moderate and short-term at existing local residential receptors and the 
operational phase noise impact will be neutral, imperceptible and long-term at local residential 
receptors. It is predicted that the inward noise impact with mitigation will be neutral, not-significant 
and long-term. 
 
 
MATERIAL ASSETS: BUILT SERVICES  
 
This section of the EIAR has been prepared by CS Consulting and EDC Consulting Engineers and 
describes the existing site services aspects on the proposed development site. 

 
To develop the subject lands existing services will be required to be relocated on site without the loss 
of service. This has been factored into the proposed design and phasing of the scheme. 

 
The proposed development was assessed to look at the development of the site and the impact this 
would have on all aspect of public utilities including the potable water, foul water electricity gas and 
telecommunication infrastructure to service the proposed development.  

 
The proposed potable water and foul water requirements have been assessed by Irish Water who have 
deemed the requirements can be adequately services by the local infrastructure.  

 
Based on information received from ESB Networks, the site is serviced by an existing HV cable located 
along Park West Avenue and Park West Road. As part of the enabling works package at Parkwest it is 
proposed to divert the existing 38kV lines to the North of the site underground. The design team has 
commenced discussions with the ESB and will continue these post a grant of planning permission.  

 
Based on information received from Gas Networks Ireland (GNI), there is an existing medium pressure 
gas pipe along Park West Avenue. The only gas requirement for the site will be for the restaurant. An 
initial load assessment has been carried out and no capacity issues have been identified. 
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Based on information received from Eir, the site is well serviced along Park West Avenue and Park 
West Road. An initial assessment has been carried out and no capacity issues have been identified. 

 
The proposed development includes a range of mitigation measures to ensure that the scheme will 
have a minor impact on the local foul & potable services. The scheme will ensure low water usage 
sanitary appliance & sperate drainage runs for the foul and storm water systems to mitigate against 
any adverse effects of the schemes operation.  
 
The potable & foul infrastructure will be vested to Irish Water post completion. Irish Water will 
therefore take over the operational and maintenance aspects of the proposed developments potable 
water and foul infrastructure.   

 
All electricity, gas and telecommunications excavations will be fully reinstated to the requirements of 
ESB, Gas Networks Ireland (GNI) and the relevant telecommunications providers respectively.  
 
 
MATERIAL ASSETS: TRANSPORTATION  
 
The assessment of Traffic and Transport has been prepared by CS Consulting and is contained within 
Chapter 11 of the EIAR report.  
 
Impacts Assessed 
This chapter of the EIAR assesses and evaluates the likely impact of the proposed development on the 
surrounding road network, with a particular focus on the operation of nearby existing road junctions. 
.ƻǘƘ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘΩǎ ŎƻƴǎǘǊǳŎǘƛƻƴ ǎǘŀƎŜ ŀƴŘ ƛǘǎ ƻǇŜǊŀǘƛƻƴŀƭ ǎǘŀƎŜ ŀǊŜ ŎƻƴǎƛŘŜǊŜŘΣ ŀƴŘ ǇǊƻǇƻǎŜŘ 
mitigation measures are identified. 
 
Relevant Receptors 
In the context of this chapter, environmental receptors susceptible to being affected by the proposed 
development comprise elements of the surrounding road network (adjacent streets and their 
junctions). 
 
Traffic Impact Assessment Methodology 
¢ƘŜ ƳŜǘƘƻŘƻƭƻƎȅ ŜƳǇƭƻȅŜŘ ŦƻǊ ŀǎǎŜǎǎƛƴƎ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘΩǎ ƛƳǇŀŎǘ ƻƴ ƴŜŀǊōȅ ǊƻŀŘ ƧǳƴŎǘƛƻƴǎ 
comprises the following: 

¶ A traffic survey to establish baseline vehicle traffic movements. 

¶ The application of growth factors to scale these flows up to future year levels. 

¶ /ŀƭŎǳƭŀǘƛƻƴ ƻŦ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘΩǎ ǾŜƘƛŎƭŜ ǘǊƛǇ ƎŜƴŜǊŀǘƛƻƴ ŘǳǊƛƴƎ ǇŜŀƪ ƘƻǳǊǎΣ ǳǎƛƴƎ ŀ ŘŀǘŀōŀǎŜ ƻŦ 
past traffic surveys. 

¶ Distribution of these vehicle trips across the local road network in accordance with existing traffic 
patterns. 

¶ Computer modelling of nearby existing and proposed junctions to determine their operational 
performance under existing and future traffic conditions. 

 
Baseline Scenario 
Assessment of the two existing road junctions closest to the development site (the Aspect Hotel access, 
and the roundabout junction of Park West Avenue and Park West Road) shows that these junctions 
both currently operate efficiently and within their design limits. 
 
Future Do-Nothing Scenario 
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The Do-Nothing scenario relates to the design year 2040 (15 years after completion of the subject 
development). This allows for general increases in background vehicle traffic over this period. Vehicle 
traffic generated by the subject development itself is not included. 
Under these conditions, assessment shows that the existing Aspect Hotel access junction will continue 
to operate effectively. As a result of background traffic growth, however, the existing roundabout 
junction of Park West Avenue and Park West Road will experience traffic flows higher than designed 
for and, unless upgraded in the interim, will cease to function effectively by the year 2040. 
 
Predicted Impacts ς Construction Stage 
During its construction stage, the proposed development is predicted to result in a short-term slight 
adverse impact on the operation of junctions on the surrounding road network. This impact will be 
confined to the duration of construction activity on site and will therefore be entirely reversible. The 
maximum potential peak hour vehicular trip generation of the site during construction is lower than 
that during its operational stage. 
 
There is also potential during the construction stage for construction-related activity to impact upon 
the surrounding road network in other ways, for instance through surrounding roads being temporarily 
obstructed by stopped/parked construction vehicles or by delivery/loading operations, or being fouled 
by dirt/debris originating from the construction site. In the absence of mitigation measures, these 
impacts would be adverse in nature, short-term in duration, and significant. The construction stage 
mitigation measures described in this chapter are however intended to prevent and minimise these 
impacts, and these measures will be strictly adhered to. 
 
Predicted Impacts ς Operational Stage 
In its operational stage, the subject development shall generate regular vehicular trips on the 
surrounding road network, increasing traffic flows at nearby existing junctions. The existing Aspect 
Hotel access junction on Park West Avenue (which shall serǾŜ ŀǎ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘΩǎ ǿŜǎǘŜǊƴ 
access) is also to be reconfigured as a signal-controlled junction under the development proposals. An 
assessment of nearby junctions was conducted under the predicted traffic conditions for the design 
year 2040 (15 years after completion of the subject development), including traffic generated by the 
subject development, and this was compared to the Do-Nothing scenario previously described. This 
analysis showed that the traffic flows generated by the subject development will produce increases in 
vehicle queues and delays at nearby junctions but will not be the cause of any junction exceeding its 
efficient operating limits. 
 
During its operational stage, the subject development is therefore predicted to result overall in a long-
term moderate adverse impact on the operation of junctions on the surrounding road network. This 
impact should be considered reversible to a degree, as any future measures that reduce local vehicular 
traffic volumes (e.g. improvements in public transport or cycling infrastructure, junction redesign, or 
changes in general traffic flow restrictions) have the potential to improve local traffic flows generally, 
as well as to reduce vehicle trips to/from the subject development. 
 
Mitigation Measures - Construction Stage 
The lead contractor appointed for the construction of the development will be required to prepare a 
site-specific Construction and Environmental Management Plan (CEMP), which will outline measures 
to be taken to mitigate the effects of construction traffic on the surrounding road network. A 
Designated Community Liaison Officer (DCLO) will be nominated for the subject development, who 
will work with DCLOs on other active sites to coordinate construction activities. The DCLO will also act 
as a point of contact for local residents, Dublin City Council, An Garda Síochána. 
 
The final site-specific CEMP will include a plan for the scheduling and management of construction 
traffic, so as to: 

¶ avoid heavy construction traffic travelling via unsuitable roads and junctions; 
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¶ avoid construction traffic parking, queueing, or loading/unloading the public road; 

¶ schedule most construction traffic outside peak hour times; and 

¶ keep the public roads around the site clean. 
Construction personnel will be encouraged to make use of the available high-quality public transport 
links to the area and/or to commute by bicycle, to minimise private car trips to and from the site. To 
avoid problems of parking overspill on surrounding streets, however, limited essential staff parking 
shall be provided within the site. In parallel with this, parking restrictions and management measures 
on surrounding streets will be reviewed and implemented as necessary in agreement with local 
residents and Dublin City Council. 
 
Mitigation Measures - Operational Stage 
The development shall incorporate several design and management elements intended to mitigate the 
impact of the development on the surrounding road network during its operational stage. These 
include: 

¶ a reduced car parking provision, which shall discourage higher vehicle ownership rates and 
excessive vehicular trips to the development (by residents and visitors); 

¶ a high provision of secure bicycle parking, which shall serve to encourage bicycle journeys by 
both development occupants and visitors; and 

¶ an internal car-ǎƘŀǊŜ Ŏƭǳō ǇǊƻǾƛŘƛƴƎ мпƴƻΦ ǎƘŀǊŜŘ ŎŀǊǎ ŦƻǊ ǘƘŜ ǎƻƭŜ ǳǎŜ ƻŦ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘΩǎ 
residents, which shall support a reduced level of car ownership and help to discourage 
unnecessary car journeys. 

 
A Residential Travel Plan Coordinator shall be appointed for the proposed development, with the remit 
to implement and oversee an ongoing Residential Travel Plan (RTP). This shall assist development 
occupants and visitors in making the most of sustainable transport opportunities and in avoiding 
single-occupant car journeys to and from the development site where possible. 
 
Cumulative Operational Impacts 
In the evaluation of traffic impact, the future year junction performance assessments conducted in 
respect of the proposed development typically also include other traffic flows to be generated by 
relevant nearby committed development, such that the predicted impacts also represent the potential 
cumulative impacts. In this case, however, no relevant nearby committed developments have been 
identified. 
 
Monitoring and Reinstatement 
The lead contractor appointed for the construction of the development will be required to prepare a 
site-specific CEMP, which shall outline measures for monitoring the impact of construction traffic on 
the operation and condition of the surrounding street network, including remedial actions to be taken 
in the event of construction traffic causing damage to road infrastructure. 
 
The lead contractor will also be required to monitor the travel habits of construction personnel and to 
tailor supports for public and shared transport use accordingly. Surrounding streets will be monitored 
to ensure that no nuisance parking associated with construction activity takes place. 
 
Post-development monitoring ƻŦ ǘƘŜ ǎǳǊǊƻǳƴŘƛƴƎ ǎǘǊŜŜǘ ƴŜǘǿƻǊƪΩǎ ǇŜǊŦƻǊƳŀƴŎŜ ƛǎ ƴƻǘ ǊŜǉǳƛǊŜŘ ƻǊ 
proposed in this case. Within the scope of the Residential Travel Plan (RTP) to be implemented for the 
development, however, the Residential Travel Plan Coordinator shall be responsible for monitoring 
the travel habits of development occupants and visitors. The Residential Travel Plan Coordinator shall 
gather data on travel patterns, for instance by conducting periodic travel surveys of development 
occupants. 
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MATERIAL ASSETS: RESOURCE AND WASTE MANAGEMENT  
 
Byrne Environmental Consulting Ltd have assessed the potential impact that construction phase and 
operational phase wastes associated with the proposed Park West Strategic Housing Development 
Strategic Housing Development may have on the receiving environment and on local and regional 
waste management infrastructure. 

 
The assessment includes a comprehensive description of the nature and quantities of wastes that shall 
be generated during the construction and operational phases of the development and a description of 
how wastes generated shall be managed in accordance with Dublin City Council Development Plan 
2016-2022 Waste Management Policies and Objectives. 

 
The Site Specific Construction and Operational Waste Management Plans have been designed to 
ensure that the construction and operational phases of the proposed development will be managed 
to reduce the generation of unsegregated wastes, to maximise the potential for recycling, recovery 
and re-use and to demonstrate how the development will operate in a sustainable manner in terms of 
waste management and how the development will contribute to the achievement of the regions 
compliance with the waste reduction targets specified in the Eastern-Midlands Region Waste 
Management Plan 2015-2021. 

 
The residual impact associated with the construction phase with mitigation will generate a small 
quantity of unrecyclable and non-reusable construction wastes which will result in a neutral, not 
significant and short-term impact. 

 
The residual impact associated with the operational phase with mitigation, will generate a small 
quantity of unrecyclable and non-reusable domestic and commercial waste which will result in a 
neutral, not significant and long-term impact. 
 
 
CULTURAL HERITAGE  
 
IAC Archaeology has prepared this chapter to study the impact, if any, on the archaeological and 
cultural heritage resource of a proposed development at Park West, Dublin 12. The assessment was 
carried out by Faith Bailey of IAC Archaeology. 
 
The proposed residential development is located at Park West, Dublin 12. The site is bordered to the 
north by The Great Southern and Western Railway line; to the west by Park West Avenue and Park 
West Business Park; to the south by Park West Road and Park West Industrial Park to the east. The site 
is currently occupied by a hotel car park as well as disturbed greenfield and demolished access roads. 
There are no recorded monuments located within the development area. The closest consists of a 
burial ground (DU017-083), c. 128m to the west. 
 
Analysis of the aerial photographic record available for the area has shown from 2000 to 2005 the site 
was subjected to a large amount of disturbance with dumping, ground disturbances and access roads 
running through the site. A field inspection has been carried out, which confirms the site has been 
subject to extensive disturbance. No previously unrecorded sites or areas of archaeological or cultural 
heritage potential were noted. Given the high level of disturbance within the site, the overall 
archaeological potential is considered to be very low.  
 
Due to the highly disturbed nature of the proposed development area, it is likely that any 
archaeological remains that may have been present have since been removed. As such no negative 
impacts upon the archaeological or cultural heritage resource are predicted as a result of the 
development going ahead. 
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No impacts are predicted upon the archaeological or cultural heritage resource as a result of the 
operation of the proposed development. 
 
No archaeological or cultural heritage mitigation for the construction or operation phase it required, 
as no impacts are predicted. 
 
 
LANDSCAPE  
 
The Landscape chapter assesses the potential effects of the proposed development on the townscape 
character and views/visual amenity of the receiving environment. It should be read in conjunction with 
the verified photomontages contained in Appendix 14A of the EIAR. The Landscape chapter was 
prepared by David Bolt BA(hons) CMLI of Model Works Ltd.  
 
Located to the northwest of Park West, the c.9.4 ha. site is comprised chiefly of an area of undeveloped 
grassland. It is a partially realised urban new-build development at the western edge of Dublin City, 
bound by the M50 to the west and Dublin to Cork mainline railway to the north. The site is partly 
brownfield land of strategic scale with frontage to the two main streets and has a c. 320m frontage to 
Park West Avenue to the southwest, and a c. 200m frontage to Park West Road to the south. These 
are the two main thoroughfares serving Park West. The site is also conveniently located near to the 
Park West and Cherry Orchard rail station, situated to the north west, which is served by the mainline 
railway. The Aspect Hotel and associated car park is located to the central west boundary of the site.  
Much of the site appears to have previously been utilised for temporary construction-associated 
works, and there is an existing hard standing to the south east corner.   
 
The townscape of Park West evolved rapidly following the construction of the M50 in the 1990s, which 
ŜǎǘŀōƭƛǎƘŜŘ ŀ ƴŜǿΣ ŎƭŜŀǊƭȅ ŘŜŦƛƴŜŘ ŜŘƎŜ ǘƻ 5ǳōƭƛƴΩǎ ǳǊōŀƴ ŀǊŜŀΦ 9ȄǘŜƴǎƛǾŜ ƛƴŘǳǎǘǊƛŀƭ ŀƴŘ ƭƻǿ ŘŜƴǎƛǘȅ 
residential development initially took place within greenfield sites in the area, until the first phase of 
the Park West established the infrastructure of a new urban core. This was to be a mixed use, high 
density development of distinctly urban character and appreciably high design and material quality. It 
employed urban design principles such as the use of strong building lines, active frontage and building 
height to define streets and generate place-identity and clear legibility. The land uses were clustered 
into residential, retail/leisure, commercial industrial use zones with public open space integrated 
throughout. The adjacent development consists of mainly blocks of 5 storey residential above 2 retail 
storeys or 5-8 floors of commercial use, and there is also the landmark hotel of 8 storeys on Park West 
Avenue, located centrally within Site 6. While the completed elements of masterplan are of high 
quality, the development was left incomplete due to macro-economic factors and commercial 
constraints of ǘƘŜ ƭŀǘŜ нлллΩǎ ǊŜŎŜǎǎƛƻƴΦ  Lƴ ƛǘǎ ŎǳǊǊŜƴǘ ǳǎŜ ŀƴŘ ŎƻƴŘƛǘƛƻƴ ǘƘŜ ǎƛǘŜΣ ŀǎ ǿŜƭƭ ŀǎ ƻǘƘŜǊ ǾŀŎŀƴǘ 
development parcels in adjacent areas, detract from the townscape character, quality and visual 
amenity in the area. 
 
Stage 1 development will contribute significantly towards rectifying the gap in masterplan, although 
the townscape will remain incomplete until the subject site is fully developed.  
 
Townscape Effects 
¢ƘŜ ǎŜƴǎƛǘƛǾƛǘȅ ƻŦ ǘƘŜ ǘƻǿƴǎŎŀǇŜ Ŏŀƴ ōŜ ŎƭŀǎǎƛŦƛŜŘ ΨƭƻǿΩ όŘŜŦƛƴƛǘƛƻƴΥ Areas where the townscape has few 
valued elements, features or characteristics and the character is weak. The character is such that it has 
capacity for change; where development would make no significant change or would make a positive 
change. Such townscapes are generally unrecognised in policy and the principal management objective 
may be to facilitate change through development, repair, restoration or enhancement).  
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The classification of townscape sensitivity takes account of the existing condition of the receiving 
environment, but also a) the trends of change in the area, b) the development policy applying to the 
affected area, c) the susceptibility of the affected character areas to the proposed development 
typology and d) any features that are defined by (or implied have) landscape or aesthetic importance. 
The latter may include, for example, statutory or other designations such as or listed buildings of 
cultural or historic value, features that are noted in popular, traditional culture or vernacular.  
 
Potentially susceptible receptors of townscape effects in the receiving environment include the 
residential neighbourhoods of Cherry Orchard Estate, the Cedar Brook Apartments complex, the Park 
West Academy, Concert and Crescent Buildings residential apartments, Plaza West residential 
apartments and public open spaces adjacent to the scheme. Due to its employment status, the Park 
West Business Park would not normally be considered a sensitive receptor by the GLVIA definition, but 
the public open spaces surrounding the buildings contain several public artworks of distinction and 
therefore attract tourist/leisure interest and therefore should be considered so. 
 
The magnitude of townscape change which would result from the proposed development can be 
ŎƭŀǎǎƛŦƛŜŘ ΨƘƛƎƘΩ όŘŜŦƛƴƛǘƛƻƴΥ Change that is moderate to large in extent, resulting in major alteration to 
key elements, features or characteristics of the townscape, and/or introduction of large elements 
considered uncharacteristic in the context. Such development results in change to the character of the 
townscape). 
 
The high magnitude classification arises not from the proposal being uncharacteristic in the context (it 
is a development of urban character in a designated development area), but rather from the potential 
for the development to change certain key elements and characteristics of the receiving environment. 
These changes include: 
 

¶ The introduction of buildings of urban character and scale to the streetscapes of Park West 
Avenue and Park West Road, resulting in town centre-type enclosure of the streets and 
strengthening/ reinforcing the urban structure. This would make a significant positive 
contribution to townscape legibility (by appreciably defining Park West Avenue as the main street, 
ŀƴŘ ǊŜƛƴŦƻǊŎƛƴƎ ǘƘŜ ƧǳƴŎǘƛƻƴ ǿƛǘƘ tŀǊƪ ²Ŝǎǘ wƻŀŘ ŀǎ ǘƘŜ ΨŎŜƴǘǊŜΩύΦ 

¶ The expansion of the Park West neighbourhood across the site, with the new high density 
residential development complementing the existing Plaza Park West, Aspect Hotel, Crescent, 
Concert and Park West Business Park buildings to collectively form a distinct urban core of scale 
(in terms of spatial extent, built form, population, etc.) and diversity. The development would 
ƳŀƪŜ ŀ ǎƛƎƴƛŦƛŎŀƴǘ ŎƻƴǘǊƛōǳǘƛƻƴ ǘƻ ǘƘŜ ǊŜŀƭƛǎŀǘƛƻƴ ƻŦ ǘƘŜ ƻōƧŜŎǘƛǾŜǎ ƻŦ tŀǊƪ ²ŜǎǘΩǎ ŘŜǎƛƎƴŀǘƛƻƴ ŀǎ 
Strategic Development and Regeneration Area 4 as set out within Section 14.8.13 of the DCDP 
Core Strategy. The LAP references stages 1, 2 and 3 of the application site as Site 6. 

¶ The enhancement of Park West Avenue and Park West Road streetscapes along the frontage of 
the site, most notably by the provision of a pedestrian facilities and links on the site-side of the 
streets, between Park West and Cherry Orchard Station, Plaza Park West, and the Crescent 
buildings and Park West Business Park,  and by the introduction of a large number of street trees 
in green verges. 

¶ The extension of the public realm, the pedestrian and cycle circulation network and the green 
infrastructure network across the site, significantly improving the permeability and navigability of 
tŀǊƪ ²ŜǎǘΦ ¢ƘŜ Ƴƻǎǘ ƴƻǘŀōƭŜ ŜƭŜƳŜƴǘǎ ƻŦ ǘƘŜ ǇǊƻǇƻǎŀƭ ƛƴ ǘƘƛǎ ǊŜƎŀǊŘ ŀǊŜ ǘƘŜ Ψ[ƛƴŜŀǊ tŀǊƪΩ όǿƘƛŎƘ 
is aligned to function as an extension of the public open space fronting the Crescent Building) and 
the vehicular/pedestrian access connecting the proposed development to Plaza Park West and 
Park West Road. 

¶ The provision of a new Central Park and play area at the east end of Linear Park, functioning as a 
community hub in the public realm and green infrastructure network.  

¶ A significant increase in the number and variety of shrubs and trees on the site and along Park 
West Avenue, by the generous planting proposed in the development, in the new Central Park 
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and the linear open space, on the internal streets and in the courtyards. This would have 
ǎƛƎƴƛŦƛŎŀƴǘ ǇƻǎƛǘƛǾŜ ŜŦŦŜŎǘǎ ƻƴ ǘƘŜ ǎƛǘŜΩǎ ōƛƻŘƛǾŜǊǎƛǘȅΣ ƭŀƴŘǎŎŀǇŜ ŀƴŘ Ǿƛǎǳŀƭ ŀƳŜƴƛǘȅ ǾŀƭǳŜΦ 

¶ Introduction of SuDS and bio-retention features within the landscape design, including extensive 
areas of permeable surfacing and run-off attenuation structures, with benefits for sustainability 
and mitigation of climate change.   

 
Lƴ ǎǳƳƳŀǊȅΣ ǘƘŜ ǎƛƎƴƛŦƛŎŀƴŎŜ ƻŦ ǘƘŜ ǘƻǿƴǎŎŀǇŜ ŜŦŦŜŎǘǎ ƛǎ ǇǊŜŘƛŎǘŜŘ ǘƻ ōŜ ΨƳƻŘŜǊŀǘŜΩ όŘŜŦƛƴƛǘƛƻƴΥ An 
effect that alters the character of the environment in a manner that is consistent with existing and 
emerging baseline trends) and the effects would be positive. 
 
Visual Effects 
¢ƻ ŀǎǎŜǎǎ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘΩǎ ǇƻǘŜƴǘƛŀƭ Ǿƛǎǳŀƭ ŜŦŦŜŎǘǎ м7no. viewpoints were selected for 
detailed assessment informed by verified photomontages. The viewpoints were selected to address all 
the key elements and character areas around the site, and to show the proposal from a range of angles 
and distances. The most significant findings of the visual effects assessment are as follows: 
 

¶ Views from within and adjacent to the site (Viewpoints 6, 7, 8, 9, 10, 11, 12, 13, 14, 15) would be 
significantly improved. In all of these views the development would introduce buildings of high 
design and material quality to the townscape, generating urban-type street enclosure along Park 
West Road and a conceptual urban gateway between the Block A landmark tower and the Concert 
Building near Park West and Cherry Orchard Station. The proposed scheme will expand the critical 
mass of contemporary urban development within Park West, moving completion of the Park West 
vision forward and  remedying the decade-long hiatus in progress. The streetscapes would also 
be improved by the introduction of green verges and a large number of street trees. 

¶ Views from the approaches to Park West generally (Viewpoints , 2, 3, 4, 5) would also be 
improved. In these views the development would complement the existing Park West buildings, 
forming a more substantial and diverse urban core, thereby improving townscape legibility and 
sense of place. 

¶ The visual effects on Park West Avenue (the public realm) would be of moderate to very 
significance positive (considering the context and development policy for the site). Due to its 
considered massing/ height the visible part of Block A landmark tower would be intentionally 
prominent and would be a high quality addition to the townscape, acting as a gateway to Park 
West from the north and beacon from the surrounding hinterland.  

¶ The composition and character of views from the nearest Cherry Orchard Estate houses to the 
site would be changed by the broad north-facing frontage of Blocks A to F, of contemporary urban 
character to the site c.55m to the rear of the housesΦ IƻǿŜǾŜǊΣ ƎƛǾŜƴ ǘƘŜ ǎƛǘŜΩǎ ȊƻƴƛƴƎ ŀƴŘ ǘƘŜ 
associated policy driving its development and the mitigation measures employed, including a) the 
stepping down of massing/ height towards the houses, and b) the views would be restricted to 
upper floors due to the existing security wall adjacent to the Dublin-Cork mainline railway and c) 
the aesthetics of the scheme far out way the unappealing view across vacant waste land and the 
prospect of associated anti-social behaviour that it attracts. Hence, the potential negative effects 
have been minimised. 
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CONCLUSION 
 
The EIAR has considered the likely, significant, adverse effects of the proposed project on the receiving 
environment, including cumulative impacts and having regard to assessments under other European 
Directives.  
 
Mitigation measures (see Chapter 15) are included, to avoid and / or reduce impacts on the 
environment where considered necessary.  This includes mitigation measures incorporated into the 
design of the proposed development.   

 
The EIAR concludes that there are no material or significant environmental issues arising from the 
project which would prohibit the competent authority from issuing consent for the development. 



EIAR ς Park West SHD 

  

1 
 

1. INTRODUCTION 
 
 
 

1.1 PURPOSE OF REPORT 
 
This Environmental Impact Assessment Report (EIAR) has been prepared on behalf of 
Greenseed Limited (hereafter Greenseed / The Applicant) in association with the submission 
of a planning application to An Bord Pleanala, for a 10-year permission for a proposed Strategic 
Housing Development (SHD) at Park West, Dublin 12.   
 
The EIA process, including the preparation of this EIAR, and the examination of the information 
presented by the Local Authority, will inform the decision-making process. The purpose of this 
EIAR is to assist and inform the Competent Authority in undertaking an environmental 
assessment of this project. 
 
Therefore, the objectives of this EIAR are summarised as follows:- 
 

¶ To identify the significant environmental impacts of the project during the construction 
and operational phases having regard to the characteristics of the receiving environment. 

¶ To evaluate the magnitude and significance of impacts and to propose appropriate 
measures to mitigate potential adverse impacts. 

¶ To identify, where appropriate, monitoring measures to be implemented during the 
construction and operational phases. 

 
The nature and extent of the development proposed, i.e. the project being assessed in this 
EIAR, is outlined in Chapter 3. This is prepared with reference to the plans and particulars 
submitted with the planning application. 
 
Details of the project will be available online through the EIA Portal1 and on the website of 
Competent Authority.  A copy of the application, including this EIAR, will also be available on 
the project specific website for this SHD development ς www.parkwestshd.ie  

 
 
1.2 STATUTORY REQUIREMENTS 

 
The EIA Directive, Council Directive 85/337/EEC of 27 June 1985 on the assessment of the 
effects of certain public and private projects on the environment, is designed to ensure that 
projects likely to have significant effects on the environment are subject to a comprehensive 
assessment of environmental effects prior to development consent being given.  
 
Council Directive 85/337/EEC has been amended by Council Directives 97/11/EC, 2003/35/EC 
and 2009/31/EC.  These amendments were codified in Directive 2011/92/EU. In 2014, the 
Directive was further amended by Directive 2014/52/EU. 

 

 

 

 
1 The EIA Portal is accessible via the Department of Housing, Planning and Local Government website at 
https://www.housing.gov.ie/planning/environmental-assessment/environmental-impact-assessment-eia/eia-
portal  

http://www.parkwestshd.ie/
https://www.housing.gov.ie/planning/environmental-assessment/environmental-impact-assessment-eia/eia-portal
https://www.housing.gov.ie/planning/environmental-assessment/environmental-impact-assessment-eia/eia-portal


EIAR ς Park West SHD 

  

2 
 

1.2.1 Directive 2014/52/EU (Amendment of Directive 2011/92/EU) 
 
Directive 2014/52/EU amending Directive 2011/92/EU on the assessment of the effects of 
certain public and private projects on the environment was adopted on 16 April 2014.  

 
The definition of the EIA process is redefined under Article 2(g) as follows:- 
 

ά9ƴǾƛǊƻƴƳŜƴǘŀƭ ƛƳǇŀŎǘ ŀǎǎŜǎǎƳŜƴǘέ ƳŜŀƴǎ ŀ ǇǊƻŎŜǎǎ ŎƻƴǎƛǎǘƛƴƎ ƻŦΥ  
(i) The preparation of an environmental impact assessment report by the 
developer, as referred to in Article 5(1) and (2);  
(ii) The carrying out of consultations as referred to in Article 6 and, where 
relevant, Article 7;  
(iii) the examination by the competent authority of the information presented in 
the environmental impact assessment report and any supplementary 
information provided, where necessary, by the developer in accordance with 
Article 5(3), and any relevant information received through the consultations 
under Articles 6 and 7;  
(iv) the reasoned conclusion by the competent authority on the significant effects 
of the project on the environment, taking into account the results of the 
examination referred to in point (iii) and, where appropriate, its own 
supplementary examination; and  
όǾύ ¢ƘŜ ƛƴǘŜƎǊŀǘƛƻƴ ƻŦ ǘƘŜ ŎƻƳǇŜǘŜƴǘ ŀǳǘƘƻǊƛǘȅΩǎ ǊŜŀǎƻƴŜŘ ŎƻƴŎƭǳǎƛƻƴ ƛƴǘƻ ŀƴȅ ƻŦ 
ǘƘŜ ŘŜŎƛǎƛƻƴǎ ǊŜŦŜǊǊŜŘ ǘƻ ƛƴ !ǊǘƛŎƭŜ уŀΦέ 

 
The content of an EIAR is included in Article 5(1) and expanded upon in Annex IV (See Box 1.1):- 

 
ά!ǊǘƛŎƭŜ р  
1. Where an environmental impact assessment is required, the developer shall 
prepare and submit an environmental impact assessment report. The information 
to be provided by the developer shall include at least:  

(a) a description of the project comprising information on the site, design, size 
and other relevant features of the project;  
(b) a description of the likely significant effects of the project on the environment;  
(c) a description of the features of the project and/or measures envisaged in 
order to avoid, prevent or reduce and, if possible, offset likely significant adverse 
effects on the environment;  
(d) a description of the reasonable alternatives studied by the developer, which 
are relevant to the project and its specific characteristics, and an indication of 
the main reasons for the option chosen, taking into account the effects of the 
project on the environment;  
(e) a non-technical summary of the information referred to in points (a) to (d); 
and  
(f) any additional information specified in Annex IV relevant to the specific 
characteristics of a particular project or type of project and to the environmental 
ŦŜŀǘǳǊŜǎ ƭƛƪŜƭȅ ǘƻ ōŜ ŀŦŦŜŎǘŜŘΦέ 
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BOX 1.1   ANNEX IV: DIRECTIVE 2011/92/EU AS AMENDED BY DIRECTIVE 2014/52/EU 
 
INFORMATION REFERRED TO IN ARTICLE 5(1)  
(INFORMATION FOR THE ENVIRONMENTAL IMPACT ASSESSMENT REPORT) 

 
1. A Description of the project, including in particular: 

(a) a description of the location of the project; 
(b) a description of the physical characteristics of the whole project, including, where 
relevant, requisite demolition works, and the land-use requirements during the 
construction and operational phases; 
(c) a description of the main characteristics of the operational phase of the project 
(in particular any production process), for instance, energy demand and energy 
used, nature and quantity of the materials and natural resources (including water, 
land, soil and biodiversity) used; 
(d) an estimate, by type and quantity, of expected residues and emissions (such as 
water, air, soil and subsoil pollution, noise, vibration, light, heat, radiation and 
quantities and types of waste produced during the construction and operation 
phases. 

2. A description of the reasonable alternatives (for example in terms of project design, 
technology, location, size and scale) studied by the developer, which are relevant to 
the proposed project and its specific characteristics, and an indication of the main 
reasons for selecting the chosen option, including a comparison of the 
environmental effects. 

3. A description of the relevant aspects of the current state of the environment 
(baseline scenario) and an outline of the likely evolution thereof without 
implementation of the project as far as natural changes from the baseline scenario 
can be assessed with reasonable effort on the basis of the availability of 
environmental information and scientific knowledge. 

4. A description of the factors specified in Article 3(1) likely to be significantly affected 
by the project: population, human health, biodiversity (for example fauna and flora), 
land (for example land take), soil (for example organic matter, erosion, compaction, 
sealing), water (for example hydromorphological changes, quantity and quality), air, 
climate (for example greenhouse gas emissions, impacts relevant to adaptation), 
material assets, cultural heritage, including architectural and archaeological 
aspects, and landscape. 

5. A description of the likely significant effects of the project on the environment 
resulting from, inter alia: 
(a) the construction and existence of the project, including, where relevant, 
demolition works; 
(b) the use of natural resources, in particular land, soil, water and biodiversity, 
considering as far as possible the sustainable availability of these resources; 
(c) the emission of pollutants, noise, vibration, light, heat and radiation, the creation 
of nuisances, and the disposal and recovery of waste; 
(d) the risks to human health, cultural heritage or the environment (for example due 
to accidents or disasters); 
(e) the cumulation of effects with other existing and/or approved projects, taking 
into account any existing environmental problems relating to areas of particular 
environmental importance likely to be affected or the use of natural resources; 
(f) the impact of the project on climate (for example the nature and magnitude of 
greenhouse gas emissions) and the vulnerability of the project to climate change; 
(g) the technologies and the substances used. 
The description of the likely significant effects on the factors specified in Article 3(1) 
should cover the direct effects and any indirect, secondary, cumulative, 
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transboundary, short-term, medium- term and long-term, permanent and 
temporary, positive and negative effects of the project.  This description should take 
into account the environmental protection objectives established at Union or 
Member State level which are relevant to the project. 

6. A description of the forecasting methods or evidence, used to identify and assess the 
significant effects on the environment, including details of difficulties (for example 
technical deficiencies or lack of knowledge) encountered compiling the required 
information and the main uncertainties involved. 

7. A description of the measures envisaged to avoid, prevent, reduce or, if possible, 
offset any identified significant adverse effects on the environment and, where 
appropriate, of any proposed monitoring arrangements (for example the 
preparation of a post-project analysis). That description should explain the extent, 
to which significant adverse effects on the environment are avoided, prevented, 
reduced or offset, and should cover both the construction and operational phases.  

8. A description of the expected significant adverse effects of the project on the 
environment deriving from the vulnerability of the project to risks of major accidents 
and/or disasters which are relevant to the project concerned. Relevant information 
available and obtained through risk assessments pursuant to Union legislation such 
as Directive 2012/18/EU of the European Parliament and of the Council or Council 
Directive 2009/71/Euratom or relevant assessments carried out pursuant to 
national legislation may be used for this purpose provided that the requirements of 
this Directive are met. Where appropriate, this description should include measures 
envisaged to prevent or mitigate the significant adverse effects of such events on 
the environment and details of the preparedness for and proposed response to such 
emergencies. 

9. A non-technical summary of the information provided under points 1 to 8. 
10. A reference list detailing the sources used for the descriptions and assessments 

included in the report. 

 
 

1.2.2 National EIA Legislation 
 
The EIA Directive was first transposed into Irish law by the European Communities 
(Environmental Impact Assessment) Regulations, 1989 (S.I. No. 349 of 1989) which amended 
the Local Government (Planning and Development) Act, 1963 (and other legislation) to provide 
for environmental impact assessment.  These Regulations, together with the Local Government 
(Planning and Development) Regulations, 1990 (S.I. No. 25 of 1990), which made more detailed 
provision in relation to planning consents, came into effect on 1 February 1990. 
 
The 2014 EIA Directive has principally been transposed into national planning law by the 
European Union (Planning and Development) (Environmental Impact Assessment) Regulations 
2018 (S.I. No. 296 of 2018). 
 
EIA provisions in relation to planning permissions are contained in the Part X of the Planning 
and Development Act, 2000, As Amended and Part 10 and Schedules 5, 6, 7 and 7A of the 
Planning and Development Regulations, 2001, As Amended.    

 
 
1.2.3 National Guidance 

 
The Department of Housing, Planning and Local Government (DHPLG) issued Guidelines for 
Planning Authorities and An Bord Pleanála on carrying out Environmental Impact Assessment, 
in August 2018.  The footnote below contains a glossary of terms from these Guidelines and 
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used in this EIAR2. 
 
The Environmental Protection Agency (EPA) prepared revised (draft) guidance to respond to 
the 2014 EIA Directive.  The current Draft Guidelines on the Information to be contained in 
Environmental Impact Assessment Reports (2017) and Draft Advice Notes for Preparing 
Environmental Impact Statements (2015), have been referenced in the preparation of this 
EIAR.   
 
 

1.3 THE NEED FOR AN EIAR ς SCREENING 
 
Schedule 5 of the Planning and Development Regulations 2001, As Amended, specifies a 
variety of projects which require an EIAR.  tŀǊǘ н όмлύ ǊŜƭŀǘŜǎ ǘƻ ΨLƴŦǊŀǎǘǊǳŎǘǳǊŜ tǊƻƧŜŎǘǎΩ ŀƴŘ 
states as follows:- 
 

10. Infrastructure projects 
(a) Industrial estate development, where the area would exceed 15 hectares. 
(b) (i)   Construction of more than 500 dwelling units. 

 (ii) Construction of car-parks providing more than 400 spaces, other than a car-
park provided as part of, and incidental to the primary purpose of, a 
development. 
(iii) Construction of shopping centres with a gross floor space exceeding 10,000 
square metres  
(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 ǇŀǊŀƎǊŀǇƘ άōǳǎƛƴŜǎǎ ŘƛǎǘǊƛŎǘέ ƳŜŀƴǎ 
a district within a city or town in which the predominant land use is retail or 
ŎƻƳƳŜǊŎƛŀƭ ǳǎŜΦύέ 

 
The development proposed is above the relevant threshold for Part 10(b)(i) and therefore an 
EIAR is required for this project. 

 
 

1.4 SCOPING OF EIAR 
 
Ψ{ŎƻǇƛƴƎΩ ƛǎ ŀ ǇǊƻŎŜǎǎ ǘƻ ŘŜǘŜǊƳƛƴŜ ǿƘŀǘ ƛƴŦƻǊƳŀǘƛƻƴ ǎƘƻǳƭŘ ōŜ ŎƻƴǘŀƛƴŜŘ ƛƴ ŀƴ 9L!wΦ  Lǘ ǿƛƭƭ 
also decide what methods should be used to gather and assess that information.  
 

  

 

 

 
2 Competent Authority - The authority designated as responsible for performing the duties arising from the 
Directive. In this guidance competent authorities are planning authorities and An Bord Pleanála.  
Development consent - The decision of the competent authority or authorities which entitles the developer to 
commence the project.  
EIA - The process of carrying out environmental impact assessment as required by the EIA Directive.  
EIA Report (EIAR) - The report prepared by the developer in accordance with the requirements of article 5 of the 
EIA Directive and submitted to the competent authority, together with the application documentation, for 
development consent.  
Reasoned Conclusion - The statement made by the Competent Authority on the significant effects of the project 
on the environment, based on an examination of the EIA report and, where appropriate, the results of its own 
supplementary examination.  
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1.4.1 Statutory Instruments and Guidance 
 
In the first instance, the scope of the EIAR has been determined with regard to the Statutory 
Instruments and Regulations relating to EIA and related guidance from the European Union, 
the Government and the EPA.  These include the following:- 

 
EU Directives / Legislation  

¶ The EU Directives on Environmental Impact Assessment (85/337/EEC as amended by 
97/11/EC, 2003/35/EC, 2009/31/EC, codified in 2011/92/EU and amended by 
2014/52/EU) 

¶ The Planning and Development Act, 2000 (as amended) 

¶ The Planning and Development Regulations, 2001 (as amended) 
 
EIA and related Guidance  

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

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

¶ DEHLG (2003) Environmental Impact Assessment (EIA) Guidance for Consent Authorities 
regarding Sub-threshold Development. 

¶ EPA (2015) Advice Notes for preparing Environmental Impact Statements (Draft) 

¶ EPA (2017) Guidelines on the Information to be contained in Environmental Impact 
Assessment Reports (Draft) 

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

¶ European Commission (2017) Environmental Impact Assessment of Projects - Guidance on 
the preparation of the Environmental Impact Assessment Report 

¶ DHPCLG (2018) Circular PL05/2018 ς Transposition into Planning Law of Directive 
2014/52/EU amending Directive 2011/92/EU on the effects of certain public and private 
projects on the environment (the EIA Directive) and Revised Guidelines for Planning 
Authorities and An Bord Pleanála on carrying out Environmental Impact Assessment. 

¶ DHPCLG (2018) Guidelines for Planning Authorities and An Bord Pleanála on carrying out 
Environmental Impact Assessment. 

¶ NRA. 2009. Guidelines for Assessment of Ecological Impacts of National Road Schemes. 
National Roads Authority. 

 
The scope of the study is also informed by the extent to which other assessments have 
addressed some types of effects adequately and appropriately.   This includes other sources of 
relevance to the proper planning and sustainable development of the site. Chapter 2.0 
contains an overview of the main planning policy sources relevant to the project. 
 
 

1.4.2 Environmental Factors 
 
The 2017 EPA Draft Guidelines recommend that the scoping ǇǊƻŎŜǎǎ ǳǎŜ ΨƭƛƪŜƭȅΩ ŀƴŘ 
ΨǎƛƎƴƛŦƛŎŀƴǘΩ ŀǎ ǘƘŜ ǇǊƛƴŎƛǇŀƭ ŘŜǘŜǊƳƛƴƛƴƎ ŎǊƛǘŜǊƛŀ ŦƻǊ ǿƘŀǘ ǎƘƻǳƭŘ ōŜ ŀǎǎŜǎǎŜŘ ƛƴ ǘƘŜ 9L!wΦ  !ƴȅ 
ƛǎǎǳŜǎ ǿƘƛŎƘ Řƻ ƴƻǘ Ǉŀǎǎ ǘƘŜ ǘŜǎǘ ŀǊŜ ƻƳƛǘǘŜŘ ƻǊ ΨǎŎƻǇŜŘ ƻǳǘΩ ŦǊƻƳ ŦǳǊǘƘŜǊ ŀǎǎŜǎǎƳŜƴǘΦ 
 
A description of the likely significant effects of the project on the environmental factors listed 
in Article 3(1) of the 2014 Directive is included in this EIAR under the following headings:- 

 

¶ Population and Human Health         Chapter 4   
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¶ Biodiversity  Chapter 5  

¶ Land and Soils        Chapter 6      

¶ Water           Chapter 7   

¶ Air and Climate         Chapter 8    

¶ Noise and Vibration       Chapter 9        

¶ Material Assets: Built Services   Chapter 10           

¶ Material Assets: Transportation      Chapter 11       

¶ Material Assets: Resource and Waste Management  Chapter 12           

¶ Cultural Heritage         Chapter 13  

¶ Landscape           Chapter 14   
 
The scope of this EIAR focuses on the effects at project level and does not re-assess the 
alternatives or effects on the environment already considered at the higher strategic level.  
This is in accordance with Section 3.3.5 of the 2017 EPA Draft Guidelines:- άThe extent to which 
higher level considerations have already been assessed and so do not need to be assessed again 
should inform and bŜ ǊŜŦŜǊǊŜŘ ǘƻ ƛƴ ǘƘŜ 9L! ǎŎƻǇƛƴƎ ǇǊƻŎŜǎǎΦέ 

 
 
1.4.3 Consultation 

 
A formal scoping opinion was not sought from An Bord Pleanala (ABP) in relation to this EIAR.  
However, the Stage 2 Pre-application Consultation with ABP noted that the final application 
would be accompanied by an EIAR.  Issues raised in the context of the ABP Consultation have 
been taken on board in the compilation of this EIAR. 
 
The application was also prepared following consultation with Dublin City Council Planning 
Department and the other departments responsible for roads, water services, parks and 
housing. This consultation took place at Stage 1 of the SHD process and continued between 
Stages 2 and 3.  
 
Scoping of individual chapters was undertaken as appropriate by the experts assigned to the 
topic.  Where this involved scoping the assessment with the Local Authority, Irish Water, utility 
providers and other prescribed bodies /consultees, details are provided in the relevant 
Chapter. 

 
 
1.4.4 Related Projects/ Cumulative Impacts  

 
The scoping of the assessment also considers other projects or activities (permitted or 
planned) that are not included in the project but which may result in cumulative impacts ς i.e. 
ΨThe addition of many minor or significant effects, including effects of other projects, to create 
ƭŀǊƎŜǊΣ ƳƻǊŜ ǎƛƎƴƛŦƛŎŀƴǘ ŜŦŦŜŎǘǎΩΦ (EPA, 2017 ς Table 3.3). 
 
By considering these projects, the EIAR allows the Competent Authority to form an overall 
understanding of the likely effects that will arise, including direct, indirect / secondary or 
cumulative impacts, if the current project proceeds. Related Projects and other projects whose 
implementation may coincide with the project are considered in Chapter 3.   
 
Plans and programmes relevant to the project are listed in Chapter 2.  These plans have been 
subjected to a higher tier of environmental assessment through the Strategic Environmental 
Assessment (SEA) process and in line with Section 3.3.5 of the EPA Guidance (see above), the 
higher level considerations do not need to be assessed again.  This EIAR however, has due 
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regard to the policies and objectives in the relevant plans and programmes.  
 

 
1.5 RISK OF MAJOR ACCIDENTS AND/ OR DISASTERS  

 
In accordance with Article 3(2) and Annex IV of the 2014 EIA Directive, the vulnerability of the 
project to risks of major accidents and/or disasters is considered, and the implications for likely 
significant effects on the environment if it did occur. 
 
Article 3(2) of the 2014 EIA Directive states that an EIAR shall consider:-  
 

Ψ¢ƘŜ ŜŦŦŜŎǘǎ ǊŜŦŜǊǊŜŘ ǘƻ ƛƴ ǇŀǊŀƎǊŀǇƘ м ƻƴ ǘƘŜ ŦŀŎǘƻǊǎ ǎŜǘ ƻǳǘ ǘƘŜǊŜƛƴ ǎƘŀƭƭ ƛƴŎƭǳŘŜ 
the expected effects deriving from the vulnerability of the project to risks of major 
ŀŎŎƛŘŜƴǘǎ ŀƴŘκƻǊ ŘƛǎŀǎǘŜǊǎ ǘƘŀǘ ŀǊŜ ǊŜƭŜǾŀƴǘ ǘƻ ǘƘŜ ǇǊƻƧŜŎǘ ŎƻƴŎŜǊƴŜŘΩΦ  
 

An EIAR should also contain the following information prescribed in 5(d) of Annex IV of the 
2014 EIA Directive:- 
 

5. ά! ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ǘƘŜ ƭƛƪŜƭȅ ǎƛƎƴƛŦƛŎŀƴǘ ŜŦŦŜŎǘǎ ƻŦ ǘƘŜ ǇǊƻƧŜŎǘ ƻƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘ 
resulting from, inter alia: 
ΧΦ 
(d) the risks to human health, cultural heritage or the environment (for example 
ŘǳŜ ǘƻ ŀŎŎƛŘŜƴǘǎ ƻǊ ŘƛǎŀǎǘŜǊǎύΤέ 

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

 

¶ άThe potential of the project to cause accidents and/or disasters, including 
implications for human health, cultural heritage, and the environment;  

¶ The vulnerability of the project to potential disasters/accidents, including the 
risk to the project of both natural disasters (e.g. flooding) and man-made 
disasters (e.g. technological disasters).έ  

(Source: Page 31, Section 4.29) 
 
During the construction phase the risk of accidents and/ or disasters arise from the potential 
for construction accidents are addressed under Health and Safety Regulations and other codes.  
Insofar as they are relevant to the planning and EIA process, mitigation measures that will 
prevent and/ or mitigate the significant effects are identified. 
 
During the operational phase the risk of fire related accidents is similarly addressed through 
the Building Regulations (Fire Safety) and is therefore addressed through primary mitigation in 
the design process. Residual risks of fire and road traffic accidents will be managed by 
emergency services as per their standard procedures.  
 
The risk of flooding and vulnerability of the project is addressed in the Site Specific Flood Risk 
Assessment (SSFRA) submitted with the planning application documentation. Adherence to 
ōŜǎǘ ǇǊŀŎǘƛŎŜ ŀƴŘ άǇǊƻǇŜǊ ǇƭŀƴƴƛƴƎ ŀƴŘ ǎǳǎǘŀƛƴŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘέ ǇǊƛƴŎƛǇƭŜǎ ƳŜŀƴǎ ǘƘŜǎŜ Ǌƛǎƪǎ 
are reduced to an acceptable level whereby the risk is unlikely and unexpected as a result and 
further assessments within the EIA process are not necessary.   
 
Otherwise, in terms of the project, no other major accidents or disasters are considered to give 
ǊƛǎŜ ǘƻ ŜŦŦŜŎǘǎ ǘƘŀǘ ŀǊŜ ΨƭƛƪŜƭȅΩ ŀƴŘ ΨǎƛƎƴƛŦƛŎŀƴǘΩ. 
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1.6 STRUCTURE/ METHODOLOGY  

 
1.6.1 Structure of EIAR 

 
The overall structuring and scope of this EIAR has regard to the information requirements of 
the EC Directives, Irish Statutory Regulations and established best practice.  
 
The EIAR has been written and illustrated with figures in a manner which, insofar as possible, 
is intended to be understandable to the public generally.   
 
In accordance with the statutory regulations, a Non-Technical Summary has been prepared 
and included in this EIAR. 
 
Chapters 1-3 of the EIAR provides the context for the EIA assessment including details of the 
planning policy context, alternatives considered, a description of the site, the development 
(i.e. the project) and the construction methodology. 
 
This is followed by each of the assessment chapters. The structure used in this EIAR is a 
Grouped Format structure which examines each environmental topic in a separate chapter.   
 
Chapter 15.0 summarises the significant effects, including cumulative effects (both the 
addition of many minor or significant effects and the effects of other projects), and addresses 
the interactions between impacts on different factors.  It also contains a list of the mitigation 
and monitoring measures from each Chapter.  
 
In accordance with Section 3.8.4 of the Draft Guidelines on Information to be Contained in 
Environmental Impact Assessment Reports (August 2017), a compendium of the mitigation and 
monitoring measures to be adopted during the construction and operational phases of the 
project, detailed within each chapter, are included in Chapter 15.0.   
 
The Appendices contain background and technical details relating to the project and are 
referred to in the relevant Chapters (numbered with the relevant Chapter number and 
followed by A, B, C etc.).  
 
Appendix 14A contains the Landscape and Visual Assessment ς Verified Views - and is 
presented as a separate A3 volume.  
 
 

1.6.2 Methodology  
 
A systematic approach is employed using standard descriptive methods, replicable prediction 
techniques and standardised impact descriptions to provide an appropriate evaluation of each 
environmental topic under consideration.  
 
An outline of the methodology employed to examine each environmental topic is provided 
below:  
 

¶ Introduction: Provides an overview of the specialist area and identifies the specialist who 
prepared the assessment. 

¶ Study Methodology: This subsection outlines the method by which the relevant impact 
assessment has been conducted within that chapter.  

¶ The Existing Receiving Environment (Baseline Situation): In describing the receiving 
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environment, the context, character, significance and sensitivity of the baseline receiving 
environment into which the project will fit is assessed.  

¶ Impacts and Mitigation: This section provides a description of the impacts that may arise 
during the construction and operational phases of the project. Appropriate mitigation 
measures are included where required. A description of any Residual Impacts post 
implementation of the mitigation measures is given where they occur. 

¶ ¢ƘŜ ƛƳǇŀŎǘǎ ǿƛƭƭ ŎƻƴǎƛŘŜǊ ōƻǘƘ άDo-Nothingέ όǿƘŜǊŜ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ŘƻŜǎ ƴƻǘ ǇǊƻŎŜŜŘ 
and the environment would not change as a result) and worst case is undertaken. 
  

Where necessary and appropriate the following are also considered:-  
 

¶ Monitoring: This involves a description of monitoring in a post-development phase, if 
required. This section addresses the effects that require monitoring, along with the 
methods and the agencies that are responsible for such monitoring.  The level of 
monitoring proposed is proportionate to the nature, location and size of the project and 
the significance of its effects.   

¶ Reinstatement: While not applicable to every aspect of the environment considered 
within the EIAR, certain measures need to be proposed to ensure that in the event of the 
proposal being discontinued, there will be minimal impact to the environment. 

¶ Interactions: Where applicable, the assessment refers to impact interactions, including 
potential indirect, secondary and cumulative impacts. 
 
 

1.6.3 Forecasting Methods  
 
The individual forecasting methods used to assess the various effects of the project on the 
environment are outlined in the relevant Chapters of this EIAR in the ΨaŜǘƘƻŘƻƭƻƎȅΩ section. 
 

 
1.6.4 Difficulties Encountered  

 
Some details of the project and the construction methodology / programme are matters which 
may be subject to change depending on the contractor(s) appointed and other considerations 
which are not finalised at this stage, and which cannot be finalised until a grant of planning 
permission for the project has been issued.  These are matters which can be addressed prior 
to commencement of development in consultation with the planning authority and other 
relevant stakeholders. 
 
Apart from progamme delays, Covid-19 restrictions did not impose particular difficulties in 
terms of surveys and much of the early survey work was undertaken prior to the Covid-19 
restrictions being in place and those that were not could be undertaken within the restrictions. 
 
No other significant difficulties were encountered in the preparation of the EIAR. Any 
limitations or technical difficulties associated with assessment of an environmental topic are 
detailed in the relevant chapter. 

 
 
1.6.5 Reference List 

 
The list of The EU Directives, Legislation and guidance documents in Section 1.4.1 references 
the sources of the descriptions and assessments included in the EIAR.   
 
At the end of each assessment chapter, a reference list of additional sources relied on in that 
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Chapter, specific to that assessment, is provided.   
 

1.6.6 List of Abbreviations 
 

The following abbreviations are used in this EIAR:- 
 

AA  Appropriate Assessment 
CA Competent Authority 
EIA  Environmental Impact Assessment 
EIA Directive  Directive 2011/92/EU on the assessment of the effects of certain public 

and private projects on the environment, as amended by Directive 
2014/52/EU 

EIAR Environmental Impact Assessment Report  
EIS Environmental Impact Statement 
EPA  Environmental Protection Agency 
NTS  Non-Technical Summary 
SEA  Strategic Environmental Assessment 
 

Other abbreviations which are specific to a description / an environmental topic are clarified 
in the relevant chapters. 
 

 
1.7 TERMINOLOGY 
 

The descriptions used to describe the effects on the environment in this EIAR are listed below.  
These descriptions are taken from the Draft Guidelines on the Information to be contained in 
Environmental Impact Assessment Reports (2017) Table 3.3:- 

 
 

Quality of Effects 
It is important to inform the non-specialist 
reader whether an effect is positive, 
negative or neutral 

Positive Effects 
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 Effects 
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). 
 
Positive Effects 
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 
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removing nuisances or improving amenities). 
 
 

Describing the Significance of Effects 
ΨΩ{ƛƎƴƛŦƛŎŀƴŎŜΩ ƛǎ ŀ ŎƻƴŎŜǇǘ ǘƘŀǘ Ŏŀƴ ƘŀǾŜ 
different meanings for different topics ς in 
the absence of specific definitions for 
different topics the following definitions 
may be useful (also see Determining 
Significance below.). 

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 Effects 
An effect which causes noticeable changes in 
the character of the environment without 
affecting its sensitivities. 
 
Moderate Effects 
An effect that alters the character of the 
environment in a manner that is consistent 
with existing and emerging baseline trends. 
 
Significant Effects 
An effect which, by its character, magnitude, 
duration or intensity alters a sensitive aspect 
of the environment. 
 
Very Significant 
An effect which, by its character, magnitude, 
duration or intensity significantly alters most 
of a sensitive aspect of the environment. 
 
Profound Effects 
An effect which obliterates sensitive 
characteristics 
 
 

Describing the Extent and Context of 
Effects 
Context can affect the perception of 
significance. It is important to establish if 
the effect is unique or, perhaps, commonly 
or increasingly experienced.  

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?) 
 
 

Describing the Probability of Effects 
Descriptions of effects should establish how 
likely it is that the predicted effects will 
occur ς so that the CA can take a view of the 

Likely Effects 
The effects that can reasonably be expected 
to occur because of the planned project if all 
mitigation measures are properly 
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balance of risk over advantage when 
making a decision. 

implemented. 
 
Unlikely Effects 
The effects that can reasonably be expected 
not to occur because of the planned project 
if all mitigation measures are properly 
implemented. 
 
 

Describing the Duration and Frequency of 
Effects 
Ψ5ǳǊŀǘƛƻƴΩ ƛǎ ŀ ŎƻƴŎŜǇǘ ǘƘŀǘ Ŏŀƴ ƘŀǾŜ 
different meanings for different topics ς in 
the absence of specific definitions for 
different topics the following definitions 
may be useful. 

Momentary Effects 
Effects lasting from seconds to minutes 
 
Brief Effects 
Effects lasting less than a day 
 
Temporary Effects 
Effects lasting less than a year 
 
Short-term Effects 
Effects lasting one to seven years. 
 
Medium-term Effects 
Effects lasting seven to fifteen years. 
 
Long-term Effects 
Effects lasting fifteen to sixty years. 
 
Permanent Effects 
Effects lasting over sixty years 
 
Reversible Effects 
Effects that can be undone, for example 
through remediation or restoration 
 
Frequency of Effects 
Describe how often the effect will occur. 
((once, rarely, occasionally, frequently, 
constantly ς or hourly, daily, weekly, 
monthly, annually)) 
 
 

Describing the Types of Effects  Indirect Effects (or. Secondary Effects)  
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 Effects  
The addition of many minor or significant 
effects, including effects of other projects, to 
create larger, more significant effects.  
 
Ψ5ƻ-bƻǘƘƛƴƎ 9ŦŦŜŎǘǎΩ  
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The environment as it would be in the future 
should the subject project not be carried 
out.  
 
ȫ²ƻǊǎǘ ŎŀǎŜΩ 9ŦŦŜŎǘǎ  
The effects arising from a project in the case 
where mitigation measures substantially fail.  
 
Indeterminable Effects  
When the full consequences of a change in 
the environment cannot be described.  
 
Irreversible Effects  
When the character, distinctiveness, 
diversity or reproductive capacity of an 
environment is permanently lost.  
 
Residual Effects  
The degree of environmental change that 
will occur after the proposed mitigation 
measures have taken effect.  
 
Synergistic Effects  
Where the resultant effect is of greater 
significance than the sum of its constituents, 
(e.g. combination of SOx and NOx to 
produce smog). 

 
 

1.8 PROJECT TEAM / CONTRIBUTORS  
 
This EIAR has been prepared on behalf of the developer by a team of qualified experts, as 
required by the EIA Directive.  The contributors involved in the preparation of this EIAR are 
identified in Table 1.1. 

 
 
Table 1.1 :  EIA Team 

Chapter Company Expert Contributor 

 Non- Technical 
Summary 

Input from Contributors of each 
of the assessment chapters 
listed below. 

 

All 

1  Introduction 
 

BMA Planning, Planning and 
Development Consultants, 
Taney Hall, Eglington Terrace, 
Dundrum, Dublin 14. 
 

John Murphy BA MRUP MIPI. John is a 
Senior Planner with BMA Planning and 
Ƙŀǎ ƻǾŜǊ мт ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ 
planning and development projects 
including experience of directing and 
contributing to the preparation of 
environmental impact assessments for 
a variety of projects. 
 

2  Planning Policy 
Context 

BMA Planning, Planning and 
Development Consultants, 

John Murphy BA MRUP MIPI 
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Taney Hall, Eglington Terrace, 
Dundrum, Dublin 14. 
 

3  Description of 
Project and 
Alternatives 
 

 

BMA Planning, Planning and 
Development Consultants, 
Taney Hall, Eglington Terrace, 
Dundrum, Dublin 14. 
 
Cronin & Sutton Consulting, 1st 
Floor, 19-22 Dame Street, 
Dublin 2 

 
 
 

John Murphy BA MRUP MIPI 
 
 
 
 
Niall Barrett BEng (Hons), CEng, Nat Dip 
Eng Cert, Cert Health and Safety, Cert 
PSDP, Cert RSA, MIEI.  Niall is a Director 
and Chartered Engineer specialising in 
Civil, Traffic and Transportation 
9ƴƎƛƴŜŜǊƛƴƎ ŀƴŘ Ƙŀǎ ƻǾŜǊ мр ȅŜŀǊǎΩ 
experience in this field. He has worked 
on numerous projects including 
experience of directing and 
contributing to the preparation of 
environmental impact assessments for 
a variety of projects 
 

4  Population and 
Human Health 

BMA Planning, Planning and 
Development Consultants, 
Taney Hall, Eglington Terrace, 
Dundrum, Dublin 14. 
 

John Murphy BA MRUP MIPI 
 

5  Biodiversity / 
Species and 
Habitats 

Altimar, Templecarrig Upper, 
Greystones, Co. Wicklow.  
 

Bryan Deegan MCIEEM, Msc. 
Environmental Science, Bsc (Hons) in 
Applied Marine Biology, National Dip 
in Applied Aquatic Science, National 
Cert. in Science (Aquaculture).  

 

6  Land and Soils Cronin & Sutton Consulting, 1st 
Floor, 19-22 Dame Street, 
Dublin  
 
 

Gary Lindsay of CS Consulting. Gary is a 
Chartered Engineer with Engineers 
Ireland and has been practicing as a 
consulting engineer for over seventeen 
ȅŜŀǊǎΦ DŀǊȅ ƘƻƭŘǎ ŀ .ŀŎƘŜƭƻǊΩǎ 5ŜƎǊŜŜ 
in Civil Engineering from University 
College Dublin. 
 

7  Water  Cronin & Sutton Consulting, 1st 
Floor, 19-22 Dame Street, 
Dublin  
 
 

Gary Lindsay of CS Consulting.  

8  Air and Climate Byrne Environmental Consulting 
Ltd., Red Bog Skryne Road 
Dunshaughlin Co. Meath  
 
 

Ian Byrne MSc Environmental 
Protection, Dip Environmental and 
Planning Law, Member of the Institute 
ƻŦ !ŎƻǳǎǘƛŎǎΦ  Lŀƴ Ƙŀǎ ƻǾŜǊ нп ȅŜŀǊǎΩ 
experience as an acoustic consultant 
and has particular speciality in the 
monitoring assessment and 
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management of the impacts on noise 
and vibration on human health and on 
the receiving environment. Ian has 
prepared numerous air quality and 
climate impact assessments for large 
residential, commercial and industrial 
developments for private and public 
clients. 
 

9  Noise and 
Vibration 

Byrne Environmental Consulting 
Ltd., Red Bog Skryne Road 
Dunshaughlin Co. Meath  
 

Ian Byrne MSc Environmental 
Protection, Dip Environmental and 
Planning Law, Member of the Institute 
of Acoustics. 
 

10  Material Assets: 
Built Services 

Cronin & Sutton Consulting, 1st 
Floor, 19-22 Dame Street, 
Dublin  
 
EDC Consulting Engineers  
4 Grand Canal Wharf  
South Dock Road  
Dublin 4 
 

Gary Lindsay of CS Consulting. Gary is a 
Chartered Engineer with Engineers 
Ireland and has been practicing as a 
consulting engineer for over seventeen 
ȅŜŀǊǎΦ DŀǊȅ ƘƻƭŘǎ ŀ .ŀŎƘŜƭƻǊΩǎ 5ŜƎǊŜŜ 
in Civil Engineering from University 
College Dublin. 
 
Adam Hynes, Chartered Engineer. 
Adam is a Senior Building Services 
Engineer with EDC engineering and has 
ƻǾŜǊ т ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ǘƘŜ ōǳƛƭŘƛƴƎ 
services industry. During this time he 
has worked across a wide variety of 
sectors and projects from planning to 
completion stage. 
 

11  Material Assets: 
Transportation 

Cronin & Sutton Consulting, 1st 
Floor, 19-22 Dame Street, 
Dublin  

Niall Barrett BEng (Hons), CEng, Nat Dip 
Eng Cert, Cert Health & Safety, Cert 
PSDP, Cert RSA, MIEI 
 

12  Material Assets: 
Resource and 
Waste 
Management 

Byrne Environmental Consulting 
Ltd., Red Bog Skryne Road 
Dunshaughlin Co. Meath  
 

Ian Byrne MSc Environmental 
Protection, Dip Environmental and 
Planning Law, Member of the Institute 
of Acoustics. 
 

13  Cultural Heritage  IAC Archaeology 
Unit G1, Network Enterprise 
Park, Kilcoole, Co. Wicklow 
 

Faith Bailey BA (Hons), MA, MCIfA, 
MIAI is an Associate Director and 
Senior Archaeologist and Cultural 
Heritage Consultant with IAC 
Archaeology. She holds an MA in 
Cultural Landscape Management 
(archaeology and built heritage) and a 
BA in single honours archaeology from 
the University of Wales, Lampeter. She 
is a licence eligible archaeologist and 
Ƙŀǎ ƻǾŜǊ му ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ǿƻǊƪƛƴƎ 
in the commercial archaeological and 
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cultural heritage sector. Faith has 
significant experience in the 
preparation of Briefs of Evidence and 
taking the stand as the expert witness 
at Oral Hearings. 
 

14  The Landscape Model Works, The Old 
Courtyard, Newtownpark Ave, 
Glebe, Blackrock, Co. Dublin  
 

 

David Bolt of Model Works Ltd. David 
has a degree in Landscape 
Architecture, is a member of the 
Landscape Institute (UK) and has over 
ор ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ 
urban/landscape design and 
development and environmental 
planning, and acts as a landscape 
expert witness. 
 

15  Significant 
Effects, 
Interactions and 
Other Impacts 

BMA Planning, Planning and 
Development Consultants, 
Taney Hall, Eglington Terrace, 
Dundrum, Dublin 14. 

John Murphy BA MRUP MIPI 
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2. PLANNING POLICY CONTEXT 
 
 
 

2.1 INTRODUCTION 
 
The current application has been prepared in the context of a range of national, regional and 
local planning policy sources. These are reviewed and commented on in detail in the Statement 
of Consistency & Material Contravention Statement, prepared by BMA Planning and submitted 
with this application.  It is not proposed to repeat these provisions in this document.  The 
following is a summary of the most relevant plans to the current application. 
 
 

2.2 DEVELOPMENT PLAN  
 
The Dublin City Development Plan 2016 ς 2022 όǘƘŜ ά5ŜǾŜƭƻǇƳŜƴǘ tƭŀƴέ ƻǊ ά5/5tέ) is the 
current statutory development plan for the area.  

 
The following outlines the most relevant provisions of the Development Plan in the context of 
the project.  
 
  

2.2.1 Vision and Core Strategy (Chapter 2)  
 
A key aspect of the DCDP Core strategy is that future expansion, whether housing or mixed 
uses occur on a phased basis and in tandem with high-quality rail-based public transport. The 
settlement strategy prioritises this expansion spatially within the intercity, key district centres 
and StrategiŎ 5ŜǾŜƭƻǇƳŜƴǘ ŀƴŘ wŜƎŜƴŜǊŀǘƛƻƴ !ǊŜŀǎ ό{5w!ΩǎύΦ 

 
18 areas are designated as {5w!Ωǎ in the Development Plan.  Each of which are capable of 
delivering a significant quantum of residential and employment development.  
 
The application site is designated as SDRA 4 ς Park West/ Cherry Orchard, with a capacity of 
c.2,200 ς 3,000 units (LAP, Section 4.6.4).   

 
 
2.2.2 Quality Housing (Chapter 5) 

 
The Council has identified the need to create sustainable communities in a number of key inner 
suburban areas and Park West is named specifically as one of these areas.  
 
Policy QH8, relates to sustainable residential development and it states that it is a policy of 
Dublin City Council:  
 

ΨvIу To promote the sustainable development of vacant or under-utilised infill sites 
and to favourably consider higher density proposals which respect the design 
ƻŦ ǘƘŜ ǎǳǊǊƻǳƴŘƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ǘƘŜ ŎƘŀǊŀŎǘŜǊ ƻŦ ǘƘŜ ŀǊŜŀΦΩ  

 
 

2.2.3 Built Heritage and Culture (Chapter 11) 
 
There are no protected structures on site. 
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2.2.4 Land Use Zoning (Chapter 14) 

 
The lands are zoned Z14 Strategic Development and Regeneration Areas (SDRAΩs) where it is 
the objective: -    
 

ΨTo seek the social, economic and physical development and/or rejuvenation of an area 
ǿƛǘƘ ƳƛȄŜŘ ǳǎŜΣ ƻŦ ǿƘƛŎƘ ǊŜǎƛŘŜƴǘƛŀƭ ŀƴŘ ά½сέ ǿƻǳƭŘ ōŜ ǘƘŜ ǇǊŜŘƻƳƛƴŀƴǘ ǳǎŜǎΦΩ  

(Section 14.8.13 of Dublin City Development Plan 2016-2022) 
 
All uses proposed are permissible uses under this zoning objective. 

 
 

2.2.5 Strategic Development and Regeneration Areas (Chapter 15) 
 
The application site is identified as an SDRA site in the DCDP - SDRA 4 ς Park West/ Cherry 
Orchard.  The overall SDRA4 lands, includes 9no. development sites located north and south 
of the Dublin ς Kildare Mainline Railway with the capacity to accommodate a mix of retail, 
commercial and community uses.  

 
The key principles which apply to SDRA 4 are set out in Chapter 15 and Fig.23 (below).  
 
In accordance with the DCDP, a Local Area Plan was prepared for Park West/ Cherry Orchard 
in 2019. The LAP is discussed below within Section 2.3.  
 

2.2.6 Development Management (Chapter 16) 
 

All Development Standards included in Chapter 16 have been considered and the development 
has incorporated these principles and standards insofar as they are relevant to the proposals.   

 
 
2.3 PARK WEST ς CHERRY ORCHARD LOCAL AREA PLAN 2019 

 
The Park West ς Cherry Orchard LAP is contained in a single volume with six sections and is 
supported by environmental reports including a Strategic Environmental Assessment Report, 
Strategic Flood Risk Assessment and Appropriate Assessment.  
 
Section 5 of the LAP includes a site brief for each of the 9no. identified key development sites. 
The current application site is located within Site 6.  
 
A series of map and text-based development objectives are identified for Site 6 in relation to 
the following: -  
 

¶ Land Use 

¶ Density 

¶ Building Heights 

¶ School Site 

¶ Social Infrastructure 

¶ Linkages  

¶ Streets and Urban Edges  

¶ Level Changes 

¶ Retail/ commercial Units 



EIAR ς Park West SHD 

  

20 

 

¶ Pedestrian and Cycle Movement 

¶ ESB Powerlines 

¶ Archaeology 

¶ Landscaping 

¶ Recycling Bank.  
 
The proposed development is a Material Contravention of the DCDP and the LAP in relation to 
building heights. Reference Section 16.7.2 of the DCDP and Site Brief 6: Park West Avenue/ 
Road Site of the LAP respectively. The proposed development is also a Material Contravention 
of the DCDP in relation to unit mix (Ref. Section 16.10.1 Residential Quality Standards ς 
Apartments: Mix of Residential Units of the DCDP).  
 
The case for increased building heights is supported by the Urban Development and Building 
Heights Guidelines for Planning Authorities (2018) and specifically SPPR3(A). Regarding unit 
mix, the scheme complies with the Sustainable Urban Housing: Design Standards for New 
Apartment Guidelines for Planning Authorities (Revised 2020) which allows flexibility in 
relation to Unit Mix (SPPR1).  
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Figure 2.1   SDRA 4 Key Development Principles (Source DCDP) 
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2.4 NATIONAL AND REGIONAL POLICY 

 
The following national and regional policy documents are relevant to this project: -  
 

¶ Project Ireland 2040 - The National Planning Framework  

¶ Housing for All ς A New Housing Plan for Ireland (2021) 

¶ Regional Spatial and Economic Strategy (RSES) 2019-2031 for the Eastern and Midland 
Region  

 
 

2.4.1 Project Ireland 2040 ς National Planning Framework 
 

 ¢ƘŜ bŀǘƛƻƴŀƭ tƭŀƴƴƛƴƎ CǊŀƳŜǿƻǊƪ όbtCύ ƛǎ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ƘƛƎƘ-level strategic plan for 
shaping the future growth and development of the Country out to the year 2020.  

 
! ƪŜȅ ŜƭŜƳŜƴǘ ƻŦ ǘƘŜ btCΩǎ ǎǘǊŀǘŜƎȅ ƛǎ ŎƻƳǇŀŎǘ ƎǊƻǿǘƘ ǿƛǘƘ ǘƘŜ ƪŜȅ ŦŜŀǘǳǊŜǎ ōŜƛƴƎΥ -  

 

¶ Targeting a greater proportion (40%) of future housing development to be within and 
ŎƭƻǎŜ ǘƻ ǘƘŜ ŜȄƛǎǘƛƴƎ ΨŦƻƻǘǇǊƛƴǘΩ ƻŦ ōǳƛƭǘ-up areas. 

¶ Making better use of under-ǳǘƛƭƛǎŜŘ ƭŀƴŘ ŀƴŘ ōǳƛƭŘƛƴƎǎΣ ƛƴŎƭǳŘƛƴƎ ΨƛƴŦƛƭƭΩΣ ΨōǊƻǿƴŦƛŜƭŘΩ 
and publicly owned sites and vacant and under-occupied buildings, with higher housing 
and jobs densities, better serviced by existing facilities and public transport. 

¶ {ǳǇǇƻǊǘƛƴƎ ōƻǘƘ ǳǊōŀƴ ǊŜƎŜƴŜǊŀǘƛƻƴ ŀƴŘ ǊǳǊŀƭ ǊŜƧǳǾŜƴŀǘƛƻƴ ǘƘǊƻǳƎƘ ŀ ϵо .ƛƭƭƛƻƴ 
Regeneration and Development Fund and the establishment of a National 
Regeneration and Development Agency.  

(Page 22) 
 

In accordance with the National Policy Objectives of the NPF, the current application will deliver 
a high-density development of modern and adaptable new homes within an existing urban area 
in close proximity to existing public transport and local service provision. 

 
hƴŜ ƻŦ ǘƘŜ ƪŜȅ ŦǳǘǳǊŜ ƎǊƻǿǘƘ ŜƴŀōƭŜǊǎ ŦƻǊ 5ǳōƭƛƴ ƛƴ tŀƎŜ от ƻŦ ǘƘŜ btC ƛƴŎƭǳŘŜ άIdentifying a 
number of ambitious large- scale regeneration areas for the provision of new housing and 
employment throughout the city and metropolitan area and the measures required to facilitate 
ǘƘŜƳ ŀǎ ƛƴǘŜƎǊŀǘŜŘΣ ǎǳǎǘŀƛƴŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻƧŜŎǘǎέΦ The project will provide new housing 
and employment in the city centre and will also act as a catalyst for future development and 
regeneration of the area.    
 
 

2.4.2 HOUSING FOR ALL ς A NEW HOUSING PLAN FOR IRELAND (2021) 
 
¢Ƙƛǎ ŘƻŎǳƳŜƴǘ ǎŜǘǎ ƻǳǘ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ƴŜǿ ƘƻǳǎƛƴƎ Ǉƭŀƴ ŦƻǊ LǊŜƭŀƴŘ ǿƛǘƘ ǘƘŜ ƻǾŜǊŀƭƭ ŀƛƳ 
stated as allowing everyone in the stated to have access to a home to purchase or rennet at 
an affordable price, built to a high standard and in the right place, offering a high quality of 
life.  
 
To meet this objective, Housing for All provides four pathways to achieving four overarching 
objectives: -  
 

ω Supporting Homeownership and Increasing Affordability; 
ω Eradicating Homelessness, Increasing Social Housing Delivery and Supporting 
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  Social Inclusion; 
ω Increasing New Housing Supply; and  
ω Addressing Vacancy and Efficient Use of Existing Stock.  

 
Each of the pathways contains a comprehensive suite of actions to achieve these housing 
policy objectives. 

 
 

2.4.3 Regional Spatial and Economic Strategy 2019-2031  
 
The Eastern and Midlands Regional Assembly Regional Spatial and Economic Strategy, 2019-
2031 (RSES) is a strategic plan which provides a multifaceted approach to regional 
development.  
 
The Strategy is based upon the 3 key Principles and 16 Regional Strategic Outcomes. 
 
The Dublin Metropolitan Area Strategic Plan (MASP) is a land use and transportation strategy 
contained within the RSES.  Consolidation of Dublin City and its suburbs is part of the vision of 
the MASP.    
 
The project will deliver a high-density scheme of modern and adaptable new homes, within an 
existing urban area, in close proximity to existing public transport and local service provision. 
This is in accordance with the principles and vision of the Metropolitan Area Strategic Plan 
(MASP). 
 
 

2.5 SECTION 28 MINISTERIAL GUIDELINES 
 

2.5.1 Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas 
(2009) and Associated Urban Design Manual Best Practice Guidelines (2009) 
 
The key principles for new residential developments in urban areas are contained in these 
Guidelines and translated into practice in the accompanying design manual.  They generally 
relate to a plan led / sequential approach to development, densities and location, sustainable 
neighbourhoods and better design / urban design. 
 
These are incorporated at a local level in the relevant development plan, local area plan or SDZ 
planning scheme and at project stage, to be considered in the preparation and assessment of 
planning applications. 
 
 

2.5.2 Sustainable Urban Housing: Design Standards for New Apartments ς Guidelines for Planning 
Authorities (revised 2020) 
 
These Guidelines, ƘŜǊŜŀŦǘŜǊ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ ǘƘŜ Ψ!ǇŀǊǘƳŜƴǘ DǳƛŘŜƭƛƴŜǎΩ Ŏƻƴǘŀƛƴ ǉǳŀƭƛǘŀǘƛǾŜ ŀƴŘ 
quantitative measures for the design of apartments and related facilities including storage 
areas, open spaces and communal facilities.   
 
Specific Planning Policy Requirements (SPPRs) included in the Guidelines take precedence over 
policies and objectives of development plans, local area plans or SDZ planning schemes.  
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2.5.3 Quality Housing for Sustainable Communities (2007)  
 
The aim of these Guidelines is to identify principles and criteria that are important in the design 
of housing and to highlight specific design features, requirements and standards that have been 
found, from experience, to be particularly relevant. Guidance within this document is arranged 
under five headings :- Site Selection; Design Brief, Procurement and Cost Control; Urban Design 
Objectives in the Provision of Housing; Scheme Layout and Design; and Dwelling Design. 
 
  

2.5.4 Urban Development and Building Heights Guidelines for Planning Authorities (2018) 
 
The national planning policy guidance on building heights is set out in these Guidelines, 
building on the policies in the National Planning Framework (NPF).  
 
The Building Height Guidelines support, in principle, heights of 6 storeys at street level with 
scope to consider greater building heights within city centre areas including within the canal 
ring in Dublin.  
 
 

2.5.5 The Planning System and Flood Risk Assessment - Guidelines for Planning Authorities (2009) 
 
These Guidelines introduce comprehensive mechanisms for the incorporation of flood risk 
identification and management into the planning process.  
 
A Site-Specific Flood Risk Assessment (SSFRA) has been prepared in accordance with these 
Guidelines and is enclosed with the application.   
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3. DESCRIPTION OF PROJECT AND ALTERNATIVES 
 
 
 

3.1 INTRODUCTION 
 
This Chapter provides a description of the project site in the context of its receiving 
environment and a description of the project and the main alternatives considered in so far as 
relevant from an environmental impact perspective. 
 
The project description should be read in conjunction with the plans and particulars submitted 
with the planning application including the Planning Application Report, design statements and 
other technical studies. To avoid unnecessary repetition, it is not proposed to repeat the 
contents of these reports. 

 
 
3.2 SITE AND SURROUNDINGS 

 
3.2.1 The Site 

 
Park West is located c.8km west of Dublin City Centre, directly east of the M50, south of 
Ballyfermot and Cherry Orchard residential neighbourhoods and north of the John F Kennedy 
and Naas Road industrial areas.  
 
The Park West neighbourhood is bound by the Dublin to Cork mainline railway to the north, 
the Grand Canal to the south, the M50 to the west and the Killeen Road to the east. Access 
through the lands is provided by Park West Road which traverses the site from east to west 
from the Killeen Road and Park West Avenue. Park West Avenue moves from south to north 
through the lands connecting the New Nangor Road to the south to Palmerstown Way/ 
Cloverhill Road to the north.  
 
Park West is generally made up of Park West Industrial Estate, Park West Business Park and 
Park West residential neighbourhood. Park West Industrial Estate comprises the eastern half 
of the Park West complex and comprises a large number of industrial and warehouse type 
premises with associated parking. Park West Business Park generally comprises 3 to 5 storey 
office blocks within a parkland setting located within the south western corner of the wider 
Park West complex. The Park West residential neighbourhood is located primarily within the 
north western corner of the lands and centred around blocks known as the Academy Building 
and the Crescent building.  
 
There are pockets of undeveloped lands within Park West located along the boundary with the 
M50 and at the south western corner adjoining the Grand Canal. The subject site also 
comprises an undeveloped area of land located centrally within the Park West complex.  
 
Figure 3.1 illustrates the location and extent of the current application site on an aerial 
photograph.  
 
The application site (c.9.4ha) is located within Park West, Dublin 12 and east of Park West 
Avenue and north of Park West Road. The Dublin to Cork mainline railway defines the northern 
boundary with Park West Business Park to the east. The northern and eastern boundaries of 
the site, to the rail line and Park West Business Park respectively, are defined by palisade 
fencing. An existing berm defines the southern and western boundaries of the site. 
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The site is largely undeveloped with the exception of the Aspect Hotel, comprising an 8-storey 
hotel building and ancillary surface carpark accessed from Park West Avenue.  
 
The remaining undeveloped lands are generally flat and meet Park West Road at grade to the 
south while Park West Avenue rises from south to north as it bounds the site to the west. An 
existing berm defines the southern and western boundaries of the site. The northern and 
eastern boundaries of the site, to the rail line and Park West Business Park respectively, are 
defined by palisade fencing.   
 
Photographs 1 to 4 illustrate the principal features of the site. 
 
 

3.2.2 Planning History  
 
The site (previously referred to as Sector 3, Park West) has a history of planning applications 
summarised as follows: -  
 

¶ Reg. Ref. 4884/04: Permission granted for 4 to 7 storey hotel building accommodating 
200 bedrooms.  
 

¶ Reg. Ref. 6300/05: Permission granted for amendments to Reg. Ref. 4884/04 and a 
mixed-use commercial, residential, retail and cultural development comprising 
176,335sq.m of development including 958no. residential apartments, office 
accommodation, cultural/ civic library uses and a revised hotel.  

 

¶ Reg. Ref. 2930/06: Permission granted for revised hotel development and associated 
temporary surface car.  

 

¶ Reg. Ref. 3436/18: Permission granted for extension to the existing hotel development 
consisting of an additional 78no. bedrooms and revised temporary car parking layout.  
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Figure 3.1: Location and Extent of Current Application Site 
(Source: Bing Maps)  

  

N
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Photo 1: View of the Southern Boundary of the Site with Park West Road  
 

 
Photo 2: View of the Western Boundary of the Site with Park West Avenue & Aspect Hotel 
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Photo 3: View of Northern Boundary of the Site with Dublin to Cork Mainline Railway  
 

 
Photo 4: View of the Interior of the Site from the Western Boundary 
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3.3 THE PROJECT 
 
The proposed development (70,649 sqm gross floor area - GFA) will consist of:  
 

¶ 750no. residential units (Blocks A to G) comprising a mix of one, two and three bed 
apartments and all associated ancillary accommodation (69,989sqm GFA)  
 

¶ Non-residential uses 705sqm GFA) including a retail unit, a creche community space, 
café/ bar.   

 
The gross floorspace of non-residential uses as a percentage of the overall gross floorspace is 
1%. 
 
The following is a summary of the key statistics. 
 

 
      KEY STATISTICS 
 

¶ No of Units:                 750 

¶ Unit Mix:    321no. 1 beds (43%),  
                                                         384no. 2 beds (51%),  
                                                         45no. 3 beds. (6%) 

¶ Total GFA:                 70,694sqm 

¶ Residential (Gross):   69,989sqm 

¶ Housing Density:   137 units / ha (based on net site of 5.5ha)  

¶ Non-residential (GFA):                705sqm  

¶ Non-Residential %:  1% 

¶ Plot Ratio:                 1: 1.29 (based on site of 5.5ha) 

¶ Site Coverage:   23% 

¶ Building Height:   2 to 15 storeys 

¶ Car Parking Spaces:   552 (477no. residential/ 0.64 per unit) 

¶ Bicycle Parking Spaces:  1676 (2.2 per unit) 
 

 
 
3.3.1 Project Description 

 
Figure 3.2 illustrates the proposed layout plan.  
 
The proposed development is described below on a block-by-block basis.  
 

¶ Block A (11,563sq.m GFA): - A 2 to 15 storey with 109no. residential units and 1no. 
retail/ commercial unit of 156sq.m.   
 

¶ Block B (4,180sq.m GFA): - A 2 to 8 storey block with 44no. residential units and 
resident services and amenities of 84sq.m. 

 

¶ Block C (8,865sq.m GFA): - A 2 to 8 storey block with 100no. residential units.  
 

¶ Block D (16,403sq.m GFA): - A 2 to 8 storey block with 179no. residential units in. 
Residential services and amenities of 403sq.m are proposed at ground, first and 
second floor levels.  
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¶ Block E (15,995sq.m GFA): - A 2 to 8 storey block with 179no. residential units.  
 

¶ Block F (9,629sq.m): - A 2 to 8 storey block with 99no. residential units.  
 

¶ Block G (4,059sq.m): - A 1 to 8 storey block with 40no. apartments, a creche of 
410sq.m with associated external play area, a café/ bar unit of 91sq.m and a 
community space of 48sq.m.  

 

¶ Public Open Space: - c.1.3ha (14%) of public open space is provided and comprises a 
linear park orientated west to east and functioning as a link to the established 
residential areas to the west of Park West Avenue and a public plaza/ square including 
Multi-Use Games Area (MUGA) located centrally within the site.  

 

¶ Communal Amenity Space: - Communal amenity spaces totalling 6,175sq.m are 
provided at podium level within each of the proposed Blocks A to F and at roof levels 
within Block G and include passive open spaces that are visually and functionally 
accessible to the future residents of the development.  

 

¶ Private Open Spaces: - Will be in the form of balconies for the apartments and duplexes 
and terraces for ground floor units.  

 
Vehicular access to serve the proposed development will be provided via access roads off Park 
West Road and Park West Avenue. Tie-in works are required to Park West Avenue and Park 
West Road to provide for suitable junctions and pedestrian crossings at the proposed access 
points.  
 
In addition to pedestrian and cycle access at the above two locations there will be a pedestrian 
and cycle access at the north western corner of the site adjoining Park West Avenue and 
providing access to the proposed west to east street along the northern boundary of the site. 
This access to Park West Avenue will facilitate safe and efficient access for pedestrians and 
cyclists to Park West and Park West - Cherry Orchard Train Station located directly to the north 
west across Park West Avenue.  

 
Car parking is provided at ground floor/ under croft level beneath Blocks A, B, C, D, E and F and 
at street level. A total of 552no. car parking spaces are proposed including 477no. residential 
car parking spaces at ratio of 0.64 per residential unit. 5no. car parking spaces will serve the 
proposed non-residential uses.  
 
99no. existing car parking relating to the existing Aspect Hotel are located within the current 
application site. The Aspect Hotel is a pre-existing building located centrally within the site. 
Permission was granted for an extension to this hotel in February 2019 (Reg. Reg. 3436/18). 
Condition 3 attached to Reg. Ref. 3436/18 addresses a legacy issue relating to the Aspect Hotel 
car park which is located on the site of the proposed Block G. The current application provides 
for the demolition of the hotel surface car park to facilitate the development of Block G. It is 
proposed that the permitted car parking (totalling 70no. spaces) to serve the hotel will be 
relocated beneath Blocks A-B-C (36no. spaces) and at street level to the south of the existing 
Aspect Hotel (34no. spaces). The existing car park is proposed to be demolished and the site 
of the permitted hotel extension landscaped pending the development of the hotel extension.  
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A total of 1,676 cycle parking spaces are proposed. The cycle parking is provided at ground 
floor/ under croft level beneath Blocks A to F to serve the proposed residential units and 
integrated into the public realm at street level for visitors.   
 
The residual lands within Site 6, identified as development Stages 2 and 3, are sites for future 
development and will be seeded/ grassed and fenced until such time as development 
proposals for those sites are advanced. The Stage 2 lands include a site for a proposed school 
as identified within the LAP and to be brought forward by the Department of Education and 
Skills.  
 
Permission is also sought for associated hard and soft landscaping, boundary treatments and 
all associated site and development works. 
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Figure 3.2: Proposed Layout Plan 
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3.4 CONSTRUCTION ACTIVITIES   

 
3.4.1 Introduction 

 
This section contains a description of the construction process as it is known at this pre-consent 
stage and ahead of detailed design development.  An Outline Construction Management Plan 
[CS Consulting] has also been prepared and is submitted with the planning application 
documentation. 
 
TƘŜ ŘŜǎŎǊƛǇǘƛƻƴ Ƙŀǎ ŎƻƴǎƛŘŜǊŜŘ ǘƘŜ ƻǳǘŜǊƳƻǎǘ ƻǊ άƴƻǘ ǘƻ ŜȄŎŜŜŘέ ǇŀǊŀƳŜǘŜǊǎ ǿƘŜǊŜ Ŧǳƭƭ ŘŜǘŀƛƭǎ 
of the construction process is not known or available at this stage.  It is considered that the 
description of the construction phase activities provides a sufficient level of detail for planning 
permission / EIA purposes.  
 
Certain assumptions are made in the OCMP based on the information available at this time 
and, for the avoidance of doubt, it is not proposed or intended that the applicant / 
contractor(s) are bound by these proposals which may change depending on the timing and 
circumstances pertaining at the time of construction.  
 
The OCMP contains further detail on the construction programme and construction related 
activities outlined below.  It also addresses issues relating to volumes of materials, traffic and 
environmental controls, health and safety etc.    
 
On receipt of a grant of permission, the appointed contractor(s) will update the OCMP to 
comply with and implement the requirements and mitigation and monitoring measures set 
out in this EIAR and any conditions imposed as part of the granted planning approval. The 
/ƻƴǘǊŀŎǘƻǊΩǎ /ƻƴǎǘǊǳŎǘƛƻƴ ŀƴŘ 9ƴǾƛǊƻƴƳŜƴǘŀƭ aŀƴŀƎŜƳŜƴǘ tƭŀƴ ό/9atύ Ŏŀƴ ōŜ ǎǳōƳƛǘǘŜŘ ǘƻ 
the Planning Authority prior to commencement. 
 
 

3.4.2  Construction Phasing 
 

The construction of the project is planned to take between 6 to 7 years to complete. The 
current indicative phasing suggests that the project will be split into 4 phases with the 
accompanying infrastructure and green spaces being handed over with each phase, as it is 
constructed (see Figure 3.3 below). 
 
The phasing of the proposed development is detailed in the Phasing Management and 
Delivery Plan [Greenseed Limited] submitted with the planning application documents. In 
summary, it is proposed that the north-south access road from Park West Road, the west to 
west link from Park West Avenue, the central public open space and Blocks A, B and C will be 
constructed in Phase 1 of the development. Blocks D and E will be constructed in Phase 2. 
Phase 3 will comprise the construction of Block F. The final phase of development will comprise 
the relocation of the hotel car park and the construction of Block G. 
 
The phasing summarised above is indicative, and the final phasing, and associated 
Construction Traffic Management Plans will be appointed by the appointed Contractor, and 
submitted to Dublin City Council for approval, prior to commencement. 
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Figure 3.3: Indicative Construction Phasing 

(Source: Phasing Management and Delivery Plan) 
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3.4.3     Site Clearance 
 
The following is a high-level method statement for the site preparation and clearance phase 
of the development. 
 

¶ Establish a site set-up and welfare facilities. 

¶ Carry out an invasive species survey using a qualified and approved surveyor.  

¶ Carry out a detailed services survey of the site to identify all buried services. 
determine what services are live, redundant and potentially serve neighbouring 
properties. To be performed before any ground break up is performed on site. 

¶ Carry out any necessary services diversions and decommissioning works.  
 
Breaking ground will only take place following a full survey. Any materials identified as being 
hazardous will be removed and disposed of in strict accordance with the applicable 
legislation. All services will be disconnected and removed.  
 
All materials will either be fully separated on site and disposed of to the applicable landfills 
/  processing facility or failing that material will be sent to a processing facility for separation. 
Relevant certification and documentation confirming the final separation and most 
environmentally friendly disposal will be available. 
 
 

3.4.4 Excavation 
 
The proposed site levels are determined by a combination of factors such as tie-ins with 
existing roads, existing topography, TGD Part M compliant access to ground floor levels etc. 
The profiling of the site to accommodate the proposed site levels, and the absence of any 
raised landscaping features, will result in a surplus of άŎǳǘέ material which will be exported 
off site to suitably licensed landfill facilities (c. 31,209m3). 
 
The Contractor must prepare a Construction Waste Management Plan in accordance with 
the άBest Practice Guidelines on the Preparation of Waste Management Plans for Construction 
and Demolition Projectsέ (Department of Environment, Heritage and Local Government, 2006) 
and ensure that all material is disposed of at an appropriately licensed land fill site. The 
Contractor must also outline detailed proposals within the Construction Management Plan 
to accommodate construction traffic. 
 
 

3.4.5 Site Management and Accommodation 
 
The construction compound for the infrastructure works will be entirely within the site 
boundary, although in some instances located outside the phase being constructed.  
 
The facilities to be provided and maintained by the contractor will include: 
 

¶ construction plant; 

¶ hoisting equipment and cranes; 

¶ scaffolding, platforms, access ladders, barriers, handrails; 

¶ barricades and hoardings; 

¶ temporary driveways, road crossovers and construction zone; 

¶ 24/7 emergency vehicle access to site during working hours; 

¶ on-site hardstand areas for vehicle loading and unloading; 
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¶ storage sheds and compounds; 

¶ rubbish sorting areas; 

¶ site amenities with all required equipment and facilities; 

¶ construction worker accommodation; 

¶ first aid facilities; 

¶ site administration accommodation. 
 
Plant and equipment used during the entire works are: 
 

¶ articulated and rigid trucks; 

¶ Pilling-rigs, bulldozers, excavators, backhoes, with ancillary equipment (rock hammers 
or saws); 

¶ Tower cranes/mobile cranes; 

¶ concrete delivery trucks; 

¶ concrete pumps; 

¶ man, and material hoists; 

¶ scissor, boom and fork lifts. 
 
 
The number of workers on the site will vary throughout the construction programme and so it 
is difficult to put a precise estimate on the numbers of workers employed on the site.  During 
the site clearance and excavation, it is likely that no more than 50 workers will be present on 
site at any one time. However, during peak construction this could rise to 200-300 workers 
depending on the number of buildings under construction at any one time. 
 
On-site facilities will include a site office and staff welfare facilities (e.g. toilets, drying room, 
canteen, etc.). 
 
Vehicle parking for construction personnel will be accommodated within the development 
site. To the extent possible, personnel will also be encouraged to use public transport, 
and information on local transportation will be published on site. 
 
Harmful material will be stored on site for use in connection with the construction works 
only. These materials will be stored in controlled manner. Where on site facilities are used, 
there will be a bunded filling area using double bunded steel tank at a minimum. 
 
On completion of the works all construction materials, debris, temporary hardstands etc. 
from the site compound will be removed off site and the site compound area reinstated in 
full on completion of the works. 
 
 

3.4.6 Vehicular Access to Site 
 
The site will be serviced from the existing vehicular access at Park West Road. The layout and 
operation of the access will be determined by the Contractor in their Construction Traffic 
Management Plan (CTMP) and will vary depend on the phase of construction. Fulltime Traffic 
Management Operatives will be located at the vehicle access points during the construction 
works. 
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3.4.7 Site Working Hours 
 
Subject to the agreement of the Planning Authority, the following site operation hours 
are proposed: 
 
Monday to Friday:                07:00 to 19:00 
Saturdays:               08:00 to 14:00 
Sundays and Bank Holidays:  Works not permitted 
 
It may be necessary for some construction operations to be undertaken outside these 
times, for example: service diversions and connections; concrete finishing and fit -out works; 
etc. There may also be occasions where it is necessary to make certain deliveries outside 
these times, for example, where large loads are limited to road usage outside peak times. 
 
 

3.4.8 Erection and operation of cranes 
 
It is envisaged that one or more tower cranes will be temporarily erected to accommodate the 
construction works for the distribution of reinforcing steel, concrete skips, concrete 
formwork element and general building materials. No loads will be lifted over the public 
domain or adjacent properties. 
 
The Contractor will need to obtain all necessary licences from the Local Authority. A άƳŀǎǘ 
ŎƭƛƳōŜǊέ may be installed at some local areas to facilitate façade features. The mast climber 
is essentially a climbing platform that allows the user to safely access any level without the 
requirement for a full scaffold tower. 
 
Hoists and teleporters may also be used within the site and around its perimeter as 
required during the project, to facilitate material and waste movements into and out of the 
site. 
 
 

3.4.9 Substructure and Superstructure 
 
There are a number of options for the superstructure design and these will not be decided 
until detail design and tender stage.  
 
For the apartment blocks, the most likely options would be reinforced concrete (RC) column 
and flat slab, RC/masonry cross wall and precast slab, precast concrete twin wall and precast 
slab or a combination of. 
 
The following outlines a general construction sequence for the development: 
 
Foundations: 
The site is relatively flat and therefore no exceptional foundation solutions are required. It is 
likely that piling will be required for the substructure of the apartment blocks. The concrete 
operations associated with the foundation will require concrete deliveries to site.   
 
Building Structure: 

¶ Construction of the foundations/substructure. 

¶ Construction of rising elements to 1st floor and 1st floor slabs. 

¶ Similar sequence of construction of rising elements and floor slabs. 

¶ Note allowance for service construction concurrently or before superstructure. 
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Envelope /  Cladding: 

¶ Envelope works will follow in a sequential manner. 
 
Mechanical and Electrical fit-out: 

¶ First fix will commence at each level behind structure. 

¶ This will be followed by the second fix and the final connections. 
 
Fit-out: 

¶ Initial installation of any stud work when cladding is complete and floor is 
weather tight. 

¶ Installation of equipment and associated connection to services. 

¶ Completion of finishes. 
 
Commissioning: 

¶ The final commissioning period will commence during fit -out. 
 
The above is an indicative construction sequence. The final sequence will be dictated by the 
Contractor.  
 

 
3.4.10 Environmental Management 

 
The contractor will establish guidelines and controls for all activities that may impact on the 
surrounding environment for the duration of the works and, in particular, will ensure that 
the mitigation and monitoring measures contained in this EIAR are implemented.   
 
A Construction and Environmental Management Plan (CEMP) will be prepared by the 
Contractor and will address, inter alia, commitments made in relation to noise, air quality/ 
dust suppression, management of waste, traffic management, storm water management and 
invasive species. 

 
 
3.5 RELATED PROJECTS / OTHER PROJECTS 

 
There are no projects (off-site or secondary) occurring as a direct result of the project.    
 
The cumulative effects of the project with the other projects listed below, if any, are 
considered in the relevant Chapters of this EIAR and summarised in Chapter 15.   
 

¶ Reg. Ref. 3436/18: - Permission granted for a 7-storey extension of 3,704sq.m to the 
existing Aspect hotel. 
 

¶ Reg. Refs. 3798/18, 3941/20, 3403/21: - Permission granted for the conversion, 
extension and change of use of existing Blocks 70 and 72 at Park West Plaza (directly 
south of the current apliction site) from commercial office over ground floor 
retail/restaurant uses to provide for a residential development with a total of 84 no. 
apartments over retail/restaurant use and associated amendments in 2020 and 2021.  

 

¶ Reg. Refs. SD18A/0068, SD20A/0309: - Permission granted for information and 
communications technology facility buildings and associated development at Crag 
Avenue, Clondalkin Industrial Estate, Dublin 22 (west of the M50).  
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3.6 ALTERNATIVES EXAMINED 
 
The consideration of άAlternativesέ is requirement of the EIA process.  By outlining alternatives 
considered, it is possible to reduce or minimise environmental impacts and ensure that better 
solutions are not overlooked. 
 
 

3.6.1 Alternative Locations 
 
The EPA Guidelines (2002 and 2017 Draft Guidelines) recognises that it is not always necessary 
or appropriate to consider alternative options for projects which have been previously 
determined in a higher plan.  

 
άHierarchy 
EIA is only concerned with projects. Many projects, especially in the area of public 
infrastructure, arise on account of plans, strategies and policies which have 
previously been decided upon. It is important to acknowledge that in some 
instances neither the applicant nor the competent authority can be realistically 
expected to examine options which have already been previously determined by 
a higher authority (such as a national plan or regional programme for 
ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ƻǊ ŀ ǎǇŀǘƛŀƭ ǇƭŀƴύΦέ  
 

(Source: EPA Guidelines on the information to be contained in Environmental 
Impact Statements, Section 2.4.3 Alternatives, page 12) 

 
The location of the project has been determined by the designation of the area as a Strategic 
Development Regeneration Area (SDRA) which supports the development of a new residential 
community in Park West.  As the development of this site for the land uses proposed has been 
identified at a local / national scale in the CDP / LAP / Planning Scheme, no alternative sites 
were considered in this EIAR.   
 
 

3.6.2 Alternative Layout / Designs 
 
Alternative designs for the different parts of the site were considered and developed by the 
architects during the design process, with input from the overall project team.  This involved a 
constantly evolving design whereby different solutions were constantly tested to establish the 
optimum design solution.   
 
Insofar as effects on the environment are concerned, these issues were taken into 
consideration in arriving at the chosen scheme and, in that sense, the proposed development 
embodies these considerations. 
 
The main alternatives considered in terms of layout, and the main reasons for the option 
chosen, included:- 
 

¶ Basements were minimised due to the excessive cost of basement construction and the 
layout options considered also involved providing parking at grade. Various permutations 
were considered in relation to the ratio of residential parking provided. 
 

¶ The height strategy has evolved throughout the design phase and was informed by the 
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Landscape and Visual Assessment and the Daylight / Sunlight Assessments which 
informed a decision on the capacity of the site and the impact of the proposed 
development on the immediate vicinity of the site and on views from the wider district.   
 

¶ A number of design alternatives were examined to address the design and layout of the 
street along the northern boundary of the site including consideration of the level change 
between Park West Avenue and the site.  The chosen design provides own door dual 
aspect duplex units with access from the north elevation and activity to the street. In 
addition, a detail landscape proposal provides for a pedestrian and cycle access from Park 
West Avenue and suitable boundary treatments to the railway line.  

 

¶ Various alternative locations within the Central Open Space were considered for the 
MUGA and the chosen location was deemed optimal in terms of its central location 
accessible to the future residents of the development and established residents in Park 
West.   

 

¶ Communal open spaces at podium level were chosen based on their location but also 
taking into account micro-climatic conditions based on advice from the relevant experts. 

 

¶ Various alternative locations were considered for the relocation of the existing Aspect 
Hotel Car Park. A combination of surface car parking and below podium car parking was 
chosen to ensure convenience of access for hotel patrons while minimising car parking at 
street level.  

 

¶ Daylight/ sunlight analysis was undertaken as an iterative process during the course of 
the design of the apartment blocks and alternative layouts were examined. 

 
A synopsis of the environmental effects of the main alternative scenarios which have been 
dismissed in favour of the proposed development is summarised as follows with reference to 
the topics in the EIA Directive.  
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Table 3.1  Synopsis of Comparison of the Environmental Effects of Alternatives Considered 

Population and 
Human Health 

¶ The layout of the scheme was amended following consultations 
with DCC to provide a north/ south link street between Blocks a-
B-C and D-E which has a positive impact on the proposed 
Railway Avenue and for the future residents of the scheme in 
terms of permeability through the development.  

¶ The proposed scheme was revised between Stages 2 and 3 to 
integrate the car parking associated with the existing Aspect 
Hotel into the design and layout of the proposed east ς west 
street and Block A-B-C. The scheme as now proposed will 
provide an enhanced urban setting for future residents and 
visitors to the development.  

¶ The southern elevation of Block A-B-C was modified between 
Stages 2 and 3 to reduce the building height at this location and 
provide for sufficient levels of sunlight to the proposed podium 
level communal amenity space which is a positive microclimate 
outcome for this block.  

¶ Layout options for the ramp access between the proposed 
Railway Avenue and Park West Avenue were discounted in 
favour of the current proposal which provides enhanced access 
between the proposed development and Park West/ Cherry 
Orchard Rail Station.  

Biodiversity 
¶ None of the alternative layouts or designs had significantly 

different environmental effects to the proposed development 
insofar as biodiversity is concerned 

Land and Soils 
¶ None of the alternative layouts or designs had significantly 

difference effects to the proposed development insofar as Land 
and Soils are concerned.   

Water 

¶ None of the alternative layouts or designs had significantly 
different environmental effects to the proposed development 
insofar as impacts on groundwater or surface water are 
concerned 

Air and Climate 
¶ None of the alternative layouts or designs had significantly 

different environmental effects to the proposed development 
insofar as Air and Climate are concerned 

Noise and Vibration 
¶ None of the alternative layouts or designs had significantly 

different environmental effects to the proposed development 
insofar as Noise and Vibration are concerned 

Material Assets: Built 
Services 

¶ None of the alternative layouts or designs had significantly 
different effects to the proposed development insofar as 
Material Assets: Built Services are concerned 

Material Assets: 
Transportation 

¶ The layout options considered included alternatives for greater 
parking provision at street level and within basements.  These 
alternatives were not favoured due to their effects on the road 
network and variance with the current policy objectives for 
promotion of public transport, pedestrian and cycle modes. 

Material Assets: 
Resource and Waste 
Management 

¶ None of the alternative layouts or designs had significantly 
different environmental effects to the proposed development 
insofar as Resource and Waste Management is concerned 
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Cultural Heritage 
¶ None of the alternative layouts or designs had significantly 

different environmental effects to the proposed development 
insofar as Cultural Heritage is concerned. 

Landscape 

¶ A number of alternative proposals for the design and materials 
and finishes to tower element on Block A were considered but 
were deemed to have a greater impact on the wider area in 
terms of visual impacts. 

 
 

3.6.3 Alternative Processes 
 
This is an urban residential development and therefore the consideration of alternative 
processes relates to the methods of construction to be used in the development. The 
alternatives have been considered and the Outline Construction Management Plan (OCMP) 
details the construction processes likely to be employed and which have been assumed for the 
purposes of this EIAR. 
 
 

3.6.4 Conclusion on Assessment of Alternatives 
 
On the basis of the foregoing, it is considered that all reasonable alternatives to the project 
are considered and no alternatives have been overlooked which would significantly reduce or 
further minimise environmental effects.   
 
Having considered all alternatives, the final design chosen by the developer, i.e. the project as 
now submitted for consideration, is deemed to be the most suitable project for the site. 
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4. POPULATION AND HUMAN HEALTH  
 
 

4.1 INTRODUCTION 
 
This chapter was prepared by John Murphy BA MRUP MIPI of BMA Planning and addresses 
ƛƳǇŀŎǘǎ ƻƴ ΨtƻǇǳƭŀǘƛƻƴ ŀƴŘ IǳƳŀƴ IŜŀƭǘƘΩ ŀǎ ǊŜǉǳƛǊŜŘ ǳƴŘŜǊ ǘƘŜ нлмп 9L! 5ƛǊŜŎǘƛǾŜΦ Refer to 
Table 1.1 for details on relevant qualifications and experience. 
 
Impacts on population include impacts on the social and economic environment arising from 
the development such as impacts on population change, demographic trends, employment 
and economic activity, implications for land use patterns and, impacts on social and 
community infrastructure. 
 
!ŎŎƻǊŘƛƴƎ ǘƻ 9ǳǊƻǇŜŀƴ /ƻƳƳƛǎǎƛƻƴΩǎ Environmental Impact Assessment of Projects: Guidance 
on the Preparation of the Environmental Impact Assessment Report (2017), human health 
would relate to matters such as release of toxic substances, health risks arising from major 
hazards, changes in disease vectors, changes in living conditions, effects on vulnerable groups 
and exposure to traffic noise or air pollutants. These could impact on workers on the project 
or the local population. 
 
The Environmental Protection Agency (EPA) Guidelines on the Information to be Contained in 
Environmental Impact Assessment Reports - Draft (2017) acknowledge that άΦΦǘƘŜ ŀǎǎŜǎǎƳŜƴǘ 
of impacts on population and human health should refer to the assessments of those factors 
under which human health effects might occur, as addressed elsewhere in this EIAR e.g. under 
ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŦŀŎǘƻǊǎ ƻŦ ŀƛǊΣ ǿŀǘŜǊΣ ǎƻƛƭ ŜǘŎΦέ  (EPA, 2017, Section 3, page 29).  
 
In this regard, potential impacts of this project on population and human health are also 
addressed in the following Chapters of this EIAR: - 
 

¶ Air Quality and Climate (Chapter 8) 

¶ Noise and Vibration (Chapter 9) 

¶ Material Assets: Transportation (Chapter 11) 

¶ Landscape (Chapter 14) 
 
 

4.2 ASSESSMENT METHODOLOGY 
 

4.2.1 Site Visit 
 
A site visit was undertaken on 8th June 2020 as part of this assessment and a further site visit 
was undertaken on 20th August 2021.  The application site and surroundings were visited to 
examine the receiving environment insofar as people and communities are concerned and, in 
particular, to identify the people most likely to be affected by the project.   
 
 

4.2.2 Desktop Assessment 
 
The study area was identified and the nearest sensitive receptors were identified.  
 
The presentation of the receiving environment is based on site visits and a desk-based study.  
The study area profile is based on official Census data by the Central Statistics Office (CSO) 
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(www.cso.ie). Ordnance Survey maps and aerial photography were examined and the policy 
sources referred to in Chapter 3 were also consulted.  
 
Existing social and community infrastructure in the vicinity is identified and the nearest 
sensitive receptors (individual or grouped) are listed to assist in the identification of people 
and communities who would be most affected by the project. 
 
Based on this baseline presentation of the receiving environment, the likely significant adverse 
impacts on population and human health were considered and are presented under the 
following headings: - 
 

¶ Land Use  

¶ Population  

¶ Employment and Economic Activity 

¶ Human Health 
 
Mitigation and Monitoring Measures are proposed in respect of the above topics where 
appropriate. 
 
The impact assessment section of this chapter follows the terminology (where applicable) used 
in the EPA Guidelines as set out in Chapter 1 of this EIAR.  While perceptions of project can be 
somewhat subjective, it is considered that the impacts presented are broadly representative 
of the impacts on the population within the study area.  

 
 
4.2.3 Consultation 

 
The proposed project has been the subject of a process of consultation with Dublin City Council 
and An Bord Pleanala as set out in the Strategic Housing Development legislation. The issues 
and opinions expressed in the consultations were taken and included in the design process.  

 
 
4.3 RECEIVING ENVIRONMENT 

 
4.3.1 Study Area Profile 

 
The principal study area has been determined as the project site (i.e. all areas within the 
planning application boundary for the project). 
  
A wider study area is examined in the context of the baseline environment, and with regard to 
the potential for significant effects on population and human health. 
 
The site is located within the Cherry Orchard C Electoral Division (ED). The project study area 
for the purposes of this assessment is therefore considered to be the Cherry Orchard C 
Electoral Division (ED). The baseline environment of the study area is set against the Dublin 
City Administrative area to provide a context within trends which can be examined.  
 
Figure 4.1 identifies the site in the context of these Electoral Areas.  
 
 

http://www.cso.ie/
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Figure 4.1 Application Site within Cherry Orchard C ED 
 
 

4.3.2 Population 
 
In 2016, the population of the Dublin City Administrative area was recorded as being 554,554 
persons. This represents a population increase of 5.1% in the last inter-censal period from 2011 
to 2016.  
 
The 2016 Census results indicate that the total population of the Cherry Orchard ED was 4,545 
in 2016. This represents a 0.13% decrease in population between 2011 and 2016.  Since 2006, 
the population has increased by 18%. This population increase reflects the completion and 
occupation of the existing residential communities to the west of the current application site 
and Park West Avenue.  
 
The population trends suggest that Park West is an area that is has stabilised in terms of 
population growth with low levels of growth to a slight reduction in population relative to 
wider County administrative area which continues to experience population growth.  
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Table 4.1: Population Profile (Source: Pobal Maps, 2020). 
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4.3.3 Demographic Profile 
 
Within the ED, a further breakdown is available into Small Area (SA) divisions. These allow 
further refinement of the study area to focus on lands to the immediate context for the subject 
site. The SA divisions included in the study area are located south of the rail line and include 
the Park West apartment developments (SA ID codes 268040004, 268040003/01), Park West 
Business Park, Park West Industrial estate and the subject lands (SA ID code 268040005). 
 

¶ There are 1,485 households within the ED, with approximately one third in the SA 
divisions.  The households in the SA divisions are concentrated along the eastern edge 
of the M50 and include the apartment developments at this location.  North of the 
railway line, the housing type is predominantly terraced two storey dwelling houses 
including the housing estates of Cherry Orchard Crescent and Cherry Orchard Parade. 

 

¶ Within the Cherry Orchard C ED, 29% of the population is between the ages of 25 ς 
40. This is consistent with 31% for Dublin City.  The figure is significantly higher in the 
SA divisions at 50%.   
 

¶ The 0-19 age cohort for the ED is 30%.  It is lower in the SA divisions at 22%, which is 
consistent with 24% for Dublin City.  At the other end of the age pyramid, 6.5% of the 
ED population is 65 and over. It is lower in the SA divisions at 3%.  The rate for Dublin 
City is 14%. 

 

¶ There is a significant difference between the unemployment rates and deprivation 
indices for the SA divisions north and south of the rail line with the rate of 
unemployment (male) at 46% and disadvantaged to very disadvantaged noted for 
Cherry Orchard Crescent and Cherry Orchard Parade north of the rail line.  The rate of 
ǳƴŜƳǇƭƻȅƳŜƴǘ όƳŀƭŜύ ŦƻǊ ǘƘŜ ǎƻǳǘƘŜǊƴ {!ΩǎΣ ƛƴŎƭǳŘƛƴƎ ǘƘŜ tŀrk West apartments, is 
c. 7%.  Two of the SA divisions are classified as affluent areas, with the SA adjoining 
the M50 marginally above average.   
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4.3.4 Land Use and Receptors 
 
The EPA Advice Notes (2015) identify receptors as neighbouring landowners, local 
communities and other parties which are likely to be directly affected by the project.   
 
The site is currently undeveloped except for the existing Aspect Hotel which is located 
centrally on the western boundary of the site. (Refer to the description of the site and its 
context in Chapter 3).   
 
The sensitive population receptors in the area are the communities and properties identified 
below, and geographically presented on Figure 4.2:- 
 
  

Residential  R1 Residential estates north of the railway line including 
Barnville Park, Cherry Orchard Court, Cherry Orchard 
Grove, Cherry Orchard Crescent, Cherry Orchard Park, 
Cherry Orchard Parade, Cherry Orchard Way and Cherry 
Orchard Avenue. 

R2 Park West Apartments to the west 

Industrial / Employment R3 Park West Industrial Park - Industrial uses to the east 
R4 Park West Business Park - Mixed use buildings to the 

south.  

Other  R5 Aspect Hotel 
R6 {ǘ ¦ƭǘŀƴΩǎ tǊƛƳŀǊȅ {ŎƘƻƻƭ ŀƴŘ /ƘƛƭŘŎŀǊŜ /ŜƴǘǊŜ ŀƴŘ 

Cherry Orchard Community Centre 
R7 Cherry Orchard Park including playground and Orchard 

Celtic Football Club 

 
 
 

 
Figure 4.2   Study Area in the context of the site (outlined red), the Cherry Orchard C Electoral Area 
is outlined in blue, with the Small Areas highlighted orange.   

R1 

R2 

R3 

R4 

R5 

R6 R7 



 
4.4 CHARACTERISTICS OF THE PROPOSED DEVELOPMENT  

 
The project is described in Chapter 3. The following elements are relevant to the assessment of 
effects in this Chapter.  
 
The characteristics of the development are typical of any new residential development in an 
existing urban context. 
 
The development will involve the construction of 750no. new residential units comprising 
apartments. This will convert the lands to residential use and transform the receiving residential 
environment into a modern residential space.   
 
There is also an element of non-residential development proposed including a mix of retail, café/ 
bar, creche, and community uses. 
 
There is a large public open space proposed as part of the development with a MUGA space. The 
ancillary infrastructure associated with the development comprises of roads, cycle and 
pedestrian connections.  
 

 
4.5 CONSTRUCTION IMPACTS 

 
The main likely significant effects of the project are as follows: - 
 

4.5.1 Land Use  
 
The site will be hoarded off and inaccessible to the public. Construction activities will be generally 
confined to the site.  Some level of construction activity is likely over a period of up to 6 - 7 years.  
Movements by the general public (vehicular, cycle or pedestrian) through the site will be affected 
during the construction phase resulting in a moderate short term negative impact. Access to 
existing residential, commercial and industrial properties in Park West will be maintained and so 
no major disruption to these properties is expected. 
 

4.5.2 Population Change and Demographic Trends 
 
Some increase in population may arise during the construction period related to construction 
workers seeking accommodation. However, the impacts in relation to population at the 
construction phase will be short term in nature and not significant.   
 

4.5.3 Economy  
 
The construction phase of the project will provide for the employment of a substantial number 
of construction workers over the construction programme.  This will be a significant positive 
short-term impact in terms of employment and further indirect multiplier effects to the wider 
economy.   
 

4.5.4 Human Health  
 
The construction phase of the project will cause a certain amount of loss of amenity, disruption, 
nuisance and inconvenience to the local community, particularly the residents who are located 
closest to the project including receptors at R1, R2, R4 and R5. Potential effects on human health 
arising during the construction phase of the project relate generally to quality of life including air 
quality, climate, noise, water and hydrology, resource and waste management, potential 
disruption of services and the risk of major accidents/disasters. While the assessment of effects 
relating to each of these environmental factors are dealt with separately elsewhere in this EIAR 
(Refer to Chapters 7-10), this section provides a summary as to how these effects have the 
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potential to give rise to human health effects. 
 

Á Traffic - The level of construction generated traffic is not expected to be significant. As 
outlined in Chapter 10, Materials Assets: Transportation, proposed access routes will keep 
trucks to an established HGV route, minimising their impact on residential areas. The 
potential disturbance is likely to result in a slight negative short term impact on the local 
population. 
 

Á Water - As outlined in Chapter 7, Water, the construction phase of the project has the 
potential to alter the water quality and hydrological regime temporarily in the study area. 
Any effect on water quality has the potential to give rise to human health effects. Leaks from 
the waste may contaminate soils and water streams, and produce air pollution through 
contamination, creating health hazards.  Subject to adherence to best practice construction 
measures, such impacts are not considered to be likely or significant in this instance. 

 
Á Air Quality - As outlined in Chapter 8, Air Quality, the construction phase of the project has 

the potential to give rise to dust emissions from construction traffic, building demolition, 
excavation works, piling etc. Poor air quality has the potential to affect human health by 
increasing the risk of asthma and other respiratory diseases. There is therefore potential for 
short term air quality effects during construction to affect human health.  Best practice 
mitigation measures for construction activities are proposed to ensure adverse air quality 
impacts are minimised. The likely impact will be negative, short-term and imperceptible.  
Monitoring of air quality shall be carried out for the duration of the construction phase in 
accordance with the Chapter 8 recommendations.  
 

Á Noise - The most common effects of excessive noise on people include annoyance, sleep 
disruption, health problems to vulnerable persons and general quality of life problems. As 
outlined in Chapter 9, Noise and Vibration, the assessment has determined that, during the 
construction phase, noise and vibration emissions will be temporary and transient.  The 
receptors affected will vary depending on the phase of development and the works being 
undertaken within close proximity.  With the mitigation measures in place, and by complying 
with all relevant guidance, the overall impact will be short-term and slight. Monitoring of 
noise shall be carried out for the duration of the construction phase in accordance with the 
Chapter 9 recommendations 
 

Á Waste ς Waste generated during the construction phase of the project will be segregated at 
source and disposed of appropriately. No potential effects on human health are therefore 
likely if waste is managed correctly. Measure to address vermin and pest control shall be 
included in the Contractors CEMP. 
 

Á Accidents ς The construction of any project of this nature has potential to give rise to 
unplanned events or accidents, including fire, which impact on health and safety of human 
beings if such activities are not managed appropriately. Subject to adherence to best 
practice construction measures, such impacts are not considered to be likely or significant 
in this instance. ! ΨǿƻǊǎǘ-ŎŀǎŜΩ ǎŎŜƴŀǊƛƻ ǊŜǎǳƭǘƛƴƎ ŦǊƻƳ the construction of the development 
would be an accident leading to serious injury or death to a worker.  However, the mitigation 
measures outlined should ensure that this should not occur. 
 

Á Other - The population will be also be affected by impacts associated with traffic disruption, 
utility and services disruptions and visual impacts. These effects are considered in the 
relevant chapters of this EIAR (namely Chapters 10 ς Materials Assets: Built Services, 11 ς 
Materials Assets: Transportation and 14 ς Landscape) and mitigation measures proposed to 
reduce the significance.   
 

Á Aviation ς Cranes operating during the construction phase will not be of sufficient height to 
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impact directly on aviation, however, lighting has the potential to impact on aviation if not 
properly installed and site the developer should notify and consult with the Irish Aviation 
Authority as a precaution prior to cranes being erected on the site.   

 
The level of disturbance and impacts to human health are predicted to be commensurate with 
the normal disturbance associated with the construction industry where a site is efficiently and 
properly managed having regard to neighbouring activities.  These negative impacts will be, 
cumulatively, significant but short term. Measures to address such human health considerations 
will be mitigated through the implementation of a CoƴǘǊŀŎǘƻǊΩǎ /ƻƴǎǘǊǳŎǘƛƻƴ and Environmental 
Management Plan (CEMP) and will be subject to Regulations and the relevant Health and Safety 
codes ς see Mitigation Measure PPH-C1 below. 
 

 
4.5.5 Mitigation ς Construction Phase 

 

PPH-C1 Construction and Environmental Management Plan (CEMP)- In order to 
mitigate potential temporary community disturbance during 
construction, a Construction Management Plan (OCMP) has been 
prepared and is included with the application. If the project is approved 
and implemented, the appointed contractor will incorporate the 
environmental commitments contained in this EIAR and prepare a 
Construction and Environment Management Plan (CEMP) for the 
agreement of the Planning Authority prior to development commencing 
on site.   

PPH-C2 Liaison Officer - The contractor(s) will appoint a liaison officer to ensure 
that any issues from the local community are dealt with promptly and 
efficiently during construction.  These details will be included in the 
Contractor(s) CEMP prepared prior to construction commencing. 

PPH-C3 Working Hours - Typically, construction working hours will be limited to 
7.00 ς 19.00 Monday to Friday and 8.00 to 14.00 on Saturday. It is 
anticipated that there will be times, due to exceptional circumstances, 
that construction work will be necessary outside these standard hours i.e. 
large concrete pours.  Deviations from these standard times will be 
agreed in advance with the Planning Authority. 

PPH-C4 Prior to the erection of cranes on the site the developer shall notify and 
consult with the Irish Aviation Authority. 
 

 
 

4.5.6 Monitoring  
 
No monitoring measures are proposed with respect to population and human health.  
 
 

4.6 OPERATIONAL IMPACTS  
 
The main areas of impact are as follows: - 
 

4.6.1 Land Use  
 
The project will deliver a new residential community with supporting land uses which will change 
the character of the existing landscape.  This project may also act as a catalyst for further 
development / investment in the area and there is likely to be a positive impact on existing 
property and land values in the area.  This change is consistent with planning policy and is a long-
term positive effect. 
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4.6.2 Population  

 
The residential population of the proposed housing units will be in the order of c.1,800 people.   
The impact on the population is considered to be a long term significant positive effect insofar as 
it reflects the emerging trend in the wider area. New residential units will contribute to the 
delivery of a critical mass of population which will support a wide range of additional local 
businesses, services, transport infrastructure and employment opportunities.  
 

4.6.3 Economy 
 
The project will have a slight to moderate positive impact on the local economy through the 
direct employment in the retail and community units and indirectly in relation to support services 
to the new residential population.   The increased population will also have an indirect positive 
impact on the local economy through its spending power.   
 

4.6.4 Amenity and Human Health 
 
For the future residents, the living environment was carefully considered in the design process 
to ensure a high quality scheme was designed in accordance with the relevant codes and 
guidance. The scheme meets all quantitative standards and the qualitative aspects of the scheme 
are demonstrated in the Housing Quality Assessment and other supporting documents 
submitted with the planning application such as the Daylight Sunlight and Shadow Assessment 
Report and Wind Micro-Climate Assessment. The iterative design process has included 
introduction of design mitigation measures to improve the quality of residential units. The overall 
impact is considered to be neutral/ positive. 
 
The main impacts on human health, associated with air quality, noise, traffic and transportation 
and landscape, are considered elsewhere in this EIAR (Chapters 8 - Air and Climate, 9 - Noise and 
Vibration, 11 - Materials Assets: Transportation and 14 ς The Landscape including mitigation 
measures).  This section provides a summary as to how these effects have the potential to give 
rise to human health effects:- 

 

¶ Traffic - As outlined in Chapter 10, Materials Assets: Transportation, the level of traffic 
generated by the proposed development will not be significant. The impact will be neutral 
and slight or imperceptible. 

 

¶ Noise - As outlined in Chapter 9, Noise and Vibration, operational noise levels will be 
managed to achieve the relevant noise limit values. The impacts, therefore, on human health 
will be neutral for the life of the development.   

¶ Air Quality - As outlined in Chapter 8, the operational phase of the project will not generate 
air emissions that would have an adverse impact on local ambient air quality or local human 
health. 

 

¶ Water - As outlined in Chapter 7, Water, the proposed development will connect to existing 
public water infrastructure in the area and will not give rise to any significant impacts on 
ground water.  

 

¶ Landscape - As outlined in Chapter 14, The Landscape, the proposed landscaping and open 
space proposals have a potential positive impact on health in the new population. The impact 
of the insertion of the proposed development into the existing urban setting of the 
development is also addressed with reference to key views from the wider area. When taken 
in the context of current planning policies, the proposed impact is considered to be neutral 
/ positive. 
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¶ Waste ς No likely significant impacts on human health are predicted for the operational 
phase of the project.  As outlined in Chapter 12, Material Assets: Resource and Waste 
Management, the residents and non-residential users will be provided with suitable waste 
management facilities to safely dispose of their recycling and waste materials. 

 

¶ Accidents ς The risk of accidents / unplanned events is addressed through the Building 
Regulations (Fire Safety) and is therefore addressed through primary mitigation in the design 
process. Residual risks of fire and road traffic accidents will be managed by emergency 
services as per their standard procedures.   
 

¶ Aviation - The highest building on the site is 15 storeys. Under the Standardised European 
rules of the Air (SERA), it is not permissible to fly over built up areas at a height of less than 
1000ft (approx. 304 metres). The proposed development does not impact on the 
standardised approaches\departures to Dublin airport, Casement aerodrome or Westin 
Airport.  The proposed development does not impact on any of the Dublin hospitals where 
a helipad is used.  Therefore, there are no long-term impacts on aviation as a result of the 
development. 
 

Subject to implementation of the mitigation measures, the cumulative negative impacts of the 
development during the operational phase are typical of any urban development and are 
considered to be slight to moderate long term.  The effects are in keeping with those expected 
for urban area as promoted in the Dublin City Development Plan and the other planning sources 
described in Chapter 2.  
 
 

4.6.5 Mitigation  
 
Mitigation measures relating to those factors under which population and human health effects 
might occur have been addressed elsewhere in this EIAR, under the relevant environmental 
factors. Other than the mitigation measures outlined these Chapters, no further mitigation 
measures have been proposed with respect to population and human health for the operational 
phase.  
 
 

4.6.6 Monitoring 
 
No monitoring measures are proposed with respect to population and human health.  
 
 

4.7 RESIDUAL EFFECTS 
 
Following the implementation of the mitigation measures outlined above, and elsewhere in this 
EIAR relating to human health, no significant negative residual effects are identified in respect of 
the project.   
 

 
4.8 Ψ5h-bh¢ILbDΩ {/9b!wLh 
 

In the event that the project does not proceed, the site would remain as it is currently in a 
brownfield state and an opportunity would be missed to consolidate and rejuvenate this inner 
suburban location in accordance with national, regional and local planning policy guidance.  
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4.9 WORST CASE SCENARIO 
 

In the worst case scenario the site would remain undeveloped and in an under utilised state or 
the development would commence but not be completed. 
 

 
4.10 INTERACTIONS 
 

Population and Human Health interactions are primarily linked to the environmental factors 
listed below. These interactions, and the impacts being considered, are identified in the relevant 
Chapters. 
 

¶ Air Quality and Climate (Chapter 8) 

¶ Noise and Vibration (Chapter 9) 

¶ Material Assets: Transportation (Chapter 11) 

¶ Landscape (Chapter 14) 
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5 BIODIVERSITY   
 
 
5.1 INTRODUCTION 
 

This section of the Environmental Impact Assessment Report (EIAR) was carried out by Altemar 
Ltd. It assesses the biodiversity value of the proposed development area and the potential 
impacts of the development on the ecology of the surrounding area and within the potential zone 
of influence (ZOI). Standard construction and operational phase control measures, in addition to 
monitoring measures are proposed to minimise potential impacts and to improve the biodiversity 
potential of the proposed development site. However, it is important to note that none of the 
measures proposed are necessary for the protection of Natura 2000 sites or their conservation 
objectives. These are standard measures to comply with legislation and in particular Water 
Pollution Acts.  

 
Under the EIA Directive as well as best practice methodology from the EPA, the analysis of impacts 
to biodiversity is an essential component of the EIA process, and so is a required chapter in any 
EIAR. 

 
Under Article 6(3) of the Habitats 5ƛǊŜŎǘƛǾŜ ŀƴ ΨŀǇǇǊƻǇǊƛŀǘŜ ŀǎǎŜǎǎƳŜƴǘΩ ƻŦ ǇǊƻƧŜŎǘǎ Ƴǳǎǘ ōŜ 
carried out to determine if significant effects are likely to arise to the integrity of Natura 2000 
sites. An Appropriate Assessment Screening Report has been prepared as a separate stand-alone 
report with this planning application. This concluded that the likelihood of significant effects can 
be excluded. 

 
5.1.1 Background to Altemar 
 

Altemar Ltd. is an established environmental consultancy that is based in Greystones, Co. Wicklow 
that has been in operating in Ireland since 2001. Bryan Deegan MCIEEM is the Managing Director 
of Altemar Ltd. and holds a M.Sc. Environmental Science, BSc (Hons.) in Applied Marine Biology 
ŀƴŘ ŀ bŀǘƛƻƴŀƭ 5ƛǇƭƻƳŀ ƛƴ !ǇǇƭƛŜŘ !ǉǳŀǘƛŎ {ŎƛŜƴŎŜΦ  IŜ Ƙŀǎ ƻǾŜǊ нс ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ŀǎ ŀƴ 
environmental consultant in Ireland and was the ecologist for all aspects of this project. Previous 
projects where Altemar were the lead project ecologists include the Lidl Ireland GmbH regional 
distribution centres in Newbridge and Mullingar, 18 airside projects for daa at Dublin Airport and 
7 fibre optic cable landfalls in Ireland including the New York to Killala cable project in 2015.   

 
 
5.2 ASSESSMENT METHODOLOGY  
 

This chapter has been prepared having regard to the following guidelines;  

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

¶ Environmental Impact Assessment of Projects: Guidance on the preparation of the 
Environmental Impact Assessment Report (European Commission, 2017) 

¶ Guidelines on the Information to be Contained in Environmental Impact Assessment 
Reports ς Draft (EPA, 2017) 

 
A pre-survey biodiversity data search was carried out. This included examining records and data 
from the National Parks and Wildlife Service (NPWS), National Biological Data Centre (NBDC) and 
the Environmental Protection Agency (EPA), in addition to aerial, 6 inch maps and satellite 
imagery. A habitat survey of the site was undertaken within the appropriate seasonal timeframe 
for terrestrial fieldwork. Field surveys were carried out as outlined in Table 5.1. All surveys were 
carried out in the appropriate seasons.  
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5.2.1 Site Visit 
 

Table 5.1 ς Field Surveys 

Area 

 
Surveyors Survey Dates 

Terrestrial Ecology 
Bryan Deegan (MCIEEM) 

of Altemar 10th September 2021 

Badger / Mammal Survey 
Bryan Deegan (MCIEEM) 

of Altemar 
5th December 2021 

Bat Fauna 
Bryan Deegan (MCIEEM) 

of Altemar 
10th September 2021 

 
Desk studies were carried out to obtain relevant existing biodiversity information within the ZOI. 
The assessment also extends beyond the immediate development area to include those species 
and habitats that are likely to be impacted upon by the proposed residential development. As 
outlined in the Engineering Services Report prepared by CS Consulting Group, it is proposed to 
attenuate surface water on-site before being discharged to an existing public surface water 
network located on Park West Road. This network outfalls to the River Camac, which in turn 
discharges to the marine environment at Dublin Bay. Foul wastewater will be directed to an 
existing public foul sewer located on Heaney Avenue, which in turn discharges to Ringsend WwTP 
for treatment. As such, out of an abundance of caution, it is considered that there is an indirect 
hydrological pathway to designated conservation sites located within Dublin Bay via the proposed 
foul and surface water drainage strategy. 

 
Details of the proposed development are seen in Chapter 3 of this EIAR. The proposed layout, 
drainage strategy and landscape design were reviewed to inform this assessment. Further, 
Chapter 3, Description of Project and Alternatives, Chapter 6, Land and Soils, Chapter 7 Water, 
and Chapter 12 Material Assets: Resource and Waste Management of this submission were 
reviewed. 

 
5.2.2 Proximity to designated conservation sites and habitats or species of conservation interest 
 

The designated conservation sites within 15km of the proposed combined development site were 
examined for potential impact. Sites beyond 15km have no direct or indirect pathways or are 
across the marine environment where significant dilution, mixing and settlement would occur 
and given the scale of the proposed development, impacts on sites beyond 15km would be at 
negligible levels. This assessment included sites of international importance; Natura 2000 sites 
(Special Areas of Conservation (SAC), Special Protection Areas (SPA)) and Ramsar sites and sites 
of National importance ((Natural Heritage Areas (NHA), proposed Natural Heritage Areas (pNHA). 
Up to date GIS data (2021 NPWS data shapefiles) were acquired and plotted against 1, 5, 10 and 
15km buffers from the proposed development site. A data search of rare and threatened species 
within 10km of the proposed site (GIS shapefile) was provided by NPWS. Additional information 
on rare and threatened species was researched through the National Biodiversity Data Centre 
maps 

 
5.2.3 Terrestrial and Avian Ecology 
 

A pre-survey data search was carried out. This included a literature review to identify and collate 
relevant published information and ecological studies previously conducted and comprised of 
information from the following sources; the National Parks and Wildlife Service, NPWS Rare and 
Protected Species Database, National Biodiversity Data Centre, EPA WMS watercourses data, in 
addition to aerial, 6 inch, satellite imagery. Following the desktop study, walk-over assessments 
of the site were carried out on the 10th September 2021. Surveys were carried out by means of a 
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thorough search within the potential ZOI. The presence of mammals is indicated principally by 
their signs, such as resting areas, feeding signs or droppings - though direct observations are also 
occasionally made.  

 
Habitat mapping was carried out according to Fossitt (2000) using AcrGIS 10.5 and displayed on 
Bing satellite imagery or street mapping based on the 10th September 2021 site visit. Any rare or 
protected species or habitats were noted. As part of the fieldwork an invasive species assessment 
was carried out. Birds noted on site were classed based on the Birds of Conservation Concern in 
Ireland classification of red, amber and green, which is based on an assessment of the 
conservation status of all regularly occurring birds on the island of Ireland.  

 
5.2.4 Bat Fauna 
 

A bat detector and emergent survey that covered the entire application site was carried out on 
the 10th September 2021. There are no bat roosts on site and no trees of bat roosting potential. 

 
5.2.5 Rating of Effects 
 

The terminology for rating impacts is derived from the EPA Draft Guidelines on the information 
to be contained in Environmental Impact Assessment Reports (2017).   

 
5.2.6 Difficulties Encountered 
 

No difficulties were encountered in relation to the preparation of the Biodiversity report. The bat 
survey was undertaken within the active bat period (April to September) and a detector survey 
was possible. The mammal survey was carried out inside the optimal period for survey in 
December 2021. Full coverage of the site was possible and no limiting factors are foreseen in 
relation to the survey dates.  

 
 
5.3 RECEIVING ENVIRONMENT 
 
5.3.1 Zone of Influence 
 

The potential zone of influence (ZOI) was set at a radius of 2km from the proposed Project. It 
should be noted that where there was a potential for the ZOI to be influenced by drainage 
connections, natural biodiversity corridors e.g. rivers or woodland these were also take into 
account and the assessment was extended. As outlined in the Engineering Services Report 
prepared by CS Consulting Group, it is proposed to attenuate surface water on-site before being 
discharged to an existing public surface water network located on Park West Road. This network 
outfalls to the River Camac, which in turn discharges to the marine environment at Dublin Bay. 
Foul wastewater will be directed to an existing public foul sewer located on Heaney Avenue, 
which in turn discharges to Ringsend WwTP for treatment. As such, out of an abundance of 
caution, it is considered that there is an indirect hydrological pathway to designated conservation 
sites located within Dublin Bay (namely, South Dublin Bay SAC & pNHA, South Dublin Bay and 
River Tolka Estuary SPA, Sandymount Strand/Tolka Estuary Ramsar site, North Dublin Bay SAC & 
pNHA, North Bull Island SPA & Ramsar site) via the proposed foul and surface water drainage 
strategy. The potential ZOI extends beyond the site, with the potential for downstream impacts 
to extend beyond the proposed development area to the marine environment via the surface 
water/foul water network. The application site outline is shown in figure 5-1.  
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5.3.2 Designated Sites 
 

As can be seen from Figures 5Φн ό{!/Ωǎ ǿƛǘƘƛƴ мрƪƳύΣ 5Φо ό{t!Ωǎ ǿƛǘƘƛƴ мрƪƳύΣ 5.4 (NHA and pNHA 
within 15km), 5.5 (Watercourses proximate to the site.), there are no Natura 2000 sites within 
5km, and three National conservation sites (Grand Canal pNHA, Liffey Valley pNHA, and Royal 
Canal pNHA) within five km of the proposed development site. There are no Ramsar site within 
5km of the proposed development site. The distance and details of the conservation sites within 
15km of the proposed development are seen in Table 5.2a and Table 5.2b. Figures 5.6 ς 5.11 
demonstrate waterbodies proximate to the subject site and designated conservation sites with 
the potential for a hydrological pathway.  

 
Table 5.1a ς Natura 2000 sites within 15km (and outside 15km with potential for a 
pathway) of the proposed development 

Natura 2000 Sites Distance 

Direct Hydrological / 
Biodiversity 
Connection 

Special Areas of Conservation (SAC)   

Glenasmole Valley SAC 8 km No 

Rye Water Valley/Carton SAC 8.1 km No 

South Dublin Bay SAC 10.3 km No 

Wicklow Mountains SAC 10.4 km No 

North Dublin Bay SAC 12.7 km No 

Special Protection Areas (SPA)   

South Dublin Bay and River Tolka Estuary 
SPA 

9.7 km No 

Wicklow Mountains SPA 11.3 km No 

North Bull Island  12.8 km No 

 
Table 5.2b ς National designated sites and Ramsar sites within 15km (and outside 15km 
with potential for a pathway) of the proposed development 

Designation 
Conservation 
Sites Distance 

Direct Hydrological / Biodiversity 
Connection 

pNHA Grand Canal 0.2 km No 

pNHA Liffey Valley 2.1 km No 

pNHA Royal Canal 4.9 km No 

pNHA Dodder Valley 5.3 km No 

pNHA  Lugmore Glen  7 km No 

pNHA 
Glenasmole 
Valley 

8 km No 

pNHA 
Rye Water 
Valley/Carton 

8.1 km No 

pNHA 

Slade of Saggart 
and Crooksling 
Glen 

8.9 km No 

pNHA North Dublin Bay 9.4 km No 

pNHA South Dublin Bay 10.3 km No 

pNHA  Santry Demesne 10.6 km No 

pNHA CƛǘȊǎƛƳƻƴΩǎ ²ƻƻŘ 11.2 km No 

pNHA 
Booterstown 
Marsh 

11.3 km No 

pNHA 
Dolphins, Dublin 
Docks 

11.4 km No 
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pNHA Kilteel Wood 14.6 km No 

Ramsar Sandymount 
Strand/Tolka 
Estuary 

10.3 km No 

Ramsar  North Bull Island 12.9 km No 
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Figure 5.1 ς Proposed Development Site Outline (red)   
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Figure 5.2 ς Special Areas of Conservation within 15km of the proposed development site   
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Figure 5.3 ς Special Protection Areas within 15km of the proposed development site   
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Figure 5.4 ς NHAs and pNHAs within 15km of the proposed development site   
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Figure 5.5 ς Ramsar sites within 15km of the proposed development site   
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Figure 5.6 ς Waterbodies within 1km of the proposed development site   










































































































































































































































































































































































































































































