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• Multiple Occupancy Building Car Charging Strategy for Swift Square Northwood Avenue, Dublin 9 by 
McElligott Consulting Engineers

• Energy Statement for Swift Square Apartments at Northwood Avenue, Santry, Dublin 9 prepared by 
McElligott Consulting Engineers

• Operational Waste Management Plan prepared by KeyWaste Management Ltd

• Owners Management Company Operational Management Plan prepared by WYSE Property 
Management

• Appropriate Assessment Screening Report prepared by Scott Cawley

1.9 Contributors to the EIAR
This EIAR was project managed, coordinated and produced by RPS Group Ltd (RPS), who liaised between 
the design team and various environmental specialist consultants. RPS was also responsible for editing the 
EIAR document to ensure that it was cohesive and not a disjointed collection of disparate reports by various 
environmental specialists. RPS does not accept responsibility for the input of specialist consultants or the 
design team.

The EIAR structure, responsibility and qualified input for each chapter are detailed in Table 1.5.

Table 1.5: List of Contributors to EIAR Chapters

Chp Lead Author(s) Company Subject Qualifications and 
Accreditation

1 Helena Gavin RPS Group Ltd Introduction BA, MSc Town & Country 
Planning, PG Dip Env Eng,
MI PI.

2 Helena Gavin RPS Group Ltd Consultation and
Project Scoping

BA, MSc Town & Country 
Planning, PG Dip Env Eng,
MIPI.

3 Helena Gavin RPS Group Ltd Planning Policy Context BA, MSc Town & Country 
Planning, PG Dip Env Eng,
MIPI.

4 Patrick McNabola McCrossan O’Rourke
Manning Architects

Alternatives Considered Dip Arch B Arch Sc Dip PM
MRIAI

Helena Gavin RPS Group Ltd BA, MSc Town & Country 
Planning, PG Dip Env Eng,
MIPI.

5 Patrick McNabola McCrossan O’Rourke
Manning Architects

Project Description Dip Arch B Arch Sc Dip PM
MRIAI

Garry Flood J.B. Barry & Partners Ltd BSc, CEng, MIEI.

Simone Kennedy Kevin Fitzpatrick Landscape 
Architects

BAgSc (Landscape
Architecture), MILI

Richard McElligott McElligott Engineers BSc. Eng, C. Eng. MEI

Helena Gavin RPS Group Ltd BA, MSc Town & Country 
Planning, PG Dip Env Eng,
MIPI.

Carlos Lara 
Gonzalez

RPS Group Ltd BSc in Spatial Planning, HDip in 
Project Management, MIPI

6 Nicholas Fettes Scott Cawley Ltd Biodiversity BSc, MSc.

7 Kieran O’Dwyer J.B. Barry & Partners Ltd Land, Soils and 
Hydrogeology

BSc (Civil Engineering), MIEI.

8 Kieran O'Dwyer J.B. Barry & Partners Ltd Water and Hydrology BSc (Civil Engineering), MIEI.
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Chp Lead Author(s) Company Subject Qualifications and 
Accreditation

9 Niamh Nolan AWN Consulting Air 6uality BSocSci (Hons) in Social Policy
and Geography

10 Amy Hastings ARC Architectural 
Consultants Ltd

Microclimate: Sunlight 
and Daylight

BCL BL MSc (Spatial Planning) 
MIPI

11 Dr. Cristina Paduano B-Fluid Microclimate: Wind PhD Mechanical Engineering, 
M.Eng and B.Eng in Aerospace 
Engineering

12 Alistair Maclaurin AWN Consulting Noise and Vibration BSc PgDip MIOA

13 Martin Byrne Byrne Mullins & Assoc. Cultural Heritage MA, Dip. EIA Mgmt, MIAI

14 Matthew Mulvey Kevin Fitzpatrick Landscape 
Architects

Landscape and Visual BSc (Hons) Land Arch, MILI

15 Kwok Chuen Lam J.B. Barry & Partners Ltd Material Assets: Traffic 
and Transport

BSc, CEng, MIEI.

16 Dan O’ Donoghue J.B. Barry & Partners Ltd Material Assets: Built 
Services

B.E, MBA, MIEI.

Richard McElligott McElligott Engineers BSc. Eng, C. Eng. MEI

17 Helena Gavin RPS Group Ltd Population and Human 
Health

BA, MSc Town & Country 
Planning, PG Dip Env Eng,
MIPI.

18 Niamh Nolan AWN Consulting Climate BSocSci (Hons) in Social Policy 
and Geography

19 Carlos Lara
Gonzalez

RPS Group Ltd Cumulative
Effects and
Environmental
Interactions

BSc in Spatial Planning, HDip in 
Project Management, MIPI

20 Carlos Lara
Gonzalez

RPS Group Ltd Schedule Environmental 
Commitments

BSc in Spatial Planning, HDip in 
Project Management, MIPI

1.10 Technical Difficulties or Deficiencies in Knowledge Encountered
No technical difficulties were encountered when preparing this report. Discipline-specific data limitations are 
identified within each chapter as relevant.

Relevant information was obtained from publicly available sources and mapping databases such as the 
Environmental Protection Agency (EPA), National Parks and Wildlife Service (NPWS), Geological Survey of 
Ireland (GSI), Office of Public Works (OPW), etc. It has been assumed that the information is correct, and 
while reasonable care and skill have been applied in the review of this data, no responsibility can be 
accepted for inaccuracies in the data supplied.

In addition to published datasets, the preparation of the EIAR has drawn on other data sets undertaken to 
inform this EIAR as detailed in individual chapters of the EIAR.

These additional survey works have been undertaken in order to provide up-to-date baseline information on 
which to undertake the environmental assessments, in addition to the site-specific information from the 
existing databases from official sources.

1.11 Viewing of EIAR
A dedicated website for this proposed development is established, enabling all elements of the planning 
application to be viewed. The details of this website are included in the planning application statutory notices.

The EIAR can also be viewed at the offices of FCC as set out in the planning application statutory notices.
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2 CONSULTATION AND PROJECT SCOPING
2.1 Consultation
In relation to consultation, the EIA Directive, Irish implementing legislation and recent guidance 
documentation makes clear that there are specific requirements regarding the use of the EIAR, both as a 
tool to inform concerned stakeholders and the public, as well as to make decisions regarding development 
consent for projects. Accordingly, this EIAR provides evidence of effective consultations that have already 
taken place and provides the basis for effective consultations.

The scoping and consultation processes have resulted in an iterative design procedure, such that the project 
has been modified to address the issues raised by statutory consultees and stakeholders.

Three pre-application meetings took place with FCC with respect to the proposed development:

1. Meeting on 02nd September 2021

2. Meeting on 24th June 2022

3. Meeting on 01s* September 2022

The Applicant and design team progressed and refined the design of the proposed development having due 
regard to the recommendations provided by FCC during the pre-planning consultations above-mentioned.

A copy of the pre-planning consultation records is included in Appendix 2.1 of Volume 3 of this EIAR.

Following the last pre-consultation meeting (01st September 2022), FCC noted that the proposed 
development was acceptable in principle and could proceed to Stage 2 of the LRD process.

An LRD Meeting request was made on 09th November 2022 in accordance with the provisions of Section 
32B and 16A of the Planning and Development Act 2000 (as amended). On 09th December 2022, an LRD 
Meeting (Stage 2) was held between the Applicant, representatives of its design team and FCC.

A copy of the LRD Meeting record is included in Appendix 2.2 of Volume 3 of this EIAR, together with the 
LRD Opinion. The LRD Opinion concluded that:

“(...) it is the opinion that the documentation submitted within the consultation request 
under Section 32B of the Act constitutes a reasonable basis on which to make an 
application for permission for the proposed Large-scale Residential Development”

2.2 Scoping of the Project
An informal EIAR scoping exercise was undertaken as part of the EIAR process. During this process, 
information on the project and an outline of the proposed EIAR were provided to consultees inviting any 
comments, queries or observations from the contacted parties on the nature of the proposed development, 
the potential environmental impacts and the content of the EIAR. The EIAR Scoping Report was issued via 
e-mail to the following organisations on the 17th May 2022:

• FCC (Roads, Drainage, Environment Depts);

• Fingal County Childcare Committee;

• Irish Aviation Authority (IAA);

• Dublin Airport Authority (DAA);

• Department of Tourism, Culture, Arts, Gaeltacht, Sport and Media;

• Department of Environment, Climate and Communications (DECC);

• Department of the Housing, Local Government and Heritage;

• Transport Infrastructure Ireland (Til);

• National Transport Authority (NTA);

• Inland Fisheries Ireland;

• AnTaisce;

MH21009 | Large-scale Residential Development Swift Square Apartments | F01 | July 2023
rpsqroup.comM a K Page 16



EIAR VOLUME 2: Main Text

• Failte Ireland;

• The Heritage Council;

• ESB Networks;

• National Monuments Service; and

• Uisce Eireann (UE) (formerly Irish Water).

The primary objective of involving these organisations and parties at an early stage in the EIA process is to 
aid in the scoping of and the content of the EIAR. Table 2.1 presents the summary of the consultation 
responses received. All comments and recommendations from each of the consultees have been taken into 
consideration in this EIAR.

Table 2.1: Summary of Responses

Consultee Key issues / concerns / recommendations raised in Where
Response addressed in
________________________________________________________ the EIAR
Geological Survey Ireland Division Chapter 7
• Recommend use of their data and mapping viewers to identify and 

ensure that natural resources used in the proposed development are 
sustainably sourced; from properly recognised and licensed facilities, 
and that consideration of future resource sterilization is considered.

• Recommend referring to: “Institute of Geologists of Ireland. 2013.
Guidelines for the Preparation of the Soils, Geology and 
Hydrogeology Chapters of Geology in Environmental Impact 
Statements."

Environment Protection Division
• Regarding waste, DECC recommends Local Authority would consult 

directly with their respective Regional Waste Management Planning 
Office regarding development of the final plans Local Authority would 
consult directly with their respective Regional Waste Management 
Planning Office regarding development of the final plans.

• Recommend identifying the methods/techniques proposed for any 
works traversing/in proximity to the national road network to 
demonstrate that the development can proceed complementary to 
safeguarding the capacity, safety and operational efficiency of that 
network.

• Recommend a Traffic and Transport Assessment (TTA) be carried 
out in accordance with relevant guidelines, noting construction and 
operational traffic volumes attending the site and traffic routes 
to/from the site, with reference to impacts on the national road 
network and junctions of lower category roads with national roads.

• All Til Standards should be consulted to determine the requirement 
for Road Safety Audit (RSA) and Road Safety Impact Assessment 
(RSIA).

• Recommend provision for travel planning / mobility management 
planning in the interests of protecting national roads capacity and of 
sustainable travel policy.

• Recommend referring to the following guidelines:
Til’s Environmental Assessment and Construction Guidelines, 
including the “Guidelines for the Treatment of Air Quality 
During the Planning and Construction of National Road 
Schemes” (National Roads Authority (NRA), 2006),
The “Environmental Noise Regulations 2006” (S1140 of 2006) 
and, in particular, how the development will affect future action 
plans by the relevant competent authority. The developer may 
need to consider the incorporation of noise barriers to reduce 
noise impacts (see “Guidelines for the Treatment of Noise and 
Vibration in National Road Schemes” (1st Rev., NRA, 2004)).
Til’s “Traffic and Transport Assessment Guidelines" (2014)

Chapter 15 
Material 
Assets: Traffic 
and Transport

Department of Environment, 
Climate and Communications
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Consultee Key issues / concerns / recommendations raised in
Response

Where
addressed in 
the EIAR

FCC (Roads, Drainage, 
Environment Depts)

• No response / acknowledgement only NA

Fingal County Childcare 
Committee

• No response / acknowledgement only NA

Irish Aviation Authority • Recommend the developers engage as early as possible with Dublin 
airport and the lAA's Air Navigation Service Provider (ANSP) to 
undertake a preliminary screening assessment to confirm that the 
proposed business and logistics park and the associated cranes that 
would be utilised during its construction would have no impact on 
instrument flight procedures at Dublin Airport.

Chapter 16 
Material
Assets: Built 
Services;

DAA •

•

•

•

•

DAA requests the developer to agree any proposals for crane 
operations in advance of construction with DAA and with the Irish 
Aviation Authority.
Recommend that no structure on site should exceed 112m above 
Ordnance Survey Datum (including any rooftop development) as the 
area is within the Obstacle Limitation Surface for Dunlin Airport.
As the site is within Dublin Airport Noise Zone D, DAA acknowledge 
any noise sensitive uses proposed on the site may require noise 
insulation to ensure appropriate internal noise levels of habitable 
rooms.
DAA recommend any solar photovoltaic (PV) panels should not 
adversely affect the safety of aircraft at Dublin Airport.
If the proposed development includes SuDS measures which have 
the potential to act as a wildlife attractant, the applicant is required to 
adhere to the recommended principles contained within the DAA 
SuDS policy document and consult with DAA prior to construction to 
ensure aerodrome safety risks have been considered and bird 
hazards have been suitably mitigated.

Chapter 16 
Material
Assets: Built 
Services; 
Chapter 12: 
Noise and 
Vibration;
Chapter 6: 
Biodiversity.

Department of Tourism, 
Culture, Arts, Gaeltacht and 
Sport

• No response / acknowledgement only NA

Department of Environment, 
Climate and Communications

• No response / acknowledgement only NA

Department of the Housing, 
Planning, Community and 
Local Government

• No response / acknowledgement only NA

NTA • No response / acknowledgement only NA

Inland Fisheries Ireland •

•
•

Recommend maximising an undisturbed buffer zone between 
development area and riverbank
Recommend including an Invasive Species and Biosecurity Plan
Refer to I PI “Guidelines on protection of fisheries during construction 
works in and adjacent to waters” (2016)

Chapter 6 
Biodiversity

An Taisce • No response / acknowledgement only NA

Failte Ireland • No response / acknowledgement only NA

The Heritage Council • No response / acknowledgement only NA

ESB Networks • No response / acknowledgement only NA

National Monuments Service • No response / acknowledgement only NA

Uisce Eireann • No response / acknowledgement only NA
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In some instances while responses were not recieved during the scoping exercise specialists did consult with 
some of these organisations, including Uisce Eireann (UE) (formerly Irish Water) and FCC in the execution of 
their assessments. Where relevant this is further detailed within the specialist chapters.
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3 PLANNING POLICY CONTEXT
3.1 Contributor to the Chapter
This chapter of the EIAR sets out the national, regional, and local land use, transport planning and 
development policy, which guides the development of the subject site. Helena Gavin of RPS Group Ltd 
prepared this chapter (see Section 1.9 of Chapter 1 (Introduction) of Volume 2 of this EIAR for details of 
experience and qualifications).

3.2 Introduction
This chapter of the EIAR sets out EU, national, regional and local land use and transport planning and 
development policy, which guides the proposed development. The relevant planning policies are set out for 
each level within the hierarchy in the sections that follow. Figure 3-1 illustrates an overview of the Irish 
Planning System and the importance of policy in the assessment of planning applications.

Irish Planning System
An Overview

T
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Planning
legislation

Minina rial 
Guidelines

Government 
Pd icy

Capital
Programmes

NATIONAL
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REGIONAL
Regional Spatial l 
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Development Plana 
<»aje«gCwiS»*M«i
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An Bold PWanSla (ABP:-Strat*gK Infrastructure (9) and 
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Figure 3-1: National Planning Policy
Source: NPF
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3.3 Relevant National Planning Policy and Guidance

3.3.1 Project Ireland 2040 National Planning Framework (2018)
Project Ireland 2040 (2018) (Project Ireland 2040) is the primary articulation of spatial, planning and land use 
policy within Ireland up to 2040. The National Planning Framework (NPF) form part of Project Ireland 2040. It 
aims to avoid urban sprawl by promoting increased residential densities in urban areas, reducing pressure 
on infrastructure demands and adverse environmental impacts.

National Policy Objective 33 of the NPF states that it is a national policy to “Prioritise the provision of new 
homes at locations that can support sustainable development and at an appropriate scale of provision 
relative to location” (Page 92). The NPF expands on this objective, explaining that the future homes of 
Ireland will be built in locations that support sustainable development, such as cities and larger towns, with 
the provision of infrastructure and access to services that can be delivered in an efficient and appropriate 
way.

National Policy Objective 35 states that it is a national policy to “Increase residential density in settlements, 
through a range of measures including reductions in vacancy, re-use of existing buildings, infill development 
schemes, area or site-based regeneration and increased building heights” (Page 93).

National Policy Objective 3b states that it is an objective of the NPF to “deliver at least half (50%) of all new 
homes that are targeted in the five Cities and suburbs of Dublin, Cork, Limerick, Galway and Waterford, 
within their existing built-up footprints” (Page 29). In delivering these new homes, the NPF aims to achieve 
inclusive and sustainable communities that are finished to a high standard.

National Policy Objective 4 of the NPF aims to “ensure the creation of attractive, liveable, well designed, 
high-quality urban places that are home to diverse and integrated communities that enjoy a high quality of 
life and well-being” (Page 55).

A number of “key enablers” for the growth of Dublin are identified in the NPF pertinent to the development of 
the subject site, including:

• Delivering Metro Link;

• Development of an improved bus-based system; and

• Progressing housing development on public transport corridors.

3.3.2 Housing for All - A New Housing Plan for Ireland (2021)
Housing for All - A New Housing Plan for Ireland (Housing for All) was published by the Government in 
September 2021 to provide a housing plan up to 2030. Housing for All seeks to improve Ireland’s housing 
system and deliver more homes of all types for people with different housing needs. The Government’s 
vision for the housing system over the long term is to achieve a steady supply of housing in the right 
locations with economic, social, and environmental sustainability built into the system.

Under the Housing for All, there are “four pathways” to tackling the housing crisis, which the Government 
says will lead to a more ‘sustainable” housing system. These are:

• Supporting home ownership and increasing affordability;

• Eradicating homelessness and increasing social housing delivery;

• Increasing new housing supply; and

• Addressing vacancy and making efficient use of existing stock.

Housing for All seeks to deliver more than 300,000 homes by the end of 2030 across the four categories of 
social, affordable, and cost rental, private rental, and private ownership. The intention is to provide an 
average of 33,000 homes each year, rising to 40,000 by 2030.

The number of social homes delivered each year is to rise from 9,000 in 2022 to 10,200 in 2030, bringing a 
total of over 90,000 social homes by the end of the decade. Housing for All also targets 54,000 affordable 
homes by the end of the decade, aiming to provide 2,000 cost-rental homes and 4,000 local authority 
affordable homes each year. Privately purchased and rented properties are meanwhile to increase from 
11,500 in 2022 to 24,000 by the end of the decade.

MH21009 | Large-scale Residential Development Swift Square Apartments | F01 | July 2023
rpsgroup.com

Page 21



EIAR VOLUME 2: Main Text

3.3.3 Delivering Homes, Sustaining Communities (2008) / Quality Housing 
for Sustainable Communities (2008)

Delivering Homes, Sustaining Communities - Statement on Housing Policy sets out the fundamentals of the 
Government's vision for housing. According to this document, the core objective of housing policy in Ireland 
is to ‘‘enable every household to have available an affordable dwelling of good quality, suited to its needs, in 
a good environment and, as far as possible, at the tenure of its choice". The document states that housing 
policy must reflect the needs of the growing population and diversity within Ireland.

The statement on housing policy is accompanied by Quality Housing for Sustainable Communities (the 
Sustainable Communities Guidelines). These are intended to assist in the implementation of the policies and 
objectives and focus on:

• “Promoting high standards in the design and construction and in the provision of residential amenity and 
services in new housing schemes;

• Encouraging best use of building land and optimal utilisation of services and infrastructure in the provision 
of new housing;

• Pointing the way to cost effective options for housing design that go beyond minimum codes and 
standards;

• Promoting higher standards of environmental performance and durability in housing construction;

• Seeking to ensure that residents of new housing schemes enjoy the benefits of first-rate living conditions 
in a healthy, accessible and visually attractive environment; and

• Providing homes and communities that may be easily managed and maintained".

The Sustainable Communities Guidelines state that good quality housing developments should be socially 
and environmentally appropriate, architecturally appropriate, accessible and adaptable, safe, secure and 
healthy, affordable, durable, and resource-efficient.

3.3.4 Guidelines for Planning Authorities on Sustainable Residential 
Development in Urban Areas (2009)

The role of the Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas 
(Sustainable Residential Development Guidelines) is to ensure the sustainable delivery of new development 
throughout the country. It focuses on the provision of sustainable residential development, including the 
promotion of layouts that:

• Prioritise walking, cycling and public transport, and minimise the need to use cars;

• Are easy to access for all users and to find one’s way around;

• Promote the efficient use of land and of energy, and minimise greenhouse gas emissions; and

• Provide a mix of land uses to minimise transport demand.

The Sustainable Residential Development Guidelines also provide guidance on the core principles of urban 
design when creating places of high quality and distinct identity. They recommend that planning authorities 
should promote high-quality design in their policy documents and in their development management 
process.

3.3.5 Urban Design Manual - A Best Practice Guide (2009)
The Urban Design Manual seeks to create residential developments where people want to live and visit. In 
order to achieve this, the Urban Design Manual is based on 12 no. criteria:

Context;

Connections;

Inclusivity;

Variety;

Distinctiveness;

Layout;

Public Realm; 

Adaptability;
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