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6.4 Mitigation Measures
Measures have been provided for the protection of retained woodland, trees and hedgerow, including the 
use of protective barriers and the utilisation of a root protection area, to be calculated by a qualified arborist. 
Recreation and replanting of woodland, treeline and hedgerow habitats (194m2 of a “micro woodland”, 
planting 120 no. semi-mature trees and 40 no. multi-stem trees (native or varieties of native species), and 
420m of linear hedge) will reduce the impacts to the retained habitats. Following the implementation of the 
mitigation measures to protect remaining trees and hedgerows, residual impacts on are considered to be 
reduced, but will remain significant at a local level.

Measures have been proposed to address impacts on fauna. In the case of bats, preconstruction checks of 
trees to check for Potential Roost Features (PRF) will be undertaken to ensure no bat roosts are present 
within the proposed development site. During the operational phase, lighting columns will be fitted with 
baffles as appropriate to minimise light spill. Compensation and enhancement measures have been 
proposed in the form of bat boxes and bird boxes. In the case of birds, measures have been proposed to 
prevent mortality during construction and infilling works. Residual impacts on fauna are considered to be 
reduced but will remain significant at a local level due to the loss of habitats as a result of the proposed 
development.

6.5 Cumulative Impacts
Cumulative effects have been considered, with no additional significant residual effects predicted following 
the implementation of mitigation measures.

6.6 Residual Impact
Following the implementation of mitigation and compensation/enhancement measures, residual impacts on 
bats are not considered to be significant.

Following the implementation of mitigation and compensation measures, residual impacts on birds are 
considered to be reduced but will remain significant at a local level.

Following the implementation of mitigation measures to protect the remaining woodland, trees and 
hedgerow, residual impacts are considered to be reduced but will remain significant at a local level until such 
time as newly planted/recreated habitats mature.
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7 LAND, SOILS AND HYDROGEOLOGY
The following sections present a summary of the information contained in Chapter 7 (Land, Soils and 
Hydrogeology) of Volume 2 of this EIAR, which outlines the environmental effects of the proposed 
development on land and soils environment, including hydrogeology.

7.1 Existing Environment
Site investigations were undertaken in 2019, and drilling confirmed that the proposed site is underlain by > 
8.0 metres of overburden. The overburden is composed predominantly of glacial tills (Boulder clay). No 
groundwater inflows were observed. No evidence of soil contamination or illegal dumping was indicated by 
analyses carried out as part of the Site Investigation works.

The underlying bedrock is the Lucan Formation comprising dark shaley limestone known as Calp. The 
overall Geological Survey Ireland (GSI) aquifer classification is "Li" (locally important aquifer moderately 
productive only in local zones). The area is served by public water mains and therefore it is unlikely that 
there are any water supply wells in the area. The low permeability boulder clay deposits above the bedrock 
limit infiltration and restrict percolating water from reaching the bedrock aquifer. The GSI groundwater 
mapping website indicates that the vulnerability (is classified as being “low”).

7.2 Potential Impacts
The only interactions with land and soils environment will be as a result of routine excavation. Soil will be 
routinely excavated to a depth of approx. 4.0 metres below ground level to build the underground car park 
and the site recontoured to accommodate the foundations and construction of the buildings. No dewatering 
will be required.

The design of the proposed development does not facilitate the beneficial re-use of suitable excavated 
material on site. Consequently, the excavated material constitutes a waste and will be recovered and/or 
disposed off-site at appropriately authorised waste facilities. However, under the Waste Hierarchy principals, 
the re-use of the excavated soils is preferred to the disposal to landfill. Consideration will be given to removal 
of soil off site for re-use as a by-product (in accordance with Article 27 of the European Communities (Waste 
Directive) Regulations 2011).

The disposal of excavated material is considered to have low importance and the magnitude of the impact on 
the environment is predicted to be neutral, temporary, negligible. The significance of the impact is 
imperceptible.

Accidental spillages could result in soil being contaminated.

Potential impacts during the construction and operational phase include the leakage or spillage of 
construction related materials and fuels and chemicals on site. However, the vulnerability classification of the 
underlying groundwater has been classified as “Low” based on site specific information.

The impact on groundwater water quality is predicted to be negligible in magnitude and imperceptible in 
significance, temporary in duration and unlikely.

The impact of accidental spillages on soils is negligible in magnitude and imperceptible in significance.

7.3 Mitigation Measures
As no significant impacts were predicted, no specific mitigation measures are proposed. However, in 
advance of work starting on site, the works Contractor will prepare a CEMP, a CMP, and a Waste 
Management Plan will be implemented to ensure best practices.

7.4 Cumulative Impact
As the impacts are neutral and unlikely to interact with the impacts of other existing or permitted projects, 
there are no cumulative impacts predicted.
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7.5 Residual Impact
The predicted overall residual impact of the proposed development on land, soils, geology and hydrogeology 
both during construction and operational stage will be neutral.
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8 WATER AND HYDROLOGY
The following sections present a summary of the information contained in Chapter 8 (Water and Hydrology) 
of Volume 2 of this EIAR. This chapter considered the impact of the proposed development on the receiving 
surface water environment in its vicinity.

The assessment was based on a desk study review of hydrological information, site visits, and the Flood 
Risk Assessment (FRA) provided as part of the planning application. Water quality data to establish baseline 
conditions was obtained from the EPA mapping website and www.catchments.ie.

8.1 Existing Environment
The site is located within the upper catchment of the Santry River, which has its origins at Harristown and 
Dubber, south of St. Margarets. It flows to the west of Dublin Airport and parallel to the main runway. From 
there, it flows through Silloge, under the M50 Motorway at Ballymun, through Santry Demesne. It then 
passes under the M1/M50 Motorway at Santry, through Kilmore, Edenmore, Raheny and under the 
Dublin/Belfast railway line before discharging to Dublin Bay at North Bull Island. The river drains an area of 
approximately 1,400 ha.
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Figure 8-1: Local Rivers

The WFD Status for the Santry_010 River Water Body is “Poor” and “at risk” of not achieving “Good” status.

A FRA was undertaken to accompany the planning application. The OPW preliminary flood risk assessment 
(PFRA) flood extent map and FCC strategic flood risk assessment Flood Map indicate that the existing site 
lies within Flood Zone C where the probability of flooding from rivers and the sea is low (less than 0.1% AEP 
or 1 in 1,000.

8.2 Potential Impacts
No water will be abstracted from streams in the vicinity of the proposed site. All wastewaters will be directed 
to the public sewer. The water supply to the proposed development will from the existing public watermain 
infrastructure.
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8.2.1 Flooding Impacts
The proposed surface water drainage has been designed to incorporate Sustainable Urban Drainage 
Systems (SUDS) devices, in the form of attenuation tanks, permeable paving and a Green Roof system over 
60% of the apartment roof and central courtyard areas to limit any potential pollutants in runoff prior to 
discharge to the Santry River. The drainage systems will be designed in accordance with the report entitled 
‘‘The Planning System and FRM Guidelines for Planning Authorities" (2009).

Stormwater runoff from the development will drain via the proposed Green Roof system and other SUDS 
devices to the existing surface water network on the local access road west of the development site and 
existing attenuation northwest of the adjacent Bridgefield development tank prior to discharge to the Santry 
River. The proposed attenuation and SUDS measures have been designed to cater for the 1:100-year critical 
storm event plus 20% for climate change with restricted outflows limited to 1.1 Litres/sec to the surface water 
system, ensuring that the runoff from the site will be restricted to the required green field runoff rate.

The risk of flooding of the proposed site is minimal (located in Zone C). The attenuation measures and the 
lack of any alteration to the channel will result in no increase in risk of flooding of lands downstream and 
upstream of the site.

There are no flooding impacts predicted as a result of the proposed development.

8.2.2 Water Quality
Potentially the most serious source of contamination to a water course associated with the development are 
accidental spillages.

Potential impacts on water quality during the construction phase are considered negative, temporary, and 
imperceptible. This is the typical potential impact associated with construction projects. There are no 
potential impacts on water quality during the operational phase.

Chemical pollutants such as hydrocarbons and other chemicals may enter the surface waters in the event of 
accidental release and have implications down-stream of the Proposed Development. The volumes of 
hydrocarbons that could potentially spill during the operational phase will be small. Spills will gather on site 
rather than discharge directly to the water course. The magnitude of the impact is assessed to be “Small 
Adverse” on an attribute of “Medium" importance. The significance of this potential impact is “Slight”, 
negative in quality and temporary in duration.

8.3 Mitigation Measures

8.3.1 Flooding Impacts
The proposed drainage designs will incorporate SUDS measures (embedded mitigation) to ensure the runoff 
from the site (including all phases of the development) to the Santry River will not exceed greenfield runoff 
rates. Consequently, there will be no increase in risk of flooding in the receiving waters.

8.3.2 Water Quality
All surface water discharge from the proposed site will pass through suitably sized hydrocarbon interceptors. 
The incorporation of hydrocarbon interceptors will ensure that any spill is contained before reaching the 
Santry River.

Following the implementation of mitigation, the significance of the impact on water quality will be 
imperceptible.

A contract-specific CEMP will be implemented by the contractor to ensure good construction management 
practices are employed.

Following the implementation of mitigation measures, the residual impacts of the construction and operation 
of the proposed development will be neutral and imperceptible.
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8.4 Cumulative Impact
The stormwater attenuation system is designed to accommodate both phases of the development. As the 
impacts are imperceptible and unlikely to interact with the impacts of other existing or permitted projects, 
there are no cumulative impacts predicted.

8.5 Residual Impacts
No significant residual Impacts are predicted.
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9 AIR QUALITY
The following sections present a summary of the information contained in Chapter 9 (Air Quality) of Volume 
2 of this EIAR. This chapter assessed the likely air quality impacts associated with the construction and 
operational phases of the proposed development.

9.1 Existing Environment
In terms of the existing air quality environment, data available from similar environments indicates that levels 
of nitrogen dioxide (NO2), particulate matter less than 10 microns, and particulate matter less than 2.5 
microns (PM10 and PM2.5) are, generally, well within the National and EU ambient air quality standards.

9.2 Impact Assessment
Impacts on air quality can occur during both the construction and operational phases of the proposed 
development. With regard to the construction stage, the greatest potential for air quality impacts is from 
fugitive dust emissions impacting nearby sensitive receptors. In terms of the operational stage, air quality 
impacts will predominantly occur as a result of the change in traffic flows on the local roads associated with 
the proposed development.

The surrounding area was found to have a medium sensitivity to dust soiling and low sensitivity to dust- 
related human health impacts. There is an overall medium risk of potential dust soiling impacts and a low risk 
of human health impacts as a result of the proposed construction works. Any potential dust impacts can be 
mitigated through the use of best practice and minimisation measures which are outlined in Chapter 9 (Air 
Quality) of Volume 2 of this EIAR. Therefore, dust impacts will be short-term and imperceptible at all nearby 
sensitive receptors

The changes in traffic volumes associated with the operational phase of the development were not 
substantial enough the meet the assessment criteria requiring a detailed air quality modelling assessment. It 
can therefore be concluded that levels of traffic-derived air pollutants resulting from the development will not 
exceed the ambient air quality standards, and the impact of the development in terms of NO2 and PM10 

emissions is long-term, neutral and imperceptible.

9.3 Mitigation Measures
The best practice dust mitigation measures that will be put in place during the construction of the proposed 
development will ensure that the impact of the development complies with all EU ambient air quality 
legislative limit values, which are based on the protection of human health. Therefore, the impact of the 
construction of the proposed development is likely to be short-term, localised, negative and imperceptible 
with respect to human health. Operational phase-predicted concentrations of pollutants are predicted to be 
significantly below the EU standards, and the impact on human health is predicted to be imperceptible, 
neutral and long term.

Provided the mitigation measures outlined in Chapter 9 (Air Quality) of Volume 2 of this EIAR and are 
implemented throughout the construction phase of the proposed development, there are no significant 
cumulative impacts to air quality predicted for the construction phase. During the operational phase of the 
proposed development, the impact is predicted to be long-term and imperceptible with regards to air quality.

During the construction phase of the development, residual impacts are predicted to be short-term and 
negative in terms of air quality and human health. Operational phase impacts are predicted to be long-term, 
neutral and imperceptible.

9.4 Residual Impact
No significant impacts to air quality are predicted during the construction or operational phases of the 
proposed development.
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10 MICROCLIMATE: SUNLIGHT AND DAYLIGHT
The following sections present a summary of the information contained in Chapter 10 (Microclimate: Sunlight 
and Daylight) of Volume 2 of this EIAR. This chapter assessed the impact of the proposed development on 
daylight and sunlight access in the surrounding area.

10.1 Daylight

10.1.1 Methodology
A three-dimensional digital model of the proposed development, the development permitted under ABP Ref. 
TA06F.313317, and of existing buildings in the area, was constructed by ARC Consultants based on 
drawings and three-dimensional models supplied by the Design Team; on drawings and information 
available from the online planning register; and with reference to on-site, satellite and aerial photography. 
ARC analysed the three digital models of the proposed development and of the existing buildings 
surrounding the development site using proprietary sunlight and daylight analysis software in order to 
quantify the likely impact of the proposed development on daylight access within chosen sample rooms in 
buildings in close proximity to the development site.

10.1.2 Impact Assessment
ARC’S analysis indicates a potential for the proposed development to result in “imperceptible” to “slight” 
impacts on daylight access to opposing houses at Cedarview (e.g., Nos. 31-42 Cedarview), with a potential 
for “slight' to “moderate” impacts on daylight access within a small number of rooms at No. 33 Cedarview. 
The potential for the proposed development to result in impacts on daylight access within other houses at 
Cedarview is low with potential impacts on daylight access within dwellings ranging from none to 
“imperceptible”.

To the west, the proposed development is likely to result in “imperceptible” to “moderate” impacts on daylight 
access within opposing rooms within the recently constructed, residential development at Blackwood 
Square, which has also been developed by the Applicant. The proposed development is unlikely to result in 
material impacts on daylight access within most units at Blackwood Square within the meaning of the BRE 
Guide.

To the south, the proposed development has the potential to result in "imperceptible” to “slight” impacts on 
Block 1 and “imperceptible” to “moderate” impacts on daylight access within Block 2 of the office 
development at Swift Square.

There are no structures on the existing site to the west, which is the subject of planning permission for 
residential development in eight and nine-storey blocks on the adjoining site to the east at Whitehaven (ABP 
Ref. TA06F.313317). This development has yet to be constructed.

10.1.3 Cumulative Impact
The proposed development, in combination with the permitted Whitehaven development on the adjoining site 
(ABP Ref. TA06F.313317) to the east, has the potential to result in some additional impacts on daylight 
access to neighbouring residential buildings at Cedarview and non-residential buildings at Swift Square. In 
most cases, while ARC’S analysis indicated that the proposed development, in combination with the 
permitted Whitehaven development (ABP Ref. TA06F.313317) on the adjoining site to the east, would result 
in a greater reduction in Vertical Sky Component to some windows in the existing buildings, the further 
reduction is likely to be so minor that it would not change the way the impact to that building was assessed 
and categorised under the proposed scenario discussed above. ARC’S analysis indicated that the greatest 
potential for cumulative impacts on daylight access within residences arises in relation to a small number of 
houses at Cedarview, closest to the application site and the adjoining site to the east, although any impacts 
identified are likely to fall within the range of minor impacts. Specifically, there is a potential for the proposed 
development, in combination with the permitted Whitehaven development, to result in an “imperceptible” to 
“not significant” impact on the kitchen at No. 31 Cedarview and “imperceptible” to “slight’ impact on a first 
floor bedroom at No. 40 Cedarview and on a first-floor bedroom at No. 44 Cedarview.
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10.1.4 Residual Impact
Given that the potential for development to result in impacts on daylight access diminishes with distance, it is 
the finding of ARC’S analysis that the proposed development will have no undue adverse impact on daylight 
access within buildings in the wider area surrounding the application site.

10.2 Sunlight

10.2.1 Methodology
A three-dimensional digital model of the proposed development, the development permitted under ABP Ref. 
TA06F.313317, and of existing buildings in the area, was constructed by ARC Consultants based on 
drawings and three-dimensional models supplied by the Design Team; on drawings and information 
available from the online planning register; and with reference to on-site, satellite and aerial photography. 
Using the digital model, shadows were cast by ARC at several times of the day at the equinox and presented 
on shadow study diagrams submitted with this EIAR. ARC also analysed the three digital models of the 
proposed development and of the existing buildings surrounding the development site using proprietary 
sunlight and daylight analysis software in order to quantify the likely impact of the proposed development on 
windows with a reasonable expectation of sunlight within chosen sample rooms in buildings and on existing 
amenity areas in close proximity to the development site.

10.2.2 Impact Assessment
The application site is largely vacant at present, so it is inevitable that sustainable development of the site 
will result in a change in the existing shadow environment.

During mornings throughout the year, the proposed development is likely to result in additional 
overshadowing of lands to the west. To the west of the application site, a residential development,
Blackwood Square, has been recently constructed to the west and north of a dense band of mature trees 
protected under a Tree Protection Order - these trees intervene between the development now proposed 
and the eastern fagade of the recently constructed, residential development at Blackwood Square (also 
developed by the Applicant). While shadows cast by the proposed development are likely to result in little or 
no impact on most units within this recently constructed development if the shadows cast by the existing 
trees were not considered, the proposed development has the potential to result in a “slight' to “moderate” 
impact on sunlight access to those east-facing windows in close proximity to the proposed new structures, 
with a potential for ‘‘moderate’’ to “very significant” impacts on a small number of windows in proximity to the 
proposed new structures and on nearby set back bedroom windows.

To the north, shadows cast by the proposed development are likely to extend to opposing houses at the 
residential estate as Cedarview over the course of the day during the autumn, winter and spring months. 
There is a potential for shadows cast by the proposed development, in combination with envisaged 
development on the adjoining Whitehaven site, to result in “imperceptible” to “slight” impacts on sunlight 
access on rooms within the opposing dwelling, with a potential for an “imperceptible” to “moderate” impact on 
sunlight access within a bedroom at No. 31 Cedarview. ARC’S analysis indicates further indicates that the 
proposed development is likely to have little or no material impact on sunlight access to the rear gardens of 
opposing houses at Cedarview within the meaning of the BRE Guide. Moreover, during the summer months 
(May, June, and July), shadows cast by the proposed development are not likely to result in a material 
impact on sunlight access to Cedarview.

To the south, the proposed development is likely to reduce sunlight access to the northern facades of the 
office blocks at Swift Square during the very early mornings and late evenings of the summer months. 
However, given that rooms in these large open-plan office blocks will continue to receive sunlight from other 
windows unaffected by shadows cast by the proposed development, the potential impact of the proposed 
development is likely to range from none to “imperceptible” to “slight”.

To the west, the proposed development is likely to cast shadows during the afternoons and evenings on the 
adjoining Whitehaven site, which is also under the control of the Applicant. Planning permission was granted 
for residential development in eight and nine-storey blocks on the adjoining site to the east at Whitehaven 
(ABP Ref. TA06F.313317), but this development has yet to be constructed.
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10.2.3 Cumulative Impact
The potential for the proposed development, in combination with the permitted Whitehaven development 
(ABP Ref. TA06F.313317) on the adjoining site to the east, has the potential to result in some additional 
impacts on sunlight access to some neighbouring residential lands at Cedarview (and, in particular, those 
closest to the boundaries of the application site). In most cases, while ARC’S analysis indicated that the 
proposed development, in combination with the permitted Whitehaven development, would result in a greater 
reduction in sunlight access to some windows in existing buildings, the further reduction is likely to be so 
minor that it would not change the way the impact to that building was assessed and categorised under a 
proposed scenario as described above. ARC’S analysis indicated that the greatest potential for cumulative 
impacts on sunlight access arises in relation to a small number of houses at Cedarview, closest to the 
application site and the adjoining Whitehaven site to the east, although most impacts identified are likely to 
fall within the range of minor impacts. For example, the cumulative effect of the proposed development, in 
combination with the permitted Whitehaven development, is likely to result in an “imperceptible” to ‘‘slight’’ 
impact on sunlight access to the living room at No. 32 Cedarview, an “imperceptible” to ‘‘not significant’’ 
impact on a bedroom at No. 31 Cedarview, an “imperceptible” to “slight” impact on the kitchen of No. 42 
Cedarview, and “imperceptible" to “not significant" impacts on a number of the bedrooms at No. 42 
Cedarview.
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