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1 Introduction

This Environmental Impact Assessment Report (EIAR) was prepared by McCutcheon Halley Planning
Consultants together with a team of specialist consultants on behalf of GLL PRS Holdco Limited (the
"Applicant”) to accompany a Large-scale Residential Development (LRD) application for permission for
135 apartment units on a proposed development site of approx. 1.5 hectares, that adjoins Howth
Castle Demesne, Deer Park, Howth, Co. Dublin. Article 1(a) of EIA 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 (the “EIA Directive” provides the following definition:

“Environment impact assessment” means g process consisting of:

fi) 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;

fiv) 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

{v) The integration of the competent authority’s reasoned conclusion into any of
the decisions referred to in Article 8a.”
This EIAR identifies, describes and assesses the likely significant effects of the project as a whole, in
accordance with the Directive 2011/92/EU, as amended by Directive 2014/52/EU, based on the
guidance presented in the Guidelines on the Information to be contained in Environmental Impact
Assessment Reports (EPA, 2022).

The Department of Housing, Planning and Local Government has issued an EIA Portal confirmation for
the proposed project and the reference number is contained in the cover letter which accompanies
the planning application under separate cover.

This chapter describes the existing baseline condition of the proposed development site and its
environs. It briefly introduces the project, the detailed description is set out in Chapter 2. The
descriptive terminology by individual contributors to accurately explain the full range of effects is set
out in section 1.12. The consultation process which was undertaken ahead of lodging the application
is outlined. The range of projects and plans deemed relevant for the purpose of the cumulative
assessments provided for individual disciplines is provided in Appendix 1-1. It should be noted that
the list is up to date as of 16™ May 2024, one week before the application was lodged to Fingal County
Council.
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1.1 Author Information and Competency

This chapter was prepared by Rachel Condon of McCutcheon Halley Chartered Planning Consultants.
Rachel graduated from University College Cork with a BA Hons in Geography and Irish, obtained in
2010 and a master’s degree in Planning and Sustainable Development, obtained in 2013. Rachel is
currently an Associate Director in the Practice and is experienced in the field of planning and
development consultancy which includes providing consultancy services in respect of major projects.
Rachel has directed the preparation of EIAR's for a range of development types including residential,
mixed use, and industrial developments.

Rachel has practised as a planning consultant for over 10 years and has directed the preparation of
Environmental Impact Assessment Report (EIARs) for a range of development types including
residential, commercial and industrial. Directly relevant experience to this proposed development is
that Rachel has been involved in the direction and preparation of EIARs to accompany residential led
applications that received permission for development including:

= Connolly Quarter Reg. Ref: 3054/22 - The construction of 187 build to rent apartments and 4
office blocks with heights ranging from 5 to 16 storeys. The proposed development included
works to a Protected Structure (RPS Ref. No. 130).

= Bailey Gibson (PL295.307221) - Demolition of all structures, construction of 416 residential
units (incl. 4 houses, 412 apartments) and associated site works.

* Southwest Gate (Reg. Ref. 3228/20) — Demolition of 4 no. existing buildings and surface car
parking, and construction of a mixed use scheme across 13 no. blocks comprising 1,123 no.
residential units with supporting amenities, retail units, office accommodation, a primary
healthcare centre, gym, cultural centre, childcare facility, hotel and a series of public open
spaces.

1.2 The Applicant

GLL PRS Holdco Limited, is part of Glenveagh Homes, a leading Irish home builder founded in 2017,
whose vision is to build high-quality homes that support sustainable communities Their focus on
people, homes and communities has created successful developments nationally by understanding
that well planned, well designed and well-built homes is the essence of thriving communities.

Glenveagh are focused on three core markets - suburban housing, urban apartments and partnerships
with local authorities and state agencies. Since the Initial Public Offering (IPO), the company have
opened 23 sites, delivering more than 3,200 units (1,350 no. units in 2022), and project the delivery
of over 2,700 units in 2024. In the financial year of 2023, the Group received granted permissions for
approximately 4,600 units over twenty applications.

1.3 Reference to Guidelines Relevant to Discipline

This chapter has been prepared in accordance with the following guidelines:

* Guidelines on the Information to be Contained in Environmental Impact Reports (EIAR)
(Environmental Protection Agency (EPA), May 2022).

t McCutcheon Halley Deer Park, Howth EIAR | May 2024 |1:3



* Environmental Impact Assessment of Projects: Guidance on the Preparation of the
Environmental Impact Assessment Report (EU, 2017).

= Environmental Impact Assessment of Projects: Guidance on Scoping (EU, 2017).

» Guidelines for Planning Authorities and An Bord Pleanala on carrying out Environmental
Impact Assessment (Department of Housing, Planning and Local Government, 2018).

Each chapter of this EIAR contains a complete list of Guidelines and Policy relevant to specific
disciplines.

1.4 Brief Project Description

A detailed description of the proposed development is provided in Chapter 2 of this EIAR.

Planning permission is sought for a large-scale residential development on a proposed development
site of approx. 1.5 hectares. The development comprises the delivery of 135 dwellings including 63
no. 1-bedroom units and 72 no. 2-bedroom units across two blocks ranging in height from 3-5 storeys.
All units include private open space, predominantly as balconies and ground floor level terraces. The
proposed development includes communal and public open space at ground level.

63 car parking spaces including 4 accessible spaces and 13 electric vehicle (EV) charging spaces, and 6
motorcycle spaces are proposed at surface level. A total of 410 bicycle parking spaces are proposed
including the provision of secure bicycle stores.

To facilitate vehicular and pedestrian access, demolition of three sections of the existing northern
boundary wall, which fronts Howth Road is proposed.

Undergrounding and relocation of existing ESB overhead lines and diversion of existing distribution
gas pipes around the site are also proposed.

See Figure 1.1 below for the proposed development site layout.
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Figure 1-1 Proposed Development Site Layout (Source: John Fleming Architects (JFA))

1.5 Proposed Development Site & Context

The proposed development site comprises a 1.53ha site, located adjoining Howth Demesne, Deer
Park, Howth, Co. Dublin.

The proposed development site is located to the south of Howth Road (R105), west of Howth DART
Station and to the east of Sutton Cross.

Howth is largely characterised by low to medium density residential dwellings with large expanses of
amenity areas (Howth Head, golf clubs, walking trails and beaches). Howth town centre overlooks the
seafront with a busy and active pier area to the north of the Main Street. The exceptional character
of Howth is recognised through the Howth Special Amenity Area Order (SAAO) that encompasses 547
hectares of land, see Figure 1.2 following. It includes Ireland’s Eye (28 hectare island) and the
heathland, woods, cliffs, shingle beaches and wooded residential areas of the south-eastern half of
the Howth peninsula (519 hectares).

The Order aims to preserve and enhance the character and special features of Howth. It designates a
21-kilometre network of rights-of-way as public footpaths and 35 sites and areas of special natural,
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historical, architectural, archaeological, and geological interest. Neither the trails or sites are located
within the proposed development site, however, they do offer significant amenity value for the
existing and futures residents of Howth.

[I—
Other Areas within SAAO b
; SIS S SAAO Boundary

Figure 1-Z Howth SAAD

Figure 1.2 above is extracted from the Howth SAAD Map A. A small portion of the residential zoned
land of the proposed development site is located within the SAAD ‘Other Areas’ zone (buffer). The
southern part of the proposed development site, zoned HA, comes within an area defined as ‘other
areas’ within the SAAQ which acts as a buffer zone for the actual SAAD. Within the high amenity zoned
land, no development is proposed in this part of the proposed development site, and this area will be
used only as open space. The development has been sensitively designed specifically having regard to
the Order, and will continue to preserve and enhance the character and special features of Howth. A
small portion (102sq.m) of the site falls within the boundary of the adjoining Architectural
Conservation Area (ACA). The area is located in the north eastern corner of the site and will facilitate
works to provide a wider concrete footpath and the provision of a new stepped pedestrian access
through the existing boundary wall, see Figure 1-3 below. It is noted that the existing boundary wall
located along the northern boundary of the site is not listed as a protected structure within the Fingal
County Development Plan 2023-2029 (FCDP).
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Figure 1-3 Part of the north eastern corner of the Site located within the ACA

1.5.1 Site Description

The proposed development site is an undeveloped 1.53ha greenfield site, of which 1.10 ha is zoned
for residential development, see Figure 1.4 overleaf. The proposed residential element is confined to
the area that is zoned for residential use (1.1 ha residential zoned land). There is no existing access to
the proposed development site from the public road, the R105, Howth Road, that runs to the
immediate north as this boundary is defined by a stone wall.

To the east, the proposed development site is bounded by the existing entrance to Howth Castle
demesne. To the west, it is bounded by boundary walls and immediately beyond that are low rise and
low density suburban houses. The lands to the immediate south beyond the existing tree belt are
occupied by Deer Park Golf Club (also located within the SAAO buffer area) and further south is the
National Transport Museum and Howth Castle.

To the north of Howth Road is the former Techrete site which is currently under construction and will
deliver 512 residential units with maximum building heights of 8 storeys. Upon completion, that
scheme will include 2 shops, a creche, a café and a restaurant (ABP Ref. Reg: 306102).

", McCutcheon Halley Deer Park, Howth EIAR | May 2024 | 1-7
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Figure 1-4 Site Context Map (Source: JFA)

The proposed development site is enclosed along its northern and eastern boundary by the historic
Howth estate demesne walls and mature trees, see Figure 1.5 below. This is the only feature of built

heritage existing within the proposed development site. The northern boundary wall is included on
the National Inventory of Architectural Heritage (NIAH), Reg. Ref, 11358027. It is not identified as a
protected structure in Fingal County Councils Record of Protected Structures.

Figure 1-5 Boundary Wall located along Howth Road (Source: 3D Design Bureau)

A combination of mature hedgerow and wall forms the western site boundary, beyond it are low-rise
residential dwellings that form ribbon-type development along Howth Road in a westerly direction,
toward Sutton Cross. To the south of the proposed development site, an extensive tree belt (approx.
25-30 years old) with an east-west alignment delineates the boundary with Deer Park Golf Course, see
Figure 1.1.
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1.5.2 Wider Context

The proposed development site is an approx. 1.2km walk from Howth town centre and an approx.
2km walk from Sutton Cross. A cycle lane runs along Howth Road, connecting the proposed
development both to Howth Village and Sutton, and onwards to Dublin,

In addition to the array of services for daily needs available in Howth Village, the proposed
development is proximate to amenities such as the Hill of Howth loop walks, the Martello Tower
Museum, and Balscadden Bay Beach. The application site is also located close to local childcare
facilities, primary schools, secondary schools and sporting facilities, such as Howth primary school,
Montessori’s, Deer Park Golf Club, Baltray Park Tennis Club and Howth Yacht Club, see Figure 1.6
overleaf. Further details in this regard can be located within the Childcare Demand Report (CDA),
School Demand Assessment (SDA) and Social Infrastructure Assessment (5I1A) which accompany this
application under separate cover,

The proposed development site is located less than 500m from Howth Train Station (5-minute walk
time); this station is served by DART services to Dublin City Centre and as far south as Greystones, with
service to the city centre operating every 12 to 15 minutes during the morning peak. The Dublin Bus
services in the area provide direct linkage to the city centre, most notably the new H3 bus route
(BusConnects) along Howth Road towards the city centre. This is located c. 100 meters (c. 2-minute
walk from the Site,

With regards to currently proposed transportation projects, the DART+ Coastal North project, if
permitted’, proposes a significant enhancement to the capacity of Howth’s railway services which will
double the capacity of passengers per 3-hour peak and increase services from 9-18 per 3-hour peak
to Howth.

The proposed development site is approx. 120m northwest of Howth Castle (RPS 1D0556) and approx.
100m west of 5t Mary’s Church (RPS ID 0594}, both identified as protected structures in the Record of
Protected Structures contained in the FCDP 2023-2029. The historic demesne woodland surrounds
and offers screening to these buildings and their setting. Howth Castle and part of its wider demesne
land is within an ACA; and a small portion of the north eastern corner of the subject site is located
within the ACA boundary.

! larnréd Eireann is in the process of finalising the design and statutory documents, with the intention of
submitting the Railway Order in the summer of 2024,
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Figure 1-6 Local Transportation and Social Infrastructure (Source: JFA)

1.6 Environmental Impact Assessment

The Environmental Impact Assessment (EIA) of Projects is a key instrument of European Union
environmental policy to ensure a high level of protection of the environment and human health. The
EIA Directive requires that public and private projects that are likely to have significant effects on the
environment be made subject to an assessment by the competent authority, in this case Fingal County
Council, prior to development consent being given.

As outlined in the Introduction, the definition of EIA provides for a clear distinction between the
process of environmental impact assessment to be carried out by the competent authority and the
preparation by the developer of an Environmental Impact Assessment Report (EIAR).

EIAR is defined in the Planning and Development Act 2000, (as amended) as ‘a report of the effects, if
any, which proposed development, if carried out, would have on the environment and shall include the
information specified in Annex IV of the Environmental Impact Assessment Directive’.

Projects requiring EIA are set out in Annex | and Il of the EIA Directive. These Annexes are broadly
transposed by way of the Planning and Development Regulations 2001, as amended, in Schedule 5,
Parts 1and 2.

ElA is a process and involves the following key steps:

i Screening - decide if the project is EIA development;
ii. Scoping - decide on scope of the information to be included in the Environmental Impact
Assessment Report (EIAR);
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. iii. Prepare the Environmental Impact Assessment Report to accompany the application;
iv. Competent Authority carries out consultation;
v. Competent Authority examines the EIAR and any other relevant information including
information received from consultations;

vi. Competent Authority comes to a reasoned conclusion on the potential significant effects of
the project on the environment; and
vii.  Competent Authority integrates the reasoned conclusion into a decision to Grant consent for

a development together with a description of measures to avoid, prevent, reduce or offset
significant adverse effects and where necessary monitoring measures.

1.6.1 Screening for Environmental Impact Assessment

The first stage of Screening is to decide if a proposed development falls within a class set out in Annex
| or |l of the Directive or the Planning and Development Regulations 2001, as amended, in Schedule 5,

. Parts 1 and 2.

Part 1 developments meeting or exceeding the thresholds set out therein require mandatory EIA and,
as such, there is no screening determination required. For Part 2 developments, in cases where
thresholds are met or exceeded, or where no threshold is set, there is mandatory EIA; again, there is
no screening determination required.

For all sub-threshold developments listed in Schedule 5 Part 2, a screening determination is required
to be undertaken by the competent authority unless, on preliminary examination it can be concluded
that there is no real likelihood of significant effects on the environment.

The proposed development does not fall within development classes set out in Part 1 of Schedule 5.

The proposed development falls within the category of an ‘Infrastructure Project’ listed in Schedule 5,
Part 2 (10) (b) of the PDRs, which provides that a mandatory EIA must be carried out for projects
including inter alia:

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

. The proposed development is for 135 residential units and is significantly below the 500 dwellings
threshold. Accordingly, it does not meet or exceed the threshold of 500 dwellings and EIA is therefore
not mandatory.

‘10b) (iv) Urban development which would involve an area greater than 2 hectares in the case
of a business district, 10 hectares in the case of other parts of a built-up area and 20 hectares
elsewhere. {In this paragraph, “business district” means a district within a city or town in which
the predominant land use is retail or commercial use.)’

The proposed development site is surrounded by residential development, a golf course and demesne
lands and does not satisfy the definition of business district. The applicable area threshold is therefore
10 hectares, and the proposed development site is 1.53 hectares. Accordingly, an EIA is not
mandatory.,
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1.6.2 Sub-threshold Screening for EIA

In cases where a project is listed in Part 2 but is sub-threshold i.e. it does not meet stated criteria such
as in this case the number of houses and area of the proposed development site, it is necessary for
the competent authority, in this instance Fingal County Council, to undertake a case-by-case
examination to determine whether the proposed development is likely to have significant effects on

the environment and therefore requires EIA. Where the assessment concludes that this is the case,
the application for development must be accompanied by an EIAR.

The criteria for determining whether development listed in Part 2 of Schedule 5 should be subject to
an EIA are set out in Schedule 7 of the PDRs; and the information to be provided by the Applicant to
the Competent Authority for the purposes of screening sub-threshold development for EIA is set out
in Schedule 7A. The requirements and information required are set out below.

1. Adescription of the proposed development, including in particular—
a) a description of the physical characteristics of the whole proposed development and,
where relevant, of demolition works.

The proposed development site is greenfield comprising a site 1.53 hectares. The net developable area
is 1.10 ha and 3,113 sq.m is zoned High Amenity.

The development will consist of the construction of:

I.  two blocks ranging in height from 3-5 storeys providing 135 residential units comprising:
a) 63 one-bedroom units, and
b) 72 two-bedroom units;

I, a public open space area of 1,676 sq.m and. communal open space with an area of 890 sq.m;

1, 63 surface car parking spaces, including 4 accessible parking spaces & 13 EV charging spaces,
and 6 motorcycle spaces;

IV.  the provision of 410 bicycle parking spaces, including 342 secure bicycle spaces and 68 visitor
spaces;

V.  demolition of 3 sections of the existing demesne northern boundary wall, which fronts Howth
Road to facilitate vehicular access in the northwestern corner and two separate pedestrian
and cyclist access points along the centre and eastern side of the northern boundary wall;

VI.  Works to protect and conserve the remaining extant northern and eastern demesne boundary

wall;

VIl.  undergrounding and relocation of existing ESB overhead lines and diversion of existing
distribution gas pipe around the site;

VIIl.  Works to facilitate bicycle infrastructure upgrades and drainage connections along Howth
Road; and

I1X. ESB kiosks, rooftop solar photovoltaics, waste storage and plant rooms, drainage, bicycle
storage areas, boundary treatment, public lighting, and all ancillary site and development
works to enable the proposed development.

b) a description of the location of the proposed development, with particular regard to
the environmental sensitivity of geographical areas likely to be affected.

. McCutcheon Halley
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The proposed development site is in an area of high environmental sensitivity in terms of inter alia
landscape, biodiversity, and cultural heritage. The proposed development site is enclosed by an
existing boundary wall along its northern and eastern boundary. It is proposed to make 3 openings in
the wall to facilitate access and enhance permeability through the site.

Howth Castle Architectural Conservation Area (ACA) adjoins the site to the east and forms part of a
small portion (102sq.m) of the north eastern corner of the site. The proposed development site is in
proximity to the main entrance gates to Howth Castle and the 19th Century St. Mary’s Church, both
Protected Structures.

The exceptional character of Howth is recognised through the making of the Howth SAAOQ. The Order
aims to preserve and enhance the character and special features of Howth. Only a small portion of the
land zoned for residential development is within the SAAO ‘Other Area’ boundary. The land zoned
High Amenity to the south is defined as ‘other areas’ within the SAAOQ. This is identified in the Fingal
County Development Plan, 2023-2029, as a ‘buffer zone'.

From the upper elevations of the SAAO area, panoramic views are generally afforded, with
compositions including the upland landscape and golf courses, the Howth urban area, the wider city,
the coastline to the north and south of Howth Head and the seascape.

Howth falls into the Coastal Character Type in the Development Plan which is characterised as having
an exceptional landscape value: “This value is arrived at due to the combination of visual, ecological,
recreational and historical attributes. The area has magnificent views out to sea, to the islands and to
the Mourne and Wicklow mountains and contains numerous beaches and harbours. The area’s
importance is highlighted by the High Amenity zoning covering substantial parts of the area...”

There are several protected views in the site vicinity, indicated on Sheet No. 10 of the Fingal
Development Plan Map. These include:

= The view into the Howth Castle entrance from Howth Road, and the reverse view, from the
castle (and Deer Park golf club) access road out through the gate towards the north;

* Aview from the fairway to the west of the Deer Park clubhouse, north towards the castle and
a view from the Deer Park golf club and hotel car park towards the golf course;

* \Views from Muck Rock;

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

Baldoyle Bay is located approx. 150m to the north of the proposed development site. It is a European
Site (Special Area of Conservation [SAC, site code IE0000199] and a proposed Natural Heritage Area
(pNHA, site code 000199). There is a direct connection between the proposed development site and
Baldoyle Bay via the storm water network. Wintering bird species associated with European sites are
known to be present in Howth.

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

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

i cultural heritage,
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i the landscape and visual environment,
iii., biodiversity, and,
iv.  the local road network.

The boundary wall to the north and east of the proposed development site, while not protected, is of
heritage value. It is proposed to make three openings and to preserve and enhance the northern wall
to facilitate access to the proposed development site. Therefore, it is concluded at the screening stage,
in the absence of detailed design, that cultural heritage, is likely to be significantly affected by the
proposed development.

The introduction of buildings of urban scale will likely change the local landscape and views within the
immediate environs. The assessment of potential landscape/townscape effects involves (a) classifying
the sensitivity of the receptors (the main elements, features, characteristics and character areas that
could be affected), (b) classifying the potential magnitude of change to each of the receptors, (c)
combining these factors to arrive at an assessment of significance of the effects on each receptor, and
(d) making a judgement as to the quality of the effects, i.e. classifying them as positive, neutral or
negative. In the absence of a detailed study at this screening stage, a precautionary approach is
applied having regard to the overarching objective of the EIA Directive. It is thus concluded that there
is likely to be significant effects on the landscape and visual character, as a result of the proposed
development.

Impacts arising from the proposed development may affect key ecological features. These key
ecological features may occur within the subject lands or within the considered zone of influence (Zol)
of the proposed development. Typically, the Zol of general construction activities (i.e. habitat loss,
habitat fragmentation, risk of spreading/introducing non-native invasive species and disturbance due
to increased noise, vibration, human presence and lighting) is not likely to extend more than several
hundred metres from the proposed development site. At this screening stage key ecological receptors
(KERs) for the proposed development are identified as:

=  Watercourses and the downstream aqguatic environment.

= European Designated sites located in the downstream receiving environment.

= Fauna species which commute within the proposed development site and/or immediate
vicinity.

At this screening stage, there is a known presence of wintering birds in the wider Howth area.
Accordingly, it is concluded that a precautionary approach be adopted at this early stage of the
process, and it is assumed in the absence of full studies that the conservation objectives of nearby
Designated European Sites are likely to be significantly affected by the proposed development.

In light of potential concerns that might be expressed about congestion issues at Sutton Cross, it was
considered that a precautionary approach should be taken at the screening stage. Accordingly, a
precautionary approach is adopted, and it is determined that in the absence of a project specific traffic
and transport assessment, a likely significant effect may arise.
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3. Adescription of any likely significant effects, to the extent of the information available on such
effects, of the proposed development on the environment resulting from—
a) the expected residues and emissions and the production of waste, where relevant,

It is proposed to deliver a residential development and emissions associated with this type of
development are waste water effluent, storm water runoff and energy related emissions from energy
consumption and emissions associated with the use of private vehicles.

Foul Water Emissions

There is a known municipal foul sewer adjacent to the site and it is intended to connect into this. At
the time of undertaking this screening assessment, Uisce Eireann (UE) have confirmed the feasibility
of this connection with the Applicant.

The wastewater generated will discharge to the Deer Park Wastewater Pumping Station (WwPS) and
eventually Ringsend Wastewater Treatment Plant (WwTP), where it is treated and ultimately
discharges into Dublin Bay. The WwTP is required to operate under an EPA licence (D0034-01) to meet
environmental legislative requirements,

The Ringsend WwTP received planning permission for upgrade works in 2012, In June 2018, Irish
Water submitted a planning application for strategic infrastructure development to An Bord Pleanala
seeking permission to further progress the upgrade of the Ringsend Wastewater Treatment Plant
(WWTP) and in April 2019, Irish Water was granted planning permission by An Bord Pleandla to further
progress the upgrade of the Ringsend WwTP.

The 2019 planning permission facilitated upgrading works to meet nitrogen and phosphorus standards
set out in the licence. The design includes aerobic granular sludge which will result in treatment of
sewage to a higher quality than current thereby ensuring effluent discharge to Dublin Bay will comply
with the Water Framework Directive, Urban Wastewater Treatment Directive and Bathing Water
Directive, It is understood that the upgrade to use of aerobic granular sludge and other phased
upgrades will achieve a population equivalent of 2.4 million. As outlined in the EIAR, with the 2018
planning submission, modelling has shown that the upgrades which are currently underway will result
in improved water quality within Dublin Bay. The 2018 EIAR predicts that the improvement in effluent
quality achieved by the upgrade will compensate for the increase in flow through the plant.

Uisce Eireann is working to provide infrastructure to achieve compliance with the Urban Wastewater
Treatment Directive for a population equivalent of 2.1 million in the second half of 2023. When the
proposed works are complete in 2025, the Ringsend WwTP will be able to treat wastewater for up to
2.4 million population equivalent, while meeting the required standards. Given the timeframe for the
delivery of the upgrade works, it is anticipated that the upgraded WwTP will be complete ahead of
the operational stage of the proposed development (18 month construction programme).

The project is being progressed in stages to ensure that the plant continues to treat the wastewater
(1.98 million population equivalent) to the current treatment levels throughout the delivery of the
upgrade. The project comprises 3 key elements and underpinning these is a substantial programme
of ancillary works:
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1. Provision of additional secondary treatment capacity with nutrient reduction (400,000
population equivalent);

2. Upgrade of the 24 existing secondary treatment tanks to provide additional capacity and
nutrient reduction, which is essential to protect the nutrient-sensitive Dublin Bay area; and

3. Provision of a new phosphorous recovery process.

In February 2018, the work commenced on the first element, the construction of a new 400,000
population equivalent extension. These works were complete, and the capacity upgrade facility began
accepting flows for treatment in November 2021.

Surface Water Emissions

The design of the surface water drainage network must take cognisance of the objectives and guidance
contained in the Greater Dublin Strategic Drainage Study (GDSDS). The objective of this study is to
ensure an environmentally sustainable drainage (foul and stormwater) strategy for the Region
consistent with the EU Water Framework Directive. A 30% climate change factor will be included for
the design of the surface water network.

At the time of screening the project for EIA, it is known that there is an existing surface water sewer
to the north of the proposed development site that discharges north towards the Baldoyle Bay c. 160m
to the proposed development site. The Applicant commissioned a Ground Penetrating Radar (GPR)
and Topographical Survey to confirm the location and invert level of the existing 300mm dia. surface
water sewer located northwest of the proposed development site to facilitate a new gravity
connection from the proposed development site). There is therefore a direct hydrological connection
between the proposed development site and Baldoyle Bay SAC/SPA/pNHA via the surface water
drainage network and the potential for a likely significant effect to arise during the construction phase.

This is as a result of;

i runoff during the construction phase may contain increased silt levels or become polluted
from construction activities. Runoff containing large amounts of silt can cause damage to
surface water systems and receiving watercourses.

ii. During the construction phase there is potential for an increase in run-off due to the
introduction of impermeable surfaces and the compaction of soils. This will reduce the
infiltration capacity and increase the rate and volume of direct surface run-off. The potential
impact of this is a possible increase in surface water run-off and sediment loading which could
potentially impact local drainage.

Potential for impacts during the operational phase are deemed to be low due to the nature of the
proposed development. The development will be fully serviced with separate foul and stormwater
sewers as required by the GDSDS which will have adequate capacity for the facility and discharge limits
as required by Uisce Eireann licencing requirements.

Emissions from Energy Usage

The proposed development will generate a need for energy, electricity and heating. The proposed
development site will be designed to ensure compliance with the planning policy context for energy
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reduction, renewable energy contribution and carbon emissions in accordance with both the FCDP
and the Technical Guidance Document (TGD) Part L 2022 of the Building Regulations.

Nearly Zero Energy Buildings (NZEB) means a building that has a very high energy performance, and
in which “the nearly zero or very low amount of energy required should be covered to a very significant
extent by energy from renewable sources, including energy from renewable sources produced on-site
or nearby”.

Three design aspects demonstrate compliance with Part L/NZEB:
i.  The limitation of primary energy use and CO2 emissions
ii.  Building fabric - to limit heat loss
ili.  The use of renewable energy sources

At the time of screening the proposed development, it is understood that the proposed development
will comply with the requirements of Part L 2022 of the Building Regulations. Accordingly, it is
concluded that a positive likely significant effect will occur.

Emissions from Vehicles

The provision of housing at this location served by a railway (DART) and bus routes would facilitate
travel by alternative modes of travel other than the private car. Car parking will also be required to
serve the proposed development.

The 2018 Design Standards for New Apartments (updated 2023) promote reducing car parking.
Further the guidelines promote active travel modes through the provision of safe and secure cycle
parking facilities. It is understood that it is intended to comply with these requirements and while
increased vehicular movements may affect air quality locally, this will be balanced with a targeted
focus on increasing active modes of transport and promoting more sustainable transport mode usage
so there is no likely significant effect.

Waste

A review of historic mapping indicates that the proposed development site has always been
greenfield. The Site Investigations undertaken confirmed the site is free of contamination. It is not
anticipated that the excavation of soils to facilitate the construction of the proposed development
would give rise to waste generation as they are intended to be sent elsewhere with an Article 27 by
product notification confirming they are not wastes.

Sustainability is a key objective for the Applicant and the waste hierarchy principles of reduce, reuse,
recycle will be implemented in the development phase. It is therefore anticipated that waste will be
minimised during construction and likely significant effects will not arise.

During the operational stage, 3-bin systems to encourage waste segregation at source of organics.
This will assist with meeting the EUs municipal waste recycling target and achieve a circular economy.

3. Adescription of any likely significant effects, to the extent of the information available an such
effects, of the proposed development on the environment resulting from—
b) the use of natural resources, in particular soil, land, water and biodiversity.
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Land Use

The development of the site for residential development will result in a land use change. This is
considered positive having regard to the site’s location within a built-up area, the availability of
infrastructural services (drainage and water supply) with confirmed capacity to service the proposed
development. The change in land use is compliant with the site’s zoning and this designation would in
itself have been confirmed as environmentally acceptable during the making of the FCDP that was
itself subject to a Strategic Environmental Assessment (SEA) and appropriate assessment (AA).

Soil

Development of the site will necessitate the stripping of topsoil and excavation of subsoils. Owing to
the historical use of the site and the site investigations carried out, the material is classified as
uncontaminated, and the Applicant intends classifying it as a byproduct through an Article 27
notification to the Environmental Protection Agency (EPA).

The notification of a potential by-product would provide the Applicant with an opportunity to
demonstrate, with an appropriate level of rigour, that:

= the material can have a further use and not be regarded as a waste;

= the material can be used as a ‘secondary’ resource in place of, and fulfilling the same role as
a non-waste derived or virgin ‘primary’ resource; and

= the material can be used without causing overall adverse impacts to the environment or
human health.

There is nothing to suggest at this stage that the notification would be rejected. The fundamental
objective of classifying the stripped and excavated material as a byproduct would be to avoid
unnecessary waste and allow for the use of the material as a resource. This in turn would minimise
the requirement for the extraction of additional natural resources thereby promoting the circular
economy objectives.

Water

The proposed development will require a connection to the water supply. At the time of screening the
project it is known that (i) there is an existing 160mm MOPVC pipe watermain on Howth Road and (ii)
Uisce Eireann have confirmed the feasibility of making a connection without infrastructure upgrades
through the pre-connection enquiry system. Accordingly, the supply of water to the proposed
development is not anticipated to generate a likely significant effect.

Biodiversity

The proposed development site is predominantly greenfield. It is surrounded by habitat that would
likely support a rich array of biodiversity. It is necessary to undertake detailed habitat, flora and fauna
studies to understand the significance of the effect on biodiversity arising from the proposed
development.

4. The compilation of the information at paragraphs 1 to 3 shall take into account, where
relevant, the criteria set out in Schedule 7.
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Schedule 7 of the PDRs sets out the criteria for determining whether development listed in Part 2 of
Schedule 5 should be subject to an EIA.

It requires consideration of:

The characteristics of the proposed development, in particular;
a) the size and design of the whole of the proposed development

This is set out in the preceding section.

b) cumulation with other existing development and/or development the subject of a
consent for proposed development for the purposes of section 172{1A)(b) of the Act
and/or development the subject of any development consent for the purposes of the
Environmental Impact Assessment Directive by or under any other enactment

To inform this screening assessment, a review of existing and consented development has been
undertaken. The most notable consented development that cumulatively may result in a significant
effect is the permitted mixed use SHD, ‘Claremont’ (Ref. PLO6F.306102) on the former Techrete site
to the north of Howth Road (partially located directly across from the proposed development site).
The permitted development will include the demolition of existing structures to make way for the
development of 512 apartments, 2 shops, a creche, a restaurant and a café.

The construction phase of the proposed development may overlap with the development of
Claremont. However, at this point, construction works are underway on the adjacent Claremont site
in excess of 12 months at the time of writing (May 2024). If an overlap is anticipated , it is not estimated
that this will be for a significant amount of time when the assessment period of the proposed
application and pre-commencement compliance for the proposed development is taken into
consideration. There is a potential for a cumulative impact on the use of the junction at Sutton Cross
if both developments proceed at the same time. However, the impact from construction traffic would
be temporary and the implementation of a Construction Traffic Management Plan would alleviate
likely significant impacts and the impact at the operational phase would be alleviated by the
implementation of a MMP.

¢) the nature of any associated demolition works

As outlined previously, demolition works are minor in nature and are limited to openings in the
northern demesne boundary wall to facilitate access to the site.

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

This aspect is dealt with above and with the exception of biodiversity, based on the available
information at the screening stage it is possible to exclude significant effects on natural resources.

e) the production of waste

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

f) poliution and nuisances
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There is a risk of pollution of the local water environment during the construction phase but the
application of standard proven construction practices for the protection of water will mitigate likely
significant effects. Noise, vibration and dust nuisance during the construction phase are likely to occur
and these will be mitigated using best industry practices, The duration of effects would be short-term.

g) the risk of major accidents, and/or disasters which are relevant to the project
concerned, including those caused by climate change, in accordance with scientific
knowledge

Having regard to the nature of the proposed development, consideration must be given to the risk of
a natural disaster, specifically, flood risk. To inform this screening assessment, a search of the Office
of Public Works (OPW) national flood information portal was undertaken and did not identify any
historical flood ewvents at or proximate to the site. Similarly, predictive flood mapping
(https://www.floodinfo.ie/map/floodmaps/) was examined and it did not identify the proposed
development site as being at risk of fluvial or coastal flood risk. Accordingly, the proposed
development site is classified as Flood Zone C with a low probability of flooding and in line with the
OPWs Planning System and Flood Risk Management Guidelines (2009) development in this zone is
appropriate from a flood risk perspective. In line with best practice, climate change factors will be
applied to the drainage design.

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

This is dealt with earlier in the screening and it is concluded that with best practice construction
measures in place, the risk to human health is low. Owing to the nature of the proposed development
and integrated design measures (energy efficiency, reduced car parking and promotion of active and
sustainable transport modes) the risk to human health during the operational stage is imperceptible,

Location of proposed development, the environmental sensitivity of geographical areas likely to
be affected by the proposed development, with particular regard to -
a) the existing and approved land use

The proposed development site is greenfield. The proposed residential development is wholly
contained within that area zoned residential. An area to the south is zoned High Amenity and works
in this area are confined landscaping and the provision of exercise areas.

b) the relative abundance, ovailability, quality and regenerative capacity of natural
resources (including soil, land, water and biodiversity) in the area and its underground

Howth SAAO encompasses 547 hectares. It includes Ireland’s Eye (28 hectares) and the heathland,
woods, cliffs, shingle beaches and wooded residential areas of the south-eastern half of the Howth

peninsula (519 hectares). This designation provides a high level of protection for land and by extension
s0il on the peninsula.

The core settlement strategy for Howth in the FCDP indicates a figure of 500 potential residential
units. In alignment with the MNational Planning Framework (NPF) and the Regional Spatial and
Economic Strategy (RSES), the FCDP identifies 20 hectares of residential zoned land in Howth, this is
minor in the context of the overall land availability and demonstrates that the natural resources of
land, soil and biodiversity benefit from a very high degree of protection. Residential development is
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suitable on these lands, even having regard to the taking account of the SAAO given the retained
zoning by Fingal County Development Plan 2023-2029.

The confirmation of feasibility received from UE confirms that there is sufficient water supply and
wastewater treatment capacity, subject to upgrades, to service the proposed development.

The Irish Sea Dublin [HA 09) coastal waterbody hosts the Baldoyle Bay and according to the EPA
information, has a ‘Good' WFD status and is ‘Not at risk’® of not achieving good status.

Water quality data is collected for nearby Claremont Beach bathing area and is reported by the EPA
on www.beaches.ie. The EPA bathing status is not based on single events, rather it is based on a review
of data over 4 years (based on data collected during the bathing season only). Bathing classes are
determined as Excellent (highest cleanest class), Good (Generally good water quality), Sufficient (The
water quality meets the minimum standard) and Poor (The water quality has not met the minimum
standard). A review of this data for the last four years, shows that the Claremont Beach is classified as
achieving ‘Sufficient” Water Quality in 2023. Claremont Beach had a Sufficient Water Quality rating in
2022 and 2021 and achieved a Sufficient Water Quality rating in 2020.

The proposed development is located over the ‘Dublin’ (EU Code IE_EA_G_008) WFD groundwater
body (GWB). The most recent WFD groundwater status (2013-2018) is ‘Good’ for this GWBs (A more
recent status update is not currently available on the https://gis.epa.ie/EPAMaps/ website).

c) the absorption capacity of the natural envirenment, paying particular attention to the
following areas: (i) wetlands, riparian areas, river mouths; (ii) coastal zanes and the
marine environment; {iii) mountain and forest areas; {iv)nature reserves and parks; (v)
areas clossified or protected under legislation, including Natura 2000 areas designated
pursuant to the Habitats Directive and the Birds Directive and; (vi)areas in which there
has already been a failure to meet the environmental quality standards laid down in
legislation of the European Union and relevant to the project, or in which it is
considered that there is such a failure; (viildensely populated areas; (viii) landscapes
and sites of historical, cultural or archaeological significance.

As identified earlier, the proposed development site is in an environmentally sensitive location with
respect to cultural heritage, landscape, biodiversity and European Designated sites. A precautionary
approach is required in this instance to assess the ability of the site to absorb the proposed
development without residual significant environmental impacts. This screening assessment was
undertaken at the early stages of the design development and applying the precautionary principle, a
waorst-case outcome was applied, and it was recommended that EIA would be necessary.

Types and characteristics of potential impacts

The likely significant effects on the environment of proposed development in relation to criteria
set out under paragraphs 1 and 2, with regard to the impact of the profect on the factors specified
in paragraph (B)(i)(1) to (V) of the definition of ‘environmental impact assessment report’ in
section 171A of the Act, taking into occount—

i S-nurce ise a. ie EPAMa s/Water
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(a) the magnitude and spatial extent of the impoct (for example, geographical area and size of
the population likely to be affected),

{b) the nature of the impact,

{c) the transboundary nature of the impact,

{d) the intensity and complexity of the impact,

fe) the probability of the impact,

(f) the expected onset, duration, frequency and reversibility of the impact,

(g) the cumulation of the impact with the impact of other existing and/or development the subject
of a consent for proposed development for the purposes of section 172(1A)(b) of the Act and/or
development the subject of any development consent for the purposes of the Environmental
Impact Assessment Directive by or under any other enactment, and

fh) the possibility of effectively reducing the impact

Based on the foregoing and the fact that the design of the proposed development is at an early stage
when undertaking this screening assessment, it is concluded that the main likely potential effects of
the proposed development on the environment are as follows:

i.  Temporary potential effects locally on human health, air quality and noise and vibration from
the construction phase.

ii. Temporary effects on the local road network, specifically Sutton Cross from the construction
phase and in particular if the proposed development overlaps with the construction phase of
the adjacent Claremont development.

iii. Potential permanent effects on traffic and transport during the operational phase of the
development.

iv.  Potential temporary to permanent effects on key ecological features including European
Designated Sites, downstream aquatic environment and species which commute/forage
within the proposed development site and/or immediate vicinity.

v.  Potential permanent effect on the townscape and the wider Howth area when viewed from
elevated locations and in combination with the approved Claremont development.

vi. Potential permanent effect on cultural heritage in particular built heritage i.e. the existing
demesne boundary wall and local Protected Structures.

To conclude with certainty that the proposed development, having regard to the nature, size and
location would not result in likely significant effects on the environment, it is our professional opinion
that this sub-threshold project requires EIA to fully address the likely significant environmental effects
identified in this screening stage.

1.7 Content of an Environmental Impact Assessment Report

This EIAR addresses the provides the following information:

a) A description of the project comprising information on the site, design, size and any other
relevant features of the project;
b) A description of the likely significant effects of the project on the environment;
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c) A description of the features of the project and/or measures envisaged in order to avoid,
prevent or reduce and, if possible, offset likely significant adverse effects on the environment;

d) A description of the reasonable alternatives studied by the developer, which are relevant to
the project and its specific characteristics and an indication of the main reasons for the options
chosen, taking into account the effects of the project on the environment;

e) A non-technical summary; and,

f) Any additional information specified in Annex IV of the Directive/Schedule 6 to the 2001
Regulations, as amended, relevant to the specific characteristics of the project and to the
environmental features likely to be affected.

As is required by Annex IV of the EIA Directive, this EIAR addresses matters including proposed
demaolition works, risks to human health, major accidents / disasters, biodiversity, climate change and
cumulative effects with other existing and / or approved projects.

1.8 Competency

It is a requirement that the EIAR must be prepared by competent experts. For the preparation of this
EIAR, GLL PRS Holdco Limited engaged McCutcheon Halley Chartered Planning Consultants to direct
and coordinate the preparation of the EIAR and a team of qualified specialists were engaged to
prepare individual chapters, the consultant firms and lead authors are listed in Table 1.1 overleaf.

Details of competency, qualifications and experience of the lead author of each discipline is outlined
in the individual chapters.

1.9 Format and Structure of the EIAR

This EIAR is prepared according to the ‘Grouped’ format structure as described in the ‘Guidelines on
the information to be contained in Environmental Impact Assessment Reports” (EPA, 2022). This means
that each environmental factor, it is considered as a separate section. The advantages of using this
format are that it is easy to investigate a single topic and it facilitates easy cross-reference to specialist
studies.

Table 1.1 Chapters of EIAR and Contributors

Chapter  Aspect Significance Lead Consultant

1 Introduction McCutcheon Halley Planning Consultants Rachel Condon

2 - Development Description ' McCulcheon Halley Planning Consultants ' Rachel Condon

3 Alematives ' McCutcheon Halley Planning Consultants  Rachel Condon

4 Population & Human Health  McCutcheon Halley Planning Consultants  Rachel Condon

5 | Landscape & Visual Impact . AIT Urbanism | Margaret Egan
B Material Assets: DOBA Ecin  Munn, Jurek
Traffic & Transport Gozdek, Marendra

| _  Jillelamudi
7 Material Assets: Built Services DOBA Paul Doyle &
Donnachadh O'Brien
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Chapter  Aspedt Significance Lead Consultant
8 Material Assets: Waste Byme Environmental lan Byme
9 | Land & Soils | DOBA ' Donnachadh O'Brien &
- Paul Doyle
10 Water & Hydrology DOBA Paul Daoyle &
| Donnachadh O'Brien
11 Biodiversity Enviroguide Liam Gaffney
12 Noise & Vibration AWN Consulting Limited Abe Scheele
13 Air CQuality AWN Consulting Limited Aisling Cashell & Ciara
_ |  Nolan
14 Climate AWN Consulting Limited Aisling Cashell

15  Cultural Herilage - Archaeological = John Purcell Archaeological Consultancy John Purcell
16 Cultural Heritage - Built Heritage ~ Flynn Architects Sinéad Flynn
17 Interactions of the Foregoing McCutcheon Halley Planning Consultants Rachel Condon

18 Summary of Mitigation Measures | McCutcheon Halley Planning Consultants Rachel Condon

The EIAR is sub divided into 3 No. volumes as follows:

=  Volume | Non-Technical Summary;
= Volume Il Environmental Impact Assessment Report; and
*  Volume lll Appendices to Environmental Impact Assessment Report.

Volume Il is presented as 18 chapters, as outlined in Table 1.1.

1.10 Scoping

The purpose of scoping is to identify the information to be contained in an EIAR and the methodology
to be used in gathering and assessing that information.

The scope of this EIAR is informed by the requirements of the EIA Directive and its transposition into
national legislation in the Planning and Development Act 2000 (as amended) and the Planning and
Development Regulations 2001 (as amended).

The scope was also informed by information provided by the Design Team and specialists engaged to
prepare the EIAR.

Guidance was provided by Fingal County Council during the Section 247 pre-planning meeting, LRD
Meeting and LRD Opinion. Matters discussed related to conservation, scale and massing, visual
impact, tree retention, public open space, traffic and surface parking layout, daylight and sunlight and
surface water strategy. A detailed narrative of the pre-planning meetings and LRD Opinion is contained
in the Planning Statement that accompanies this application under separate cover.
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1.11 Cumulative Effects

Annex IV of the EIA Directive is to be read in conjunction with article 5(1) of the EIA Directive and sets
out the information to be included in an EIAR. Annex IV was transposed into national law via article
97 of the European Union (Planning and Development) (Environmental Impact Assessment)
Regulations 2018 (the “2018 Regulations”) which substituted a new Schedule 6 into the Planning and
Development Regulations 2000, as amended.

The EIA Directive requires that the EIAR describes the cumulation of effects with other existing and/or
approved projects.

Cumulative effects may arise from:
“- The interaction between the various impacts within a single project;

- The interaction between all the differing existing and / or approved projects in the same areas as the
proposed project.”?

In August 2018, the Department of Housing, Planning and Local Government issued Guidelines for
Planning Authorities and An Bord Pleandla on carrying out Environmental Impact Assessment. The
Guidelines summarise “cumulative effects” in the following way at page 40;

“Effects are not to be considered in isolation but cumulatively i.e., when they are
added to other effects. A single effect on its own may not be significant in terms of
impact on the environment but, when considered together with other effects, may
have a significant impact on the environment. Also, a single effect which may, on
its own, have a significant effect, may have a reduced and insignificant impact
when combined with other effects.

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

“the cumulation of effects with other existing or approved developments, or both,
taking into account any existing environmental problems relating to areas of
particular environmental importance likely to be affected or the use of natural
resources.” (emphasis added).

Within the immediate environs (c. 200m) of the proposed development site, there are three relevant
projects:

1. Claremont: The proposed development site is bounded by Howth Road (R105) to the north
and beyond that a brownfield site, former ‘Techrete’ site, that received approval (Reg. Ref:
306102) for a high-density mixed-use development including 512 apartments, 2 shops, a
créche, a café and a restaurant across 4 buildings up to 8 storeys in height. This development
is currently under construction and the construction programme or this development is stated
as ¢. 36 months in the application documents.

! pepartment of Housing, Planning and Local Government, “Guidelines for Planning Authorities and An Bord
Pleanala on carrying out Environmental Impact Assessment” (August 2018}, page 40.
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2. Deer Park Hotel: To the southeast of the proposed development site, planning permission
Reg. Ref: F22A/0372 was issued for the replacement of the existing "Deer Park Hotel" building
(and all associated structures) with a new 142-bed hotel, including: a bar, restaurant, gym/spa
facility, swimming pool, retail, meeting rooms, bar and function area, external dining areas,
photovoltaic panels, ESB substation, 170-space car park, and a new vehicular access. This was
granted permission by Fingal County Council in July 2023. Subsequently, first and third party
appeals were lodged to An Bord Pleanala in August 2023 and a decision is pending.

3. Howth Castle: Further southeast of the proposed development site, planning permission Reg.
Ref: F22A/0046 proposed the refurbishment/redevelopment/change of use for part of the
existing Howth Castle buildings, Stable Block and attendant lands including the demolition of
some farm buildings, the refurbishment and construction of new buildings, and a change of
use of part of the lower and upper ground floors of the castle and adjoining stable block and
stable yard from primarily residential use to hospitality and tourist retail use. The site includes
Protected Structures (Ref: 0556 and 0557). This was permitted by Fingal County Council in
February 2023. A first party appeal (Reg. Ref: ABP 316113) was submitted to An Bord Pleanala
in March 2023 and is yet to be determined.

Accordingly, each chapter of this EIAR assesses the cumulative effect of this proposal in combination
with the above-mentioned developments, as relevant.

Individually, each specialist consultant has reviewed under construction, permitted and or under
consideration development in their defined zones of influence and, based on expertise, they have
identified projects relevant to their discipline that may interact to produce a cumulative effect. A full
list of ‘cumulative projects’ in is provided as Appendix 1-1, of Volume lIl.

Wastewater from the proposed development will be treated at Ringsend Wastewater Treatment
Plant prior to its discharge to Dublin Bay. The cumulative effect of the additional loading on the
treatment plant is assessed in the Material Assets: Built Services chapter, Water Framework Directive
Assessment, the Biodiversity Chapter and in the Appropriate Assessment Screening Report and Natura
Impact Statement that accompanies this application under separate cover.

Cumulative effects are not limited to projects, and it is necessary to also consider relevant Plans.
According to the Environment Protection Agency (2020), in Ireland, key cumulative effects — where
environmental receptors are at, or near, their thresholds or their capacity to assimilate more change
- include climate change, water quality, flood risk, air quality, biodiversity and landscape.

= Fingal County Development Plan 2023-2029 (FCDP) - gives spatial expression to the county’s
economic, social, housing and cultural development. The FCDP has a key role in protecting the
environment, heritage and amenities of the county and in mitigating against the impacts of
climate change. It includes policies and objectives for all of the aspects included in this EIAR.
Accordingly, each chapter of the EIAR provides a narrative on the cumulative effect of the
proposed development together with the Development Plan policies and objectives.

= The Climate Action Plan, 2024 (CAP24) — climate change is the ultimate cumulative effect,
nationally and internationally. The Climate Action Plan 2024 (CAP24) is the third annual
update to Ireland’s Climate Action Plan. The Plan was approved by Government on 20
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December 2023, subject to Strategic Environmental Assessment and Appropriate Assessment,
Thresholds for greenhouse gas emissions are being exceeded. The Plan acknowledges that
rapid and significant reductions in greenhouse gas (GHG) emissions are required if we are to
meet the 2015 Paris Agreement Goals. The European Green Deal commits to delivering net-
zero GHG emissions at EU level by 2050; with Ireland committed to achieving a 51% reduction
in emissions from 2021 to 2030, and to achieving net-zero emissions no later than 2050. The
cumulative effects of this Plan together with the proposed project are considered in the
following chapters: Population & Human Health, Material Assets; Traffic & Transport and Air
Quality & Climate.

The Greater Dublin Strategic Drainage Study (GDSDS) — healthy waters are a valuable natural
resource. They support a rich and diverse range of ecosystems, habitats and species. They are
also important for recreational activities and tourism. The GDSDS was prepared to develop an
environmentally sustainable drainage strategy for the Region consistent with the EU Water
Framework Directive. The strategy outlines the requirements for foul and stormwater
drainage capable of meeting the demands and longer-term development potential of the
Region. The study is relevant to this subject proposal and it is considered in the cumulative
effects sections of the Material Assets — Built Services chapter and the Water & Hydrology
chapter.

Flood Risk Management Plan for the Liffey & Dublin Bay River Basin — Increases in population
can pose development pressures resulting in changes in land use. The purpose of the plan is
to set out the strategy, including a set of measures, for the cost effective and sustainable,
long-term management of flood risk in the Liffey-Dublin Bay River Basin. The cumulative
effects of this Plan together with the proposed project is considered in the Water and
Hydrology chapter.

National Biodiversity Plan — The Plan sets out actions through which a range of government,
civil and private sectors will undertake to achieve Ireland’s 'Vision for Biodiversity’. It has been
developed in line with the EU and International Biodiversity strategies and policies. The
cumulative effects of this Plan together with the proposed project is considered in the
Biodiversity chapter.

Transport Strategy for the Greater Dublin Area 2016-2035 — Land use and the manner in
which it is developed is the primary influencing factor for travel demand. The cumulative
effect of this strategy together with the proposed project is considered in the Material Assets
— Transport & Traffic chapter.

Standards in the EU Air Quality Directive and ‘daughter’ directives (1-4) — lay down limits for
air quality standards and specific pollutants. The cumulative effects of the Directives together
with the proposed project are considered in the Population & Human Health Chapter and the
Air Quality & Climate Chapter,
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1.12

Water Framework Directive & The Draft River Basin Management Plan 2022-2027 - The EU
Water Framework Directive (2000/60/EC) (WFD) requires all Member States to protect and
improve water quality in all waters so that we can achieve good ecological status by 2015 or,
at the latest, by 2027. It was given legal effect in Ireland by inter alic the European
Communities (Water Policy) Regulations 2003 (S.1. No. 722 of 2003) (as amended), European
Communities Environmental Objectives (Surface Waters) Regulations 2009 (as amended) . It
applies to rivers, lakes, groundwater, and transitional coastal waters.

The River Basin Management Plan sets out the actions that Ireland will take to improve water
quality and achieve ‘good’ ecological status in water bodies by 2027, as per the WFD. The
cumulative effect of the Directive and Plan together with the proposed project is considered
in the Material Assets — Built Services chapter and the Water & Hydrology chapter.

The transposing legislation that should be referred to is as follows:

European Communities (Water Policy) Regulations 2003, as amended

European Communities Environmental Objectives (Surface Waters) Regulations 2009, as
amended

European Communities Environmental Objectives (Ground Waters) Regulations 2010, as
amended.

Impact Assessment Methodology

Each chapter of this EIAR assesses the direct, indirect, cumulative, and residual effects of the proposed
development for both the construction and operational stage of the proposed development.

The identified quality, significance, and duration of effects for each aspect is largely based on the
terminology set out in the Guidelines on the Information to be Contained in Environmental Impact
Assessment Reports (EPA, 2022) reproduced in Table 1.2 following.

L]
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Table 1.2 Impact Rating Terminology

Quality of Effect

Positive A change which improves the quality of the environment (for example, by increasing
species diversity; or the improving reproductive capacity of and ecosystem, or by
removing nuisances or improving amenities.

Neutral No effects of effects that are imperceptible, within normal bounds of variation or
within the margin of forecasting error.

NegativelAdverse Effects A change which reduces the quality of the environment (for example, lessening
species diversity or diminishing the reproductive capacity of an ecosystem; or
damaging health or property or by causing nuisance).

Significance of Effect

Imperceptible An effect capable of measurement but without significant consequences

Not Significant An effect which causes noticeable changes in the character of the environment but
without significant consequences

Slight Effect An effect which causes noticeable changes in the character of the environment
without affecting its sensitivities.

Moderate Effect An effect that alters the characler of the environment in a manner that is consistent
with existing and emerging baseline trends.

Significant Effect An effect which, by its character, magnitude, duration, or intensity alters a sensitive
aspect of the environment.

Very Significant Effect An effect which, by its character, magnitude, duration, or intensity significantly alters
most of a sensitive aspect of the environment.

Profound Effect An effect which obliterales sensilive characteristics.

Duration of Effects

Momentary Seconds to minutes

Brief Less than 1 day

Temporary Less than 1 year

Short-term 1-7 years

Medium-term 7-15 years

Long-term 15-60 years

Permanent Over 60 years

Extent and Context of Effects

Extent Describe the size of the area, the number of sites, and the proportion of a population
affected by an effect.

Context Describe whether the extent, duration, or frequency will conform or contrast with
eslablished (baseling) conditions (is it the biggest, longest effect aver?).

Probability of Effects

Likely The effects that can reasonably be expected to occur because of the planned
project if all mitigation measures are properly implemented.

Unlikely The effects that can reasonably be expected not to occur because of the planned
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Type of Effects .

Indirect Impacts on the environment, which are not a direct result of the project, often
produced away from the project site or because of a complex pathway.

Cumulative The addition of many minor or significant effects, including effects of other projects,
to create larger, more significant effects,

Do Nothing The environment as it would be in the future should the subject project not be
cammed out

Worst Case The effects arising from a project in the case where mitigaion measures
substantially fail,

Indeterminable When the full consequences of a change in the environment cannot be described.

Irreversible When the character, distinctiveness, diversity or reproductive capacity of an
environment is permanently lost.

Residual The degree of environmental change that will occur after the proposed mitigation
measures have taken effect

Synergistic Where the resultant effect is of greater significance than the sum of its constituents, -

(e.g. combination of SOx and NOx to produce smog).

1.13 Consultation

A dedicated website for this proposed development is established and all application documents,
including this EIAR, are available at www.deerparkhowthird.ie

Additionally, prior to lodging this application, the required information has been issued to the
Department of Housing, Planning and Local Government’s EIA Portal. The purpose of this tool is to
inform the public, in a timely manner, of applications that are accompanied by an EIAR,

Pre-planning consultation and LRD meetings were held with Fingal County Council in September and
December 2023 in advance of lodging this application. An LRD Opinion was received in January 2024.
Guidance received has been integrated into the proposed design and, in turn, is assessed in this EIAR.

Where relevant specialists engaged with prescribed bodies individually, the details of advice received .
is provided in the individual chapters of this EIAR.
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2 Development Description

2.1 Introduction

This chapter of the Environmental Impact Assessment Report (EIAR) sets out the proposed
development and provides details in relation to the demolition, construction and operational phases
of the proposed development. The chapter was prepared based on information provided by the
Design Team, and it should be read in conjunction with the submitted drawings together with
supporting reports.

The proposed development seeks to deliver a high quality, high density (123 units per hectare)
residential development, that makes sustainable use of a strategically located zoned development
site, being:

A. within walking distance of a town centre, Howth, that is within Dublin City & Suburbs;

B. served by Dublin Bus and DART services, with the DART station located less than 500m from
the proposed development site; and

C. has access to high quality open space amenities locally and a wealth of social infrastructure.

The local cultural and natural heritage assets are both sensitivities and opportunities for development
lands in their vicinity and the proposed development is cognisant of these assets. The proposed layout
and design was developed to respond appropriately to the proposed development site’s historic and
natural context.

The housing typology proposed, 135 build to sell apartments, responds to an identified need (see
Planning Statement & Statement of Consistency with Fingal Development Plan 2023-2029) for
diversification in the form of housing type in Howth.

The feedback provided by Fingal County Council (FCC) during the pre-planning meetings and in their
formal Large-scale Residential Development (LRD) opinion has been considered and the design has
evolved in response to those discussions. The changes implemented are set out in the Response to
the LRD Opinion, included under separate cover.

211 Expertise and Qualifications

This chapter was prepared by Rachel Condon of McCutcheon Halley Chartered Planning Consultants.
Rachel graduated from University College Cork with a BA Hons in Geography and Irish, obtained in
2010 and a master’s degree in Planning and Sustainable Development, obtained in 2013. Rachel is
currently an Associate Director in the Practice and is experienced in the field of planning and
development consultancy which includes providing consultancy services in respect of major projects.
Rachel has directed the preparation of EIAR’s for a range of development types including residential,
mixed use, and industrial developments.
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Rachel has practised as a planning consultant for over 10 years and has directed the preparation of
Environmental Impact Assessment Report (EIARs) for a range of development types including
residential, commercial and industrial, Directly relevant experience to this proposed development is
that Rachel has been involved in the direction of EIARs to accompany residential led applications that
received permission for development including:

» Connolly Quarter Reg. Ref: 3054/22 - The construction of 187 build to rent apartments and 4
office blocks with heights ranging from 5 to 16 storeys. The proposed development included
works to a Protected Structure (RPS Ref. No. 130).

= Bailey Gibson (PL295.307221) - Demalition of all structures, construction of 416 residential
units (incl. 4 houses, 412 apartments) and associated site works.

= Sputhwest Gate (Reg. Ref. 3228/20) — Demolition of 4 no. existing buildings and surface car
parking, and construction of a mixed use scheme across 13 no. blocks comprising 1,123 no.
residential units with supporting amenities, retail units, office accommodation, a primary
healthcare centre, gym, cultural centre, childcare facility, hotel and a series of public open
spaces.

2.2 Proposed Development Site

The proposed development site is located in Deer Park, Howth, to the south of the Howth Road (R105),
and to north-west of Howth Castle. The proposed development site (1.53 ha) encompasses
undeveloped greenfield land of which 1.10ha is zoned for residential development. The proposed
development is confined to the residential (RA) zoning. The balance of the application area (3,107
sg.m) is zoned high amenity (HA) which comprises densely covered trees with an east-west alignment
and grassland. The lands zoned HA are part of the buffer area’ for the Howth Special Amenity Area
Order (SAAOQ). A small portion of the residential zoned land is also located within the SAAQ buffer area,
as depicted in Figure 2.2 below. The designation of an SAAO recognises the area’s natural beauty, its
special recreational value and the need for nature conservation within the area. The proposed
development site is enclosed along its northern and eastern boundary by the historic Howth estate
demesne walls and mature trees. This is the only feature of built heritage existing within the proposed
development site. It is located outside of the Howth Castle Architectural Conservation Area (ACA), and
it is not specifically included in any existing inventories. The Howth Castle Entrance Gates are included
on the National Inventory of Architectural Heritage (NIAH), Reg. Ref. 11358027, which provides the
following description: Entrance goteway, c.1835, comprising four Hindu Gothic style limestone ashlar
piers with friezes and moulded cappings, flanked by pedestrian gateways. Cast-iron gates and railings.
Secondary gateway to rear with cast-iron bollards. WALLS: Limestone ashlar to pedestrian gateways;
undulating profiles to piers; moulded copping (broken in parts). OPENINGS: Pointed-arch to pedestrian
gateways, cast-iron gates and double gates.

! No definition of 'buffer area’ is provided in the FCDP.
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The demesne wall is not listed in the Record of Protected Structures, as per Appendix 5 of the Fingal
Council Development Plan 2023-2029 (FCDP).

There is no existing pedestrian or vehicular access to the proposed development site from Howth
Road. A combination of mature hedgerow and wall forms the western site boundary and beyond it
are low rise residential dwellings that form ribbon type development in a westerly direction toward
Sutton Cross. The extensive tree belt (approx. 25-30 years old) with an east-west alignment delineates
the boundary with the golf course to the south.

design

Figure 2.1 Subject Site and surrounds (Source: John Fleming Architect (JFA))

Howth Castle and part of its wider demesne land is within an Architectural Conservation Area (ACA),
as depicted in Figure 2.2 overleaf. The boundary of the ACA is limited to a core area surrounding
Howth Castle together with the entrance as depicted below. The proposed development site is
partially located in the ACA in the north-eastern corner (102sg.m).
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Figure 2.2 Zoning Map

The proposed development site is approx. 120m northwest of Howth Castle (RPS ID0556) and approx.
100m west of 5t Mary’s Church (RPS5 ID 0594), both of which are identified as protected structures in
the Record of Protected Structures contained in the Fingal County Development Plan 2023-2029
(FCDP). The historic demesne woodland surrounds and offers screening to these buildings and their
setting.

Howth DART station is less than 500m (5-minute walk time) from the site offering frequent DART
services to Dublin City Centre and as far south as Greystones. The DART operates a service to the city
centre every 12 to 15 minutes during the morning peak time. The Dublin Bus services in the area
provide direct linkage to the city centre, most notably the H3 route (the H spine, which forms part of
the new BusConnects network) and the 6 along Howth Road towards the city centre. The nearest stops
are located c. 200m (2 minutes’ walk) away from the proposed development site. Both services link
Howth with Dublin City Centre and run at 30-minute and 60-minute headways, respectively.

Howth Village and Sutton Cross are easily accessible on foot, by bike or by public transport. A cycle
lane traverses the front of the proposed development site on Howth Road and extends towards the
city centre.

In terms of future public transport, the DART+ Coastal North Project proposes to enhance the service
capacity to Howth. If permitted, this will double the current capacity per 3 hour peak and increase
services from 20 to 36 services per 3 hour peak. As outlined in the traffic chapter, public transport
capacity surveys were undertaken and the existing capacity of the bus and DART services are sufficient
to cater for the development therefore notwithstanding the above, the development is not reliant on
future capacity. Further detail in relation to the existing public transport capacity analysis is also set
out in the accompanying Traffic and Transport Assessment and Mobility Management Plan.

Howth offers amenities including the Hill of Howth loop walks, Claremont Beach, the Martello Tower
Museum, Balscadden Bay Beach and the town centre which provides an array of services for daily
needs. The proposed development site is also located close to local childcare facilities, primary and
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secondary schools and sporting facilities such as Scoil Mhuire primary school, Santa 5abina Dominican
College, Deer Park Golf club, Baltray Park Tennis Club, Howth yacht club and Suttonians Rugby Club.
Further details in relation to the capacity of the existing and proposed childcare facilities and schools
is provided for in the Childcare Demand Assessment and the School Demand Assessment, under
separate cover.

An Arboricultural Impact Assessment was undertaken by John Morris Arboricultural Consultancy and
is submitted with this planning application under separate cover.

The proposed development site is dominated by grassland with a wide hedgerow/tree line running
east-west through the southern boundary. The proposed development site does not contain any
habitats listed on Annex | of the EU Habitats Directive. Further detail in regard to the extent of surveys
undertaken is provided within Chapter 5 Biodiversity.

Dedicated bat activity surveys were undertaken on the 2nd of October 2019, the 20th of July 2023 and
the 19" of May 2024 is submitted under separate cover. A single Soprano pipistrelle (Pipistrellus
pygmaeus) was noted emerging from the eastern tree line (trees on opposite side of eastern boundary
wall of subject site) in 2019, 2023 and 2024. Foraging of an individual Soprano pipistrelle (Pipistrellus
pyemaeus) was noted during all surveys undertaken. A single Leisler's Bat (Nyctalus leisleri) was noted
foraging along the southwestern and southeastern boundary of the subject site in 2024. The bat
surveys identify minor foraging activity and no trees that represent potential bat roosts are proposed
to be removed.

In terms of breeding birds, a total of 12 species were recorded on site across the survey periods which
were undertaken on the 6", 21* & 31" of July 2023. Breeding activity was confirmed for two green-
listed species: blue tit and magpie. A blue tit pair showed persisted breeding behaviour within the
hedgerow along the western boundary between the central tree line and housing to the northwest on
the 6™ of July 2023. An active magpie nesting site was observed during the same survey within a
sycamore tree emerging from the same hedgerow approximately 20m north of the observed blue tit
breeding location towards the existing residential housing to the west of the proposed development
site.

Wintering bird surveys (12) were undertaken between October 2023 and March 2024. No wintering
target species were recorded feeding or roosting within the proposed development site.

On the 21* of November 2023, a flock of twenty-one curlew arrived from the north over the adjacent
field, circled overhead, and landed briefly on the golf course immediately south of the site before
flying south.

On the 20™ of December 2023, an individual grey heron (Ardea cinerea) was recorded at a small pool
at the site created by machinery tracks. This bird departed upon detecting the surveyor, flying due
north gaining height to 20 metres. An hour later, two grey herons landed on the site, departing shortly
after to the northwest. These birds were in flight over the site for 20 seconds, gaining height to
between 15-20 metres, Grey heron are not a designated 5Cl species listed for the SPAs relevant to this

. Mc_C_ut_cheu_n H-’:lle"\ur Deer Park, Howth EIAR | May 2024 | 2-7

[l Hil



assessment, however, it can be considered to fall under the broader “Wetlands and waterbirds' SCI
included for many of these SPAs,

Mo further records of waterbird usage of the site itself for foraging, roosting etc., were recorded for
the remainder of the winter surveys.

In terms of electricity supply, ESB maintains underground and overhead powerlines within and around
the proposed development site. ESB's infrastructure of relevance to the proposed development
includes the following:

*  Existing 10-20kV overhead powerlines traverse the site in an east to west direction.

*=  Existing 10-20kV over-head powerlines traverse the southern portion of the site in north-
south direction.

= Existing Medium Voltage (MV) cables located in the north-eastern corner of the site and along
the northern boundary adjacent to the R105 Howth Road.

= Existing Low Voltage (LV) overhead powerlines located along the western and northern
boundary of the Site.

2.3 Proposed Development

Planning permission is sought for a Large-scale Residential Development on a proposed development
site adjoining Howth Demesne, Deer Park, Howth, Co. Dublin, with a total site area of 1.53ha.

The development will consist of:

l.  two blocks ranging in height from 3-5 storeys providing 135 residential units comprising:
a) 63 one-bedroom units
b) 72 two-bedroom units;
Il.  apublic open space area of 1,676 sq.m and communal open space with an area of 890 sq.m;
. 63 surface car parking spaces, including 4 accessible parking spaces and 13 electric vehicle
(EV) charging spaces, and 6 motorcycle spaces;
IV. 410 bicycle parking spaces, including 342 secure resident bicycle spaces and 68 visitor spaces;
V.  Partial demolition of three sections of the existing demesne northern boundary wall, which
fronts Howth Road to facilitate vehicular access in the northwestern corner (8m) and two
separate pedestrian/cyclist access points (1.5m and 3m respectively) along the centre and
eastern side of the northern boundary wall;
VI.  Works to protect and conserve the remaining extant northern and eastern demesne boundary

wall;

VIl.  undergrounding and relocation of existing ESB overhead lines and diversion of the existing
distribution gas pipe around the perimeter of the site;

Viil. Works to facilitate bicycle infrastructure upgrades and drainage connections along Howth
Road; and
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IX.  ESBkiosks, rooftop solar photovoltaics, waste storage and plant rooms, drainage, single storey
bicycle storage buildings, boundary treatment, public lighting, and all ancillary site and
development works to enable the proposed development.

2.3.1 Design Approach

The proposed layout seeks to:

= Respond to the sensitivities in the receiving environment ensuring protection of the historical
setting of Howth Castle Demesne is preserved whilst facilitating high quality housing.
Create a permeable interconnected series of paths through, and to, the Site maximising its
proximate location to Howth village centre and Howth dart station.
Retain the existing demesne wall whilst creating a strong built frontage along Howth Road
reflective of the land use zoning.

The proposed layout as depicted in Figure 2.3 following balances the need to provide increased
density on a zoned site while being conscious of the existing adjoining residential developments, the
emerging high-density development at the Former Techrete site (Claremont SHD) on the opposite side
of Howth Road, and surrounding built heritage, particularly Howth Castle and its entrance and Gates
and St. Mary's Church to the east.

As depicted in Figure 2.3, two offset buildings are proposed ranging in height from 3-5 storeys,
working with the topography of the site. Each block is broken down into two volumes and each portion
of the four volumes is provided with a lift a stair core, providing four in total. The staggered approach
to the layout of the buildings footprint further increases the capacity for scenic views and daylight
while enhancing dual aspect.
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Figure 2.3 Proposed Site Layout (Source: JFA)

The front volumes provide recessed balconies along the northern boundary and on the northeastern
and northwestern corners so that the buildings present simple, clean forms to the Howth Road
corridor and to the adjoining Howth Castle entrance. Private amenity space is predominately balconies
with ground floor units incorporating private terraces. The rear volumes provide for projecting
balconies, taking advantage of the visibility of the surrounding landscape and seascape from the
apartments,

Block C and D are set back (19m-24m) from the north-eastern and eastern boundary, behind the
existing mature tree belt that lines the Howth Castle entrance, that will be further reinforced via the
inclusion of additional trees within the proposed development site. The rear volume of Block D,
located closest to the eastern boundary and Howth Castle gates, steps down to 3 storeys to ensure
that the appearance of the built form, particularly when travelling in a westerly direction along Howth
Road from Howth centre, does not dominate the Howth Demesne entrance, as depicted in Figure 2.4
overleaf,

. McCutcheon Halley
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Figure 2.4 View of the Castle Gates and the proposed development (Source: 3D Design
Bureau)

The proposed buildings will sit within significant areas of open space that serve a variety of functions
including passive open green spaces, kick about spaces, quiet spaces, and exercise areas.

To the east of the buildings, a new public open space is proposed and the proposed openings to the
existing demesne boundary wall will enable public access and provide for permeability throughout the
site.

Communal open space is located between the two blocks. The central communal courtyard garden
includes a retractable roof pergola allowing for social gatherings to occur year-round, thereby
increasing the functionality of this space. The open spaces are linked using a shared surface approach
to facilitate pedestrian/cyclist movement and permeability.

An existing tree belt is located along the southern boundary of the site and the proposed building
footprint has been designed to ensure minimal impact to the tree belt occurs. A small quantum of tree
area is proposed removal to facilitate the development, and this will be offset by additional planting
resulting in an increase in the number of trees throughout the site including supplemental planting
along the eastern boundary, acting as a natural extension to the historic demesne woodlands.

One vehicular access point is proposed from Howth Road at the western side of the northern
boundary, To achieve an access that meets required standards it is necessary to make an opening (8m)
in the demesne wall. Two further openings (3m (accessible) & 1.5m (stepped)) are proposed in the
wall to facilitate active travel pedestrianfcyclist and accessible movements. The openings are
proposed in the centre and eastern parts of the northern boundary wall. Gate details are proposed
for the pedestrian and cyclist access points. A simple contemporary treatment of the openings using
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metal panelling to tie into the materiality of the proposed buildings distinguishes between the
proposed intervention and the historic wall. The remainder of the existing demesne wall which
traverses the northern and eastern boundary will remain in-situ and works will be undertaken to

ensure its conservation.
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Figure 2.5 Demesne Wall Interventions (Source: JFA)

63 car parking spaces are provided at grade and is located to the west and northwest of the site, close
to the vehicular entrance. Cycle storage is located around the site adjacent to the entrance points for
ease of access and to provide passive surveillance.6 motorcycle parking spaces and 410 bicycle parking
spaces are also proposed at surface level.

An overarching aim of this proposal is to utilise boundary trees as key features, in creating a
harmonious relationship between the existing natural infrastructure and the new built environment.

There is an existing tree belt located along the southern boundary of the proposed development site
which influenced the proposed layout. The objective was to maximise the retention of this tree belt,
whilst facilitating a suitable development. Blocks B and D have been designed to minimise incursion
to the existing tree belt. An additional 269 trees are proposed for the site which provides a total
surface area of 3,362sq.m.

To provide working space to the outside of Block D, a 5m setback is proposed, which requires the
removal of trees from the existing tree line. This setback will allow sufficient space for construction
activities to progress. The position of Block D is cognisant of the root protection areas of the retained
trees and includes these within the design of the proposed reinforced grass path. Furthermore, this
creates space for future canopy growth as trees mature. To retain the full line would provide a working
space of 3.6m (max) which may not be feasible for construction. Notwithstanding this, a new row of
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Scots Pine is proposed to be planted post-construction which will be located approx. 6m from the
facade.

TR
P't\-rtg&-’r&?’
ISR

Figure 2.6 Block D construction & tree removal

The project arborist considered the total combined canopy cover which may be removed to cater for
the development of Block D would be approx. 135.5 sq.m. 5 additional trees located around the
proposed development site (outside of the tree belt) are also proposed to be removed however this
will be offset by an additional 269 trees to ensure a net gain in the number of trees is facilitated. In
terms of the new tree canopy, based on 5 years post planting, the estimated area for the new tree
. cover is 3,362sq.m which represents a significant increase in tree cover. To mitigate the impact of the
proposed development on breeding birds, the hedgerow/tree line along the eastern, southern, and
western site boundary, as well as a number of standalone trees throughout are to be retained.

Figure 2.7 overleaf outlines the tree impact and protection plan.
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Figure 2.7 Tree Impact & Protection Plan (Source: John Morris Arboricultural Consultancy)

The key development statistics is set out in the following Table:

Table 2.1 Development Overview

Development Statistics
Site Area 1.53ha
MNet Developable Area ' 1.10ha (zoned RS portion)
Total GFA | 11,247.6 sq.m
No. of Units 135
Unit Mix 63 no. 1 bedroom units (47%) — 2 person
72 no. 2 bedroom units (53%) — 4 person
Plot Ratio - 1.02
' site Coverage | 26%

' Tenant Amenities & Facilities

». McCutcheon Hal_le_\,r

# CHARTERED PLANMING COMSUHI

' Internal Bike and Bin Storage

Deer Park, Howth EIAR | May 2024 | 2-14 .



Development Statistics

External retractable covered pergola area

External Bike Storage buildings

Play areas

Density 123 units per hectare (uph)

Building Height 3-5 storeys

Car Parking 63 spaces

Bicycle Parking 410 spaces (incl. visitor spaces)

Dual Aspect Units 55%

Public Open Space 1,676 sq.m

. Communal Amenity Space 890 sq.m

Quantum of tree removal -10 trees to be removed from the site (approx. area
of 300sg.m)

Proposed trees 268 - Overall surface area of proposed trees =
3,362sq.m

Figure 2.8 View from western end of Howth Road on approach to proposed development site
(Source: 3D Design Bureau)
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2.3.2 Open Space

A combination of hard and soft landscaping is proposed in the communal open space area. Socialising
spaces, including an outdoor pergola with seating and a retractable canopy, which will provide a
meaningful residential amenity area is also proposed within this space. It is envisaged that this space
will be useable all year round and will create a safe space for residents of all ages to interact whilst
providing a level of passive surveillance within the communal open space area.

A large play area (175sq.m) for toddlers and children under 6, a large play area (130sq.m & 60sq.m)
for children under 12 including sensory needs. The open space play area proposed in the High Amenity
zoning, adjacent to Block B, provides calisthenics fitness equipment and timber stepping logs
orientated towards older primary school children and teenagers. In general, the paved components
of the proposed landscape sequence will be characterised by durable materials and bespoke detailing
sprinkled throughout such as wooden benches situated in planted enclaves.

A generous quantity of communal open space (890 sq.m) is proposed which is in excess of the required
quantum stipulated by the Design Standards for New Apartments (2023) by 71sq.m.

The public open space (POS) (1,676 sq.m) is proposed to the northeast of the proposed development
site and comprises a series of spaces such as a kick about space, seating areas, lawns and accessible
space with a quiet corner cabin. Circulation in this space is arranged as a loop for walkers and for
children to enjoy playful experiences. A grove of existing trees to the south will be reinforced with
new tree planting to form an attractive open woodland grove with a carpet of spring flowering bulbs,
The quantum of POS, as per Table 14.12 of the FCDP meets the quantitative requirement of providing
15% (1,650sg.m) of the developable area as POS. The overall standard of providing 2.5 hectares per
1,000 population will be met in the form of a contribution in lieu as outlined within Objective DMS053,
The proposed POS is sheltered to the north and east by the historic demesne wall. The space is
designed as a gated public garden to allow free movement throughout the space from dawn to dusk.

Access to the public open space will be provided off Howth Road and this area is proposed to be taken
in charge.
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Figure 2.9 Landscape Plan (Source: Ait Urbanism + Landscape Ltd.)

2.3.3 Height

The development is comprised of two buildings providing four blocks with four lift and stair cores of
staggered form arranged side-by-side, aligned north-south, roughly perpendicular to Howth Road.
Each building is divided into a front and rear volume, with the two volumes offset so that the floorplan
is staggered, providing the apartments in the rear volumes with views north towards the sea. The
buildings are labelled A-D with A and B situated along the western portion of the site and C and D
located in the eastern portion of the site.

The heights range from 3-5 storeys with the lower height (3 storeys) provided for Block D closest to
the eastern boundary of the adjoining ACA. A small portion of the site is located within the ACA
(1025q.m) in the northeastern corner however this is limited to works to provide a wider concrete
footpath and the provision of a new stepped pedestrian access along Howth Road. The front volumes
range from 4-5 storeys in height with setbacks ranging from 4.4m-7.1m provided for the upmost level
as they front Howth Road, as depicted in Figure 2.10 below.
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Figure 2.10 Upper level setbacks along Howth Road

The layout would create a strong built frontage to the road, on the road’s approach to the town centre,
while retaining a visual connection between the buildings to the woodlands and upland to the south.
The north-south aligned spaces between the buildings allow for sunlight penetration to the scheme.
This is confirmed in the Daylight and Sunlight Assessment undertaken by BPC Engineers which
demonstrates that all units meet or exceed the BRE recommendations for internal daylight provision.
In terms of each of the proposed open spaces, the proposed development receives more than 2 hours
of sunlight on March 21 and as a result exceeds the requirements. As demonstrated in Figure 2.11
following, both open spaces receive in excess of 50%, achieving 84% (Al) and 99% (A2).

The results show that the proposed development site will have a negligible impact on surrounding
buildings with respect to:

* access to skylight,
= access to sunlight, and
= sunlight to gardens/open spaces.

The property at 91 Howth Road has PV arrays (solar panels) on the roof. The impact of the proposed
development on the annual solar radiation received by these PV arrays was assessed. The analysis
showed that there is only a 1% reduction in the mean annual solar radiation for the south facing array
and only a 5% reduction for the east facing array, which is well below the maximum recommended
reduction of 15% (0.85 times former value) provided in the BRE guide.
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Figure 2.11 Sunlight to Proposed Amenity Spaces

The development is separated from existing low density residential development to the west by the
proposed at grade car parking and sufficient separation distances ranging from 26m — 44m to ensure
that no impacts in terms of visual, amenity or privacy will occur as a result. The Daylight & Sunlight
Assessment demonstrates that Blocks A and C, located closest to the existing dwellings to the west,
will not affect their amenity in terms of sunlight to gardens and daylight within dwellings. The light
received to the existing PV panels on the immediate adjoining dwelling to the west will also remain
compliant with the BRE standards. As such, the proposed development will not negatively affect
existing residential properties.

Principally, the surrounding developments which are currently under construction to the north and
north-east of the proposed development site provides a maximum height of eight (8) storeys however,
the proposed development is considered reflective of the approach to increasing density and heights
indicated under the National Planning Framework (NFP) and within the Urban Development and
Building Height Guidelines published in December 2020. These Guidelines mandate the applicant to
deliver higher density development and to achieve this, a modest height ranging from 3-5 storeys is
proposed having regard to the location of the proposed development site, its historic context, existing
low rise to west and emerging high rise to the north.
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Figure 2.12 Photomontage of the subject site and Claremont SHD developments looking west
along Howth Road towards Sutton

2.3.4 Materiality

A feature of the proposed buildings is the large window openings, intended to take maximum
advantage of the visual amenities of the site environs and also of benefit for maximising daylighting
of the proposed units.

The facade design is informed by this objective to provide large window openings, with the elevations
all variations of simple grid patterns of glazing framed by grey/buff brick. Metal cladding is provided
for the lift core vertical elevations to create visual interest between the blockwork. The balconies are
made up of metal post and rail, resulting in a lightweight appearance. As a result of the large windows
framed by light and dark colour blocks, recessed balconies and the variations in material, the facades
would be highly articulated, and the perception of massing/scale would be reduced. Swift bricks (32)
are also proposed on the south and west elevations of Blocks B and D as an enhancement measure
for this endangered bird species, that migrate to Ireland from South Africa each summer and
traditionally nest in crevices or the eaves of buildings. The below swift box material will be used for
discretion. See the Architectural Design Statement and architectural drawings prepared by IFA
Architects for further detail in this regard.
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Figure 2.13 Swift Brick Boxes

The front volumes provide recessed balconies along the northern boundary and on the northeastern
and northwestern corners so that the buildings present simple, clean forms to the Howth Road
corridor and to the adjoining Howth Castle entrance. The rear volumes include projecting balconies,
taking advantage of the views of the surrounding landscape and seascape from the apartments.

Figure 2.14 View from the public open space (Source: JFA)
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Figure 2.15 Material Finishes Examples (Source: JFA)

235 Access

It is proposed to access the development via the construction of a priority-controlled junction on the
R105 Howth Road with 49m sightlines achieved in both directions, this will result in a slight change to
the bicycle lane currently present on R105 Howth Road. This is also illustrated on Engineering
Drawings prepared by DOBA Engineers which accompany this application under separate cover.

Fingal County Council has prioritised the promotion of active travel as part of the counties ongoing
commitment to Climate Action. The Development Plan emphasises the importance of making active
travel an attractive option such that the provision of high-guality and permeable pedestrian and cycle
networks is required to achieve uptake. .

In addition to the car, motorcycle and bicycle parking proposed, the Site is highly accessible by
sustainable modes of transport, while also being located adjacent to planned dedicated active travel
links. The available public transport connections include the DART, whose terminus in Howth is located
less than 500 metres (5 minutes’ walk) from the proposed development site. The station is served by
DART services from Bray/ Greystones to Howth at daytime headways of 10-20 minutes, with a c. 30-
minute travel time to the City Centre. A substantial frequency increase following implementation of
the DART+ Coastal North scheme is proposed, which is currently undergoing the second round of non-
statutory public consultation, with a Railway Order application to An Bord Pleandla to be submitted in
the summer of this year (2024).

The proposed development site is also served by urban bus services, namely the H3 and the 6, with
the nearest stops located c. 200 metres (2 minutes’ walk) away from the Site, Both services link Howth
with Dublin City Centre and run at 30-minute and 60-minute headways, respectively.
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2.3.6 Confirmation of Feasibility

A Confirmation of Feasibility (COF) (Appendix 10.4) and Statement of Design Acceptance (Appendix
10.5) has been received from Uisce Eireann (UE) and is included with this EIAR.

2.3.7 Wastewater

(UE) GIS mapping indicates the presence of an existing 400mm diameter concrete wastewater sewer
located to the north-east of the Site which flows northwards. A Ground Penetrating Radar (GPR) and
Topographical Survey were undertaken to confirm the location and invert level of the existing 400mm
diameter wastewater sewer to facilitate a new gravity connection from the proposed development.

The proposed wastewater network will collect effluent from the proposed new development via a
main wastewater drainage network and will discharge to the municipal sewer by gravity to the existing
400mm diameter wastewater sewer to the north-east of the proposed development site. The
estimated peak wastewater loading generated by the proposed development’s Dry Weather Flow is
estimated at 0.72 |/s while the Design Wastewater Flow of 6DWFis 4.33 |/s. The wastewater generated
will discharge to the Deer Park Wastewater Pumping Station (WwPS) and eventually Ringsend
Wastewater Treatment Plant (WwTP), where it is treated and ultimately discharges into Dublin Bay.
The WwTP is required to operate under an EPA licence (D0034-01) to meet environmental legislative
requirements.

The wastewater drainage layout is provided as part of the Engineering drawing package prepared by
DOBA Consulting Engineers and has been designed in accordance with the principles and methods set
out in Irish Water's Code of Practice for Wastewater Infrastructure IW-CDS-5030-03, 1S EN 752 Drain
& Sewer Systems outside Buildings, IS EN 12056 Gravity Drainage Systems inside Buildings and the
Building Regulations Technical Guidance Document Part H Drainage & Wastewater.

2.3.8 Surface Water

The Applicant commissioned a Ground Penetrating Radar (GPR) and Topographical Survey to confirm
findings with regard to the location and invert level of an existing 300mm diameter surface water
sewer to facilitate a new gravity connection from the proposed development to the north-west of the
proposed development site,

The design of the surface water infrastructure for the proposed development complies with the
policies and guidelines outlined in the Greater Dublin Strategic Drainage Study (GDSDS), the CIRIA
Sustainable Drainage Systems (SuDS) Manual and the Fingal Co. Co. SuDS Guidance. A 30% climate
change factor is included for the design of the surface water network.
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2.3.9 Sustainable Urban Drainage Systems (SuDS)

The design and management of surface water for the proposed development will comply with the
policies and guidelines outlined in the Greater Dublin Strategic Drainage Study (GDSDS), the CIRIA
SuDS Manual and the Fingal County Council 5uDS Guidance. As indicated by the project engineers,
DOBA Consulting Engineers, ‘A 30% climate change factor will be included for the design of the surface
water network in accordance with the typical requirements, in addition to an Urban Creep factor of
10% being applied to all roof areas’.

The SuDS features on site will be designed to store volumes up to a 1 in 100 year rainfall event + 30%
climate change, plus a 10% Urban Creep factor {applied to roof areas only) and 500mm freeboard
provided to the finished floor levels of the properties. Engineering design calculation has been carried
out to demonstrate that no pluvial out-of-manhole flooding shall occur on the site for events up to
and including a 1:100 Year + 30% Climate Change.

* The following SuDS features are proposed to be used within the development:

= Bioretention areas shall be utilised throughout the proposed development.

* Bioswales - the road design shall utilise cross falls allowing run-off to flow over dropped kerbs
into linear bioswales to be located parallel to roadways throughout the proposed
development.

® Raingardens shall be adopted within the proposed development with surface water discharge
from roofs conveyed to the same.

=  Green-Blue roofs shall be provided.

* Tree Pits shall be provided in combination with Bioretention swales and bioretention areas.

* Previous ground investigations returned unfavourable rates of infiltration on site and hence
filtration system 5uD5 shall be incorporated such as filter drains and lines permeable paving.

* Llined underground attenuation tank to control the discharge of surface water to the west of
the site.

= A bypass interceptor shall be provided prior to discharge.

For more information in this regard, please refer to the Infrastructure Design Report (IDR) prepared
by DOBA Consulting Engineers which accompanies this application.
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Figure 2.16 Proposed SuDS Strategy (Source: DOBA Consulting Engineers)

2.3.10 Water Supply

There is existing water supply infrastructure located to the north of the proposed development in the
form of an existing 9” cast iron watermain and an existing 160mm diameter molecular-oriented PVC
(MoPVC) watermain. The estimated peak hour water demand generated by the proposed
development is 4.10 I/s.

A new 150mm diameter looped watermain with 100mm diameter spurs with associated Bulk Flow
Meters as required to serve each individual block of apartments shall be installed within the proposed
development site. The watermain layout and connections, valves, hydrants, and meters shall be
designed in accordance with Irish Water's Code of Practice for Water Infrastructure IW-CDS-5020-03/
Standard Details and the Department of the Environment’s Building Regulations “Technical Guidance
Document Part B Fire Safety”. The new site watermain network will adequately serve the firefighting
requirements with Fire Hydrants provided on the loop main in accordance with Part B of the Building
Regulations. The estimated peak hour water demand generated by the proposed development is 3.96

I/s.
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2.3.11 Parking

The quantum of carparking proposed is below the maximum standards (0.5 per 1-2 bed) prescribed in
the Fingal County Development Plan. The basis for the reduction is set out in the Traffic and Transport
Assessment that accompanies this application under separate cover. Reducing carparking has a
positive impact on greenhouse gas emissions and reduces congestion particularly for a site that is
located in close proximity to public transport (Howth Dart station <500m & numerous bus routes).

The scheme proposes 63 car parking spaces for residents, at surface level. Of the 63 car parking spaces,
4 spaces are allocated for accessible parking. 6 motorcycle spaces will also be provided. A total of 20%
of the car parking spaces will be fitted with electric charging points (13) with the remainder provided
with electrical ducting i.e. future-proofed for EV charging, in accordance with Section 14.1710 of the
FCDP.

B motorcycle spaces are also proposed to service the proposed development site. 410 bicycle parking
spaces will be provided including 342 secure resident bicycle spaces and 68 visitor spaces.

2.3.12 Services

2.3.12.1 Electrical Supply

A new underground cable shall connect into the existing network and route through the proposed
development to serve 2 ESB kiosks located close to the vehicular entrance along the western boundary
and in front of proposed Block A.

There are existing overhead lines traversing the proposed development site supplying an existing ESB
service within the area which will be diverted around the site, underground, in accordance with ESB
Standards. Discussions have taken place with ESB regarding the undergrounding of the existing

overhead ESB line and the most likely alignment is illustrated in the planning application
documentation.

The Applicant proposes to divert existing utilities illustrated on DOBA Engineering drawing C-0800 -
Proposed Site Services.
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Figure 2.17 Proposed Services Diversions (Source: DOBA Engineers)

23122 Gas

The Applicant proposes to divert existing utilities illustrated on DOBA Engineering drawing C-0800 —
Proposed Site Services, The proposed development site is traversed by a combination of 10kV and
20kV overhead power lines and a 90 PE-80 4 bar distribution gas pipe. As outlined above in Figure
2.17, this drawing delineates the relocation of the gas networks Ireland (GNI) distribution gas pipe
which will also be diverted around the site.

2.3.12.3 Telecommunications

The supply of telecommunications infrastructure to the proposed development site will be provided
by way of a connection to a telecoms control room from the existing EIR telecommunication networks
and new proposed Virgin Media Network on Howth Road, see DOBA Engineering drawings for further
details.
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2.3.12.4 Waste Management

An Operational Waste Management Plan (OWMP) prepared by Byrne Environmental accompanies this
application and should be referred to in conjunction with this section. As detailed on the floor plans,
waste storage rooms are provided in each of the two blocks to service all apartments. A bin
marshalling area is proposed in front of Block A for collection on the relevant collection day. During
the operational stage, 3-bin systems to encourage waste segregation at source will be provided. This
will assist with meeting the EUs municipal waste recycling target and achieve a circular economy.

The OWMP has been prepared with regard to British Standard BS 5906:2005 Waste Management in
Buildings-Code of Practice which provides guidance on methods of storage, collection, segregation for
recycling and recovery for residential building.

A scheme wide waste storage and management strategy has been developed for the control,
management and monitoring of waste associated with the proposed residential development. The
objective of the OWMP is to maximise the quantity of waste recycled by providing sufficient waste
recycling infrastructure, waste reduction initiatives and waste collection and waste management
information to the residents of the development. Within the scheme, communal waste storage areas
are proposed at ground floor level,

Residents will be provided with waste recycling and waste disposal information by the site’s Facility
Management Company who will be responsible for providing clean, safe and mobility impaired
accessible communal waste storage areas. It is expected that a single Waste Collection contractor shall
be engaged to remove all mixed domestic waste and recyclable wastes from the waste storage areas
and from individual houses on a weekly basis.

2.3.13 Building Energy Strategy/Energy Statement

An Energy Statement prepared by IN2 accompanies this application under separate cover. The design
intent is to achieve at least an A2 Building Energy Rating.

The Energy Statement confirms that the proposed apartments will comply with Part L of the Building
Regulations (as amended) (NZEB). The strategies proposed are:

= U-values for floor and roof will exceed the building regulation backstops;

* Using a specified Glazing U-Value target;

» Better performance air permeability than the backstop, adding to building air tightness;
* High performance thermal bridging;

* Mechanical Extract Ventilation with Heat Recovery via heat pump; and

= Exhaust Air Source Heat Pump to provide Space Heating (via radiators) and Domestic Hot
Water.
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2.3.14 Site Lighting

A Site Lighting Report prepared by IN2 accompanies this planning application under separate cover.
The report contains the design layout and accompanying calculations for the proposed site lighting
scheme for the proposed development. The external lighting has been prepared in accordance with
Bats and Lighting — Guidance Notes for Planners, Engineers, Architects and Developers (Bat
Conservation Ireland, 2010) & Bats and Lighting in the UK — Bats and the Built Environment Series
(Institute of Lighting Professionals, September 2018) and the project bat ecologist has reviewed and
agreed the strategy. Please refer to the Bat Report provided at Appendix 11.6 (Volume lll of this EIAR).

2.4 Construction Phase

This application is accompanied by a Construction Environmental Management Plan (CEMP) including
a Construction Traffic Management Plan (CTMP) prepared by DOBA Consulting Engineers. This report
should be read in conjunction with this chapter for a comprehensive description of the construction
phase.

All of the mitigation measures proposed within the EIAR, and other supporting documents are deemed
adopted for the purposes of the CEMP.

The appointed contractor will be provided with the CEMP and the EIAR and will be required to comply
with the provisions contained in it.

241 Programme

The development will be constructed as one project, but with basic sub-phases such as bulk dig and
super-structure erection. Based on other developments of a similar scale and complexity, the
construction works will take approximately 18 months to complete.

The proposed staffing levels during the construction phase are anticipated to be as follows:
= Average of 50 people.

An outline of the sequence of construction works over 18 months, is provided in the CEMP prepared
by DOBA Consulting Engineers which accompanies this application under separate cover.

242 Phasing

The two blocks together with all ancillary development works will be constructed over a singular
programme. It is not intended to release the development in phases. Once the development is fully
complete it will then be released.

2.4.3 Site Compound

The Contractor's construction compound will be located within the car park of the proposed
development site and shall primarily consist of:
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»  Site Offices & associated welfare facilities;
= Materials drop-off and storage areas; and
» Set down areas for HGVs.

Materials will be stored in a safe manner and will be managed on a ‘just-in-time’ basis. All fuel storage
areas will be bunded in the compound and will be clearly marked. Fuel will be transported from the
offsite compound to the plant and equipment in mobile units based on need. A dedicated fuel filling
point will be set up on site with all plant brought to this point for filling. Temporary toilets and wash
facilities will be provided for construction workers which may require periodic waste pumping and
waste offsite haulage and shall be carried out by an authorised sanitary waste contractor. The site
compound will be located away from adjoining noise sensitive receptors.

The first stage of the development will be to secure the entire boundary and establish the site
compound and welfare facilities, followed by site clearance. The proposed vehicular entrance into the
development off the R105 Howth Road shall be utilised for construction access. The temporary parking
of staff or delivery vehicles will not be permitted on adjacent roads and in this regard, it is proposed
that construction parking spaces shall take place on the site. A dedicated area will be utilised to
accommodate deliveries and welfare facilitates as necessary. A small, dedicated compound will be
constructed as part of the early works to accommodate construction vehicles and loading, unloading
and storage, as necessary. The appointed contractor will be required to implement an efficient
logistics programme for ordering and delivery of materials and in so far as is possible, the storage time
of materials on site will be kept to a minimum.

The Contractor will encourage use of public transport where possible and will actively discourage
parking on the surrounding residential roads, by construction operatives involved in the project.
Parking for construction staff will be wholly contained within the proposed development site.

244 Access and Parking

All HGV's during the construction phase will travel to and from Sutton Cross using Howth Road(R105).
This route was chosen as it is the shortest and minimises the effect the development has during the
construction phase on Howth Village. Upon reaching Sutton Cross, traffic will take the most direct
route to the nearest major roads infrastructure, i.e. the M50/M1.

The proposed development site is not currently served by an existing access. The demesne wall
encloses the site along the northern boundary with Howth Road.

The proposed construction access will be the proposed access on northwestern boundary i.e. the
primary access (vehicular/cyclist/pedestrian) proposed to serve the development during the
operational stage. Sightlines will be 49 metres in both directions within a 60 km/h speed zone.

2.4.5 Construction Hours

For the duration of the proposed infrastructure works the maximum working hours shall be 07:00 to

18:00 Monday to Friday (excluding bank holidays) and 08:00 to 13:00 Saturdays, subject to the
restrictions imposed by the local authority.

*. McCutcheon Halley
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No site activity will be allowed on Sundays and Public Holidays unless in exceptional circumstances
where prior approval has been received from FCC.

246 Construction Personnel & Parking

A Construction Traffic Management Plan (CTMP) has been prepared by DOBA Engineers and its
contents will be adopted by the appeinted contractor.

The CTMP will ensure that:

= Local accessibility levels are maintained and controlled in an appropriate manner.

= Both the public and construction workers safety is maintained at all times and that whatever
possible interruption to the use of local facilities is minimised and undertaken within a
controlled hazard free / minimised environment.

= All CTMP initiatives, management measures and communication procedures are identified
and agreed prior to the commencement of works.

Construction traffic will consist of the following categories:

* Private vehicles owned and driven by site construction staff and by full time supervisory
staff.

= Excavation plant and dumper trucks involved in site development works and material
delivery vehicles for the following: granular fill materials, concrete pipes, manholes,
reinforcement steel, asphalt, ready mix concrete and mortar, concrete blocks,
miscellaneous building materials, etc.

» |tisanticipated that the generation of HGV's during the construction period will be evenly
spread throughout the day and as such will not impact significantly during the peak traffic
periods.

All construction related parking will be provided on site to prevent overflow onto the local network.
Dedicated allocated visitor parking spaces will be provided within the site. A permeable hardstand
area will be provided for staff car parking. Surface water runoff from areas stripped of topsoil and
surface water collected in excavations will be directed to on-site settlement ponds where measures
will be implemented to capture and treat sediment laden runoff prior to discharge of surface water at
a controlled rate. Concrete wash down and wash out of concrete trucks will take place off site or in an
appropriate facility. Discharge from any vehicle wheel wash areas is to be directed to the onsite
settlement tank for discharge to the Uisce Eireann Wastewater network. Qil and fuel stored on site
for construction should be stored in designated areas. These areas shall be bunded and should be
located away from surface water drainage and features. In respect of disposal of any wastewater from
the site, discharge from any wvehicle wheel wash areas is to be directed to designated on-site
settlement ponds; and any debris or sediment captured by vehicle wheel washes are to be disposed
off-site at a licensed facility. In terms of activities associated with concrete deliveries/pours, all ‘wash
out’ of concrete trucks will take place off site and any excess concrete is not to be disposed of on site.
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2.4.7 Construction Traffic & Site Deliveries

Over the course of the construction programme the total number of large vehicle movements is
estimated as follows (large vehicles are assumed to include spoil lorries, concrete trucks, large rigid
delivery vehicles and HGV's):

= No. of private vehicles per day from staff and site visitors - 20

= No. of light good vehicles per day from subcontract staff - 15

= No. of heavy goods vehicles per day including skip trucks (typical day) = 10-15 two-way trips
= No. of heavy goods vehicles per day (peak days) — 20-25 two-way trips

The temporary parking of staff or delivery vehicles will not be permitted on adjacent roads and in this
regard, it is proposed that construction parking shall take place on the site. A dedicated area will be
utilised to accommaodate deliveries and welfare facilitates as necessary. A small, dedicated compound
will be constructed as part of the early works to accommodate construction vehicles and loading,
unloading and storage as necessary off the R105 Howth Road. When necessary, as part of the works,
subject to agreement with the Local Authority, the footpath on R105 Howth Road may need to be
closed temporarily to facilitate deliveries to the development. At these times a bespoke Traffic
Management Plan will be implemented to facilitate alternative pedestrian crossing points and signage
of the local footpath diversion route. The duration of any footpath closure will be kept to a minimum.

Access to the proposed development site will be controlled at all times for the duration of the works
and a person in a high-visibility jacket will be designated to assist construction vehicles to enter/exit
the site at busy times to avoid conflict between pedestrian movements, local traffic on the R105
Howth Road, and construction activities.

The proposed development site has existing boundaries that prevent access and egress; however,
hoarding/temporary fencing will be erected to delineate all site works from public areas located
adjacent to the development. At no time during the project will plant or materials be placed outside
the hoarding line. Given the greenfield nature of the site and that no contamination was found in the
soil, the soil will be transported to other sites, for reuse, as necessary. Generally, traffic movements
will move westward through Sutton Cross as development sites in Howth are limited and extant
permissions are either well advanced or due to complete ahead of the development of the proposed
development site.

2.4.8 Vehicle Movement During Construction

Excavated material (10,000m3) will be removed off-site for reuse given it is free of contamination.
Transportation of the material will be by licensed hauliers. It is anticipated that there will not be any
significant concentration of large vehicle movements as no significant concrete pour works or similar
are envisaged. The Contractor will adhere to best practice mobility management measures for the site
staff to encourage access to the proposed development site by means other than the private car. This
will be considered by the Contractor prior to works commencing on site.

. McCutcheon Halley Desr Park, Howth EIAR | May 2024 | 2:32



249 Construction Waste

A project specific Resource & Waste Management Plan (RWMP) has been prepared by Byrne
Environmental and will be adhered to and will ensure effective waste management and minimisation,
reuse, recycling, recovery and disposal of waste material generated during the construction phase of
the proposed development.

Most Preferred

Least Preferred

Figure 2.18 Waste Hierarchy
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The design of infrastructure required promotes the re-use of fill-material generated on site within the
site, thus ensuring construction traffic from incoming trucks containing soil fill required is minimised
and furthering the circular economy.

The predicted construction waste breakdown is provided in Table 2.2 below:

Table 2.2 Predicted Construction Waste (Source: Byrne Environmental)

LoW Code Description Viodurme Prewention Reused Recycled Recovered Desposed
Generated {tonnes) [tonnes) [tonmes) {tonmnes) [ronnes)
(tonnes) Non Waite Non-Wakte Waste Wt Waste
17010 Concrete
Brick
170102
Yilas: nnd Comarilis 533 1] 188 118 o 17
7o
17020l Wond
Glass
7
orm Plasiic 52 0 0 41 10 1
17 02 03
1703 Bituminous Material 130 0 56 T4 a o
170407 Mined Metals 195 ] 1] 195 o a
170504 Soil and Stone 16,000 0 16,000 0 ] 16,000
170904 Mixed CED Waste 390 0 510 608 96 130
200108 Bindegradable Cantesn Waste 10 o o 1] 1] 10
noIme Mined Municipal Waste 10 1] 0 ] 1] 10
wonm Paper & Cardboard 1 1] ] 1 1] o

The RWMP will be implemented throughout the construction phase of the development to ensure

that:

All site activities are effectively managed to minimise the generation of waste and to maximise
the opportunities for on-site reuse and recycling of waste materials.

All waste materials are segregated into different waste fractions and stored on-site in a
managed and dedicated waste storage area.

All waste materials generated by site activities are removed from site by appropriately
permitted waste haulage contractors and that all wastes are disposed of at approved waste
licensed / permitted facilities in compliance with the Waste Management Act 19596 (as
amended) and all applicable regulations relevant to waste management.

Recycled aggregates are used where possible to minimise the use of virgin materials.
Materials which have a % of recycled material contained within them e.g. asphalt may include
recycled glass or recycled asphalt.

Where material surpluses arise, they shall be stored to prevent damage and re-used on other
projects or returned to the supplier.
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2.4.10 Earthworks

The proposed development will invalve internal road network construction, drainage and utility
installation, surface water attenuation, and construction of building foundations within the proposed
development site. To facilitate this, the following earthworks are required:

= Stripping of Topsoil
= Excavation of Subsoil

The dig will not interact with the groundwater level and will be located well above this level. Stripping
of topsoil will be carried out in a controlled and carefully managed way and coordinated with proposed
staging for the development.

The project Engineer DOBA Consulting Engineers have estimated that excavation of approximately
10,000m3 of the existing topsoil layer is required across the site to facilitate the proposed
development. Where possible, topsoil can be reused for landscaped areas and forming bunds.
Approximately 1,695m3 of topsoil is required to be reused on site for landscaping and the remaining
8,305m3 of topsoil will be reused given the soil is free of contamination. having regard to the scale of
development taking place in Dublin, it is reasonably expected that there will be projects seeking to
avail of this by-product.

At any given time, the extent of topsoil strip, and consequent exposure of subsoil, will be limited to
the immediate vicinity of active work areas. Temporary topsoil stockpiles will be protected for the
duration of the works and not located in areas where sediment laden runoff may enter existing surface
water drains. Topsoil stockpiles will also be located so as not to necessitate double handling.

Soils at the site have been classified following WAC testing by Ground Investigations Ireland and the
completion of a Waste Classification Assessment. The Waste Classification Report is included as an
Appendix to the RWMP,

The scope of the work undertaken to facilitate the waste classification exercise included the following:

=  Excavation of twelve (12 No.) trial pits;

= (Collection of subsoil samples for chemical analysis;
=  Environmental laboratory testing;

= Waste classification; and

= By-product suitability assessment.

The assessment concluded that on-site soils may be classified as non-hazardous and are defined as a
Category A Criteria. Soils to be exported from the site have been classified as non-hazardous in the
Ground Investigations Ireland Waste Classification Report (January 2020) in accordance with the EPA
(2018) Waste Classification Guidance — List of Waste & Determining if Waste is Hazardous or Non-
Hazardous by utilising the results of laboratory analysis and the Haz Waste Online Classification Tool.
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2.4.10.1 By-product Suitability (Article 27 Declarations)

Based on the analysis of the samples collected from the on-site excavations the material sampled is
free of contamination. The material sampled was comprised of natural subsoils which were free of
anthropogenic materials. Following an appraisal of the chemical analysis and the absence of
anthropogenic materials the subsoils sampled are suitable for removal from site as a by-product which
will not lead to overall adverse environmental or human health impacts.

Based on the WAC analysis, it is intended to declare the excavated soils a by-product to the EPA in
accordance with Article 27 of the European Communities (Waste Directive) Regulations 2011 (as
amended) and the EPA publication “Guidance on 5oil and Stone By-Products in the context of Article
27 of the European Communities (Waste Directive) Regulations 2011" — Version 3 June 2019.

The notification of a potential by-product gives industry an opportunity to demonstrate, with an
appropriate level of rigour, that:

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

= the material can be used as a 'secondary’ resource in place of, and fulfilling the same role as
a non-waste derived or virgin ‘primary’ resource; and

* the material can be used without causing overall adverse impacts to the environment or
human health,

The by-product test is made up of four conditions, which represent the requirements of Article 27. All
four of the following ‘conditions’ must be met for an economic operator to decide that a production
residue is a by-product:

1. further use of the material is certain;

2. the material can be used directly without any further processing other than normal industrial
practice;

3. the material is produced as an integral part of a production process; and
further use is lawful in that the substance or object fulfils all relevant product, environmental
and health protection requirements for the specific use and will not lead to overall adverse
environmental or human health impacts.

Based on the type of material to be excavated i.e. virgin soils, the fact that it is being excavated to
facilitate the proposed development and the results of the WAC analysis, conditions 2-4 above are
met.

Regarding Condition 1, at this stage, it is too early to identify a specific site where the material would
be used. This is because, it is necessary first to secure planning permission to have certainty regarding
the availability of the by-product and only then can a further use be identified.

However, having regard to the scale of development taking place in Dublin, it is reasonably expected
that there will be projects seeking to avail of this by-product. The selected location will be identified
in the notification to the EPA.
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2.5 Health and Safety

2.5.1 Construction Phase

Project supervisors for the construction phase will be appointed in accordance with the Health, Safety
and Welfare at Work (Construction Regulations) 2021 (as amended) and a Preliminary Health and
Safety Plan will be formulated during the detailed design stage which will address health and safety
issues from the design stages, through to the completion of the construction phases. This Health and
Safety Plan will be developed further for the construction stage of the project.

2.6 Monitoring

A CEMP is included with this application. The CEMP will be updated to address any changes required
by planning conditions and will be agreed with the planning authority prior to the commencement of
development.

The CEMP demonstrates the applicant’s commitment to implement the proposed development so as
to avoid or minimise the potential environmental effects resulting from construction activities.

Aspects addressed within the CEMP include but are not limited to; noise and vibration: dust and air
quality; traffic and vehicle management; pollution incident control; and protection of vegetation and
fauna.

The appointed contractor will be required to implement this CEMP throughout the course of the
construction phase. All personnel will be required to understand and implement the requirements of

the plan.

2.6.1 Construction Noise and Dust

A Construction Noise & Vibration Management Plan will be put in place for the construction phase, a
third-party consultant will be engaged to prepare this report and monitor activity and noise levels
generated. The Noise Management Plan will address the following areas:

= Noise Sensitive Locations

=  Assessment of noise and vibration effects

= Best Practice Guidelines for the control of construction noise

*  The introduction of new noise sources onto the development lands
= Noise control audits
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A Construction Phase Dust Management Plan will be put in place for the construction process, a third-
party consultant will be engaged to prepare this report and monitor activity and noise levels
generated. The Dust Management Plan will address the following areas:

= Site management

= Dust control —site roads

=  Dust control - land clearing / earth moving
=  Dust control — storage piles

=  Dust control — public roads

= Dust management summary

2.6.2 Integrated Pest Management

The Main Contractor will take all necessary steps to ensure that pests -rodents, birds, insects and
plants are controlled at all times.

Control measures will be undertaken prior to commencement of any works on the site. Poison where
used, will comply with any relevant Health and Safety requirements and which eliminate any danger
to children, household pets and other wildlife. Old and discussed service pipes and voids will be
removed or filled to avoid the potential pest to infest the site.

2.6.3 Environmental

The monitoring proposed in Chapters 4 to 16 of this EIAR will be carried out during the demolition and
construction phases. This monitoring is integrated to ensure that there will be no likely significant
impact during development of the site,

A bespoke site Construction Environmental Management Plan (CEMP) will be prepared by the
appointed contractor prior to work commencing on site. The main purpose of a CEMP is to provide a
mechanism for implementation of the various mitigation and monitoring measures which are
described in the EIAR. The CEMP demonstrates the applicant’s commitment to implementing the
proposed development in such a way as to avoid or minimise the potential environmental effects
resulting from construction activities. All personnel will be required to understand and implement the
requirements of the plan.

Aspects that will be addressed within the CEMP will include but are not limited to, waste and materials
management; noise and vibration; dust and air quality; traffic and vehicle management; pollution
incident control; and protection of vegetation and fauna. A summary of the mitigation measures to
be incorporated into the CEMP is provided in Chapter 18 of the EIAR.
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2.7 Commissioning

The testing and commissioning of services (drainage, watermain, gas, electricity) will be completed in
accordance with relevant codes of practice as set out in Chapter 7 of the EIAR,

2.8 Property Management

A property management company would be appointed to manage the scheme and common areas to
ensure that the scheme is well managed, and the development is maintained to an extremely high
level. They will be responsible for inter alia cleaning, landscaping, refuse management, insurance,
maintenance of mechanical/electrical lifts/ life safety systems, security etc.

2.9 Decommissioning

The design life of the scheme is greater than 60 years. Thus, for the EIA process, the development is
considered permanent, and a decommissioning phase is not considered in this report.

210 Conclusion

This chapter sets out the development parameters for the proposed development including an
overview of the Architectural, Landscape and Engineering strategy. An overview of the phasing for
construction has also been provided, and further information can be found in this EIAR and all other
supporting information that accompanies this planning application.
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3 Alternatives

3.1 Introduction

This chapter of the Environmental Impact Assessment Report (EIAR) was prepared to consider
alternatives as required by Annex IV (2) of the Environmental Impact Assessment (EIA) Directive
201/92/EU on the assessment of the effects of certain public and private projects on the environment
as amended by EIA Directive 2014/52/EU (the “EIA Directive”) and in Schedule 6 of the Planning and
Development Regulations 2001, as amended, (PDRs) which states;

“A description of the reasonable alternatives studied by the person or persons who prepared the

EIAR, which are relevant to the proposed development and its specific characteristics, and an

indication of the main reasons for the option chosen, taking into account the effects of the
proposed development on the environment”. (emp. added)

The PDRs identify that reasonable alternatives may include project design proposals, location, size and
scale, which are relevant to the proposed development and its specific characteristics. The PDRs require
that an indication of the main reasons for selecting the preferred option, including a comparison of the
environmental effects be presented in the EIAR.

The Environmental Protection Agency Guidelines on the Information to be Contained in Environmental
Impact Assessment Reports, 2022 states:

“The objective is for the developer to present a representative range of the practicable
alternatives considered. The alternatives should be described with ‘an indication of the main
reasons for selecting the chosen option’. It is generally sufficient to provide a broad description
of each main glternative and the key issues associated with each, showing how environmental
considerations were taken into account in deciding on the selected option. A detailed assessment
(or ‘mini-EIA’) of each alternative is not required.”

The Guidelines also state that the range of alternatives considered may include the ‘do-nothing’
alternative.

Notwithstanding the above, pursuant to Section 3.4.1 of the 2022 EPA Guidelines, the consideration of
alternatives also needs to be cognisant of the fact that:

“in some instances some of the alternatives described below will not be applicable — e.qg. there
may be no relevant ‘alternative location’...” (emp. added)

The Guidelines are also instructive in stating:

“Analysis of high-level or sectoral strategic alternatives cannot reasonably be expected within a
project level EIAR... It should be borne in mind that the amended Directive refers to ‘reasonable
alternatives... which are relevant to the proposed project and its specific characteristics™.

This chapter of the EIAR provides an outline of the main alternatives examined for the proposed
development and sets out the main reasons for choosing the development as proposed.

The assessment of alternatives is considered under the following headings:
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i. ‘Do-nothing’ Alternative
ii. Alternative Locations
iii.  Alternative Use
iv.  Alternative Project Design

3.2 Expertise and Qualifications

This chapter was prepared by Rachel Condon of McCutcheon Halley Chartered Planning Consultants.
Rachel graduated from University College Cork with a BA Hons in Geography and Irish, obtained in 2010
and a master’s degree in Planning and Sustainable Development, obtained in 2013. Rachel is currently
an Associate Director in the Practice and is experienced in the field of planning and development
consultancy which includes providing consultancy services in respect of major projects. Rachel has
directed the preparation of EIAR’s for a range of development types including residential, mixed use,
and industrial developments.

Rachel has practised as a planning consultant for over 10 years and has directed the preparation of
Environmental Impact Assessment Report (EIARs) for a range of development types including
residential, commercial and industrial. Directly relevant experience to this proposed development is
that Rachel has been involved in the direction of EIARs to accompany residential led applications that
received permission for development including:

Connolly Quarter Reg. Ref: 3054/22 - The construction of 4 office blocks (B1, B2, B3 and B4) with heights
ranging from 12 to 16 storeys with a cumulative gross floor area of approx. 50,000 sq.m. The proposed
development relates to work to a Protected Structure (RPS Ref. No. 130).

3.3 Consideration of Alternatives

3.3.1 'Do-Nothing'

The ‘do-nathing’ alternative is a general description of the evolution of the key environmental factors
of the site and environs if the proposed project did not proceed. Each chapter of this EIAR includes a
description of the ‘Do Nothing’ alternative and should be referenced in conjunction with this Chapter.

The proposed development site would remain in its current condition, impermeable, predominately
greenfield and it would not fulfil its residential zoning objective. Accordingly, there would be an adverse
effect on population, as this approach would fail to address the shortage of homes in Dublin City and
Suburbs. This is critical in the context of the low volume of land available for development in Howth
owing to the high amount of land subject to environmental designations. Maximising the efficiency of
zoned land particularly when nationally, there is a housing crisis and as a result, the delivery of housing
on zoned land in a timely manner is of critical importance.

The demesne wall would remain wholly intact.

The same wall that encloses the site along its northern and eastern boundaries is in a state of decline
due to (a) age and lack of maintenance, and (b) ivy growth. It is anticipated that without intervention, it
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would likely go into further decline and a significant heritage resource would be undermined. The effect
on built heritage would be adverse and very significant.

The proposed development site will facilitate 269 new trees which will provide a total surface area of
3,362sq.m which will present a significant positive whilst enabling the delivery of residential
development in accordance with the land use zoning. Given the number of trees proposed, in the
absence of the proposed development site, the effect would be adverse.

There would be no increase in traffic under the do-nothing scenario.

The proposed development site would fail to achieve the National Planning Framework, National
Strategic Outcomes for compact growth and sustainable mobility, both of which have positive climate
and human health benefits.

Should the proposed development site remain in its current condition, the area identified as high
amenity i.e. buffer zone to the SAAO would remain unaffected and the quality of the effect would be
neutral. However, it is important to note, that the proposed residential development is confined to the
lands zoned residential and this high amenity land would be used as additional open/amenity space for
the development, in accordance with the Fingal County Development Plan 2023-2029 (FCDP). The
effect, if the area was left unused and inaccessible, would be adverse.

Retaining the lands in their current condition could have an effect on the Howth Castle Architectural
Conservation Area (ACA) that abuts and forms part of a minor portion of the proposed development
site's eastern boundary. If the Demesne wall which fronts the proposed development site went into
demise, it could undermine the protected structures, namely the entrance gates to Howth Castle. It
could also have a negative impact on the ACA’s special character. However, the change introduced by
the proposed development is demonstrated in this EIAR to be not significant, and adverse effects are
not anticipated post-application of mitigation measures, The wider demesne benefits from extensive
mature tree cover that screen protected structures from the impact of the proposed development.
Further, the carrying capacity of the site to accommodate development is confirmed by the zoning
designation.

In conclusion, the key environmental matters to consider under a ‘Do-nothing’ scenario having regard
to the nature and location of the proposed development site and its zoning designation are, (i)
population, (ii) cultural heritage, (iii) biodiversity, (iv) landscape character and townscape (v) traffic and
transport.

When compared with the proposed development, the key difference between the Do-Nothing and the
proposed development is the delivery of new homes, and its consequential negative effect for
population when compared with the alternative, the delivery of 135 new homes.

The Do-nothing would see the demesne boundary wall fabric retained as a singular boundary structure.
When compared with the proposed development that would see three sensitively designed openings in
the wall to facilitate vehicular, pedestrian, and cyclists’ movements and the rehabilitation of the wall to
secure its survival into the future, on balance the proposed development is a more positive outcome for
cultural heritage. Indirectly, the rehabilitation of the wall will also positively impact the protected gates
leading to Howth Castle and the ACA.
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The Do-nothing would see the existing trees and biodiversity value of the site remain intact and over
time it's likely that there would be natural colonisation, providing further habitat value. The proposed
development includes significant new tree coverage designed to provide continuity with existing
hedgerows and which will act to bolster wildlife corridors locally. Development of the site will result in
the loss of greenfield area; however, the biodiversity value is attached to the tree lines. On balance, the
effect of the proposed development is deemed neutral when compared with the Do-nothing alternative.

Under the Do-Nothing alternative, there will be no built environment within the proposed development
site. Howewver, this is likely to be short term having regard to the fact that the site is zoned for
development. The proposed development will change the character of the landscape but the effect of
this can be managed by well-considered, high quality design, that respects the setting and responds to
the changing character that will shortly occur on the former Techrete site, which is also located on the
approach to Howth from Sutton. Comparing the effects is challenging as the scenarios are vastly
different. However, it can be said that the Landscape and Visual Assessment included in this EIAR
concludes that the effect of the development is consistent with existing and emerging baseline trends
locally.

Under the Do-Nothing alternative, there would be no increase in traffic. The proposed development
includes a very modest level of car parking, 63 spaces. It promotes the concept of active travel and
modal shift. On balance when comparing the two scenarios, the proposed development is deemed a
slight positive.

To conclude, the Do-nothing alternative is an inappropriate and unsustainable approach that would
result in the inefficient use of a strategically located and easily serviced landbank of zoned residential
lands located in proximity to existing and planned high-frequency transport. With the mitigation
measures proposed in this EIAR and having regard to the findings that no significant effects on the
environment are expected with such measures in place, the comparative environmental effects are not
considered sufficient to rule out the proposed development.

3.3.2 Alternative Locations

The suitability of the proposed development site for residential development is confirmed by the ‘RS’ -
Residential zoning designation in the extant Fingal County Development Plan 2023-2029 (FCDP), which
was subject to Strategic Environment Assessment (SEA).

The Strategic Environmental Assessment (SEA) Environmental Report published as part of the Fingal
Development Plan 2023-2029 acknowledges that:

‘Residential Development is directed to lands already zoned for residential use in the current
plan — no appreciable new residential zoning is proposed.

In terms of availability, the above confirms that limited residentially zoned land is available particularly
given no appreciable new residential land was zoned as part of the FCDP.

The Core Strategy of the FCDP provides a residential capacity for Howth across 20 hectares with the

potential to deliver 500 units. Of this land, our planning search identified that approx. 14 ha is
committed and unavailable.
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The remaining zoned residential capacity from the Fingal Development Plan 2017-2023 for Howth was
14 ha with a residential yield of 209. The total residential capacity provided under the Fingal
Development Plan 2017-2023, (updated as of September 2019) was 14 hectares with a potential to
deliver 426 units. In the period 2011 to 2017, the land supply for Howth was 16 hectares. Based on the
above figures from the period 2011-2023, it is clear that the conversion of zoned land to residential
dwellings has been slow-moving.

For the majority of the headland, the land is deemed to be in an area of outstanding natural beauty and
thus it is unsuitable for delivery of large scale residential development.

Howth is in Dublin City and Suburbs, the site is close to public transport, social infrastructure and
amenities and under the ownership of the Applicant, therefore in this context, there is no reasonable
alternative location.

3.3.3 Alternative Uses

At a settlement level, Howth is identified as a Consolidation Area within the Metropolitan Area given its
location in proximity to Dublin City and key transport links. The planning policy approach is to gain
maximum benefit from existing transport, social, and community infrastructure through the continued
consolidation of the city and its suburbs. Future development should happen in a planned and efficient
manner utilising opportunities to achieve increased densities where appropriate. In this way the
National Planning Framework objective of compact growth can be achieved.

Compact development of Howth reduces the distances people need to travel, leading to fewer vehicle
miles travelled and consequently lower emissions of air pollutants such as carbon dioxide (CO2),
nitrogen oxides (NOx), and particulate matter (PM).

Compact development of Howth encourages the use of public transportation, cycling, and walking. This
decreases overall energy consumption associated with transportation, including lower emissions from
vehicles and reduced reliance on fossil fuels.

By concentrating development, urban consolidation helps protect green spaces within and around
cities. Parks, forests, and other natural areas provide important ecosystem services, including carbon
sequestration, temperature regulation, and habitat for wildlife.

In summary, urban consolidation and compact growth offer multiple environmental benefits by
promoting more efficient land use, reducing energy consumption and emissions, improving air and
water quality, preserving open space, promoting sustainable infrastructure, and enhancing resilience to
climate change. These strategies are essential for creating healthier, more sustainable, and resilient
cities in the face of ongoing urbanisation and environmental challenges.

The alternative to compact growth would be urban spraw! with consequent environmental impacts such
as increased private vehicle traffic which would contribute to air pollution through emissions of
pollutants which impact the climate and health. Sprawl reduces the permeability of the land, leading to
increased stormwater runoff and flooding. This overwhelms drainage systems, causes erosion, and
carries pollutants into water bodies, further degrading water quality.
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The FCDP establishes the overall guiding principles for development of the proposed development site
which has two zoning designations, ‘RS’ Residential and High Amenity 'HA’,

The bulk of the application area is ‘RS’ and the zoning objective is to:
Provide for residential development and protect and improve residential amenity.
This objective is supported by a vision to:

Ensure that any new development in existing areas would have a minimal impact on and enhance
existing residential amenity.

The permissible in principle use classes for ‘RS’ zoned lands is as follows:

= Fr'?;-’-‘ AR —— ) = = R =
=i e il e = == =
Bed and Breakfast Childcare Facilities Community Facility
Edicaten Guest H Office Ancillary to Permitted
Use
Residential Care Home/
Open S Resi ial
PENER sl Retirement Home
Traveller Community
Retirement Village Sheltered Accommodation
128 £ e Accommodation

Utility Installations

Figure 3.1 Residential — Permitted In Principle Uses (Source: FCDP)

In principle, an application for any one or a combination of the uses listed above could be progressed
on the site subject to compliance with other policies and objectives in the FCDP. Having regard to the
site’s residential zoning designation the reasonable alternative scenario for development of the
proposed development site is:

i. A residential led mixed use scheme incorporating some permitted in principle uses; or,
ii. A residential development.

3.3.3.1 Mixed Use Scheme

Consideration was given to developing a residential-led mixed use scheme on the proposed
development site. This approach would integrate a quantum of amenities to support daily living needs
such as a community facility or childcare etc.

A Social Infrastructure Audit (included under separate cover) was undertaken at the early stage of the
project to ascertain the amenities and services available locally. It concluded that Howth is well served
by high quality public transport together with services and amenities. However, the wealth of amenities
available means that vast areas of the peninsula are sterilised from development, in order to protect
the environment. While there is an abundance of open space in Howth, a deficit in open space to
support active play areas was identified.
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The Childcare Demand Report (included under separate cover) established that there is adequate
capacity available locally and a childcare facility is currently under construction on the former Techrete
site (Claremont) located opposite the site on Howth Road.

Although community facility, childcare facility and education uses are permitted in principle the site is
zoned Residential and therefore it is appropriate to develop a residential scheme particularly given the
facilities which are currently under construction on the neighbouring site. The Claremont scheme which
is currently under construction on the former Techrete site opposite the proposed development site
will deliver 2 shops, a creche a café and a restaurant which will complement and enhance the existing
mix of uses in the town centre. It would be unsustainable to provide another creche adjacent to this site
given the permitted creche is currently under construction and together with existing creches in the
vicinity provide sufficient capacity for both the existing and proposed development.

3.3.3.2 Residential Scheme

The population of the Howth Electoral Division (ED) in 2022 was 8,399 up from 8,294 in 2016. The
intercensal population increase was approx. 1%. This increase is negligible when compared with the
population increase of Fingal between 2022 and 2026, which was 8.5%.

As outlined in Section 3.1.2, the total residential capacity provided under FCDP for Howth, is 20 hectares
with a potential to deliver 500 units. In the period 2017 to 2023, the land supply for Howth was 14
hectares. In the period 2011 to 2017, the land supply for Howth was 16 hectares. This demonstrates
that the conversion of zoned land to residential dwellings has in recent years been slow-moving. As
outlined in Chapter 4 Population and Human Health, there is a high quantum of older age inhabitants in
Howth. As a result, the scheme would be attractive to retirees and will allow people to continue living
in their community, in a more accessible location whilst also freeing up larger housing stock for the
market,

Having regard to the above, a reasonable alternative is a residential scheme. Given this is the preferred
option, Table 3.1 below outlines the anticipated environmental effects of progressing a residential
scheme on the proposed development site.

Table 3.1 Anticipated Environmental Effects of a Residential Scheme

Chapter Quality & Significance Comments

Population & Human | Posilive and Very Significant | Delivery of a significant quantum of homes at an accessible
Health location proximate to amenities

Biodiversity Positive & Significant The residential development would necessitate the inclusion of

open space and having regard to policies in the Development Plan
biodiversity enhancement measures would be included.

The proposal will retain most of the tree belt located to the south
and also result in an increase of trees by approx. 250 across the

site,
Neutral & Slight . Stripping of the existing meadow area will be required to facilitate
the development.
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Comments

Chapter Quality & Significance
Climate Positive and Very Significant
Air Quality ' Positive and Very Significant
Water Neutral & Not Significant
Land & Soils Neutral & Not Significant

Traffic & Transport  Positive and Very Significant -

Cultural Heritage: Positive and Significant
Built Heritage

Cultural Heritage: Indeterminable
Archaeology

Landscape & Visual = Positive and Moderate

. McCutcheon Halley
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Introducing homes at this location would support a modal shift
owing to the site’s excellent accessibility 1o the town centre and
public transport.

Reduction in car usage brought by adhering to maximum car
parking rates and by proximity to public transport would have a
positive effect on local air quality.

Uisce Eireann has confirmed that the waster connection is feasible
without upgrades. The wastewater connection is feasible subject
lo upgrades.

A residential development would require a change in land use.

This change is deemed acceptable in principle having regard to
the sile’s zoning designation ‘RS’ and the SEA prepared that
assessed the environmental effects of the FCDP.

To facilitate a residential development, removal of soils would be

required. Having regard to the exiensive areas protected in the
peninsula, the loss of soils and subsoils is not deemed significant.

Capacity issues at Sutton Cross are existing and is beyond the
scope of any individual application.

Residential development at this location would promote a modal
shift and the general impact on traffic would be positive.

The development site is enclosed along its northern boundary by

the Howth Castle demesne wall.

To facilitate access to the proposed development site, this
requires access at this location. When carried out in a sensitive
manner, this would afford the opportunity to rehabilitate the wall
which is in decline.

' The baseline archaeological environment does not appear to be

significant. Archaeological testing was camied cut and ten fest
trenches were excavaled across the site where no archaeological
features were identified. However, owing to the culiural heritage
present in the immediate environs previously unidentified sub
surface archaeology may be encountered at the construction
phase,

' The camrying capacity of the proposed development site to

accommodate development is confirmed at a sirategic level by its
continued zoning designation.

The Building Height Guidelines require development proposals to
increase density at appropriate locations subject to meeting
performance based criteria, including visual impact.

Residential development of the site would introduce a change to
the existing landscape and the degree of visual impact would be
dependent on the quality of design. This is safeguarded through
development management policies. Development of the site, at a
scale that complements the currently under construction
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Chapter Quality & Significance Comments

Claremont Site (Former Techrete site), will result in a unified and
progressive landscape and built form.

3.3.3.3 Preferred Use of Residential Zoned Land

The suitability of the proposed development site for residential development is confirmed by the zoning
designation in the extant Fingal Development Plan 2023-2029, which was subject to Strategic
Environment Assessment (SEA).

The primary difference between the 2 scenarios is that a residential scheme would deliver a greater
guantity of much-needed homes. When this is compared with a mixed-use development, with a lower
residential yield and the historically low conversion of zoned lands in Howth to residential development,
the effect on population would be adverse.

Accordingly, it is concluded that use of the site for residential development is the optimum use of the
proposed development site having regard to the outcome for population i.e. delivery of housing.

3.3.4 Alternative Design — Previous SHD

It is acknowledged that there was a previous SHD application (ABP Reg. Ref: 310413) proposed on the
site which was permitted by An Bord Pleanala (ABP) and later quashed under Judicial Review.
Notwithstanding the fact that the proposal has been quashed, the scheme was deemed appropriate by
ABP albeit much reduced from that originally proposed.

The below provides a summary of the enhanced outcomes of the subject proposal in comparison to the
SHD proposal:

* Enhanced proposal for cultural heritage in relation to the greater setbacks proposed to the
entrance to Howth Castle

= A larger quantum of public open space is proposed (1,676s5q.m versus 1,161sq.m)

= The tree belt to the south is retained as opposed to the substantial removal proposed as part of
the previous SHD

= A greater quantum of trees are proposed as part of the subject application

= The SHD site coverage proposed 37% versus the proposal which provides 26%

= 90 car parking spaces were proposed versus 63 proposed which will reduce traffic generation

*  Enhanced permeability will result as 3 points of access are proposed as opposed to the previous
2 points of access.

3.3.5 Alternative Designs - Layout

The development is comprised of two buildings with four lift and stair cores of staggered form arranged
side-by-side, aligned north-south. Each building is divided into a front and rear volume, with the two
volumes offset so that the floorplan is staggered. The buildings are labelled A-D with A and B situated
along the western portion of the site and C and D located in the eastern portion of the site.
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A layout was prepared which, whilst retained the tree belt located to the south for the most part, was .

not deemed to be satisfactory, see Figure 3.2 overleaf.

Figure 3.2 Concept Block Layout — Block D (Source: JFA)

Commentary was received seeking that the woodland belt be retained in its entirety due to its function
as a valuable screening and a biodiversity corridor. The block layouts have been shifted from the initial
design stages to ensure that limited impacts to the tree belt located to the south of the proposed
development site occurs. The following layout is proposed which amended the footprint to ensure
minimal impact to the tree belt.

The position of Block D is cognisant of the root protection areas of the retained trees and includes these
within the design of the proposed reinforced grass path. Furthermore, this creates space for future
canopy growth as trees mature. To provide 5m of working space to the outside of Block D, this requires
the removal of trees from the existing tree belt, To retain the full line would provide a working space of
3.6m (max) which may not be feasible for construction. Notwithstanding this, a new row of Scots Pine
is proposed to be planted post construction which will be located approx. 6m from the facade, see
Figure 3.3 overleaf.
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Figure 3.3 Alternative Block Layout (Source: JFA)

3.3.6 Alternative Design - Height & Scale

3.36.1 BlocksA&C

A key environmental consideration with respect to considering the height and scale for Blocks A & C
relates to its location to the west of the proposed development site adjacent to existing low rise
development and likely effects on existing residential amenities.

During the design development, 2 alternative approaches were considered:

1. A5 storey building;
2. A 4-5 storey building with the front volume setback

The initial 5 storey development proposed across the site is depicted in Figure 3.4 overleaf.
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Figure 3.4 Initial 5 storey massing (Source: JFA)

This development resulted in a higher yield of 143 units across the site, did not have an adverse impact
in terms of daylight and sunlight received to the neighbouring windows and gardens and internally to
the proposed development site.

In terms of the visual impact, development of the site under either alternative would have a moderate
effect i.e. locally there will be a noticeable visual change.

As part of discussions with the planning authority, comments were received with regards the height of
the front volume blocks and it was recommended that the design should be reflective of the transitional
nature of the site, between low rise to the west and the sensitive entrance to Howth Castle to the east
and the emerging town centre to the north-east.

As a result, setbacks ranging from 4.3m-7m have been applied to the front volumes of Blocks A & C to
soften the appearance of the development on approach from Howth Road, as depicted in Figure 3.5
overleaf.

». McCutcheon Halley Deer Park, Howth EIAR | May 2024 | 3-13

] FARTERID FPLANNING




Figure 3.5 Upper Level Setbacks along Howth Road (Source: JFA)

Having regard to the positive visual and urban design effect that would emerge through creating a
balanced urban edge (i.e. north and south of Howth Road), providing a stepped approach in the building
height across Blocks A and C was deemed appropriate and reasonable and this design has been adopted.

3.36.2 BlockD

Following the initial concept design, a uniform 5 storey development across the two staggered buildings
was developed. Commentary was received in relation to the proposal outlining that the uniform 5 storey
height does not sensitively respond to the historic setting i.e. the entrance avenue Howth Castle.

The heights have been reduced and now range from 3-5 storeys with the lower height (3 storeys)
provided for Block D closest to the eastern boundary, Howth Castle gates, and the ACA. The front
volumes range from 4-5 storeys in height with setbacks ranging from 4.4m-7.1m provided for the
upmost level as they front Howth Road, as depicted in Figure 3.5 above.

As depicted in the contiguous elevation below, the height tapers down from Howth Road towards the
rear of the site. The below highlights the scale of the rear volume of Block D which proposes 3 storeys
closest to Howth Castle Gates. Setbacks ranging from 19m-24m are proposed to the western boundary
wall and this alternative design together with the reduced heights avoids any sense of excessive
enclosure, or crowding of the historic setting (the boundary wall, the gate or the woodland). To further
mitigate any likely significant effect, tree planting inside the eastern boundary was introduced to
contribute further to the softening of the development’s presence, despite its urban character and scale.
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Figure 3.6 Contiguous Elevation (Source: JFA)

3.3.7 Alternative Design - Recessed Balconies

As depicted in Figure 3.4 the initial balconies proposed for Blocks A and D along Howth Road were
provided with projecting balconies. This resulted in excellent daylight and sunlight being received to the
apartments and private open space areas and created visual interest along the front elevations whilst
maximising views of the sea to the north.

To create a more clean elevation along Howth Rod, given the prominent views afforded to the site on
approach from Howth Road, recessed balconies were considered. However, there was concern raised
regarding how the design would affect the daylight received to the apartments and private open spaces
areas. The built form was tweaked to ensure that, where possible, dual aspect apartments were
provided and window sizes were increased to ensure maximum amenity to the apartments was
received. A daylight and sunlight assessment was carried out on the proposed scheme which excluded
projecting balconies along the front elevations of Blocks A and C along Howth Road and the study
confirmed the following:

* All rooms tested in the proposed development meet the minimum recommendations for
internal daylight provision as set out in the BRE Guide and BS EN 17037 (National Annex).

= Greater than 50% of each open amenity space in the proposed development can receive more
than 2 hours of sunlight on March 21st.

Therefore, the proposed open spaces exceed the BRE's recommendation for sunlight to open spaces
and should appear adequately sunlit throughout the year.

Given only minor tweaks were required to incorporate recessed balconies along Howth Road, recessed
balconies have been included, as depicted in Figure 3.7 overleaf.
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Figure 3.7 View of the proposed development site from Howth Road (Source: 3D Design Bureau)

3.3.8 Alternative Design - Swift Bricks
A key environmental consideration with respect to considering the materials of some of the proposed
elevations was the inclusion of swift brick boxes. The brick materials of the elevations of Blocks B and D

have been updated to include swift bricks along elevations which will result in a biodiversity net gain.
Swift bricks are a good option as they provide safe, permanent, low-cost nesting sites for Swifts for the

lifetime of the building.

With regard to a biodiversity enhancement opportunity, the provision of Swift bricks was recommended
in the design of the blocks as an enhancement measure for this endangered bird species, that migrate
to Ireland from South Africa each summer and traditionally nest in crevices or the eaves of buildings.

They are a very discrete feature (appear as tiny holes in the bricks) and can be added to any elevation
given they don't tend to overheat. As a result, discreet swift boxes have been added to of the south and
western elevations of Blocks B and D, as depicted in Figure 3.8 overleaf.
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Figure 3.8 Swift Brick Boxes (Source: JFA)

Having regard to the positive effect that would emerge through creating safe, permanent, low-cost
nesting sites for Swifts for the lifetime of the building, this would have an imperceptible effect on the
proposed elevations whilst enhancing biodiversity across the proposed development site.

3.3.9 Alternative Access Route

The proposed development site is enclosed on its northern boundary with Howth Road by the existing
demesne wall. The alternatives available to facilitate access to the site are:

1. Use the existing entrance to Howth Castle and Deer Park Golf Course
2. Create a new entrance

The existing entrance to the demesne is off the Howth Road. It is considered that intensifying the use of
this entrance may have a significant adverse effect, particularly on the Castle gates (Protected Structure)
that are set back from the public road in the avenue. This route would also result in the proposed route
traversing the SAAO buffer area to gain access.

The alternative, to create a new entrance along the northern boundary would have a moderate effect
on the demesne wall. There is precedence for interventions in the northern boundary wall to facilitate
access as evidenced by the access to Tig Bhride, dwelling located immediately west of the proposed
development site. The wall is not listed as a protected structure, therefore direct impacts on protected
built heritage are not considered to arise. The wall was visually assessed by the project conservation
architect and it was concluded that its integrity is undermined due to lack of maintenance and ivy
growth. The works proposed to the wall offer an opportunity to restore the remainder of the wall and
safeguard it into the future. This is a direct significant and positive effect for cultural heritage.
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Having regard to the identified adverse effect of using the existing demesne entrance for the proposed
development and the very significant positive effect that could be achieved for the wider wall as part of
the work to create an entrance on the northern boundary, creating a new entrance is the preferred
alternative.

3.4 Difficulties Encountered -

There were no difficulties encountered in the preparation of this assessment for the proposed
development.
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4 Population & Human Health

4.1 Introduction

According to the European Commission’s Environmental Impact Assessment of Projects: Guidance on
the Preparation of the Environmental Impact Assessment Report (2017), human health is; “a
comprehensive factor that would be highly project dependent. The notion of human health should be
considered in the context of the other factors in Article 3{1) of the EIA Directive and thus
environmentally related health issues (such as health effects caused by the release of toxic substances
to the environment, health risks arising from major hazards associated with the Project, effects caused
by changes in disease vectors caused by the Project, changes in living conditions, effects on vulnerable
groups, exposure to traffic noise or air pollutants) are obvious aspects to study. In addition, these would
concern the commissioning, operation, and decommissioning of a Project in relation to workers on the
Project and surrounding population.”

The Environmental Protection Agency (EPA) Guidelines on the Information to be contained in
Environmental Impact Assessment Reports (2022) advise that “in an EIAR, the assessment 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 the environmental factors
of air, water, soil etc.”

This chapter addresses the likely significant environmental impacts of the proposed development on
population and human health. It is noted that other chapters of the EIAR also deal with likely
significant environmental effects on population and human health arising from traffic and
transportation, air quality and climate, noise and vibration, landscape and visual, material assets:
utilities and the risk of major accidents and/or disasters and those chapters should be referenced in
conjunction with this chapter of the EIAR.

4.1.1 Expertise and Qualifications

This chapter was prepared by Rachel Condon of McCutcheon Halley Chartered Planning Consultants.
Rachel graduated from University College Cork with a BA Hons in Geography and Irish, obtained in
2010 and a master’s degree in Planning and Sustainable Development, obtained in 2013. Rachel is
currently an Associate Director in the Practice and is experienced in the field of planning and
development consultancy which includes providing consultancy services in respect of major projects.
Rachel has directed the preparation of EIAR's for a range of development types including residential,
mixed use, and industrial developments.

Rachel has practised as a planning consultant for over 10 years and has directed the preparation of
Environmental Impact Assessment Report (EIARs) for a range of development types including
residential, commercial and industrial. Directly relevant experience to this proposed development is
that Rachel has been involved in the direction of EIARs to accompany residential led applications that
received permission for development including:
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Connolly Quarter Reg. Ref: 3054/22 - The construction of 4 office blocks (B1, B2, B3 and B4) with
heights ranging from 12 to 16 storeys with a cumulative gross floor area of approx. 50,000 sq.m. The
proposed development relates to work to a Protected Structure (RPS Ref. No. 130).

4.2 Project Description

A detailed description of the proposed development is provided in Chapter 2 of this Environmental
Impact Assessment Report (EIAR).

Planning permission is sought for a large-scale residential development on an overall site of approx.
1.5 hectares. The development comprises the delivery of 135 dwellings including 63 no. 1-bedroom
units and 72 no. 2-bedroom units across two offset blocks ranging in height from 3-5 storeys. 63 car
parking spaces including 4 accessible spaces & 13 electric vehicle (EV) charging spaces and 6
motorcycle spaces proposed at surface level. A total of 410 bicycle spaces are proposed including the
provision of secure bicycle stores. Demolition of 3 sections of the existing demesne northern boundary
wall, which fronts Howth Road is proposed to facilitate vehicular and pedestrian access.
Undergrounding and relocation of existing ESB overhead lines and diversion of existing distribution
gas pipes around the site are also proposed.

The design rationale is to create and deliver a high quality, sustainable, strategic housing development
which respects its setting and maximises the site’s natural attributes while achieving maximum
efficiency of existing infrastructure. The Proposed Site Layout Plan prepared by John Fleming
Architects (JFA) is provided within the architectural suite of drawings.

4.3 Methodology

Publications and other data sources consulted include:

= National Planning Framewaork, Ireland 2040 — Our Plan (Government of Ireland, 2018)

= Eastern and Midlands Regional Spatial and Economic Strategy 2019-2031;

*  Fingal Council Development Plan 2023-2029;

= (entral Statistics Office (CSO) website www.cso.ie;

= Department of Education (DE) website https://www.gov.ie/en/organisation/department-of-
education/

* GeoDirectory-GeoFindIT App

* Dublin Housing Observatory Mapping Viewer https://airomaps.gechive.ie/dho/

* Pobal website https://maps.pobal.ie/
» Health and Safety Authority website https://hsa.ie

Additionally, reports prepared by McCutcheon Halley Planning Consultants included with this
application under separate cover were consulted, as follows:

=  Social Infrastructure Audit

= (Childcare Demand Report

= 5chool Demand Assessment Report
Planning Statement
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. This chapter has been prepared having regard to the following guidelines:

* Guidelines for Planning Authorities and An Bord Pleandla 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
(EPA, 2022)

The impact assessment section of this chapter follows the terminoclogy (where applicable) used in the
EPA Guidelines as set out in Chapter 1 of this EIAR,

4.4 Baseline Environment

. 4.4.1 Application Area

The proposed development site lies within the Fingal County Council administrative area. The
proposed development site is located within the Electoral District (ED) of Howth which comprises the
entire Howth Peninsula area. The ED is an area measure for which census data is published and
provides a detailed analysis of population and demographic statistics and trends. The application area
is 1.53 ha. and proposes to deliver 135 residential units. The proposed development site is located on
lands adjoining Howth Demesne, Deer Park, Howth, to the south of Howth Road (R105).

Figure 4.1 Application Area and Surrounding Context
ey |
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The proposed development site is well screened by mature trees that line the avenue leading to the
wider Demesne. A demesne wall associated with the Howth Castle Demesne encloses the site on its
northern and eastern boundary. Protected Structures in proximity to the site are the Howth Castle
gates and St. Mary's church to the east of the gates. A small portion (102sq.m) of the northeastern
corner of the proposed development site falls into the Howth Castle Architectural Conservation Area
(ACA); however, this portion relates only to works to provide a wider concrete footpath and the
provision of a new stepped pedestrian access. The proposed development site is bounded by the Deer
Park golf course to the south and Howth Road (R105) to the north. To the east, the proposed
development site is bounded by the entrance and internal access road that provides access to Howth
Castle, the golf course and 5t. Mary’'s Church, and to the west by existing low-rise detached houses.

4.4.2 Land Use Zoning

The majority of the proposed development site (1.1ha) is zoned RS ‘Residential’ in accordance with
the Fingal County Development Plan 2023-2029 (FCDP), see Figure 4.2 overleaf. The objective of RS -
Residential is: “Provide for residential development and protect and improve residential amenity.” The
vision of RS zoning is to “Ensure that any new development in existing areas would have a minimal
impact on and enhance existing residential amenity.” The zoning objectives for RS ‘Residential’ list the
following land uses as permitted in principle; Residential, Community Facility, Open Space and Office
Ancillary to Permitted Use.

The southwestern portion of the proposed development site falls into HA "High Amenity’ land use
zoning (see Figure 4.2), with the zoning objective “Protect and enhance high amenity aregs.” The
vision of HA zoning is to “Protect these highly sensitive and scenic locations from inappropriate
development and reinforce their character, distinctiveness and sense of place. In recognition of the
amenity potential of these areas, opportunities to increase public access will be explored.” Under the
HA zoning, development of Open Space, Restaurant/Café (ancillary to tourism uses or conversion of
protected or vernacular structures where appropriate), Office Ancillary to Permitted Use, Health
Practitioner and Residential (subject to compliance with the Rural Settlement Strategy) are permitted.

The area of the southern portion of the proposed development site within the HA zoning is also
identified as a ‘buffer zone” of the Howth Special Amenity Area Order (SAAQ). Howth is afforded a
high degree of protection because of SAAQ and European Site designations, while Sutton is also
located in proximity to these designations. This designation recognises the area’s natural beauty, its
special recreational value and the need for nature conservation within the area.

A small portion (102sq.m) of the proposed development site falls into the Howth Castle ACA' as
illustrated in Figure 4.2 below. Recognising that much of the demesne lands have been altered to
accommodate the golf course and hotel complex, the boundary of the ACA was limited to a core area
surrounding Howth Castle and the entrance and the majority of the proposed development site does

not form part of this designated area, with the exception of 102sq.m in the north eastern corner of
the site.

1 A definition for the ‘buffer zone' of the SAAD is not provided in the FCDP.
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Below are the relevant policies and specific objectives for Howth in the FCDP, in terms of settlement:

Policy C5P22 - Howth, Sutton and Baldoyle

Consolidate the development and protect the unique identity of Howth, Sutton and Baldoyle. This
includes protection against overdevelopment.

Policy C5P23 - Howth SAAD

Objective CS021 - Promation of Higher Densities

Promote higher densities (S0+ units per hectare) at appropriate locations in urban built up areas
subject to meeting qualitative standards at appropriate locations with particular reference to

urban centres and/or in proximity to high-capacity public transport nodes while demonstrating
compliance with all relevant Section 28 Ministerial Guidelines.

Objective CS025 - Optimising Existing Local Heritage Resources and Public Amenities

Require that new development in the urban settiements of the Dublin City and Suburbs area
optimises existing local heritage resources and public amenities, while protecting the character and
biodiversity of the villages.

Objective CS026 - High Quality. Sustainable and Inciusive Development

Promote development which incorporates a high quality, sustainable and inclusive approach to
proposals in the Dublin City and Suburbs Area, which are supported by sustainable means of travel
and which create locally distinctive neighbourhoods and positively contribute to the existing built
and natural heritage.

Objective CS027 - Promote and Enhance existing ACAs

Continue to promote and enhance the existing ACAs within our urban villages and protect their
historic characters.
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(] Liffey Valley SAAD & 1990 Proposed Howth SAAD
Zoning Otyective 2023-2029
Cl - Community Infrastructune
B GE - General Empicymant
[ HA - High Amenity
B OS5 - Open Space
[ RS - Resdental
[ TC - Town and Disirict Centre

Figure 4.2 Land Use Zoning and Specific Objectives (Source: FCDP, edited by MHP)

Howth is identified as being within Dublin City and Suburbs in the Development Plan with respect to
the Regional Spatial and Economic Strategy (RSES) 2019-2031 for the Midlands and Eastern Region,
see Figure 4.3 below,

Figure 4.3 Dublin City & Suburbs & MASP boundary
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4.4.3 Surrounding Land Uses

The Site is primarily surrounded by an Open Space/Golf Course in the east and southern direction,
with low density residential dwellings located to the west. The proposed development site is located
across from a permitted mixed-use development (ABP Reg. Ref: 306102) which is currently under
construction and includes 512 residential units, basement car parking, 2 shops, creche, café and
restaurant and associated open spaces.

Figure 4.4 Surrounding Land uses (Source: OpenStreetMap, edited by MHP)

The proposed development site is approx. 115m north of Howth Castle (RPS ID: 0556) and approx.
100m west of St Mary's Church (RPS I1D: 0594), both are identified as Record of Protected Structures
(RPS) and Sites and Monument Record (SMR) according to the FCDP, see Figure 4.5 overleaf. The
primary entrance to Howth Castle and the Golf Club is located to the east of the proposed
development site through gates set back from the public road.
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Figure 4.5 Surrounding Land use with Protected Structures and Flood Zone (site outlined in red). (Source:
BingMap, edited by MHP)

4.4.4 Public Transport and Accessibility

Howth DART station is less than 500m (5-minute walk time) from the proposed development site
offering frequent DART services to Dublin City Centre and as far south as Greystones. The DART
operates a service to the city centre every 20 minutes. The Dublin Bus services in the area provide
direct linkage to the city centre via Bus Connects along Howth Road towards the city centre. Most
notably the H3, a Spine Route with a frequency of service every 30 mins, and radial route 6 with
services offered every 60 mins. It should be noted that the DART Expansion National Development
Plan 2018-2027 includes buying additional fleets and measures such as re-signalling, junction and
station changes to provide expanded services. These routes and schedules are shown in Figure 4.6
and Table 4.1 overleaf:
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Figure 4.6 Public Transport Map (Source: BingMap, edited by MHP)

Table 4.1 Public Transport Options

No. Route Type Destinations Peak Hours Services Distance
Schedule
1 Dat  Train Gorey/Bray - Dublin - Every 20 mins = Ewvery 20 mins Howth Station ¢.530m,
Howth/Newry < 7 mins walk
2 H3 Bus = Howth Summit — Lower Abbey =~ Every 30 mins | Every 30 mins = 2 no. bus stops, ¢.100m,
. Street < 2 mins walk
3 ] Bus = Howth - Lower Abbey Street Every 60 mins = Every 60 mins | A bus stop ¢.600m,
< 7 mins walk

| The proposed development site also benefits from a high level of accessibility to the national, regional
and road networks, as shown in Figure 4.7 following:

*In.
]
L]
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Figure 4.7 Roads & Footpath Networks (Source: BingMap, edited by MHP)

The proposed development site is within convenient walking and cycling distance from the Howth
town centre. As outlined in Figure 4.8 overleaf, it illustrates the walking distance up to 30 minutes
from the proposed development site. This shows that within a 15-minute walk, residents could reach
Howth town centre and some coastal areas.
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Figure 4.8 Walking Catchment (Source: BingMap, edited by MHP)

4.4.5 Sensitive Receptors

For the purpose of this chapter, the primary sensitive receptors are:

l. Existing residential dwellings in the vicinity of the proposed development site, in particular,

existing low-rise suburban residential dwellings located to the west;

I, Users of the public road network, specifically Howth Road, the user of Baltray Park,
attendance of 5t. Mary's Church and Deerpark Montessori School, the golf club and the wider

. demesne lands;

ll.  Future occupants of the former Techrete lands (Claremont SHD) for which permission has
been granted (Reg. Ref. 306102) for a mixed-use development

IV.  Howth Castle located to the south-east of the site.

4.4.6 Air Quality

| The proposed development site is situated within Air Zone A and the Air Quality Index in the Dublin
City Region is graded as 3 — Good, see Figure 4.9 overleaf.
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Figure 4.9 Air Zone & Air Quality Index Map (Source: https://gis.epa.ie/EPAMaps/, edited by MHP)

4.4.7 Population & Demographic Profile

This section reviews the demographic characteristics, population, and age structure of the Howth

area. For this assessment, the extent of the study area of the Electoral Division (ED) of Howth has been

analysed, see Figure 4.10 following. There are no guidelines that stipulate the zone of influence (Zol)

of the study area. Professional judgement is used and the rationale for the selection of this radius is

based on the need to understand the capacity of the existing housing and employment profile in the

local area and the existing social infrastructure available within a c.15 minute walk time, which .
represents a reasonable distance for people to access services.
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Figure 4,10 Electoral Divisions in the Study Area (Source: €50, edited by MHP)

The CSO data shows that the study area’s population was 8,399 in 2022. This represents an increase
of 105 (approx. 1%) from the 2016 Census. This increase is below the Fingal County (LA) and Dublin
City (LA) growth rates of 11.65% and 6.88%, respectively, for the same period.

Population growth within Howth has varied over time and decreased by 812 persons (approximately
10%) between 1996 and 2006. A decrease in population was experienced over the period since 1996,
while Fingal was experiencing a significant increase in population, see Table 4.2 below.

This review demonstrates that Howth ED is capable of accommodating a significant increase in
population.

Table 4.2 Howth & Wider Area Population, Census 2022 {C50)

Census 2016 2022 6-year increase
Ireland 4,761,865 5,149,139 B.1%
Dubdin City 554,554 592,713 6.9%
Fingal 296,020 330,506 11.6%
Howth ED. 296,020 330,506 11.6%

W
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Table 4.3 Study Area and County Population, Census 2022 (CS0)

Census 1996 2002 2006 2011 2016 2022

Fingal | 167,683 196,413 239,992 273,99 296,020 330,506
Percentage % change 17.1% 22.2% 14.2% 8.0% 11.6%
Howth ED. Population 8,008 8,706 8,196 8,256 8,294 8,399
Percentage % change 34% -5.9% 0.7% 0.5% 1.3%

Regarding the recent Census, the population trend within Dublin City & Suburbs existing urban
footprint where Howth is located is vital for considering future development.

In relation to the age profile of the area, the Census 2022 data shows that Howth ED has a rapidly
ageing profile. The average age of those residing in Howth ED was 45.3 in 2022, which represents an
increase from an average of 44.2 in 2016.

The Census 2022 shows that the pre-school, primary and post-primary school age category (0-19 years
old) accounted for c. 23% of the population in the study area, see Table 4.4 below.

Table 4.4 Breakdown of the Population by Age Cohort (Source: C50)

Age Cohorts Dublin City

~ Population  Percentage

O-4years 28,946

~ 5Oyears 20356
~ 10-14years 30,301
~ 15-19years 30,269
" 2024years 45907
25-29years 59,058
30-34years 59233
35-39 years 51,695
 40-d44years 46,155
 4549years 37,908
- 50-54years 35115
'''' 55-59years 31577
60-64 years 27,825
65-69 years 22,883

. 70-T4years 19,283
. 75-79years 15167

| 80-84 years 10,953

| B85+ years 11,082
L Total 592,713
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4.9%
5.0%
5.1%
5.1%
T.7%
10.0%
10.0%
8.7%
7.8%
6.4%
5.9%
5.3%
4.7%
3.9%
33%
2.6%
1.8%

1.9%
100.0%

Fingal Howth ED
Population  Percentage Population Percentage
21,017 6.4% 325 39%
25,315 7.7% 459 5.5%
27,7116 B.4% 620 T4%
22 876 6.9% 543 6.5%
19,097 5.8% 419 5.0%
18,243 5.5% 320 38%
21928 6.6% a7 3.9%
27210 8.2% 362 4.3%
30,393 9.2% 496 5.9%
27,043 8.2% 599 7.1%
21,617 6.5% B35 7.6%
17,172 5.2% 623 7.4%
14,335 4.3% 498 5.9%
11,868 3.6% 486 5.8%
9,960 3.0% 489 5.8%
7417 2.2% 515 6.1%
4127 1.2% 366 4.4%
3172 1.0% 7 3.8%
330,506 100.0% 8,399 100%
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4.4.8 Deprivation Index

The Pobal Deprivation Index is Ireland’s most widely used social gradient metric, which scores areas
in terms of affluence or disadvantage. The index uses information from Ireland’s census, such as
employment, age profile and educational attainment, to calculate this score. Figure 4.11 below shows
the level of affluence and deprivation at the ED level, according to the Pobal Haase Relative
Deprivation Index. Scores range from -35 (Extremely Disadvantaged) to +35 (Extremely Affluent). The
overall score for Dublin County following the 2022 Census was 2.69 (‘Marginally above average’),
Howth ED was 6.99 (‘Marginally above average’, and Howth 5mall Area was 9.88 (‘Marginally above
average’).

0 500 1,000 1,500 2,000 m
| e m—

Figure 4.11 Howth Small Area — Deprivation (Source: Pobal HP Deprivation Indices 2022, edited by MHP)

4.4.9 Households

The total population and total households for Howth ED and Fingal administrative area for 2022 are
provided in Table 4.5 overleaf. There are 3,126 households in the study area in 2022. Census 2022
identified that 1-2 person households (1,775 persons) made up a substantial number of households,
57% of the total of the households in the study area. The average number of children per family by
Local Electoral Area of Howth-Malahide for 1-2 bedrooms is 1.26 (below the national average of 1.34
and Fingal county of 1.42). Further, the number of families with no children increased by 11%
nationally and Howth ED has identified 925 families without children.
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Table 4.5 1-2 Person Households (Source: C50)

Study Area Total Population 1-2 Person Total Households % 1-2 Person
Households Household
Howth ED. 8,399 1.775 3,126 57%
Howth-Malahide LEA. 69,960 ' 8,036 ' 24,235 ' 51%
Fingal 330,506 46,064 107 846 43%
State 5,149,139 959 456 1,841,152 2%

4.4.10 Housing Delivery

The National Planning Framework — Project Ireland 2040 (NPF) was prepared and published by the
Department of Housing and Local Government on behalf of the Government. The National Planning
Framework, most commonly known as the NPF was established in tandem with Project Ireland 2040
in order to establish a policy and planning framework for the development of Ireland socially,
economically and culturally.

One of the ultimate objectives of the NPF is to guide the future development of Ireland, considering a
projected 1 million increase in the Country’s population, the need to create 660,000 additional jobs
to achieve full employment and a need for approx. 500,000 more homes by 2040.

The NPF requires delivery of a baseline of 25,000 homes annually to 2020, followed by a likely level of
an average of 33,000 homes annually up to 2027. Within this output, 112,000 households are expected
to have their housing needs met by social housing over the next decade, To achieve the objective of
compact growth, 40% of future housing delivery is to be delivered within and close to the existing
footprint of built-up areas.

Motwithstanding the above, it is acknowledged that the Census 2022 population data has indicated
that there is more significant growth than the projections of the NPF anticipated and the first revision
of the NPF is currently being undertaken (draft to be released for public consultation in June 2024) to
reflect the actual growth and upcoming needs.

The Housing for All” - a New Housing Plan for Ireland (2021) is the government’s housing plan to deliver
an average of 33,000 new homes annually by 2030. According to the C50, New Dwelling Completions
Reports’, 5,841 new dwellings have been completed over Quarter 1 (Q1) 2024, a fall of 12.1% in the
same three months of 2023. Overall, 32,695 new dwellings were constructed in 2023 which is just
below the annual target of 33,000. In addition, there were 29,851 new dwelling completions in 2022,
which is approx. 9.54% below the Housing for All's annual target.

There are 3,607 residential units in the study area, which includes occupied and unoccupied dwellings.
This represents a minor increase (+80) comparing to Census 2016 housing stock data (see Table 4.6)
overleaf.

*Housing for All - a New Housing Plan for Ireland (Department of Housing, Local Government and Heritage,2021)
! Accessible via https://www.cso.iefen/statistics/buildingandconstruction/newdwellingcompletions/
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Table 4.6 Population and Housing in Howth ED. (Source: CS0 2022)

Howth ED 2016 2022 6-year change
Total Population 8,294 8,399 +1.3%
Housing Stock 3,527 3,607 +2.3%

Within this the stated private households amount to 3,125. Of this figure, 87% of the stock are listed
as houses/bungalows and 13% are apartments/flats. An examination of the household types identified
that apart from dwellings/bungalows, flats and apartments are the most common type of
accommeodation among those areas in which renting from a private landlord dominates.

4.4.11 Owner Occupancy

Across the study area, 84% of the housing stock is owner occupied and 13% is rented either through
private landlord or from a public body, as shown in Table 4.7 below. The percentage of rented
occupancy in the small area (SAP2022 ID: 267095005) within which the proposal development site is
located is 12%.

Table 4.7 Private Households by Type of Occupancy (Howth ED) (Source: C50)

Type of occupancy Household % Persons %
Owner Occupied with Mortgage 880 28% 321 _ 39%
Owner Occupied without Mortgage 1,738 56% 3,874 46%
Rented from Private Landlord M6 1% | 64| 10%
Rented from Local Authority | e | = | 116 ' 1%
Rented from Voluntary Body | % 0% 4 %
Occupied free of rent . 55 2% 114 1%
Not Stated s ™M 4 2%
Total 3,125 100% 8340 100%

The percentage of owner-occupied (84%) increased outside the core of Howth town centre. In
contrast, areas around the centre of Howth retained the highest percentage of privately rented
accommodation.

4.4.12 Employment

The standard measure of Monthly Unemployment was 4.4% in April 2024. The seasonally adjusted
unemployment rate for April 2024 was 4.4%, up from 4.1% in March 2024 and 4.1% in April 2023.

At present, the C50 produces a supplementary measure of unemployment in parallel with the routine
Monthly Unemployment Estimate. The methodology for the Monthly Unemployment Estimates
involves forecasting the number of unemployed persons using the trend in the recipient Live Register
series. The Department of Social Protection provides Working Age Income support to people arriving
in Ireland from Ukraine under the Temporary Protection Directive. The Live Register series includes
recipients of these supports who have met the relevant criteria. This has impacted the numbers of
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unemployed, primarily females, in these monthly estimates. The CSO statistical release on monthly
figures issued in April 2024 in respect of March 2023 stated the following:

“The seasonally adjusted number of people unemployed was 124,200 in April 2024, compared with
115,400 in March 2024. There was an increase of 9,900 in the seasonally adjusted number of people
unemployed in April 2024 when compared with a year earlier. The seasonally adjusted number of
unemployed males rose to 60,400 in April 2024, compared with 57,800 in March 2024. The seasonally
adjusted number of unemployed females increased by 6,200 over the month to April 2024 from 57,600
to 63,800,

Figure 1 Live Register Seasonally Adjusted
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Figure 4.12 Live Register Seasonally Adjusted Figures. (Source: C50)

The latest CSO'S Live Register statistical release® (April 2024) shows that 20,264 persons were
benefitting from the EU’'s Temporary Protection Directive included in the Live Register figures of
February 2024, a decrease of 973 persons from the previous month. Overall, the total number of
persons on the Live Register decreased by 300, or 0.2%, over the month from March 2024 to April
2024, see Figure 4.12 above. The C50's monthly unemployment and live register data sets are not
available at the Local Authority level, but nationally, this inhibits accurate analysis of the
unemployment rate in the study area.

The industries that people are engaged in work within the Howth ED are illustrated in Table 4.8
overleaf. Commerce & Trading (35.4%) is the largest sector, followed by Professional Services (23.2%)
and Other (14.2%) with Transport & Communications (12.7%), Manufacturing Industries (6.2%), and
Public Administration (4%).
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Table 4.8 Persons at work by industry within Howth ED - Census 2022

Industry Total Total (%)
(People)

Agriculture, forestry and fishing 25 0.7%
Building and construction 120 3.5%
Manufactuwing industies 211 6.2%

Commerceandtrade 1209  354%

Transport and communications - 434 ' 12.7%

Public administration 138 40%
Professional services 792 23.2%
Cther | 486 ' 14.2%
Total | O 100%

4.4.13 Social Infrastructure

Social infrastructure includes a wide range of services and facilities, including education, health,
community, cultural, play, faith, recreation and sports facilities that contribute to the quality of life.
This application is accompanied by a Social Infrastructure Audit, Childcare Demand Assessment and
School Demand Assessment, which should all be read in conjunction with this chapter. Essentially
these reports confirm that sufficient facilities in this regard are available in the area which can
adequately provide for the anticipated population provided as part of this development.

4.4.13.1 Education and Childcare

Nine childcare facilities were identified within 2.5km of the proposed development site, of which five
were located within 15-min walking (or less) and two are c. 500 metres distance from the proposed
development site, see Figure 4.13 overleaf. There are at least 514 places provided by existing and
permitted facilities, meaning the future demand arising from the proposed development can be
comfortably accommodated.

The Childcare Demand Report, which accompanies this application under separate cover, establishes
that combined there is an estimated demand for 307 childcare spaces in the Howth ED (existing 244
no.) + Claremont, Techrete ( 42 no.) & Santa Sabina (6 no.). There are at least 523 no. places provided
by the existing and permitted facilities within the Howth ED (434 no. existing spaces, 57 no. spaces
permitted in the Claremont development, and 32 no. spaces permitted in the Santa Sabina
development). This means that the future demand arising from the proposed development (15
childcare spaces) can be comfortably accommodated, as outlined in Table 4.9 overleaf. There is no
requirement for the provision of a childcare facility as part of this development proposal having regard
to the existing geographical distribution and capacity of childcare facilities existing and permitted in
the catchment, particularly given the childcare facility currently under construction at the opposite
side of Howth Road at Claremont.
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Figure 4.13 Existing Childcare Facilities & Schools in the Study Area (Source: Googlemaps, edited by MHP)

Table 4.9 Childcare Facilities in the Study Area

No.

Facility

- B * . B

9

Total

i

Deerpark Montesson School

The Cottage Montessori
School

Fairyhill Piayschool
Bracken Hill Nursery School
Rainbow Montessori Sutton

Bumblebee Montessori &
Childcare Sutton

Little People Créche and
Montessor

Mo's Montessori

Charlies Childcare LTD

McCutcheon Halley

Sub- Service Type Age Group Capacity Distance from

Category (Childcare)  (Childcare) Subject Lands
(meters)
Pre-Schoal Sessional 2-6 years 22 115
Pre-School Sessional 2-6 years 22 202 |
Pre-School Sessional 2-6 years 20 860
Pre-School Sessional 2-6 years 55 1420
Pre-School Sessional 2-6 years 22 2,170
Pre-School Full-Time 0-6 years 85 1,340
Pre-School Full-Time 0-6 years 40 2720
Pre-School Sessional + 2-6 years 63 3170
Part time
Pre-School Full-Time 2-6 years 105 3,850
434
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In relation to primary and post-primary school facilities, there are eight primary and five post primary
schools within the 4.5km catchment, equivalent to 15-minute cycling time and 30-minute drive time,
see Figures 4-13 and 4-14. Table 4.10 below includes the full list of primary and post-primary schools
located within 4.5km of the proposed development site.

Table 4.10 Primary and Post-Primary Schools in the Study Area

No. Facllity Category Sub-Category Enrolled Distance from
Pupils Proposed
2023/2024  Development Site (m)
Scoil Mhuire NS Education Primary School 394 c. 890 m
Burrows NS Education Primary School 204 €. 1.2 km
St Fintan's NS Education Primary School 444 €. 1.2 km
St Laurence's NS Education Primary School 433 .34 km
Scoil Naomh Mhuire Agus losef  Education Primary School .4.3 km
(Bayside SNS)
6  Mhuire losef Junior Schoal Education Primary School 364 c. 4.2 km
(Bayside Junior)
7 Stapolin Educate Together NS Education Primary School 240 c. 4.5km
8  StMichaels House Special Education = Primary Special School a7 c.3.2km
School
9  Santa Sabina Dominican College =~ Education Secondary School 727 €. 1.2 km
10 St Fintan's High School Education Secondary School ak! c.2.3km
11 Sutton Park School Education Secondary School 476 . 1.5 km
12  Pobalscoil Neasain Education Secondary School 787 c.3.2km
. 13 StMarys Catholic School For Education Secondary School 213 c.3.1km
Girls
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Figure 4.14 School Catchment with Driving and Cycling Time in the study area

The School Demand Assessment that accompanies the proposed development demonstrates that,

based on the current enrolment figures (2023-2024) versus previous year enrolment figures, a decline

in enrolment has occurred. As a result, there is capacity within the catchment to cater for the school

aged population generated by the proposed development which will be further supplemented by

delivery of the planned new primary school (Belmayne Educate Together Secondary School (ETSS)
permanent building) to be delivered in September 2024 and a post-primary school (Gaelscoil Ghrainne .
Mhaol} in Donaghmeade/Howth which was announced to be delivered in 2021 but is currently

deferred.
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4.4.13.2 Health Services and Wellbeing

There is a wide range of Health and Wellbeing facilities located in the Howth ED area, including GPs,
dental surgeries, physiotherapy, pharmacies and beauty clinic see Figure 4.15 below. Table 4.11

following outlines the type of healthcare and wellbeing facilities identified in the study area.
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Figure 4.15 Health and Wellbeing Facilities in the study area

Table 4.11 Health and Wellbeing Facilities in Study Area

No. Facility Service Distance from subject Lands (m)
1 Redmond Dental Clinic Dentist 1,735
2 Sutton Cross Family Practice GP 1,760
3 Sutton Surgery GP 1,740
4 Sutton Clinic GP 1,475
5 Suzanne Hanway Occupational Therapist 1,080
6 Danal MacNally Opticians Opfician 1,740
T McDermott's Pharmacy Pharmacy 1,760
B Sutton Cross Pharmacy Pharmacy 1,735
9 McCartans Pharmacy Sutton Pharmacy 1,020
10 Sutton Cross Physiotherapy Physiotherapy 1,830
1 NW Athletic Therapy Physiotherapy 1,560
12 Howth Physiotherapy Clinic Physiotherapy 1,190
13 Karen O'Brien Physiotherapy Physiotherapy 1,080
14 Sports Med Ireland Physiotherapy 995

L™
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4.4.13.3 Community and Sport Facilities

A large number of social and community facilities are located within the Howth ED catering for all age

groups and interest. These are shown in Table 4.12 below and in Figure 4.16 overleaf,

Table 4.12 Community Facilities in Study Area

No. Facility Key Activity Category Distance SIA 2023

from Subject  Inspection
Lands (m)
1 | St Fintan's Cemetery Cemetery Cemetery 1,260 03/10/2023
2 & Mary's Abbey Graveyard Graveyard Cemelery 970 03/10/2023
3 St Mary's Church Anglican Church Church 10 031012023
' Howth Presbyterian Church P'Eé::;f:a‘ Church 245 03/10/2023
5 St Mary's Abbey Monastery Church 940 05M10/2023
® | Howth Parish Catholic Church | 2o Catholic Church 1060 | 03/10/2023
Church

7 Sutton Methodist Church Methodist Church Church 1,450 03/10/2023
B i;;:;:ans Parish Catholic Paﬁ;:f.r::ulic Church 1,385 0311012023
8 | St Columbanus Hall Community Hall Community Centre 1,020 03/10/2023
10 | The Old Courthouse Community Hall Community Centre 660 05/10/2023
11 Howth Sea Scouts YouthScout  Community Groups 495 04/10/2023
12 Mafikeng Scoul Group YouthScost  Commu nity Groups . 041012023
13 Howth Irish Girl Guides Youth Scout Community Groups 04/10/2023
14 Howth/Sutton Lions Club General  Community Groups 04/10/2023
L Eﬂf‘m"" Conmuny General Community Groups 660 04/10/2023
16 | Howth Tidy Towns General | Community Groups 04/10/2023
L zﬁfuﬂun Tdiaekial General Community Groups 0471072023
18  Howih Photographic Club General | Community Groups 04/10/2023
19 | Howth Singing Circle General Community Groups 04/10/2023
20 Howth Pathways General  Community Groups 0411072023
21 Howth Garda Station Community Service ~ Public Services 755 05/10/2023
22 Iish Coast Guard - Howth Uit Community Service | Public Services 600 03/10/2023
23 Howth Lifeboat Station " Community Service  Public Services 820 03/10/2023
24 Howth Public Library  Library Public Services 1,060 0311012023
&%, | Howt: Touiet infonmietion Tourist Service Public Services 655 03/10/2023

ﬂ:: McCutcheon Halley
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Figure 4.16 Community Facilities in Study Area

In terms of sports and recreation facilities, Figure 4.17 illustrates the wide range of sport facilities as
well as other smaller sporting clubs and venues in close proximity of the proposed development site.
The recreational facilities and amenities are provided in Table 4.13 below.

Table 4.13 Sports and Recreational Facilities in Study Area

No. Facility Key Activity Category Distance from Subject
Lands (m)

1 The Metrupoﬂ!;ﬂ_f.ch_'uol of Dance Ballet School Dance Schoal 300

2 VKNG Gyms Gym Fitness Club 400

3 Kiwifit Gym Fitness Club 1,420

4  The Gym Howth Gym Fitness Club 1,180

5  Howth Music School Music School Music School 1,080

6 Claremont Beach Beach Outdoor Recreation 385

7 Burrow Beach Beach Outdoor Recreation 1,290

8 | Balscadden Bay Beach Beach Outdoor Recreation 1,160

9 A Tiny Hidden Beach Beach OQutdoor Recreation 2,910
10 | Sutton Strand Linear Park/Beach = Outdoor Recreation 1,240
11 Baltray Tennis Courts Tennis Court Sparts Club 660

12 | Deerpark Golf Park Golf Club Sparts Club 1,770

EFE-. McCutcheon Halley
HEE . -
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No. Facility Key Activity Category

13 Howth Celtic Football Club Football Club Sports Club
14  Beann Eadair GAA Club GAA Club Sports Club
15 | Sutton Lawn Tennis Club Tennis Court Sports Club
16  Sutton Golf Club Gold Club Sports Club
17  Howth Golf Club Golf Club Sparts Club
18 | Suttonians Hockey Club Haockey Club Sports Club
19 Howth Sea Angling Club Angling Club Water Activities
20 Discover SUP Stand-Up Paddle Water Activities
21 Howth Yacht Club Yacht Club Water Activities
22  Shearwater Sea Kayaking Kayaking Club Water Activities
23 Howth Sailing and Boating Club Sailing & Boat Club Water Activities
24  Sutton Dinghy Club Dinghy Club Water Activities
25 | Howth Fishing Spot Fishing Club Water Activities
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Figure 4.17 Sports and Recreational Facilities in Study Area

Distance from Subject
Lands (m)

710
1,040
1,240
1,590
2,230
1,390
1,350
565

B&0

In conclusion, this Social Infrastructure Audit concluded that the proposed development site is well-
serviced by existing provision of services and facilities, well distributed geographically within c. 15 min

i

T
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distance, and within close proximity to a transport hub and, therefore capable to accommodate
existing and future demand derived from the proposed development.

4.5 Do Nothing Scenario

4.5.1 Actual Do Nothing

If the proposed development is not realised, it is anticipated that the proposed development site will
remain in its current condition in the short to medium term and become overgrown by grass and
scrub. The wall may fall into a state of disrepair as it would also become overgrown with ivy.

In the absence of this proposal and having regard to the location of the proposed development site
within the existing built-up area of Dublin City, it is likely that another residential proposal would be
progressed. This is in accordance with national strategic outcomes - NSO 1 — (NPF) to deliver a greater
proportion of residential development within the existing footprint of built-up areas and to make
better use of under-utilised land serviced by existing facilities and public transport.

The effect of the construction of another residential scheme at this location would likely be similar to
the effects of the proposed development as outlined in this chapter. The key variable during the
operational phase would relate to the form of any future development proposal. Should a lower scale
scheme be progressed, then the likely visual impact may theoretically be reduced; however, in the
absence of scheme specifics, it is not possible to rate the effect with any degree of confidence.

in the absence of development of the site, the impact is determined to be negative, with significant
effects on the delivery of much needed homes within the existing footprint of Dublin and City suburbs.
Without developments such as this proposal, on residentially zoned land close to public transport, the
existing unsustainable pattern of urban sprawl that extends the physical footprint of urban areas and
continued affordability issues are likely to continue.

In terms of Population and Human Health, a ‘do nothing’ scenario, which is to say not developing these
lands, would represent a lost opportunity to develop lands for residential use in close proximity to the
centre of the Howth town centre. Thus, the proposed development site would remain underutilised,
and it would not contribute to increasing the provision of housing in this area.

4.6 Difficulties Encountered

There were no difficulties encountered preparing this chapter.

4.7 Consultation

Two meetings were carried out with the Planning Authority ahead of formal lodgement of this LRD
planning application. A Section 247 consultation and LRD meeting was held with representatives of
Fingal County Council in advance of making this planning application. An LRD Opinion was issued in
response to the LRD meeting which took place in December 2023. Further detail in this regard is
provided within the Planning Statement that accompanies this application under separate cover. The
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proposed development has been designed having full regard to the specific requirements, and the
application is accompanied by the additional reports as highlighted.

4.8 Impact Assessment

This section describes the environmental effects that are likely to arise during the construction and
operation of the proposed development. Section 4.9 sets out the mitigation measures required to
alleviate identified effects. Section 4.10 presents the residual impact, which is an assessment of
impacts post mitigation.

Potential impacts are considered under the following headings in line with the Guidelines set out in
section 4.4 of this chapter:

=  Population

»  Employment and Economic Activity
= Health

* Residential Amenity

* Local Amenity Impacts

Specific effects with respect to matters such as air quality, noise, traffic, visual impact etc., are dealt
with in the respective assessments in separate chapters of this EIAR.

4.8.1 Construction Phase

The potential impacts of the proposal during the construction phase of the development are outlined
below.

48.1.1 Population

It is estimated that during peak construction, there will be an average of 50 people employed on site.
It is not anticipated that this will generate a temporary increase in population locally as employees
will travel to the proposed development site from their existing place of residence. The likely impact
on the population is thus neutral and not significant.

4.8.1.2 Employment & Economics

A vital characteristic of the proposed development in terms of its potential economic impact relates
to its capital value, of which a significant portion will be for the purchase of Irish sourced goods and
services. The construction phase (approx. 18 months) will provide a boost for the local construction
sector in terms of employment generation (average of 50 people employed on-site), capital spend on
materials and construction labour costs, and it will generate additional spending on the local economy
(retail and local shops). It will complement the new retail, commercial and community uses that are
currently under construction on the adjoining Claremont site.

The staff will comprise of managerial, technical, skilled and unskilled workers and as far as practicable,
local labour will be employed. It is unlikely that the proposed development will increase the
population of the area as a result of the construction phase.
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In addition to direct employment, there will be substantial off-site employment and economic activity
associated with the supply of construction materials and provision of services, such as professional
firms supplying financial, architectural, engineering, legal and a range of other professional services
to the project, and additional spending in local shops and other local retail services and as a
consequence of the presence of construction staff during the construction phase.

The overall predicted impacts associated with the construction phase on the working population and
local economy are likely and will have a positive, temporary/short-term, not significant effect.

4.8.1.3 Health

Construction sites pose potential risks to the health and safety of the public. However, access by the
public would be considered trespassing on private property. In the absence of mitigation, the effect
would likely be negative, with an effect that might range from slight to profound depending on the
magnitude of the incident.

In the absence of standard construction mitigation measures, likely significant impacts would arise
from construction traffic, noise, dust, and visual effects. It is noted that the potential for effects on
population and human health during the construction phase are dealt with in this EIAR under the more
specific topics of the environmental media by which they might be caused including landscape and
visual, air quality, traffic and noise.

4.8.1.4 Residential Amenity

The anticipated likely significant effects in the absence of mitigation on residential amenities relate to
disruption due to increased construction traffic movements on the local road network, noise, dust and
visual impact arising from plants (e.g. cranes) necessary to deliver the development.

In the absence of mitigation, the anticipated impact on residential amenity would be local and of
temporary to short-term duration with a moderate significance.

Specific potential for effects on residential amenities during the construction phase is dealt with in
this EIAR under the more specific topics of the environmental media by which they might be caused
including air, traffic and noise.

4.8.2 Operational Phase

4.8.2.1 Population

Regarding population, the proposed residential scheme will result in a generally positive alteration to
the existing greenfield site which will serve to the growing population of the area. It is anticipated that
the proposed development will accommodate a projected full-time population of approximately 370
persons®. Overall, the likely impact of the proposed development of the operational phase on
population is determined to be a moderate-significant, positive and long-term.

* Estimated future population based the national household average of 2.74.
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The Childcare Demand Assessment that accompanies this application notes that the scheme would
generate a demand for 15 spaces in conjunction with the provision of 72 units capable of
accommodating families on the proposed development site. The cumulative demand for childcare in
Howth ED is established to be 244 spaces. There is capacity for 226 spaces within the 2.5km catchment
as confirmed by the phone survey undertaken on the 15th of May 2024, It was also confirmed that
the 4 existing facilities within the catchment have 27 available spaces. There are at least 89 childcare
spaces provided by the permitted (and under construction) facilities (Techrete (57) & Santa Sabina
(32)), meaning the future demand arising from the proposed development (15 childcare spaces) can
be comfortably accommodated.

The impact of the proposed development on childcare facilities is determined to be locally neutral
with an imperceptible significance.

As outlined in the School Demand Assessment which accompanies the application under separate
cover, it is estimated that the proposed development will generate 24 primary school children and a
requirement for 16 post-primary school places. It is noted that there are eight primary schools and
five post-primary schools with the study area (4.5km catchment, equivalent to 15-minute cycling time
or 30-minute drive time). Overall, the impact of the proposed development on primary and post
primary schools is determined to be locally neutral with a not significant effect.

There is a wealth of existing amenities in the wider area including sports and recreational facilities.
The increase in population will place additional demands on existing amenities but will also provide a
critical mass to support the delivery of social infrastructure. Within the proposed development a series
of public and communal open spaces are planned that will ensure future occupants benefit from
access to a range of recreational opportunities within the site. The proposed communal and public
open spaces incorporate play areas for toddlers, primary school children and teenagers that will
further enhance the provision locally and the effect is deemed positive.

To support sustainable travel, it is necessary for future population growth to predominantly take place
in sustainable compact urban areas, which discourage dispersed development and long commuting.
Development of the site at Howth would deliver a critical mass of growth in population that would
ensure the long-term viability of public transport infrastructure presented in the area. The effect is
thus determined to be moderate-significant, positive, and permanent.

4.8.2.2 Employment & Economy

In terms of the operational phase, the potential employment opportunities will be limited given that
residential is the predominant land use proposed. MNotwithstanding this, there will be some
employment created in the servicing and maintenance of the apartment buildings and for the upkeep
of the landscaped areas.

The economic impact of the operational phase on the immediate area would therefore be positive
permanent, and given the modest nature of employment opportunities, of imperceptible significance.

The new residential population will generate additional spending within the Howth area which will

likely have a permanent, slight, and positive impact on local economic activity generated through the
multiplier effect.

. MCEU‘?h??” Ha"‘f‘r‘ Deer Park, Howth EIAR | May 2024 | 4-33

# CHARTERED PLA



4.8.2.3 Health & Residential Amenity

Insufficient physical activity has been identified by the World Health Organisation (WHO) as the fourth
leading risk factor for global mortality. Urban air pollution and traffic injuries are also responsible for
a further 2.6 million deaths annually. The health benefits of active transport (walking and cycling
combined with public transport) can prevent many of these deaths from physical inactivity.

The proposed scheme minimises carparking and prioritises both pedestrian and cyclists. 410 bicycle
spaces (342 no. secure bicycle parking and 68 visitor bike spaces), which equates to approx. 3 bicycle
parking spaces per unit. The layout provides for the segregation of pedestrians and traffic and
incorporates the principles of universal access and the requirements of Part M of the Building
Regulations so that the development will be readily accessible to all, regardless of age, ability or
disability. The predicted effect of these combined measures on the health and wellbeing of future
occupants is significantly positive.

The integration of energy efficient measures into the design will provide for healthier living standards
for future occupants and less dependence on fossil fuels for energy generation. This coupled with the
carparking (63 surface car parking spaces which equates to 0.47 no. of space per unit). This lower rate
will result in significant CO; savings, promote a modal shift, will contribute to improved air quality and
the impact is likely to be locally significantly positive and of permanent duration.

Achieving a high quality living environment requires an integrated and balanced approach when
designing a scheme. In this regard, the proposed new home benefit proportions and layouts that meet
modern living expectations. The configuration of the proposed development in 2 buildings of four
blocks proposes a modest height (3-5 storeys), 37% of the total application area is retained as open
space and this is a positive effect. High guality and sufficient quantum of open space is critical to
health and well-being and is an important design consideration where higher density development to
achieve compact growth is an overarching objective.

There are significant benefits for population and human health in pursuing this approach, bringing
people closer to where they can access daily living needs, improving air quality and reducing
greenhouse gas emissions,

The design of the proposed apartments includes a combined Living, Kitchen, Dining (LKD) format. This
results in a layout with generously proportioned deep floor plans that exceed minimum requirements,
see Housing Quality Audit (HQA).

Dual-aspect dwellings greatly enhances the likelihood that the internal environment of a dwelling will
perform well and have a positive effect on the well-being of the occupants. The design maximises the
number of dual-aspect apartments to achieve the many inherent benefits of this approach. These
include better daylight, a greater chance of direct sunlight for longer periods, natural cross-ventilation,
a greater capacity to address overheating, a choice of views, greater flexibility in the use of rooms,
and more potential for future adaptability by altering the use of rooms. The proposed development
site is central and accessible, so under SPPR 4 of the Design Standards for New Apartments 33% of the
apartments should have dual aspect. Within the proposed development 74 units or 55% are dual
aspect. This is determined to be a Very Significant Positive.
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To provide private amenity space, each apartment benefits from access to balconies and ground floor
terraces. The position of balconies is carefully considered to avoid overlooking thereby providing
guality private amenity space. The effect of these measures is positive.

This application is accompanied by a Daylight & Sunlight Report prepared by BPC Engineers and
should be referenced in conjunction with this chapter. In terms of amenity areas (public and
communal amenity area, see Figure 4.18 below), the report demonstrates that communal amenity
areas, located on the ground floor of each block and dedicated roof garden, and public open space
will have excellent levels of daylight and will receive a level of sunlight in excess of the recommended
levels (Sunlight BRE Guidelines “at least half of a garden or amenity area should receive at least two
hours of sunlight on 21 March’). The analysis demonstrates that the design of the amenity space is
positive in this regard.

Figure 4.18 Communal and Public Open Space areas

The results of the Daylight and Sunlight Assessment show that the proposed development will have a
negligible impact on surrounding buildings with respect to:

®  access to skylight;
= access to sunlight; and
= sunlight to gardens/open spaces.

All rooms tested in the proposed development meet the minimum recommendations for internal
daylight provision as set out in the BRE Guide and BS EN 17037 (National Annex).

Greater than 50% of each open amenity space of the proposed development site can receive more
than 2 hours of sunlight on March 21st. Therefore, the proposed open spaces exceed the BRE's
recommendation for sunlight to open spaces and should appear adequately sunlit throughout the
year. Overall, the development has been designed with due consideration for sunlight and daylight
and meets the recommendations as set out in the BRE Guide — BR 209 “Site Layout Planning for
Daylight and Sunlight, A guide to good practice (2022)".
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The accompanying Daylight and Sunlight Assessment outlines that the results meet the
recommendations of the BRE Guide and show that the proposed development will have a negligible
impact on skylight to the existing neighbouring dwellings.

Figure 4.19 Proposed Model and adjoining dwellings - Perspective view facing north (Source: BPC Engineers)

It was deemed that no detailed sunlight analysis to the neighbouring dwellings was required for a
number of reasons:

* The windows on the neighbouring dwelling at 90 Howth Road that have a view of the
proposed development are orientated within 90 degrees of due North. Windows that lie
within 90 degrees of due north are unlikely to meet the criteria and can be excluded.

=  As a result of the obstruction angle of the proposed development site is less than 25 degrees
for all main windows facing the proposed development there will be a negligible impact on
sunlight to these dwellings.

=  All main windows tested using Vertical Sky Component (VSC) analysis have VSC values greater
than 27% with the proposed development in place, indicating that there will be a negligible
impact on sunlight to the existing dwellings.

Due to the scale and distance of the proposed development (setbacks ranging from 26m-44m) from
the existing neighbouring dwellings, there will be a negligible impact on sunlight to the neighbouring
gardens. To demonstrate that there will be a negligible impact to the gardens, the sunlight availability
was checked for the closest neighbouring gardens at:

= 90 Howth Road, and
= 91 Howth Road.

The analysis shows more than 50% of each garden tested receives at least 2hrs of sunlight on March
21st before and after the proposed development. There is no reduction in the area receiving 2hrs of
sunlight on March 21st for all gardens. There will be a negligible impact on sunlight to existing gardens
as a result of the proposed development.
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The property at 91 Howth Road (Tig Bhride) has PV arrays (solar panels) on the roof. The impact of the
proposed development on the annual solar radiation received by these PV arrays was assessed. The
analysis highlighted that there is only a 1% reduction in the mean annual solar radiation for the south
facing array and a 5% reduction for the east facing array, which is well below the maximum
recommended reduction of 15% (0.85 times former value) provided in the BRE guide.

Achieving the high quality design e.g. large windows, generous room sizes and private amenity space
results in a deep floor plan for LKDs and this can affect daylight penetration. The design incorporates
extensive glazing to mitigate this.

Overall, it is determined that the design would provide future residents with a high quality and
comfortable living environment and the effect is positive.

The Daylight & Sunlight Report presents the results of an assessment of the effect the proposed
development would have on the level of daylight and sunlight received by existing neighbouring
residential properties located to the west. The analysis demonstrates that the proposed development
would not result in a perceptible level of reduction to the daylight or sunlight received by the existing
properties. The proposed development would also have an imperceptible effect on the level of
sunlight received by the gardens of the neighbouring properties. Therefore, it is concluded that the
design of the proposed scheme is favourable in terms of impact as no existing properties will
experience any noticeable drop in levels of daylight or sunlight and the effect is neutral and
imperceptible.

4.8.2.4 Local Services & Amenities

The proposed development provides high quality communal and public open space. The communal
amenity space is laid out with a hierarchy of uses including passive recreational areas and play space
for children. The public open space is conveniently located to the north of the proposed development
site where it will be most accessible. The inclusion of high-quality landscaping proposals and dedicated
play areas is determined to be locally positive with a permanent duration.

The Social Infrastructure Audit, submitted with the application, demonstrates that there is sufficient
infrastructure within the study area. The proposed development site incorporates dedicated play

areas within the communal and public open space, as detailed in the Landscape Plan provided under
separate cover.

As outlined above (Section 4.8.2.1), there is a latent capacity to cater for the proposed development
and support the needs of the likely childcare, primary and post-primary school population generated
by the scheme. Please refer to the Childcare Demand Report and School Demand Assessment
included with this application under separate cover. Accordingly, the impact is deemed locally neutral
with a significance that at worst would have a moderate effect.

4.8.3 Cumulative Effects

The approved Claremont scheme at the former Techrete site (Reg. Ref: ABP 306102) together with
this proposed development will provide 647 new homes in Howth. Having regard to the historical low
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delivery of homes in the area and the housing crisis that exists across Dublin City and Suburbs, this is
a Very Significant Positive effect.

The Claremont scheme includes play areas dedicated to different age groups. Together with the
proposed development site, the realisation of new amenities, particularly play areas is deemed Very
Significant and Positive.

The proposed development together with the Claremont scheme will increase demand on local
infrastructure and services. This will include increased demand on potable water supply, foul water
treatment capacity, gas supply, electricity supply, and telecommunication (fibre/broadband] capacity.
There will be an increased demand on creche, primary and secondary schools in the locality. The
supporting reports included with this application demonstrate together with Confirmation of
Feasibility from Uisce Eireann that the cumulative effect will be neutral with a significance ranging
from slight to moderate.

Allowing people to live in close proximity to reliable public transport infrastructure (DART Howth
Station) will contribute toward reducing dependence on car-based travel and this will be positive in
the context of greenhouse gas emission reductions. Furthermore, these developments will generate
additional population locally and the consequent effect will be increased demand for local services.
The effect is locally moderate with a permanent effect.

4.9 Mitigation Measures

4.9.1 Incorporated Design

The proposed development complies with the Building Regulations which provide for the safety and
welfare of people in and about buildings. The Building Regulations cover matters such as structure,
fire safety, sound, ventilation, conservation of fuel and energy, and access, all of which safeguard users
of the buildings and the health of occupants.

The proposed design provides for the segregation of pedestrians and bicycle traffic from motorised
traffic. The design also incorporates the principles of universal design and the requirements of Part M
of the Building Regulations so that the development will be readily accessible to all, regardless of age,
ability or disability.

The integration of energy efficient measures into the design will provide for healthier living standards
for future occupants, less dependence on fossil fuels and associated improved air quality. The
availability of on the doorstep public open space, amenity spaces, and a highly accessible layout across
the scheme including segregated pedestrian entrances which is strategically located proximate to the
village of Howth will encourage sustainable modes of outdoor access for a wide age group.

4.9.2 Construction Phase

A Construction and Environmental Management Plan (CEMP), and Resource Waste Management
Plan (RWMP) for the proposed development are included in the application documentation. The
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CEMP & RWMP will be further updated by the contractor, agreed with Fingal County Council prior to
commencement, and implemented by the selected contractor after any consent is received.

All construction personnel will be required to understand and implement the requirements of the
CEMP and RWMP and shall be required to comply with all legal requirements and best practice
guidance for construction sites.

The CEMP provides for a construction phase management structure to ensure that environmental
protection and mitigation measures are put in place. The CEMP requires that these measures will be
checked, maintained to ensure adequate environmental protection. The CEMP also requires that
records will be kept and reviewed as required to by the project team and that the records will be
available on site for review by the planning authority.

All construction personnel will attend induction and training classes as required to ensure that the
CEMP is effectively implemented. The CEMP will comply with all appropriate legal and best practice
guidance for construction sites,

Project supervisors for the construction phase will be appointed in accordance with the Health, Safety
and Welfare at Work (Construction) Regulations 2021 (as amended), and a Preliminary Health and
Safety Plan will be formulated during the detailed design stage which will address health and safety
issues from the design stages, through to the completion of the construction phases.

Adherence to the construction phase mitigation measures presented in this EIAR will ensure that the
construction of the proposed development will have an imperceptible and neutral impact in terms of
health and safety during the short-term duration of the works.

4.9.3 Operational Phase

The proposed development is of a high quality design that incorporates generously sized dwellings
with integrated energy efficiency measures and an abundance of open space. The impact assessment
section did not identify likely significant negative environmental impacts on population and human
health arising from the operational phase of the proposed development. Accordingly, mitigation
measures are not proposed.

4.10 Residual Impact Assessment

The residual effect of the proposed development for population and human health is determined to
be significantly positive having regard to the delivery of much needed new homes in a location that

has the carrying capacity in terms of both services and amenities to support the population generated
by the scheme.

Allowing people to live in close proximity to their daily living needs and with access to more than one
mode of public transport (DART & Bus) to access employment locations is a significant positive effect
for population and human health.
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4.11 Interactions

During the construction phase:

= Landscape and Visual - Construction processes and plant such as cranes used during the
construction phase may give rise to visual impacts.

= Material Assets —Traffic and Transport: Increased construction traffic movements on the local
road network during the construction phase may give rise to noise, dust, and road safety
impacts.

=  Material Assets — Built Services: Excavation during the construction phase may give rise to
risks to human health from contact with live electricity lines or damage to live gas pipelines.

= Noise and Vibration: There is potential for effects on human health associated with noise
during the construction phase which may impact upon amenity.

During the operational phase:

* Landscape and Visual - The landscape plan will impact the quality of the private, communal
and public open spaces, which could impact people’s health and well-being.

=  Material Assets — Traffic and Transport: The proposed development’s proximity to services,
amenities, and high-quality public transport would interact with patterns of traffic and
transport locally during the operational phase. Traffic flows within the site have the potential
to create safety risks for pedestrians and cyclists.

*  AirQuality: Energy efficient design within the proposed development may give rise to reduced
electricity consumption by future residents, potentially decreasing dependence on fossil fuels
for energy generation, resulting in improved air quality. There is potential for impact on
human health from a deterioration in air quality associated with emissions from vehicles.

* Climate: Energy efficient design within the proposed development may give rise to reduced
electricity consumption by future residents, potentially decreasing dependence on fossil fuels
for energy generation, resulting in significant CO; savings.

The potential significant effects on population and human health arising from these interactions have
been considered within the relevant discipline and mitigation measures outlined where required. With
mitigation measures in place, no significant permanent residual negative effects will occur.

4.12 Monitoring

Measures to avoid negative impacts on Population and Human Health are largely integrated into the
design and layout of the proposed development. Compliance with the design and layout will be a
condition of any permitted development.

No specific monitoring is proposed in relation to this section. Monitoring of standard construction
mitigation measures as outlined in this EIAR will be undertaken by the appointed contractor.
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4.13 Worst Case Scenario

The worst-case scenario on population and human health is considered to be the risk of an accident
during the construction phase. According to the Health and Safety Authority® , in 2023 there were 11
fatal accidents recorded equivalent to 26% of the total fatal work-related incidents. In 2022, 7 fatal
accidents occurred in construction equivalent to approx. 25% of the total fatal work-related incidents.
This represents an increase from the number recorded the year previous.

The HS5A has undertaken a range of activities in regulation, education, accreditation and enforcement
to reduce incidents on construction sites. The appointed contractor is required to comply with all
relevant Health and Safety legislation and the risk of a fatality is deemed unlikely,

This worst-case scenario is considered unlikely, and the significance of the effect is indeterminable.

4.14 Conclusion

There are no significant adverse effects with respect to socio-economic factors, land use, or the
amenity value potential of the area. Issues which may cause risks and hazards during the construction
and operational phase of the development are given due consideration. All necessary mitigation
measures will be put in place to ensure the health and safety of all site personnel and neighbouring
properties. All other environmental aspects relating to the human environment which could have an
adverse effect on the local population such as soils, geology & hydrogeology, water and ecology have
been addressed in the relevant chapters of this EIAR.

¥ Available via: hitps://www.hsa.ie/eng/topics/statistics/annual_review of workplace injury illness and fatality statistics/annual-
review-of-workplace-injuries-illn -and-fatalities-2021-2032 2 pdf: and

https://www hsa le/eng/news events media/news/press releases 2024/health and safety authority reports 43 work-
related fatalities in 2023 html
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5 Landscape and Visual

5.1 Introduction

This chapter of the EIAR was prepared to assess the potential significant effects of the proposed
development on the landscape, views and visual amenity of the study area of the subject site itself at
Deer Park in Howth, as well as the surrounding landscape context including views to and from the site
from the wider landscape that are considered as representative sensitive receptors.

This chapter should be read in conjunction with the verified views/photomontage document prepared
by 3D Design Bureau, which forms an appendix to this EIAR (See Appendix 5.2 Photomontages).

5.2 Expertise & Qualifications

This chapter of the EIAR has been prepared by Margaret Egan, MILI, of Ait Urbanism + Landscape Ltd.
Margaret Egan (MILI) is a director of Ait Urbanism + Landscape Ltd, and has over twenty years’
experience working as a Landscape Architect and LVIA Specialist in the public and private sector,
undertaking Landscape and Visual Impact Assessments for a vast range of project types and
complexities.

Margaret holds the following qualifications: Irish Landscape Institute, Professional Practice
Examination 2005, Diploma in EIA Management, UCD 2003, Bachelor in Landscape Horticulture, UCD
1999, Bachelor of Science (Environmental Resources Management), DIT 1993 and has been involved
in the preparation of LVIA's for the following projects:

*  Newmarket Square Development SHD, LVIA (Mixed Use, multi-storey) Dublin 8
*  Brighton Grove LRD LVIA, Foxrock Co. Dublin

»  Greystones Media Campus LVIA, Greystones, Co. Wicklow

*  The Speaker Conolly Public House, Mixed Use Development, LVIA, Firhouse, Co. Dublin
» Northwood 2E, SHD, LVIA, Santry, Co. Dublin

* (Coolegad LRD, LVIA, Greystones, Co. Wicklow

* Glebe House LRD, LVIA, Blackrock, Co. Dublin

* Former Europa Garage site, LVIA, Newtown Avenue, Blackrock, Co. Dublin

*  Parson Street Maynooth, LVIA, Co. Kildare

=  The Farm at Cashel Palace LVIA, Cashel, Co. Tipperary

= Cookstown Road SHD, Enniskerry, LVIA, Co. Wicklow

= SHD Whitechurch Road, LVIA, Edmondstown, Dublin 16
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5.3 Proposed Development

The full description of the proposed development is outlined in Chapter 2 ‘Development Description’
of this EIAR.

GLL PRS Holdco. Limited intends to apply to Fingal County Council for permission for a Large-scale
Residential Development on lands adjoining Howth Demesne, Deer Park, Howth, Co. Dublin, with a
total site area of approx. 1.5 ha.

Planning permission is sought for a large-scale residential development on an overall site of
approx. 1.5 hectares. The development comprises the delivery of 135 dwellings including 63 no.
1-bedroom units and 72 no. 2-bedroom units across two offset blocks ranging in height from 3-5
storeys. 63 car parking spaces including 4 accessible spaces & 13 EV charging spaces and 6
motorcycle spaces proposed at surface level. A total of 410 bicycle spaces are proposed
including the provision of secure bicycle stores. Partial demolition of 3 sections of the existing
northern boundary wall, which fronts Howth Road, proposed to facilitate vehicular and
pedestrian access. Undergrounding and relocation of existing ESB overhead lines and diversion
of existing distribution gas pipes around the site are also proposed.

Aspects Relevant to this Assessment

The proposed development aims to deliver a high quality, medium to high density residential
development on the south side of Howth Road in close proximity to Howth town and harbour, in lands
that were formerly part of the Howth Demesne landscape, and adjacent to the Howth Castle Demesne
Architectural Conservation Area (ACA). The lands at Deer Park are an underutilised greenfield land
bank strategically located within walking distance of Howth town centre, which is part of the Dublin
Metropolitan Consolidation Area. The site is served by Dublin Bus and DART services (less than 500m
to the northeast), and is in close proximity to coastal amenities, beaches, open spaces, coastal walks
and golf course.

Howth town, harbour and Howth Head combine to provide a wealth of amenities for residents of the
local community, and also serves as a destination for visitors from further afield. In the summer
months, Howth is also accessible by sea for day trippers from Dublin City and Dun Laoghaire, with
some boating companies providing Howth Cliff Cruises. There is a large sea faring community locally,
with many boats visible in and around the harbour.

There is a local fishing industry with wholesale fish markets established at the harbour for commercial
sales. Smaller scale fish mongers are also based within the harbour and Howth town. On a recreational
level, the harbour attracts many solo fishermen fishing on the piers at the harbour. The summer
months see the town and harbour area activated with festivals, families on days trips utilising the open
spaces and playgrounds. Therefore, the town and harbour can be, and have historically been regarded
as a much sought after place to live, given the multitude of amenities, recreational activities, and its
coastal landscape amenity.

In conjunction with the above, the subject site is zoned for residential development. Howth Castle is
approximately 100m to the south of the site, 5t Mary’s Church is approximately 100m to the east of
the site. Both are protected structures and designated along with a large area of historic demesne
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woodland which surrounds the buildings as an Architectural Conservation Area (ACA) in the Fingal
County Development Plan 2023-2029.

A substantial area of Howth Head, further east and south of the site, has a Special Amenity Area Order
(SAAD) for its protection and in recognition of its recreational and amenity value. The southern part
of the subject site lies within a High Amenity area and within the southern extents of the Howth Head
buffer zone.

These built, cultural and natural heritage assets present sensitivities to and opportunities for
development of the underutilised lands at Deer Park. The following are the key sensitivities that have
been considered in the design process of the proposed development at the subject site at Deer Park
to date:

= Historical landscape setting

= |ts proximity to protected structures of Howth Castle Demesne Architectural Conservation
Area (ACA)

= |ts proximity to a High Amenity Area (including a southern portion of the site)

= |ts proximity to the Special Amenity Area Order (SAAOQ) of a large area of Howth Head
(including a buffer zone on the southern portion of the site)

= |ts proximity to protected /preserved views

* The topography of the site

= |ts proximity to Howth Road and adjacent suburban residential development

=  Proximity to Howth town and harbour

» The open, coastal landscape character type of the local and wider landscape that is highly
sensitive

With regard to its potential landscape and visual effects, the key characteristics of the proposed
development are:

®  Sjte layout, height and massing

*  Architectural materials and treatments en facade

* Landscape Site Plan proposals for the Deer Park development, prepared by Ait Urbanism +
Landscape Ltd. that accompany this planning submission

Site layout, height and massing

The proposed Large Scale Residential Development (LRD) is 3-5 storeys in height with the public
elevation predominantly facing the Howth Road set back from the historical stone wall boundary of
the Howth Demesne as a design response to its sensitive historical landscape context. Architectural
treatments such as recessed balconies address the corner of the Howth Road frontage, and the
materiality and architectural expression are sensitively considered to take account of the significance
of the sites’ location adjacent to the gate to Howth Castle and the entrance to Howth town and
harbour.

The mass of the proposed built environment is broken down into two offset blocks to maximise
available sunlight. The breakdown of the two blocks (Block A with Block B, Block C with Block D) create
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three distinct areas of public realm, comprised of both soft and hard landscape materials as part of a
high-quality landscape site plan for the site.

To the east of the proposed 3-5 storey-built environment, there is a proposed public open space with
two pedestrian access point formed through openings in the existing historic Deer Park stone wall
leading to a sheltered public garden. A central communal courtyard style garden is defined between
the two blocks with a sheltered pergola allowing for social gatherings. To the west of the blocks is the
proposed vehicular entrance into the site through an opening in the historic boundary wall. Parking
has been located as close to the entrance as possible with parking bays broken up with street trees.

The proposal seeks to balance the need to provide increased density while being cognisant of the
existing local residential amenity and the historical context of the entrance to Howth Castle.

The proposed ‘Build to Sell’ development includes 135 no apartments in a mix of 1 and 2 bedrooms,
over 3-5 floors. The ground floors contain the bin, bike stores and plant rooms. Both blocks face the
open landscaped garden and woods to the golf club.

Connectivity is an important consideration within the overall design as well as the objective to create
a sense of place by designing an attractive residential area set within and adjacent to a historical
landscape setting.

The design team have collaborated to ensure that the proposed development:

* Remains sensitive to the visual and historical context of the Howth Castle Demesne ACA and
amenity of existing adjacent dwellings

* Remains sensitive to designated Preserved Views (Fingal County Development Plan 2023-
2029)

= Provides generous levels of public and communal open spaces.

=  Provides safe vehicular, pedestrian and cycle access.

=  Provides a new open activated residential area with ease of connectivity to Howth town and
harbour.

* Provides a mix of 1, and 2 -bedroom units which are in short supply locally.

The proposed development is highly permeable to residents with looping pathways linking the public
open space, communal garden and main entrance. To the south of the site is the wooded amenity
landscape of the Howth Golf Course lands which forms a backdrop to the proposed development. In
the southwest an area (within zoned area of High Amenity) will be re-wilded and a small allotment
area will be set aside for residents’ use. Bicycle parking is provided across the site and has have been
carefully considered in terms of accessibility and security for bike users. Bin stores are centrally located
and can be accessed from either side for greater accessibility.

Architectural materials and treatments en facade

A number of architectural design features are proposed that allow the built form to visually recede
and are of particular note along the proposal’s elevations to the Howth Road which the proposed
scheme will the most visible. These include:
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. »  Setbacks and step downs of the built environment

» Recessed balconies

* Recessed punctuations to the facade which reduce the apparent length of the elevation.

= ‘Earth and sand colour tones’ in the material finishes that soften the overall appearance of
the built form, and include warm and neutral brick, warm browns to the metal claddings to
the top floor setbacks, brown/green metal railings to the balconies. These earth and sand
tones finishes are reflective of the colours in the immediate historical landscape setting and
also in the local coastal setting; these will assist in reducing the overall apparent massing of
the development in the landscape.

Refer to JFA Architectural Design Statement for details.

Figure 5.1 Site Layout (JFA)
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Landscape Strategies
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Figure 5.6 Landscape Site Plan

Refer to Landscape Strategy and Report, Landscape Site Plan + Sections by Ait Urbanism + Landscape
Ltd. which accompany the planning application documents for further details.

Pocket Park

A publicly accessible pocket park is provided on the east side of the development. The pocket park can
be accessed through two openings in the existing stone wall and also directly from the apartments via
2 access gates. The Park will have open lawn areas for informal play and kickabout with seating areas
to rest and socialise. Circulation is arranged as a loop for walkers and as a general amenity that allows
exploration of the wider site. Along the path, on the eastern side, there are calisthenics and gym
equipment with a grass mounds providing privacy for outdoor gym users.

A grove of existing trees to the south will be reinforced with new tree planting to form an attractive
open woodland grove with a carpet of spring flowering bulbs. The Pocket Park will be secured from
the apartments with steel railings.

Communal Open Space

All four apartment blocks enclose and overlook a large central communal garden space. The
communal garden will incorporate an equipped children’s play area and play activities for teens and
adults (table tennis, chess). Adjoining the play area to the north will be an open lawn area for informal
play. Seating is provided overlooking the lawn and play areas and positioned to enjoy southerly aspect.
Generous buffer planting separates the active parts of the communal garden form the ground-floor
apartments.
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The Landscape Site Plan also provides the following amenities:

*  Dry Riverbed - Nature play and SuD5

*  Qutdoor Gym and Calisthenics area - Nature Trim Trail
* Woodland Nature Play Garden

* Play Area

The principal public open space is located in the east of the development and has two public access
points directly from Howth Road with two gates providing access from the apartments in the west.
The public open space is comprised of three zones of different characters containing an informal play
‘Dry Riverbed’ which acts as a SuDS area, a pocket park, and a second informal play zone in the
woodland in the southeast part of the development.

There are two generous size seating and socializing zones in the Pocket Park section. In the central
part of the site, between the apartment blocks, there is communal open space with a substantial-sized
socializing area with a retractable canopy pergola.

On both sides are SuDS detention basins of which is larger and can be used as a kickabout area. In the
upper part, there is a second, smaller seating area. A play area for toddlers and young children is
located in the southern part of the space and additionally, there is an informal play space with a series
of small mounds and flowering small trees up from the socializing space.

In the south-west corner of the site, there is an area zoned High Amenity in the Fingal Development
Plan 2023-2029. The landscape proposals endeavour to provide a more natural approach to the design
and include nature pathways via a mowed strip through the meadow where residents can enjoy walks
surrounded by nature. One part of that path will be slightly larger and provide seating / stumping
wooden trunks for children to play and adults to be able to sit and relax.

The importance of existing trees and hedgerows is acknowledged as a landscape asset with the
majority being retained. Proposed tree removal will be limited to small section of the southern tree
belt. (G102: Tags 174-222 Birch Tree group (Betula spp), opproximately 89sq.m to facilitate proposal;
G103: Tags 5317-5346 Scots Pine Group (Pinus sylvestris): removal of 5no. Scots pine to allow 5m
working space/access for construction. Tree No. 68 (No Tag No: single stem growing from hedgerow).
One street tree located outside the stone wall adjacent to the pathway on Howth Road to the north-
east of the site, an early mature Rowan Tree (Sorbus aucuparia) Tree No. 2(P), will be removed to
facilitate sight-lines onto Howth Road from the proposed development.

The majority of the trees including avenue, ornamental, and small flowering trees are native and/or
biodiversity friendly. The proposed planting mixes in both the public and communal open spaces are
primarily of native, pollinator-friendly planting species with ornamental species providing additional
visual and seasonal amenity interest. To ensure maximum development and healthy growth, trees
between parking spaces have a min. of 16cu.m of rooting volume.

5.4 Methodology

Landscape and Visual Impact Assessment
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This Landscape and Visual Impact Assessment describes the existing receiving environment, the
contiguous landscape and the methodology utilised to assess the effects of the proposed

development. It assesses the visual extent of the proposed development and the proposal’s visual
effects on key views throughout the study area.

The study area referred to in this chapter includes the Deer Park site itself, lands to the immediate
north, south, east and west as presented in the landscape analysis mapping and drawings in Figures
5.10 to Figure 5.18 below.

The visual analysis study area includes the site itself, lands to the immediate north, south, east and
west along with wider views back to the site from preserved views identified in the Fingal
Development Plan 2023-2029 which include Portmarnock coastline to the north-west, the West Pier
at Howth Harbour to the north-east and Muck Rock to the south of the site. There is one preserved
view along the avenue within the Howth Castle Demesne Architectural Conservation Area (ACA)
immediately south of the Howth Castle Gates that has also been considered within the visual study
area. Views from within the Howth Castle Demesne (ACA), and from views adjacent to protected
structures within and outside the Howth Castle Demesne ACA are also included in the visual analysis
study area.

This assessment describes the landscape and urban character of the subject site and hinterland,
together with the visibility of the site from short, medium and long-distance viewpoints, that
represent sensitive receptors in the local and wider landscape. The LVIA summarises the likely effects
of the proposed development on the visual and landscape amenity of the subject site and its
immediate area.

The following visual receptors that are considered sensitive, that are addressed in this assessment
have been chosen based on the following criteria:

= Key views from designated sites of national or international importance where relevant

* Designated protected views and views/scenic routes protected through development
objectives in the Fingal Development Plan 2023-2029

* Views identified and highlighted by the local authority during the consultation process; in
particular views south, south-west and south-east from Howth Road that capture the
historical landscape context of the Howth Castle Demesne and historical curtilage wall

* Local Amenity and Heritage Features

* Local community views to assess the landscape and visual impact of the proposals on those
who live and work in proximity to the proposed development as well as those utilising local
amenities

= Relevant local settlement nodes

=  Major routes adjacent to the site

. McCutcheon Halley Deer Park, Howth EIAR | May 2024 | 5-14

P [HARTERED PLANNING [OM



Overview

Landscape and visual impact assessments are two separate, but closely related topics. The assessment

of visual impact focuses on the extent to which new developments can be seen. Visual analysis forms
one part of a Visual Impact Assessment (VIA), the process by which the potential significant effects of
a proposed development on the visual resource of an area are methodically assessed. In turn, VIA
forms just one part of a Landscape and Visual Impact Assessment (LVIA) and the wider process of
Environmental Impact Assessment Report (EIAR). Landscape assessment focuses on the character of
the landscape, examining responses which are felt towards the combined effects of the new
development.

Desktop Study

Site assessments were undertaken in December 2023, Desktop studies were undertaken to evaluate
the existing site conditions such as topography, vegetation, settlement patterns, contiguous land use,
drainage, landscape and urban character as well as overall visibility of the site from surrounding areas.
Information was also collated on protected views, scenic routes, special and protected landscapes etc.

The following documents and web resources were consulted for the desktop study:

*  Fingal Development Plan 2023-2029 www.fingal.ie

=  QOrdnance Survey Ireland — Interactive Mapping and Aerial Photography www.osi.ie
Other terminology used within this chapter is set out below.,
The following terminology, used in this visual assessment, is defined as follows:

Visual Intrusion: where a proposed development will feature in an existing view but without
obstructing the view.

Visual Obstruction: where a proposed development will partly or completely obscure an existing view.

Sensitivity and Significance: The significance of effects on the perceived environment will depend
partly on the number of people affected, but also on value judgments about how much the changes
will matter. In this respect it is important to identify actual visual and physical connections between
the site, its adjacent occupiers/landowners and those who interact with it from further afield, in the
context of the existing and the proposed situations.

While our visual sense is generally acknowledged to represent the dominant contribution to our
perception of place and its context, other factors also contribute. Hearing/sound, smell and a variety
of social/cultural factors relating to the land-use, function or business conducted on the land (or
indeed, memory) can sometimes over-rule or outweigh the visual aspects and lead to individual
perceptions which could be described as relatively subjective. The relevance of these non-visual
aspects to our perception of our environment and the impact made by proposed changes is
considered in other sections of this assessment document. The purpose of this section is to objectively
examine and assess the nature and extent of the visual impact created as a result of the development

proposal.
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Definition of Landscape

The term ‘landscape’ is defined in the Guidelines for Landscape and Visual Impact Assessment (GLVIA) as:

‘Landscape is an area, as perceived by people, whose character is the result of the action and interaction of
natural and/or human factor’.

Forces for Landscape Change

The landscape is not static and is continuously changing. Over time, many different pressures have
altered landscapes and will continue to do so in the future. The key drivers of this change come from
ongoing development that is required to meet the needs of a growing population and economy. This
includes but is not limited to new housing and commercial development, new forms of energy
generation and land management.

5.4.1 Guidance

Desktop studies were undertaken to evaluate the existing site conditions such as topography,
vegetation, settlement patterns, contiguous land use, drainage, landscape character as well as overall
visibility of the site from surrounding areas. Information was also collated on protected views, scenic
routes, special and protected landscapes etc.

This section describes landscape and visual effects and has been prepared utilising the following
guidance documents:

* ‘Guidelines on the Information to be Contained in Environmental Impact Assessment
Reports’ Environmental Protection Agency, May 2022.

* Guidelines for Planning Authorities and An Bord Pleanala 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)

* 'Advice notes for Preparing Environmental Impact Statements. Draft’. Environmental
Protection Agency, 2015.

* ‘Landscape and Landscape Assessment Draft Guidelines’, Department of Environment,
Heritage and Local Government (DEHLG) 2000

* ‘Guidelines for Landscape and Visual Impact Assessment’, The Landscape Institute &
LLE.M.A., UK, 2013.

* ‘Environmental Impact Assessment Handbook', Scottish Matural Heritage (SNH), Version

5, 2018. Appendix 2: Landscape and Visual Impact Assessment.

", McCutcheon Halley
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5.4.2 Key Principles of the Guidelines for Landscape and Visual Impact Assessment

Use of the Term ‘Effect’ vs Impact’

The GLVIA advises that the terms ‘impact’ and effect’ should be clearly distinguished and consistently
used in the preparation of an LVIA.

‘Impact’ is defined as the action being taken. In the case of the development, the impact would
include the construction of the high-density residential accommeodation along with supporting road
and utility infrastructure and public open space. In addition, there is also the localised change on the
site, mostly from the existing underutilized greenfield site with no usage, and the works required to
facilitate this change.

‘Effect’ is defined as the change or changes resulting from those actions, e.g. a change in landscape
character, or changes to the composition, character and quality of views in the receiving environment.
This section of the report focusses on these effects.

5.4.3 Assessment of Both ‘Landscape’ and *Visual’ Effects

Another key distinction to make in a LVIA is that between landscape effects and the visual effects of
development.

‘Landscape” results from the interplay between the physical, natural and cultural components of our
surroundings. Different combinations of these elements and their spatial distribution create distinctive
characters of landscape in different places. ‘Landscape character assessment’ is the method used in LVIA to
describe landscape, and by which to understand the potential effects of a development on the landscape as ‘a
resource’. Character is not just about the physical elements and features that make up a landscape, but also
embraces the aesthetic, perceptual and experiential aspects of landscape that make a place distinctive.

Views and 'visual amenity’ refer to the interrelationship between people and the landscape. The GLVIA
prescribes that effects on views and visual amenity should be assessed separately from landscape, although the
two topics are inherently linked. Visual assessment is concerned with changes that arise in the composition of
available views, the response of people to these changes and the overall effects on the area’s visual amenity.

5.4.4 Methodology for Landscape Assessment

In section 5.8 of this report the landscape effects of the development are assessed. The nature and scale of
changes to the landscape elements and characteristics are identified, and the consequential effect on landscape
character and value are discussed. Trends of change in the landscape are taken into account. The assessment of
significance of the effects takes account of the sensitivity of the landscape resource and the magnitude of change
to the landscape which resulted from the development.

5.4.5 Sensitivity of the Landscape Resource

The sensitivity of the landscape is a function of its land use, landscape patterns and scale, visual enclosure and
the distribution of visual receptors, and the value placed on the landscape. It also relates to the nature and scale
of development proposed. It includes consideration of landscape values as well as the susceptibility of the
landscape to change.

", McCutcheon _HEl"E Deer Park, Howth EIAR | May 2024 | 5-17

ORSULTANTS



Landscape values can be identified by the presence of landscape designations or policies which
indicate particular values, either on a national or local level. In addition, a number of criteria are used
to assess the value of a landscape.

Landscape susceptibility is defined in the GLVIA as the ability of the landscape receptor to
accommodate the proposed development without undue consequences for the maintenance of the
baseline scenario and/or the achievement of landscape planning policies and strategies. Susceptibility
also relates to the type of development — a landscape may be highly susceptible to certain types of
development but have a low susceptibility to other types of development.

Sensitivity is therefore a combination of Landscape Value and Susceptibility.

For the purpose of assessment, five categories are used to classify the landscape sensitivity of the
receiving environment as presented in Table 5.1 below, The following tables were created using EPA
guidelines.
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Figure 5.7 Chart Showing Typical Classifications of the Significance of Effects based on the
sensitivity of the receiving environment.
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Table 5.1 Categories of Landscape Sensitivity

Sensitivity Description

Very High Areas where the landscape exhibits a very sirong, positive character with valued elements, features
and characteristics that combine to give an experience of unity, richness and harmony. The character
of the landscape is such that its capacity for accommodating change in the form of development is very
low. These attributes are recognised in landscape policy or designations as being of national or
international value and the principal management objective for the area is protection of the existing
character from change.

High Areas where the landscape exhibits strong, positive character with valued elements, features and
characteristics. The character of the landscape is such that it has limitedlow capacity for
accommodating change in the form of development. These aftributes are recognised in landscape
policy or designations as being of national, regional or county value and the principal management
objective for the area is conservation of the existing character. _

Medium * Areas where the landscape has certain valued elements, features or characteristics but where the
character is mixed or not particularly strong or has evidence of alteration to / degradation / erosion of
elements and characteristics. The character of the landscape is such that there is some capacity for
change in the form of development. These areas may be recognised in landscape policy at local or
county level and the principal management cbjective may be to consolidate landscape character or
facilitate appropriate, necessary change.

Low Areas where the landscape has few valued elements, features or characteristics and the character is
weak. The character of the landscape is such that it has capacity for change; where development would
make no significant change or would make a positive change. Such landscapes are generally
unrecognised in policy and where the principal management objective is to facilitate change through
development, repair, restoration or enhancement,

Negligible Areas where the landscape exhibits negative character, with no valued elements, features or
characteristics. The character of the landscape is such that its capacity for accommodating change is
high; where development would make no significant change or would make a positive change. Such
landscapes include derelict industrial lands or extraction sites, as well as sites or areas that are
designated for a particular type of development. The principal management objective for the area is to
facilitate change in the landscape through development, repair or restoration.

5.4.6 Magnitude of Landscape Change

The magnitude of change is a factor of the scale, extent and degree of change imposed on the
landscape with reference to its key elements, features and characteristics (also known as ‘landscape
receptors’). Five categories are used to classify magnitude of landscape change as described in Table
5.2 following.
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Table 5.2 Categories of Landscape Change
Description

Magnitude of
Change

Very High

High

Medium

Low

Negligible

Change that is large in extent, resulting in the loss of or major alteration to key elements, features or
characteristics of the landscape andlor introduction of large elements considered totally
uncharacteristic in the context. Such development results in fundamental change in the character of
the landscape.

' Change that is moderate to large in extent, resulting in major alteration to key elements features or

characteristics of the landscape and/or introduction of large elements considered uncharacteristic in
the context. Such development results in change to the character of the landscape.

* Change that is moderate in extent, resulting in partial loss or alteration to key elements features or

characteristics of the landscape, andfor introduction of elements that may be prominent but not
necessarily substantially uncharacteristic in the context. Such development results in change to the
character of the landscape.

Change that is moderate or limited in scale, resulting in minor alteration to key elements features or
charactenistics of the landscape, andior introduction of elements that are not uncharacteristic in the
context. Such development results in minor change to the character of the landscape.

* Change that s limited in scale, resulting in no alteration to key elements features or characteristics of

the landscape key elements features or characteristics of the landscape, and/or introduction of
elements that are characteristic of the context. Such development results in no change to the
landscape character.

5.4.7 Significance of Effects

In order to classify the significance of effects (both landscape and visual), the predicted magnitude of
change is measured against the sensitivity of the landscape/viewpoint, using the following guide (see
Table 5.3). There are seven classifications of significance, namely: (1) imperceptible, (2) not significant,
(3) slight, (4) moderate, (5) significant, (6) very significant, (7) profound.

Table 5.3 Guide to Classification of Significance of Landscape Effects

Sensitivity of the Landscape Resource
Very High High Medium Low Negligible
Very High | Profound Profound-Very Very Moderate Slight
Significant Significant-
= Significant
£ | High Profound-Very Very Significant Significant Moderate- Slight-Not
E Significant Slight Significant
] Medium | Very Significant- | Significant Moderate Slight Not Significant
§ Significant
s Low Moderate Moderate-Slight Slight Not significant | Imperceptible
z
Negligible | Slight Slight-Not Mot significant | Imperceptible | Imperceptible
Significant
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The matrix above is used as a guide only. The assessor also uses professional judgement informed by
their expertise, experience and common sense, to arrive at a classification of significance that is
reasonable and justifiable.

Landscape effects are also classified as positive, neutral or negative/adverse. Development has the
potential to improve the environment as well as damage it. In certain situations, there might be policy
encouraging a type of change in the landscape, and if a development achieves the objective of the
policy the resulting effect might be positive, even if the landscape character is profoundly changed.

54.8 Methodology for Visual Assessment

The visual effects of the development are assessed in section 5.8 of this chapter. Visual assessment
considers the changes to the composition of views, the character of the views, and the visual amenity
experienced by visual receptors. The assessment is made for a number of viewpoints selected to
represent the range of visual receptors in the receiving environment. The significance of the visual
effects experienced at these locations is assessed by measuring the viewpoint sensitivity against the
magnitude of change to the view resulting from the development. Definitions of viewpoint sensitivity
are provided below in Table 5.4

Table 5.4 Categories of Viewpoint Sensitivity

Sensitivity Description

Very High Iconic viewpoints - towards or from a landscape feature or area - that are recognised in policy or
otherwise designated as being of national value. The composition, character and quality of the view
are such that its capacity for accommodating change in the form of development is very low. The
principal management objective for the view is its protection from change.

High ~ Viewpoints that that are recognised in policy or otherwise designated as being of value, or viewpoints
thal are highly valued by people that experience them regularly (such as views from houses or outdoor
recreation features focused on the landscape). The composition, character and quality of the view
may be such that its capacity for accommodating compositional change in the form of development
may or may not be low. The principal management objective for the view is its protection from change
that reduces visual amenity.

Medium " Viewpoints representing people travelling through or past the affected landscape in cars or on public
transport, i.e. viewing but not focused on the landscape which is regarded as moderately scenic. The
views are generally not designated, but which include panoramic views or views judged to be of some
scenic quality, which demonstrate some sense of naturalness, tranquillity or some rare element in the
view.

Low " Viewpoints reflecting people involved in activities not focused on the landscape e.g. people at their
place of work or engaged in similar activities such as shopping, or on heavily trafficked routes etc.
The view may present an attractive backdrop o these activities but is not regarded as particularly
scenic or an important element of these activities.

Negligible ' Viewpoints reflecting people involved in activities not focused on the landscape e.g. people at their
place of work or engaged in similar activities such as shopping where the view has no relevance or is
of poor quality.
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5.4.9 Magnitude of Change to the View

Classification of the magnitude of change takes into account the size or scale of the intrusion of
development into the view (relative to the other elements and features in the composition, i.e. its
relative visual dominance), the degree to which it contrasts or integrates with the other elements and
the general character of the view, and the way in which the change will be experienced (e.g. in full
view, partial or peripheral, or glimpses). It also takes into account the geographical extent of the
change, the duration and the reversibility of the visual effects.

Five categories are used to classify magnitude of change in the view as described below in Table 5.5.
Table 5.5 Categories of Visual Change

Magnitude of Description
Change

Very High Full or extensive intrusion of the development in the view, or partial intrusion that obstructs valued features
or characteristics, or introduction of elements that are completely out of character in the context, to the
extent that the development becomes the dominant the composition and defines the character of the view
and the visual amenity.

High Extensive intrusion of the development in the view, or partial intrusion thal obstrucis valued features, or
introduction of elements that may be considered uncharacteristic in the context, to the extent that the
development becomes co-dominant with other elements in the composition and affects the characler of
the view and the visual amenity.

Medium Partial intrusion of the development in the view, or introduction of elements that may be prominent but not
necessarily uncharacteristic in the context, resulting in change to the composition but not necessarily the
character of the view or the visual amenity.

Low - Minor intrusion of the development info the view, or introduction of elements that are not uncharacteristic
in the context, resulting in minor alteration to the composition and character of the view but no change to

| visual amenity.

Negligible Barely discemnible intrusion of the development into the view, or introduction of elements that are
characteristic in the context, resulting in slight change o the composition of the view and no change in
visual amenity.

5.4.10 Significance of Visual Effects

As for landscape effects, in order to classify the significance of visual effects, the magnitude of change
to the view is measured against the sensitivity of the viewpoint, using the guide in Table 5.4.

5.4.11 Quality and Timescale

The predicted effects are also classified as beneficial, neutral or adverse. This is not an absolute
exercise; in particular, visual receptors’ attitudes to development, and thus their response to the
impact of a development, will vary. However, the methodology applied is designed to provide robust
justification for the conclusions drawn. These gualitative effects are defined as:

=  Adverse — Scheme at variance with landform, scale, pattern. Would degrade, diminish or

destroy the integrity of valued features, elements or their setting or cause the quality of the
landscape(townscape)/view to be diminished.
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* Neutral — Scheme complements the scale, landform and pattern of the landscape
(townscape)/view and maintains landscape quality.

= Beneficial — improves landscape(townscape)/view quality and character, fits with the scale,
landform and pattern and enables the restoration of valued characteristic features or repairs
/ removes damage caused by existing land uses.

Effects are also categorised according to their longevity or timescale:

Temporary — Lasting for one year or less.

Short Term = Lasting one to seven years.
Medium Term — Lasting seven to fifteen years.
Long Term — Lasting fifteen years to sixty years.
Permanent — Lasting over sixty years.

The Glossary of Effects used in the assessment of effects are as per EPA Guidelines below:

Table 5.6 Descriptions of Effects

Quality of Effects

Positive Effects

A change which improves the quality of the environment (for example, by
increasing species diversity, or improving the reproductive copacity 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 Effects A change which reduces the guality of the environment (for example, lessening
species diversity or diminishing the reproductive capacity of an ecosystem, or
damaging health or property or by cousing nuisonce).

Significance of Effects

Imperceptible Effect

An effect capable of measurement but without noticeable consequences.

Not Significant An effect which couses noticeable changes in the character of the environment
but without significant consequences.

Slight Effect An effect which causes noticeable changes in the character of the environment
without affecting its sensitivities.

Moderate Effect An effect that alters the character of the environment in @ manner that is
consistent with existing and emerging baseline trends.

Significant Effect An effect which, by its character, magnitude, duration or intensity alters a
sensitive aspect of the environment,

Very Significant An effect which, by its character, magnitude, duration or intensity, significantly
alters most of a sensitive aspect of the environment.

Profound An effect which obliterates sensitive characteristics.
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Duration of Impact/Effect

Momentary Effects
Brief Effects
Temporary Effects
Short-term Effect
Medium-term Effect
Long-term Effect
Permanent Effect
Reversible Effects
Temporary Effects
Types of Effects

Indirect Effects (ao.k.o.

Secondary or Off-site

Effects)

Cumulative Effects

‘Do Nothing’

‘Waorst case’ Effect

Indeterminable Effect

Irreversible Effect

Residual Effect

Synergistic Effects

Effects lasting from seconds to minutes.

Effects lasting less than o day.

Effects lasting less than a yeor.

Effect lasting one to seven years.

Effect lasting seven to fifteen years.

Effect lasting fifteen to sixty years.

it is lasting over sixty years.

Effects that can be undone, for example through remediation or restoration.

Effect lasting for one year or less.

Effects on the environment, which are not a direct result of the project, often
produced oway from the project site or becouse of o complex pathway.

The addition of many minor or insignificant effects, including effects of other
projects, to create larger, more significant effects.

The environment as it would be in the future should the subject project not be
carried out,

The effects arising from a project in the case where mitigation meosures
substantially fail.

When the full consequences of a change in the environment cannot be described.

When the choracter, distinctiveness, diversity or reproductive capacity of an
environment is permanently lost.

The degree of environmental change that will occur after the proposed mitigation
measures have taken effect.

Where the resultant effect is of greater significance than the sum of its

constituents e.g., combination of 50x and NOx to produce smog).

A statement is made as to the appropriateness of the proposed development based on the combined
assessment of the predicted landscape and visual effects. This methodology, in accordance with the
various guidelines for LVIA, results in a conclusion as to the appropriateness of the proposed
development based on objective assessment of its likely landscape and visual effects.
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5.4.12 Photomontage Methodology
A photomontage is defined as:

‘A visualisation which superimposes an image of a proposed development upon a photograph or series
of photographs. Photomontages are generated using computer software.’ ('Visual Representation of
Wind Farms - Good Practice Guidance’, Scottish Natural Heritage (SHN) -. 2006)

Choice of Views

The views were chosen to accurately represent the likely visual impact from all directions. Views from
the Public Domain were given priority, particularly those from main roads and access routes. The views
submitted are considered to be the most important and representative, having regard to the
requirement to examine the greatest likely effects.

A preliminary viewpoint map of the previous planning application (SHD ‘Kenelm’ Deer Park, Howth,
2021, ABP: ABP-310413-21) was reviewed at the outset of the design process with the wider design
team and was submitted to Fingal County Council in December 2023, as part of the LRD Opinion Stage
X (FCC Ref: LRDD035/52).

Fingal County Council responded with the following comments:

3. Address concerns regarding visual impacts of this visually prominent site with further consideration and/or
justification of the documents as they relate to the design approoch of the proposed development and the
potential for any negative wisual Impocts to the surrounding environs.

= Required Viewpoints - Additional viewpoints ore required from those identified on the Ait document,

A, Additional angled viewpoint on Howth Rood towords the development at midpoint between
Viewpoint 8 and Viewpoint 7

Response: See additional View 23

B. Additionol viewpoint on Howth Road facing directly southwards towards the development from the
location of Viewpoint 7. Viewpoint 7 is angled SE towards the entrance road to Howth Castle.

Response: See additional View 22

C. As roised above there are concerns that Viewpoint 12 may be reliant on screening provided by
existing trees and undergrowth along the entrance avenue. The undergrowth may be thinned/
removed in the future, so the visualisation needs to consider this.

Response: All baseline photography for the photomontages was undertaken in the winter months, on
November 22, 2023,

D. The visualisations provided should show winter views when leaf cover reduced so it would be
appropriate to get images token now during winter manths.
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Response: All baseline photography for the photomontages was undertaken in the winter months, on
November 22nd, 2023, and visualisations/photomontages have been prepared showing winter scenarios. Any
trees shown in leaf are evergreen trees.

= Detailed Landscape and Visual Impact Assessment which should include images with verified views.
Response: Refer to this chapter Landscape & Visual Assessment, Appendix 5.1 and Appendix 5.1
* Supplementary 30 Imoges / renders of the proposed development in context.

Response: Refer to Appendix 5.1

An additional view along with the adjustment of angles of some views were agreed, based on feedback
from Fingal County Council in December 2023 and January 2024. A total of twenty-three views were
agreed by the design team for this visual assessment, along with cumulative views, where relevant, of
the adjacent Claremont development on Howth Road that is currently under construction.

Photography of Site
(See photomontage document by 3D Design Bureau)

Each of the twenty-three chosen views were photographed using a high-resolution digital camera set
horizontally using a surveying level to eliminate any possible distortion and to make an accurate match
with the computer rendering.

The direction of view was recorded for each shot, together with its position on the ground. The camera
positions are then surveyed by GPS to establish their x, y, and z coordinates to an accuracy of +/-
25mm. These positions are then plotted onto Ordnance Survey maps and their distance and angle
from the proposed development is recorded to ensure an accurate match with the computer model.
The horizontal angle (field) of views for every shot is 67° (unless otherwise stated), therefore if each
montage is printed to the same width, there is a consistency of scale and comparative size. It should
be noted that this angle (field) of view is considerably less than the human eye viewing angle but
greater than a 50 mm lens on a 35 mm camera. It is chosen as the most suitable compromise. The
index marks on each photo indicate the size of photo which would be produced by a 50 mm lens on a
35 mm SLR (commonly regarded as a “normal” lens).

Size of Print and Viewing Distance

When the angle of view (field of view) is known, then the correct size of print to view is a function of
this angle and distance from the eye. When the photomontages are printed at approximately A3 size
(in width), and if they are viewed at approximately 300mm, (normal reading distance) objects seen in

the image will appear at approximately the same scale as if viewed in reality from the location from
which the photograph was taken.

Rendered View

Rendered views of the proposed development were generated to match the site views. This is
achieved by programming in all of the data recorded at the time the site photos were taken i.e.,
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surveyed position in relation to the development, angle of view and direction of view. This ensures
that the size, position and height of the proposed development in the photograph is correct to at least
an accuracy of 0.33%, i.e., +/- 1mm on an A3 print. Careful consideration is given to the direction of
sunlight, time of day, weather conditions and distance of the viewer, so that the photomontage will
match reality in terms of lighting, sharpness, density of colour etc.

Photomontages

Each rendered view of the proposed development is superimposed onto its matching photograph. The
mathematical accuracy is then checked visually by ensuring that existing prominent features which
are also modelled, line up exactly in the photo. Careful consideration is given to establishing which
existing (retained) landscape features are in the foreground and therefore mark the proposal and
those which are in the background.

5.4.13 Relevant Legislation & Guidance

Landscape Planning Policy Context

Landscape Planning policies and objectives relevant to the assessment of the effects of the proposed
development are laid out in the Fingal County Development Plan 2023-2029 (FCDP), in the following
chapters:

Chapter 2: Planning for Growth, Core Strategy, Settlement Pattern
Chapter 3: Sustainable Placemaking and Quality Homes

Chapter 9: Green Infrastructure and Natural Heritage

Chapter 10: Heritage, Culture and Arts

Chapter 13: Land Use Zoning

Chapter 14: Development Plan Standards

Chapter 2: Planning for Growth, Core Strategy, Settlement Pattern

The headland of Howth is identified as a Metropolitan area of Dublin, within Dublin City and Suburbs
Consolidation Area with a land availability of 14 hectares. (Table 2.10 Remaining Zoned Residential Capacity
from Fingal Development Plan 2017-2023).

Policy CSP1— Core Strategy ~ Promote and facilitate housing and population growth in accordance with the
overarching Core Strategy to meet the needs of current and future citizens of
Fingal.

Policy CSP2 — Compact Support the implementation of and promote development consistent with

Growth and Regeneration the National Strategic Outcome of Compact Growth as outlined in the NPF
and the Regional Strategic Outcome of Compact Growth and Regeneration as
set out in the RSES.

Policy CSP3 — Strategic . Support the economic development of Fingal in line with the policies and
Development Areas and objectives stipulated in the National Planning Framework and the Regional
Corridors Spatial and Economic Strategy and utilise active land measures such as

provision of LAPs and masterplans across the County as part of the
development approach for Strategic Development Areas and Corridors.
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Policy CSP4 — Sequential
Development

Policy CSP5 — Key Enabling
Infrastructure

Objective CSO1 - Sufficient
Zoned Land

Objective CS02 -
Monitoring Process for
Housing Delivery

Objective CS03 - Delivery
of Housing Units

Objective CS04 - Database
of Sites

Objective CS05 - Database
for Residential Zoned Land

Objective CS06 - Phased
Development

Objective CSO7 - Enabling
Infrastructure

Objective CSO8 -
Protection of Long-Term
Strategic Reserve
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Promote the sequential development of serviceable lands in accordance with
the tiered approach to land zoning outlined in the NPF, the RSES and MASP
and ensure co-ordination with other neighbouring planning authorities where
strategic development corridors traverse county boundaries.

Identify and support the provision of key enabling infrastructure at strategic
development sites in Fingal County, as outlined in the MASP, to facilitate their
release for development during the lifetime of the Development Plan.
Ensure that sufficient zoned land is available to satisfy the housing and
population requirements of the County, as set out under the Ministerial
Guidelines for Housing Supply and the Regional Spatial and Economic

Strategy, over the lifetime of the Plan.

Implement a robust monitoring process for all housing delivery including the
performance of large-scale housing developments (Schemes for 100 units+)
for each town, village and urban settlement within the County to allow for
ongoing assessment of delivery targets whilst ensuring overdevelopment
does not occur in any particular area and to ensure that the delivery of
necessary infrastructure is provided in a timely manner with the delivery of
housing to ensure the sustainability of communities.

Provide for flexibility in achieving the housing supply targets and meeting
housing demand, the Council will consider the re-distribution of housing and
population figures within each settlement. In this regard, where a site greater
than 0.25ha has the potential to exceed the allocation for a particular
settlement as set out under Table 2.14, the applicant must demonstrate to
the Planning Authority that the necessary social and physical infrastructure
{including active travel infrastructure, accessibility to both current and
planned public transport services} is in place or can be provided as part of the
application to accommodate the proposed development.

The Council will monitor the delivery of housing units to ensure general
compliance with the Core Strategy and housing supply targets for the County
and to inform the redistribution potential outlined above.

Maintain and further expand the database of greenfield, brownfield and infill
sites as part of the active land management process.

Create and maintain a database of land zoned for residential development
that has not yet been developed including, where available, information on
why this land has not been developed so as to inform future zoning and de-
zoning decisions.

Ensure the phased development of new housing areas in tandem with the
delivery of physical and social infrastructure provision as identified within
Local Area Plans or Masterplans, as informed by assessments carried out by

the Planning Authority.

Identify and support the provision of key enabling infrastructure at strategic
sites in Fingal County to facilitate their release for development in response
to the current housing crisis,

Protect the long-term strategic reserve land banks for potential future
residential growth and to restrict development except for reasonable
intensification of, extensions to and improvement of premises within these

areas, subject to normal planning criteria.
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Frameworks Plans

Howth has been identified on Fingal County Council’s list of Proposed Frameworks Plans Table 2.19 Howth (FP
10.) to be prepared over the lifetime of the Development Plan.

Policy C5P9 - Framework
Plans

' Prepare Framewaork Plans as required for identified areas to facilitate a co-

ordinated approach to development.

Policy CSP10 -
Implementation of
Framework Plans

General Settlement Objgttives

Policy CSP12 — NPF and RSES

Prepare Framework Plans for areas designated on Development Plan mapsin
co-operation with relevant stakeholders, and actively secure the
implementation of these plans and the achievement of the specific objectives
indicated therein.

' Promote compact growth in line with the NPF and RSES through the
inclusion of specific policies and targeted and measurable implementation
measures that:

Encourage infill / brownfield development

Focus growth on the County's designated strategic development areas
identified in the Metropolitan Area Strategic Plan (MASP)

Promote increased densities along public transport corridors.

Policy C5P13 — Addressing
Infrastructural Deficits

' Policy C5P14 — Consolidation

and Re-Intensification of
Infill/Brownfield Sites

Policy C5P15 — Compact
Growth and Regeneration

Policy C5P16 — Housing
Strategy

Policy CSP17 - Socially and
Economically Balanced
Sustainable Communities
Fuliw CSP18 — Promotion of
Residential Development

Accelerate the availability of lands ready for residential development by
aiming to address current infrastructural deficits where these are known to
be delaying residential development.

' Support the consolidation and re-intensification of infill/brownfield sites to

provide high density and people intensive uses within the existing built-up
area of Dublin City and suburbs and ensure that the development of future
development areas is co-ordinated with the delivery of key water
infrastructure and public transport projects.
Support the implementation of and promote development consistent with
the Mational Strategic Outcome of Compact Growth as outlined in the NPF
and the Regional Strategic Outcome of Compact Growth and Regeneration
as set out in the RSES.

" Ensure that the Housing Strategy insofar as is feasible, addresses the diverse
needs of all of Fingal's citizens meeting, where possible, their diverse
accormmodation needs.

' Foster the development of socially and economically balanced sustainable '
communities

' Promate residential development addressing the current shortfall in '
housing provision and meeting target guidance figures, through a co-
ordinated planned approach to developing appropriately zoned lands at key
locations, including regeneration areas, and vacant and underutilised sites. _

Objective CS017 — Mixture of " Promote high quality residential development which meets the needs of all

House Types

Objective CS018 - Infill
Spaces on FCC Owned Lands
(Residential)

McCutcheon H:'fu'l'lea,r
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stages of the life cycle through an appropriate mix of house type and local
amenities.
" Where feasible, that infill spaces on residential zoned lands in the ownership '
of Fingal County Council, are used to build social houses to increase our
_ housing stock.
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Objective C5019 - Tree Lined  Retain existing tree-lined approaches to all towns and villages to preserve

Approaches their special character.
Objective C5020 - Network Develop a comprehensive network of signed pedestrian and cycleways
of Pathways/Cycleways linking residential areas to one another, to the village centres, schools,

recreational hubs and railway stations.
Dublin City and Suburbs- Baldoyle, Sutton and Howth

Baldoyle, Sutton and Howth are long established, historical settlements with distinct character and sense of place
which contribute significantly to the character of Fingol. Integral to their character and exceptional amenity offer
is their coastal environment including coastal walks, nature reserves, beaches, Rocecourse Park, Howth SAAQ,
Deer Park Castle and Grounds, Irelands Eye, Howth Marina and strong built heritage including the presence af
Architectural Conservation Areas in both Baldoyle and Howth Villages as well as excellent public transport
occessibility. It is envisoged that these areas will develop through the provision of a range of facilities to support
existing and new populations. For this to be achieved, it is vital that the role of Baldoyle, Howth are strengthened,
and development consolidated within the original villages. The natural heritage of Boldoyle Estuary and Ireland’s
eye ore oreas of international importance, designated through a Special Area of Conservation {SAC) and a Special
Protection Area (SPA) ond future development must respect the naturol heritage sensitivities. Hoving regard to
their proximity to Dublin City, they also comprise consolidation areas within the Metropolitan Area, benefiting
from proximity to the DART network and continuing investment in active travel opportunities.

Demand for retail/services is in general, accommodated within Level 4 Small Town and Village Centres/ Local
centres within the Retail Hierarchy. Baldoyle has two key employment centres, at Boldoyle Industriol Estate and
Kilbarrack Industrial Estate, both providing significant employment for the wider area while Howth continues to
demonstrate a wider range of economic functions due to its performance as a high-quality tourist destination
and due to its important marine activities. The extension of the Middle Pier to improve access, maintenance, and
berthing facilities will further strengthen and enhance Howth's maritime industry.

Sutton Cross is the gateway to the Howth Peninsulo and an established suburb with a clear identity, community,
and o range of urban services such as schools, retail and community facilities. It supports local services for the
immediate populations of Howth, Sutton, Baldoyle and Bayside.

Howth is afforded o high degree of protection because of SAAQ and European Site designations while Sutton is
also located in proximity to these designations. Significant investment has been carried out in relation to the
Howth Head looped trails including improved surfacing, seating and way finding. Rocecourse Park Boldoyle will
be transformed to include walking and cycling routes, lighting, car parking, playgrounds as well as sporting ond
recreationol focilities. The Boldoyle Portmornock Greenway, part of the longer-term Sutton to Maolahide
Greenway, ultimately linking to the permitted Broodmeodow Greenway and the Sutton to Sondycove cycleway
is and will continue to bring significant active travel and recreational opportunities to these areas.

Policies and Objectives: Dublin City and Suburbs

Policy C5P19 - Compact, Promote compact, sequential and sustainable urban growth to realise
Sequential and Sustainable Urban  targets of at least 50% of all new homes to be built, within or
Growth contiguous to the existing built-up area of Dublin city and suburbs and

a target of at least 30% for other metropolitan settlements, with a
focus on healthy placemaking and improved quality of life.
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Policy C5P22 - Howth, Sutton and
Baldoyle

Policy C5P23 — Howth SAAD

Objective C5021 - Promotion of
Higher Densities

Objective C5022 - Sensitive
Redevelopment of Key Sites

Objective CS025 - Optimising
Existing Local Heritage Resources
and Public Amenities

Objective C5026 - High Quality,
Sustainable and Inclusive
Development

Objective C5027 - Promote and
Enhance existing ACAs

Objective C5028 - Improved Sense

of Identity

Objective CS029 - LAPs,
Masterplans and Frameworks
Plans for Dublin City and Suburbs

McCutcheon Hall}ey
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Consolidate the development and protect the unique identity of
Howth, Sutton and Baldoyle. This includes protection against
overdevelopment.

' Protect the Howth Special Amenity Area Orders (SAAQ), including the

Buffer zone, from residential and industrial development intended to

meet urban generated demand.

Promote higher densities (50+ units per hectare) at appropriate
locations in urban built-up areas subject to meeting qualitative
standards at appropriate locations with particular reference to urban
centres and/or in proximity to high-capacity public transport nodes
while demonstrating compliance with all relevant Section 28

Ministerial Guidelines.

Encourage the sensitive redevelopment of key sites within the Dublin
City and Suburbs area for mixed use which includes an appropriate
residential component to enhance the viability and vitality of existing

urban villages.

Reguire that new development in the urban settlements of the Dublin
City and Suburbs area optimises existing local heritage resources and
public amenities, while protecting the character and biodiversity of the

villages.

Promote development which incorporates a high quality, sustainable
and inclusive approach to proposals in the Dublin City and Suburbs
Area, which are supported by sustainable means of travel, and which
create locally distinctive neighbourhoods and positively contribute to
the existing built and natural heritage.

' Continue to promote and enhance the existing ACAs within our urban

villages and protect their historic characters.

Develop enhanced community identities throughout Fingal through
the improvement of social, cultural, community and residential
amenities. Support the development of an improved sense of identity
for the areas within Dublin City and Suburbs, including improvements
to signage, landscaping and physical appearance and through the
promotion of mixed uses, including residential, in our urban villages.

' Objective C5029 — LAPs, Masterplans and Frameworks Plans for Dublin

City and Suburbs
Implement existing Local Area Plans and Masterplans within
Dublin City and Suburbs

Prepare and implement Local Area Plans for identified areas p Prepare
and implement Masterplans for identified areas.

Prepare and implement Framework Plans for identified areas within
the Dublin City and Suburbs area.
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Chapter 3: Sustainable Placemaking and Quality Homes

Placemaking is underpinned by good urbon design, which seeks to create public spaces thot are vibrant,
distinctive, safe and occessible ond which promote and facilitate social interaction. Such measures may include
the provision of outdoor spaces for leisure, exercise and cycling within easy reach of new communities.
Community gardens and allotments in appropriate locations, may also be considered in conjunction with local
communities.

Policy SPOHP1 - Healthy
Placemaking

The Council will support the development and creation throughout Fingal
of successful and sustainable settlements which endorse the principles of
healthy placemaking and which through a multi-faceted approach to
planning, design and management continue to ensure the development of
attractive high-quality places to live, work, recreate, visit and invest in,
served by a range of local services, provision of quality public realms,
diverse and accessible community facilities for all genders, non-binary or
none and open spaces for the benefit of the community.

Policy SPQHP2 - Balanced
Sustainable Communities

Foster the development of socially and economically balanced sustainable
communities.

Objective SPQHO1 -
Sustainable Communities

Ensure that proposed residential development contributes to the creation
of sustainable communities and accords with the Guidelines for Planning
Authorities on Sustainable Residential Development in Urban Areas,
DEHLG 2009 (and any superseding document) and companion Urban
Design Manual — A Best Practice Guide, DEHLG 2009 and the Design
Manual for Urban Roads and Streets (DMURS) (as revised).

Objective SPQHO2 - Key
Principles

Support development which enhances the quality of the built
environment, promotes public health, and supports the development of
sustainable, resilient communities, In particular development which
supports the following key principles will be supported:

* Demonstrates compliance with the Guiding Principles for the
creation of healthy and attractive places as set out in Healthy
Placemaking, Regional Spatial and Economic Strategy (RSES)
2019-2031.

* Promotes the development of healthy and attractive places to
live, work, socialise and recreate through the delivery of high-
quality public realms and open spaces which encourage physical
activity and support wellbeing.

* s inclusive of all members of society, all genders, non-binary or
none, irrespective of age, or levels of mobility.

* Advocates a universal design approach and is socially inclusive.

* Prioritise sustainable, active transport modes by e.g. providing
safe cycle lanes and by facilitating public transport services in
conjunction with State agencies to meet the needs of the
community and to provide access to local services.

* Encourages the development of car free neighbourhoods and
streets, where appropriate,

* Contributes to our climate goals.

Successful Public Realms including Town Centre First Policy

Fingal County Council has taken a proactive approach to improving the ottractiveness of towns ond villages in
the aftermath of the pandemic, with schemes to upgrade the public realm with the provision of planting,
seating, bike parking, parklets, toilets and pedestrianisation to encourage footfall and the encouragement of
outdoor public realm spaces. This strategy is oddressed from an economic perspective in Chapter 7

Employment and Economy.
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Policy SPQHP3 - Successful Public
Realms

Promote, develop, and implement policies and initiatives which
shape and deliver quality accessible and sustainable public realms,
which can facilitate a variety of uses, throughout Fingal including
enhancement of existing and developing centres in accordance
with the principles of good urban design.

Policy SPQHP4 = Town Centre First: A
Policy Approach for Irish Towns

Promote a strategic approach to town centre regeneration through
the Town Centre First: A Policy Approach for Irish Towns by utilising
existing buildings and unused lands for new development, promote
increased residential occupancy in rural towns and villages, support
high quality design of the public realm and provide for a mix of uses
within these areas, including arts, educational, cultural, community
and residential uses as appropriate.

Policy SPQHPS5 - Quality Placemaking

Add quality to the places where we live, work, and recreate by
integrating high quality design into every aspect of the Plan,
ensuring good quality accessible public realms, promotion of
adaptable residential buildings, and by ensuring development
contributes to a positive sense of place, local distinctiveness and
character.

Policy SPQHP6E — Urban Design

Enhance and develop the fabric of existing and developing centres
in accordance with the principles of good urban design.

Policy SPQHPT = Clean Air and Noise
Reduction

Promote a clean air and noise reduction approach to public realm
in town and village centres through pedestrianisation of streets
andfor restriction of through traffic where possible and
appropriate.

Policy SPQHPE — Women and
Children’s Safety

The Council will, during the lifetime of this Plan complete a study
of Women and Children’s Safety in the public realm in order to
identify the factors that make women and children feel safe and
unsafe in public spaces, and to make recommendations to guide
future public realm changes and developments.

Objective SPQHO4 - Public Realm
Strategies

Prepare Public Realm Strategies, where appropriate, liaising closely
with residents and other relevant stakeholders.

Objective SPQHO5 — Amenity of Town
and Village Centres

Enhance the amenity of existing town and village centres,
minimising clutter and proliferation of street furniture and provide
guidance on public realm design, including wirescape, shopfront
design, street furniture, climate resilient and pollinator friendly
planting, signage and the adequate provision of bins and recycling
options.

Objective SPQHO6 — Universal Design
Approach

Promote and facilitate a Universal Design for all developments.

Objective SPQHOT - Vibrant Town
and Village Centres

Support measures required to create vibrant town and village
centres with high quality public realms.

Objective SPQHOS — Our Balbriggan
and Sustainable Swords

Support the objectives arising from Our Balbriggan and the
Sustainable Swords Strategy.

Social Inclusion

The Development Plan must take into consideration the needs of persons with disabilities, including sensory
disability, physical and intellectual disability and those with mental health concerns. Housing options
facilitating an appropriate range of accommodation and related support services promoting equality of
opportunity, individual choice and independent living for people with a disability will be supported by the Plan.
The ability for those with additional needs to engage in recreational, play, and sporting opportunities will also

be supported and encouraged.

. McCutcheon Halley
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Policy SPQHP16 — Accessibility for All | Policy SPQHP16 — Accessibility for All Promote the development of
built environments and public realms which are accessible to all,
ensuring new developments accord with the seven principles of
Universal Design as advocated SPOHP17 - Accessibility Audit by the
National Disability Authority, Building for Everyone: A Universal
Design Approach, and to consider the appointment of a dedicated
Access Officer to coordinate disability issues across departments to
include liaising with planning and strategic infrastructure
departments.

SPQHP17 - Accessibility Audit To include an accessibility audit as part of urban framework plans
as part of improvements to the public realm for wheelchair users
and people with impaired mobility, engaging with disability groups
and local organisations throughout the duration of this

Development Plan.

Housing Types

Policy SPQHP29 - Housing for All Support the initiatives proposed under Housing for All = A New
Housing Plan for Ireland in providing for Fingal's requirements for
social affordable and cost-rental housing provision within Fingal,
including with a focus on the development of publicly owned sites
with support from state agencies where appropriate and the
preparation of Local Authority Delivery Action Plans.

Quality of Residential Development

Design Standards

The provision of a mix and range of housing types is essentiol to accommodate the housing needs ond
expectations of the County’s residents. Mixed and inclusive communities, which offer o choice of housing and
lifestyles, have been proven to provide several community benefits. Sociol housing should be integrated with
private housing. Designing new residential areas ot appropriate densities with a range of house types and room
sizes is a key foctor in achieving sustainable and successful communities which have a sense of identity and
community pride,

The Guidefines for Planning Authorities on Sustainable Residential Development in Urban Areas, DHPLG 2009
require that new homes offer a high level of amenity, privacy, security and energy efficiency. Standards in relation
to the quality of residential development including private open space, dwelling unit sizes, privacy and aspect are
set out under Chaopter 14 Development Maonagement Stondards while public open space is oddressed in Chapter
4 Community Infrostructure and Open Spoce.

Policy SPQHP35 - Quality of Promote a high quality of design and layout in new residential
Residential Development developments at appropriate densities across Fingal, ensuring high-
quality living environments for all residents in terms of the standard of
individual dwelling units and the overall layout and appearance of
developments. Residential developments must accord with the
standards set out in the Guidelines for Planning Authorities on
Sustainable Residential Development in Urban Areas, DEHLG 2009 and
the accompanying Urban Design Manual — A Best Practice Guide and the
Sustainable Urban Housing; Design Standards for New Apartments
(DHLGH as updated 2020) and the policies and objectives contained
within the Urban Development and Building Heights Guidelines
(December 2018). Developments should be consistent with standards
outlined in Chapter 14 Development Management Standards.
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Objective SPQHO30 - Ensure residential new builds include the provision of infrastructure for
Rainwater Harvesting the harvesting of rainwater where it is feasible and cost-effective.
Objective SPQHO31 - Variety Encourage the creation of attractive, mixed use and sustainable
of Housing Types residential communities which contain a wide variety of housing and
apartment types, sizes, tenures and typologies in accordance with the
Fingal Housing Strategy, the HNDA with supporting community facilities,
amenities and services.

Objective SPQHO33 - New Ensure new residential development incorporates energy efficiency
Residential Development and measures and promotes innovative renewable energy opportunities, for
Energy Efficiency example by passive solar design, natural ventilation, and vegetation
(green roofs etc) on buildings and makes most effective and sustainable
use of water, aggregates and other resources.

Objective SPQHO34 - Encourage higher residential densities where appropriate ensuring
Integration of Residential proposals provide for high quality design and ensure a balance between
Development the protection of existing residential amenities and the established
character of the surrounding area with a target minimum amount of 15%
{except in cases where the developer can demonstrate that this is not
possible, in which case the 12% to 15% range will apply) amount of green
space, tree coverage and public space associated with every residential
area.

Private, Semi-Private and Public Open 5pace

In meeting the amenity requirements of residents, appropriate levels of private, semi-private and communal
open space must be achieved in new residential developments and in assessing proposals regarding the extension
of existing residential schemes. It is also important that new development does not negatively impact the private
open space amenities enjoyed by odjocent developments.

All residential units, be they traditional housing or multi-unit apartment schemes are required to provide private
open space to serve residents. Schemes incorporating apartments and duplexes where limited private open space
may be ovailoble may be augmented by high quality, accessible semi-private/communal open spaces. This may
take many forms including roof gardens and courtyards provided the space is of o sufficiently high standard to
cater for the residentiol amenity of residents.

Consideration may be given by the Council to the inclusion of civic spaces within overall open space quantum
calculations, but anly in instances where the space proposed is of a size and layout suitable to cater for civic

. events, is of an exceptionally high standard of finish, including planting of large trees and associated landscaping
and does not fulfil ancillary functions associoted with commercial or other land uses, e.g. car parking, servicing,
etc.

In certain instances, and on a case-by-case basis, quantitative standards in relation to private and communal
open space may be relaxed when considering small scale residential schemes within town and village centres.
This will only be considered subject to the development proposal meeting all qualitative standards,
demonstrating an exceptionally high-quality of the design and finish and its contribution to achieving
consolidation of the urban fabric and enhoncement of the streetscape.

Policy SPQHP36 - Private and Semi- Ensure that all residential development within Fingal is provided
Private Open Space with and has access to high quality private open space and semi-
private open space (relative to the compaosition of the residential
scheme) which is of a high-quality design and finish and integrated
into the design of the residential development.

Policy SPQHP37 - Open Space Ensure that all residential development in Fingal is served by a clear
Hierarchy hierarchy and network of high quality public open spaces providing |
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for active and passive recreation purposes which is easily accessible
and integrated with local communities.

Objective SPQHO35 — Private Open
Space

Require that all private open spaces for houses and
apartments/duplexes including balconies, patios, roof gardens and
rear gardens are designed in accordance with the qualitative and
quantitative standards set out set out in Chapter 14 Development
Management Standards.

Objective SPQHO36 —~ Public open
Space

Public open space provision in new residential developments must
comply with the quantitative and gualitative standards set out in
Chapter 14 Development Management Standards.

Compact Growth, Consolidation and Regeneration

The Council, in line with national and regional planning policies and objectives seeks to promote the regeneration
of Fingol’s towns and villages by making better use of under-used land and buildings within the existing built-up
urban footprint and to drive the delivery of quality housing and increased housing options. This may be achieved
in several ways and by projects of vorying scole including small residentiol extensions, subdivision of lorge
gardens to accommodate infill development and where appropriate, backland development opportunities.

Larger consolidation projects may include the reuse/re-purposing of extensive brownfield sites for residentiol
purposes/mixed-use purposes or repurposing vacant commercial premises for alternative uses. The benefits
accruing do not relate sofely to the individual site or building but can result in mulitiple benefits to the wider area
including enhancement to the public realm, creation of new public open spoces and with good quolity
architectural design, significant visual improvements for the streetscape.

Policy SPQHP38 - Compact Growth,
Consolidation and Regeneration

Promote compact growth in line with the NPF and RSES through
the inclusion of specific policies and targeted and measurable
implementation measures that:
* Encourage infill/brownfield development
+  Focus growth on the County's designated strategic
development areas identified in the Metropolitan Area
Strategic Plan
¢ Promote increased densities along public transport
corridors

Objective SPQHO37 - Residential
Consolidation and Sustainable
Intensification

Promote residential consolidation and sustainable intensification
at appropriate locations, through the consolidation and
rejuvenation of infill/brown-field development opportunities in
line with the principles of compact growth and consolidation to
meet the future housing needs of Fingal

Objective SPQHO38 - Residential
Development at Sustainable Densities

Promote residential development at sustainable densities
throughout Fingal in accordance with the Core Strategy,
particularly on vacant and/or under-utilised sites having regard to
the need to ensure high standards of urban design, architectural
quality and integration with the character of the surrounding area.

Objective SPQHO40 - Development of
Corner or Wide Garden Sites

Favourably consider proposals providing for the development of
corner or wide garden sites within the curtilage of existing
dwellings in established residential areas subject to the
achievement of prescribed standards and safeguards set out in
Chapter 14 Development Management Standards.

Objective SPQHO42 - Development of
Underutilised Infill, Corner and
Backland Sites

Encourage and promote the development of underutilised infill,
corner and backland sites in existing residential areas subject to the
character of the area and environment being protected.
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Objective SPQHO43 - Contemporary
and Innovative Design Solutions

Promote the use of contemporary and innovative design solutions
subject to design respecting the character and architectural
heritage of the area.

Objective SPQHO44 - Retention,
Retrofitting and Retention of Existing

Dwellings

The Council will encourage the retention and retrofitting of
structurally sound, habitable dwellings in good condition as
opposed to demolition and replacement and will also encourage
the retention of existing houses, such as cottages, that, while not
Protected Structures or located within an ACA, do have their own
merit and/or contribute beneficially to the area in terms of visual
amenity, character or accommodation type.

Chapter 4: Community Infra

Allotments, Community Gardens and Community Initiatives

Policy CIOSP13 - Open
SpacefParks

Continue the development of a hierarchy of multifunctional active and
passive recreational open spaces and facilities to serve all age cohorts.

Policy CIOSP14 - Sports,
Recreation and Play
Amenities

Support sports, recreational and play amenities in the County for all ages
and abilities; encourage sporting and recreational organisations to achieve
their aims and goals and support platforms for new and alternative sports
to develop

Objective CIOS03 - Community
Infrastructure Guidelines

Comply with the aims, objectives and principles in relation to community
infrastructure as outlined in the Guidelines for Planning Authorities on
Sustainable Residential Development in Urban Areas and the accompanying
Urban Design Manual — A Best Practice Guide and any amendment thereof.

Objective CIO505 -
Residential Developments
and Community Facilities

Ensure proposals for large scale residential developments include a
community facility, unless it can be established that the needs of the new
residents can be adequately served within existing or committed
community facilities in the area.

Objective CIOS036 - Variety
of Open Space

Provide a wide variety of resiliently designed, sustainably managed and
accessible public open spaces, including allotments, community gardens,
parklands and sporting facilities, on a hierarchical basis throughout the
County in order to achieve a choice of open space facilities. Best practice
Green Infrastructure Guidelines should be used to determine the location
and type of open spaces to be provided

Objective CIOSO38 - Public

Require a minimum public open space provision of 2.5 hectares per 1000

Open Space Provision population. For the purposes of this calculation, public open space
requirements are to be based on residential units with an agreed occupancy
rate of 3.5 persons in the case of dwellings with three or more bedrooms
and 1.5 persons in the case of dwellings with two or fewer bedrooms.

Objective CIOS041 - Ensure public open space is accessible and safety is prioritised by

Accessible and Safe Open incorporating passive surveillance.

Space

Objective CI0S044 - Facilitate the provision of appropriately scaled children's playground

Playgrounds facilities within new and existing residential development in line with the

Council's Play Policy.
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Objective CIO5049 - Smaller

Require an equivalent financial contribution in lieu of open space provision

Developments and Open in smaller developments where the open space generated by the
Space development would be so small as not to be viable.

Objective CIO5051 - Ensure permeability and connections between public open spaces including
Permeability connections between new and existing spaces, in consultation with

residents

Objective CIOSO52 - Trees

Protect, preserve and ensure the effective management of trees and groups
of trees.

Objective CIO5053 - Open
Space and Privacy

Ensure all areas of private open space have an adequate level of privacy for
residents through the minimisation of overlooking and the provision of
screening arrangements.

Chapter 6: Connectivity and Movement Greenway Network

With significant coastline, canals, extensive parklonds and rural hinterland ond o generally ottractive and
walkable environment, Fingal has the potential to develop an extensive network of strategic Greenway routes
for walking and cycling which will become an attractive component of Fingal's integrated transport network,
Greenways can serve recreational, commuter and functional users. As such, they offer the potential for o wide
range of economic, social, health and environmental benefits.

Policy CMP7 - Pedestrian and
Cycling Network

Secure the development of a high-quality, connected and inclusive
pedestrian and cycling network and provision of supporting facilities /
infrastructure across the County, including the upgrade of the existing
network and support the integration of walking, cycling and physical activity
with placemaking including public realm improvements, in collaboration
with the NTA, other relevant stakeholders, local communities and adjoining
Local Authorities in the context of the impact of development schemes with
cross boundary impacts and opportunities where appropriate. Routes
within the network shall have regard to NTA and Til national standards and
policies.

Policy CMP8 — Greenway
Network

Secure the development of an expanded Greenway network in
collaboration with relevant stakeholders including the NTA, adjoining
landowners, local communities and adjoining Local Authorities where
appropriate and encourage and facilitate opportunities for enhanced
linkage and connectivity to adjoining towns and villages and their services,
amenities, attractions and public transport nodes and to cross-County,
Regional and National Greenway projects.

Policy CMP9 - Prioritisation
of Pedestrians and Cyclists

Support the prioritisation of pedestrians and cyclists and the provision of
improved public realm to make walking and cycling safer, healthier, quicker,
more direct and more attractive.

. McCutcheon Halley
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Policy CMP10 - Bicycle

Improve bicycle priority measures and cycle parking infrastructure
throughout the County in accordance with best accessibility practice.

Infrastructure

Objective CMOG - Maintain and improve the pedestrian and cyclist environment and promote

Improvements to the the development of a network of pedestrian/cycle routes which link
: a ot residential areas with schools, employment, recreational destinations and

Padastrian and Cyclist public transport stops to create a pedestrian/cyclist environment that is

Environment safe, accessible to all in accordance with best accessibility practice.

Objective CMO12 - Walking
and Cycling and Green
Infrastructure Network

Ensure that new walking and cycling routes are designed, insofar as possible,
to function as links in the County's green infrastructure network and that
adequate replacement and additional planting of native species and
pollinators is provided and that SuDS approaches are used to treat surface
water run-off.

Public Realm and Healthy Streets

Policy CMP12 - Public Realm

Support and facilitate the provision of high-quality and attractive public
realm that is accessible for all with a focus on improving connectivity and
permeability in accordance with best practice public realm and guidance
documents.

Objective CMO16 - Public
Realm and Development

Encourage and facilitate the delivery of high-quality public realm in tandem
with new developments throughout the County through the Development
Management process and the retrospective provision in existing
developments, including the provision of a pedestrianised core in town
centres where appropriate.

Accessibility and Universal Design

Universal design is the design of the environment so that it can be accessed, understood and used to the greatest

extent possible by all people regardiess of their age or ability. The need for equality of access to all aspects of the

built environment for all individuals is recognised by Fingal County Council as essential for equal opportunities

and the development of an inclusive society is a recurring theme in this Plan.

Policy CMP13 - Accessible

Promote and facilitate a network of pedestrian and cycle routes and public

Optimising Accessibility for
All

Pedestrian and Cyclist realm that is universally accessible for all ages and abilities in accordance
Environment with best accessibility practice.
Objective CMO19 - Support and facilitate improvements to the pedestrian and cycle network

and public realm that prioritise the removal of barriers to active movement,
to improve connectivity and permeability and optimise accessibility for all
USers.

Objective CMO21 -
Wayfinding

Support the delivery of way-finding systems with an emphasis around highly
trafficked urban areas and routes between public transport interchanges
and visitor attractions.

McCutcheon Halley
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Permeability
Policy CMP14-Permeable
Neighbourhoods

Implement the provisions of the Design Manual for Urban Roads and Streets
2019 (DMURS) and the DMURS Interim Advice Note 3€" Covid 19 Pandemic
Response 2020 in relation to the delivery of safe streets and overall best
practice design and promote the principle of filtered permeability in new
developments to ensure that all pedestrian entrances are opened as soon
as any new development is occupied where feasible and seek opportunities
to improve permeability in existing developed areas in accordance with
NTA's Permeability Best Practice Guide.

Chapter 9: Green Infrastructure and Natural Heritage

Key policy objectives centre on integrated planning for green infrastructure ond Ecosystem Services (NPO 58;
NPO 62; RSO 10; RPO 7.12) and enhanced green infrastructure is a key strategic outcome. The NPF also states
that: Green Infrastructure planning will inform the preparation of regional and metropolitan strotegies and City
and County Development Plans by: Assisting in accommodating growth and expansion, while retaining the

intrinsic value of naotural ploces ond natural ossets; Providing increased certainty in planning by proactively
addressing relevant environmental issues; Encouraging more colloborative approaches to plan-making by
enobling examination of the interactions between future development requirements and the capacity of

receiving areas ond ensuring thot sufficient ond well-planned green spaces, commensurate in scale to long-term
development requirements, are designated in statutory plans.

Policies and Objectives

Policy GINHP1 - Resilient
Design

Promote an awareness of the benefits of resilient design and the multi-
functional nature of green infrastructure. Apply multi-functional principles
of green infrastructure to inform the Development Management process in
terms of design and layout of new residential areas, business/industrial
development and other significant projects while maximising the multi-
functional nature of green infrastructure by ensuring the development of
synergies between Public Open Space, Biodiversity, SuDS/Water Sensitive
Design, Climate Change and Active Travel objectives.

| Policy GINHP2 - Protection of
Green Infrastructure

Ensure that areas and networks of green infrastructure are identified,
protected, enhanced, managed and created to provide a wide range of
environmental, social and economic benefits to communities.

Policy GINHP3 - Greening of
Developments

Encourage measures for the ‘greening’ of new developments including the
use of green roofs, brown roofs, green walls and water harvesting. Where
feasible require new developments to incorporate greening elements such
as green roofs, brown roofs, green walls, green car parking and SuDs (e.g.
clean water ponds fed by rainwater via downpipes).

Objective GINHO1 - Urban

Greening Plans

Develop and implement Urban Greening Plans for Balbriggan, Swords and
the wider Dublin 15 area within the lifetime of the Development Plan.
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Green Infrastructure Themes

Policy GINHP4 = Green

Infrastructure Themes

Ensure the green infrastructure strategy for Fingal protects and enhances
existing green infrastructure resources and plans for future green
infrastructure provision which addresses the five main themes identified in
this Plan, namely: Biodiversity, Parks, Open Space and Recreation,
Sustainable Water Management, Archaeclogical and Heritage landscapes,
Landscape.

Biodiversity

Policy GINHPS - Green
Infrastructure Network

Develop the green infrastructure network to ensure the conservation and
enhancement of biodiversity, including the protection of European Sites,
the provision of accessible parks, open spaces and recreational facilities
(including alletments and community gardens), the sustainable
management of water, the maintenance of landscape character including
historic landscape character and the protection and enhancement of
archaeological and heritage landscapes.

Objective GINHO2 -
Fragmentation

Reduce fragmentation and enhance the resilience of Fingal's green
infrastructure network by strengthening ecological links between urban
areas, Natura 2000 sites, proposed Natural Heritage Areas, parks and open
spaces and the wider regional network by connecting all new developments
into the wider green infrastructure network.

Objective GINHO3 -
Biodiversity in Open Space

Make provision for biodiversity within public open space and include water
sensitive design and management measures (including SuDS) as part of a
sustainable approach to open space design and management.

Objective GINHO4 - Green
Infrastructure and
Development

Resist development that would fragment or prejudice the County's strategic
green infrastructure network.

Parks, Open Space and Recreation

This theme is defined as londs zoned open space and/or in use as public open space. The Council has established
2,000 hectares of public open space that are increasingly monoged in a sustainable manner to ensure thot future
generations can enjoy the benefits of these amenities for recreation, health and wellbeing.

Policy GINHPG — multi-

functionality

Ensure delivery of multifunctional green and civic spaces that meet
community needs, promote active and passive recreation, flood and surface
water management and local habitat improvements. The multi-functionality
of spaces will be balanced against the need to protect and enhance local
habitat and the recreational and functional requirements of parks.

Objective GINHO7 -
Provision of Open Space

Provide a range of accessible new parks, open spaces and recreational facilities
accommodating a wide variety of uses (both passive and active), use intensities and
interests.
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Objective GINHOS - Routes

Provide attractive and safe routes linking parks and open spaces and other related
features such as cultural sites and heritage assets as an integral part of green
infrastructure provision, where appropriate and feasible,

Objective GINHO9 —

Greenways and Net Gain

Ensure that all greenway developments have a biodiversity net gain. Nature
conservation and opportunities for biodiversity enhancement will be a key part of
these infrastructure projects and nature conservation will be considered throughout

the lifetime of the project and into the future, following project completion.

Sustainable Water Management

Policy GINHP7 = Protection

Protect and enhance the natural, historical, amenity and biodiversity value
of the County’s watercourses, flood plains, riparian corridors, wetlands and
coastal area though long-term and liaison with relevant Prescribed Bodies
where appropriate.

Objective GINHO14 — Green
Roofs

Objective GINHO14 — Green Roofs Seek the provision of green roofs and
green walls as an integrated part of Sustainable Drainage Systems (SuDS)
and which provide benefits for biodiversity, wherever possible.

Objective GINHO15 - 5uD5

Limit surface water run-off from new developments through the use of
appropriate Sustainable Urban Drainage Systems (SuDS) using nature-based
solutions and ensure that SuDS is integrated into all new development in
the County.

Landscape

Policy GINHPY - Landscape

Character

Ensure green infrastructure provision responds to and reflects landscape
character including historic landscape character, conserving, enhancing and
augmenting the existing landscapes and townscapes of Fingal which
contribute to a distinctive sense of place,

Green Infrastructure and Planning

A key objective of green infrastructure planning is that green infrastructure management and provision is
integrated with plans for growth and development. All proposals for development must take account of the
County’s strategic green infrostructure resources and ensure that these are protected, manoged and enhanced

as new development takes ploce.

Policy GINHP10 - Green
Infrastructure and
Development

Seek a net gain in green infrastructure through the protection and
enhancement of existing assets, through the provision of new green
infrastructure as an integral part of the planning process, and by taking
forward priority projects including those indicated on the Development Plan
Green Infrastructure maps during the lifetime of the Development Plan.
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Objective GINHO19 - Green
Networks

Create an integrated and coherent green infrastructure for the County by requiring
the retention of substantial networks of green space in urban, urban fringe and
adjacent countryside areas to serve the needs o

Objective GINHO20 - Green

Where new residential development is proposed, seek, where appropriate to

Infrastructure and Recreation maximise the use and potential of existing parks, open spaces and recreational
provision, by upgrading and improving the play and recreational capacity of these
existing facilities through development contributions in lieu of new open space or play
provision,

Objective GINHO21 - Avoid the fragmentation of green spaces in site design and io link green spaces

Integration of Green Igreening elements to existing adjacent green infrastructure / the public realm where

Infrastructure feasible and to provide for ecological functions.

Objective GINHO22 - Network
Fragmentation

Resist development that would fragment or prejudice the County's strategic green
infrastructure network.

Matural Heritage

Biodiversity includes everything from trees to weeds, from mammals to birds, from coast to countryside. Fingal
hosts a weolth of wildlife including many threatened habitots and plant and animal species which are protected

by law.

Policy GINHP11 - Biodiversity
Action Plan

Support the adoption and implementation of the Fingal Biodiversity Action
Plan, implementation of the National Biodiversity Action Plan 2017- 2021
and the All-ireland Pollinator Plan 2021-2025 and any superseding plans.

Policy GINHP12 - Protected
Sites

Protect areas designated or proposed to be designated as Natura 2000 sites
(i.e. Special Areas of Conservation (SACs) and Special Protection Areas
(SPAs), proposed Natural Heritage Areas (pNHAs), Natural Heritage Areas
(NHAs), Statutory Mature Reserves, and Refuges for Fauna.

Policy GINHP13 - Fingal
Ecological Network

Support the development of the Fingal Ecological Network in line with the
Fingal Biodiversity Action Plan.

Policy GINHP14 - Biodiversity
Net Gain Guidance

Promote biodiversity net gain in new developments and develop a planning
guidance document on Biodiversity Net Gain.

Policy GINHP15 - Biodiversity
in Buildings Guidance

Promote the inclusion of swift, swallow, house martin, house sparrow,
starling, bat and insect boxes and structures in and on building facades and
develop a guidance document on how to incorporate these structures into
buildings.

Policy GINHP16 — Rewilding
and Pollinator Initiatives

Promote and support rewilding and pollinator initiatives in Fingal.

Objective GINHO27 -
National Parks and Wildlife
Service

Support the National Parks and Wildlife Service, in the maintenance and
achievement of favourable conservation status for the habitats and species
in Fingal by taking full account of the requirements of the Habitats and Birds
Directives, in the performance of its functions.
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Objective GINHO28 -
Protection of Natural

Ensure that development does not have a significant adverse impact on
proposed Natural Heritage Areas (pNHAs), Natural Heritage Areas (NHAs),

Heritage Areas Statutory Mature Reserves, Refuges for Fauna, Habitat Directive Annex |
sites and Annex |l species contained therein, and on rare and threatened
species including those protected by law and their habitats.

Objective GINHO29 - Ensure that the management of the Council’'s open spaces and parks is

Biodiversity and Open Space | pollinator-friendly, provides more opportunities for biodiversity, and is

carried out without the use of pesticides where possible.

Objective GINHO30 -
Infrastructure and Net
Biodiversity Gain

All greenway and infrastructure projects are to have a net biodiversity gain
and this principle shall be incorporated from the start of the project.

Objective GINHO31 -
Invasive Species

Continue the control programs of invasive species with all relevant
stakeholders and landowners to control the key invasive species.

Objective GINHO32 -
Development and Invasive
Species

Ensure that proposals for development do not lead to the spread or
introduction of invasive species. If developments are proposed on sites
where invasive species are or were previously present, the applications will
be required to submit a control and management program for the particular
invasive species as part of the planning process and to comply with the
provisions of European Communities (Birds and Natural Habitats)
Regulations 2011 and EU Regulations 1143,/2014.

Protection of Trees and Hedgerows

There is extensive evidence for the wide range of services and value of trees and hedgerows including establishing
a sense of place ond providing healthy environments. Trees also contribute to visual amenity in built-up areas
and by adding significant visual interest in more rural areas. Hedgerows often mark historic field patterns and
townland boundaries ond significantly enhance the londscope character of rural areas. Trees and hedgerows also
perform a vital role as wildlife habitats, biodiversity corridors and essential green elements in the County's green
infrastructure network. They have a further crucial role in improving urban air quality and carbon sequestration
{capturing and storing corbon), contributing to the mitigation of climate change.

Policy GINHP21 - Protection

of Trees and Hedgerows

Protect existing woodlands, trees and hedgerows which are of amenity or
biodiversity value and/ or contribute to landscape character and ensure that
proper provision is made for their protection and management in line with
the adopted Forest of Fingal-A Tree Strategy for Fingal.

Policy GINHP22 - Tree

Provide for appropriate protection of trees and hedgerows, recognising

Hedgerow Categorisation

Planting their value to our natural heritage, biodiversity and climate action and
encourage tree planting in appropriate locations.
Objective GINHO45 - Develop a ‘Hedgerow Categorisation and Management Appraisal Tool’ and

associated appropriate planning and management requirements for
Development Management purposes to ensure a sustainable future for
retained hedgerows in the context of new developments.

Objective GINHO46 — Tree

Removal

Ensure adequate justification for tree removal in new developments and
open space management and require documentation and recording of the
reasons where tree felling is proposed and avoid removal of trees without
justification.
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Objective GINHOA47 - Promote and support woodland development schemes by identifying
Woodland Development suitable areas to establish and enhance woodlands for biodiversity, climate
change and recreational purposes in partnership with local communities in
line with the adopted Forest of Fingal-A Tree Strategy for Fingal.

Objective GINHO48 - Wildlife | The Council shall comply with the requirements set out in the Wildlife Act
and Roads Act in the context of its maintenance programmes and housing,
recreational and infrastructure developments.

Schemes

Act and Roads Act

Landscape

Policy GINHP24 - | Support the aims and objectives of the European Landscape Convention by
National implementing the relevant objectives and actions of the National Landscape Strategy
Landscape 2015-2025.

Strategy

High Amenity Zoning

A High Amenity zoning (HA) has been applied to areas of the County of high landscape value. These are areas
which consist of landscopes of special character in which inappropriate development would contribute to a
significant diminution of landscape value in the County.

Policy GINHP28 - Protection Protect High Amenity areas from inappropriate development and reinforce

of High Amenity Areas their character, distinctiveness and sense of place.

Objective GINHOG7 - Ensure that development reflects and reinforces the distinctiveness and
Development and High sense of place of High Amenity areas, including the retention of important
Amenity Areas features or characteristics, taking into account the various elements which

contribute to its distinctiveness such as geology and landform, habitats,
scenic quality, settlement pattern, historic heritage, local vernacular
heritage, land-use and tranguillity.

. Landscape Character Assessment

In terms of Landscape Character, the proposed development site lies within an area categorised as 'Coastal’

Landscape Character Type. (Fingal Development Plan 2023-2029, Green Infrastructure 1, Sheet No.14).
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Table 5.7 Landscape Character Assessment Summary, Fingal Development Plan 2023-2029 ,

Chapter 9 — Natural Heritage (Landscape Character Assessment) (Table 8.3)

Table 9.3: Landscape Character Assessment Summary-Character, Value and Sensitivity

Landscape Character Types Landscape Value Landscape Sensitivity
Rolling Hills Type Modest Medium

High Lying Type High High

Low Lying Type Modest Low

Estuary Type Exceptional High

Coastal Type Exceptional High

River Vallev and Canal Tvoe High High

Table 5.8 Landscape Character Assessment — Capacity Definition — South Downs National Park

Petersfield Area Capacity Assessment 2013

Term

Definition

Negligible/None

Medium/High

Key Characteristics of the landscape are highly vuinerable to development.
Development would result in a significant change in landscape character
and should be avoided if possible.

Key characteristics of the landscape are vulnerable to change. There may
be limited opportunity to accommodate development without changing
landscape character. Great care would be needed in locating
development.

Some of the key characteristics of the landscape are vulnerable to change.
Although the landscape may have some ability to absorb some
development, it is likely to cause some change in character. Care would be
needed in locating development.

Few of the key characteristics of the landscape are vulnerable to change.
The landscape is likely to be able to accommodate development with only
minor change in character. Care is still needed to avoid adversely affecting
key characteristics where they occur.

Key characteristics of the landscape are robust and would not be
adversely affected by development. The landscape is likely to be able to
accommaodate development without a significant change in landscape
character

1 This particular capacity assessment and criteria are adapted from the South Downs National Park
Petersfield Area capacity assessment, 2013,
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Chapter 10: Heritage, Culture and Arts
Archaeological Heritage

Fingal has a wealth of archaeological sites and monuments, over 1311 of which have been recorded
to date. All of these sites contain precious information about our past and those people who lived in
Fingal before us. Added to this are our burials, shipwrecks, structures, features objects and artefacts,
whether located on land, underwater or in the inter-tidal zone. Fingal’s archoeological heritage is an
important resource for identity, communities, education and tourism and has a powerful contribution
to make to the quality of life of today’s citizens in terms of social inclusion, environmental protection
and sustainable development.

National Monuments

Under Section 14 of the National Monuments {Amendment) Act 2004, a National Monument is a
monument in the ownership or guardianship of the Minister of the Department of Housing, Local
Government and Heritage, in the ownership of a Local Authority, or are the subject of a Preservation
Order or a Temporary Preservation Order.

Policy HCAP2 — Importance of Recognise the importance of our archaeological resource and

Archaeological Resource provide appropriate objectives to ensure its appropriate
retention, promotion and recording.

Policy HCAP3 - Record of Safeguard archaeclogical sites, monuments, objects and

Monuments and Places/ Sites and | their settings listed in the Record of Monuments and Places

Monuments Record (RMP), Sites and Monuments Record (SMR), underwater

cultural heritage including protected wrecks and any
additional newly discovered archaeological remains.

Policy HCAP4 - Preservation-in- Favour the preservation in-situ (or at a minimum
situ preservation by record) of all sites and features of historical
and archaeological interest.

Objective HCAO1 - Preservation- Favour the preservation in situ or at a minimum preservation
in-situ by record, of archaeological sites, monuments, features or
objects in their settings. In securing such preservation the
Council will have regard to the advice and recommendations
of the National Monuments Service of the Department of the
Housing, Local Government and Heritage.

Objective HCAO3 — Management | Encourage and promote the appropriate management and
of Archaeological Resource maintenance of the County’'s archaeological heritage,
including historical burial grounds and underwater cultural
heritage in accordance with conservation principles and best
practice guidelines.

Objective HCAOG - Climate Co-operate with other agencies in the investigation of
Change and the Archaeological climate change on archaeological sites and monuments and
Resource to develop suitable adaptation measures to strengthen

resilience and reduce the wvulnerability of archaeological
heritage in line with the National Climate Change Sectoral
Adaptation Plan for Built and Archaeclogical Heritage 2019.
Policy HCAPS — Development Incorporate heritage features into infrastructure design at an
Design early stage in the development planning and management
process to protect and promote the cultural heritage
resource and create awareness and interpretation.
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Objective HCAO7 — Archaeology
and Development Design

Ensure archaeological remains are identified and fully
considered at the very earliest stages of the development
process, that schemes are designed to avoid impacting on
the archaeological heritage.

Objective HCAOB — Archaeological
Impact Assessment

Require that proposals for linear development over one
kilometre in length; proposals for development involving
ground clearance of more than half a hectare; or
developments in proximity to areas with a density of known
archaeological monuments and history of discovery; to
include an Archaeclogical Impact Assessment and refer such
applications to the relevant Prescribed Bodies.

Objective HCAO9 — Archaeology in
the Landscape

Ensure that in general development will not be permitted
which would result in the removal of archaeological
monuments with above ground features, protected wrecks
and that this will be especially the case in relation to
archaeological monuments which form significant features in
the landscape.

Objective HCAD11 - Impacts of
large-scale development

Ensure that proposals for large scale developments and
infrastructure projects consider the impacts on the
archaeological heritage and seek to avoid them.

Objective HCAO14 - Archaeology
in Open Space

Retain and manage appropriately archaeological monuments
within open space areas in or beside developments, ensuring
that such monuments are subject to an appropriate
conservation management plan, are presented appropriately
and are not left vulnerable, whether in the immediate or
longer term, to dangers to their physical integrity or
possibility of loss of amenity.

Objective HCAO15 - Best Practice

Promote best practice for archaeological excavation by
ensuring that they are undertaken according to best practice
as outlined by the National Monuments Service, Department
of Housing, Local Government and Heritage, The National
Museum of Ireland and the Institute of Archaeologists of
Ireland.

Objective HCAD16 — Conservation
Plans

Manage the archaeological sites and monuments that Fingal
County Council owns or is responsible for according to best
practice and according to Conservation Plans where they
exist.

Objective HCAO18 — Public
Awareness

Raise public awareness of the cultural heritage and improve
legibility by providing appropriate interpretation in areas,
sites, villages, and buildings of archaeological and historic
significance.

Objective HCAO19 - Community
Archaeology Strategy

Continue to implement the findings of the Community
Archaeology Strategy for Fingal.

Objective HCAD21 - Climate
Change

Promote awareness and the appropriate adaptation of
Ireland’s built and archaeological heritage to deal with the
effects of climate change.
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Architectural Heritage

Fingal has a diverse building stock. Within the range of building types and uses in Fingal are structures,
streetscapes, village and town cores of distinctive, innovative or rare architectural heritage significance
that they are deemed worthy of protection by statutory designation as individual elements or clusters
of buildings. There are also more modest or everyday structures that are part of the built heritage of
the County. Through their form, scale, materials and placement they contribute positively to the urban
and rural areas of Fingal, assisting in placemaking and establishing the distinctive character and
architectural interest of a particular location. These structures are also of value in the embodied energy
they contain, their display of traditional building craftmanship and skill in their construction, the
survival within them of original or historic materials and methodologies some of which may no longer
be in use.

Policy HCAPS - Protection of Ensure the conservation, management, protection and
Architectural Heritage enhancement of the architectural heritage of Fingal through
the designation of Protected Structures and Architectural
Conservation Areas, the safeguarding of designed landscapes
and historic gardens, and the recognition of structures and
elements with no specific statutory designation that
contribute positively to the vernacular, industrial, maritime
or 20th century heritage of the County

Policy HCAP9 - Re-use of Champion the maintenance, repair, re-use and sensitive
Architectural Heritage retrofitting of the architectural heritage and older building
stock of the County as a cornerstone of its sustainable
development policy and will require that adaptative re-use
and regeneration adheres to best conservation practice.

Policy HCAP10 — Retention Continue to support and encourage the sympathetic and
appropriate reuse, rehabilitation and retention of protected
structures and historic buildings ensuring the special interest,
character and setting of the building or structure is preserved

Architectural Conservation Area (ACA)

An Architectural Conservation Area (ACA) is a place, area, group of structures or townscape that is of
special architectural, historical, archaeological, artistic, cultural, scientific, social or technical interest
or value or contributes to the appreciation of Protected Structures. ACAs could encompass, for
example, a terrace of houses, a whole streetscape, town centre or a small cluster of structures
associated with a specific building such as a mill or country house. Most structures in an ACA are
important in the context of their contribution to the streetscape or character of an area and so the
protection status generally relates only to the exterior of the buildings or the streetscape, except for
Protected Structures within ACAs where the protection extends to the interior and curtilage of these
properties. Any works that would have a material effect on the special character of an ACA require
planning permission,

Policy HCAP11 - Conservation of Conserve and protect buildings, structures and sites of
Architectural Heritage special architectural, historical, archaeological, artistic,
cultural, scientific, social or technical interest by adding or
retaining them on the Record of Protected Structures or by
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designating groups of Architectural

Conservation Areas.

structures as

Policy HCAP12 - Interventions to
Protected Structures

Ensure that direct or indirect interventions to Protected
Structures or adjoining development affecting them are
guided by architectural conservation principles so that they
are sympathetic, sensitive and appropriate to the special
interest, appearance, character, and setting of the Protected
Structure and are sensitively scaled and designed.

Policy HCAP13 — Retention of
Protected Structures

Require the retention and appropriate active use of
Protected Structures.

Policy HCAP14 - Architectural
Conservation Areas

Protect the special interest and character of all areas which
have been designated as an Architectural Conservation Area
(ACA). Development within or affecting an ACA must
contribute positively to its character and distinctiveness and
take opportunities to protect and enhance the character and
appearance of the area and it's setting wherever possible.
Development shall not harm buildings, spaces, original street
patterns, archaeological sites, historic boundaries or
features, which contribute positively to the ACA,

Policy HCAP15 - Character of
Architectural Conservation Areas

Support and encourage the sympathetic and appropriate
adaptive reuse, refurbishment, and upgrading of protected
structures and buildings or structures that contribute to the
character of an Architectural Conservation Area ensuring
that their special interest, character and setting is retained.
Prohibit development that seeks the demolition of a
Protected Structure or buildings that contribute to the
character of an ACA in almost all circumstances.

Policy HCAP16 - Conservation
Best Practice

Promote best conservation practice and encourage the use
of appropriately qualified and experienced conservation
professionals, contractors, and craft persons.

Objective HCAO22 - Record of
Protected Structures

Review the Record of Protected Structures (RPS) to assess
current entries and to add structures of special architectural,
historical, archaeological, artistic, cultural, scientific, social or
technical interest as appropriate.

Objective HCAD23 - Expansion of
Record of Protected Structures

Expand the RPS to include structures of industrial, maritime,
vernacular and twentieth century heritage where they are of
sufficient significance and complete the assessment of the
few remaining Ministerial Recommendations from the
National Inventory of Architectural Heritage (NIAH) Survey of
Fingal.

Objective HCAO24 — Alteration
and Development of Protected
Structures and ACAs

Require proposals for any development, modification,
alteration, extension or energy retrofitting affecting a
Protected Structure and/or its setting or a building that
contributes to the character of an ACA are sensitively sited
and designed, are compatible with the special character, and
are appropriate in terms of the proposed scale, mass, height,
density, architectural treatment, layout, materials, impact on
architectural or historic features.
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Objective HCAD25 - Architectural
Heritage Impact Statement

Require an Architectural Heritage Impact Statement as part
of the planning documentation for development that has the
potential to affect the relationship between the Protected
Structure and any complex of adjoining associated buildings,
designed landscape features, or designed views or vistas
from or to the structure. This particularly relates to large
landholdings such as country estates, institutional
complexes, and industrial sites where groups of structures
have a functional connection or historical relationship with
the principal building.

Objective HCAO27 — Protected
Structures within Larger
Developments

Where permission is being sought for a development in
which works to the Protected Structure are one element of a
larger proposal, the Council will seek for the repair and
refurbishment of the Protected Structure to be contained
and completed within the first phase.

Objective HCAO28 — Conservation
Plans for Protected Structures

Demonstrate best practice in relation to the management,
care and maintenance of Protected Structures by continuing
the programme of commissioning Conservation Plans for the
principal heritage properties in the Council's ownership
(several of which are also ACAs), implement the policies and
actions of these Conservation Plans where they exist, and
ensure the Plans are used by all sections of the Council to
inform and direct the design of interventions within the
heritage properties, both to buildings and landscapes.

Objective HCAO29 — Protected
Structures Audit

Carry out an audit and assess the condition of all Protected
Structures within the Council’s ownership and pilot a
management/maintenance plan as a template for these
structures.

Historic Designed Landscapes — Historic Gardens, Demesnes and Country Estates

Historic designed landscapes relate to gardens, parkland, woodland, estates, and public parks that
were deliberately laid out for artistic effect. By using both natural and built features such as trees,
shrubs, f lowers, lawns, ponds, watercourses, views/vistas, follies, statues, walled gardens, gate lodges
or gates, an architectural and horticultural composition was created for the enjoyment of the owners
or the general public. These landscapes or gardens could be formal set pieces with ornamental planting
in set patterns usually geometric designs or they could be ‘naturalised’ parkland made to look like the
rural countryside, but which had been carefully planned through the placement of individual or groups
of trees, expanses of open lawns, and sunken boundary walls known as ‘ha-has’ that allowed
uninterrupted views of pastoral scenes. The architectural components of historic gardens, from small

gardens to large parks, include:

*  Plan and topography

» \Vegetation e.qg. species, proportions, colour schemes, spacing and respective heights
» Structural and decorative features

= Water
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Policy HCAP18 — Designed Protect the setting, significant views, and built features of
Landscape Features, Settings and | historic designed landscapes and promote the conservation

Views of their essential character, both built and natural.
Policy HCAP19 — Development and | Resist proposals or developments that would lead to the loss,
Historic Demesnes or cause harm to the character, principal components or

setting of historic designed landscapes and demesnes of
significance in the County.

Policy HCAP20 - Conservation and | Support the commissioning of Conservation Plans and
Woodland Management Plans Woodland Management Plans and the cataloguing of the
collections for the historic designed landscapes in the
Council's ownership. Encourage private owners to undertake
Conservation Plans and Woodland Management Plans for
their historic landscapes.

Objective HCAO31 - Protection of | Identify the historic designed landscapes of significance in
Designed Landscapes the County and determine the appropriate mechanism to
ensure their future protection. Several of the most significant
are already designated, as Architectural Conservation Areas.
Objective HCAO32 - Designed Require that proposals for development within historic
Landscape Appraisal designed landscapes include a Designed Landscape Appraisal
(including an ecological assessment) as part of the planning
documentation to fully consider the potential impacts of the
proposal. The appraisal should be carried out prior to the
initial design of any development, in order that this
evaluation to inform the design which must be sensitive to
and respect the built heritage elements and green space
values of the site,

Objective HCAD33 - Conservation | Continue the programme of commissioning Conservation
Plans Plans for the principal heritage properties in the Council’s
ownership that contain historic designed landscapes.

Industrial Heritage

The sites, structures, machinery, artefacts and plant associated with manufacturing, transportation,
communications, construction, public utilities, raw material extraction and production form our
industrial heritage. Rapid advancements and developments in engineering and technology have left
much of our historic industrial heritage obsolete and under threat from dereliction, demolition or
unsympathetic adaptation.

Objective HCAO47 - Historic Ensure that repairs and new insertions to the historic

Harbours harbours, piers and quays are appropriate in the materials
used and, in the design, and scale of any new structures or
equipment.

Climate Change and Heritage

Climate change relates to long-term alterations in regional and global climate patterns which is
affecting existing environments and resulting in more extreme weather events. Climate change
impacts on the historic environment and cultural heritage directly through the loss or demage of
archaeology, older structures and historic landscapes resulting from severe weather incidents, coastal

«. McCutcheon Halley
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erosion and rising sea levels. Gradual environmental changes can also require increased or different
maintenance regimes, impact the availability of traditional building materials, lead to structural issues
arising from soil shrinkage and affect the survival of planting schemes and mature trees in designed
landscapes. To address these, the Council needs to make provision for risk assessments, disaster risk
management planning, maintenance regimes, reduction of carbon emissions and improved energy
performance of the existing building stock. The National Climate Change Sectoral Adaptation Plan for
Built and Archaeclogical Heritage 2019 sets out specific goals and actions to build adaptive capacity
within this sector and reduce its vulnerability to climate change. The Council is already delivering on
several of these through the implementation of the Fingal Climate Action Plan 2019-2024 which
includes actions relating to the historic environment. The Council has also carried out the Fingal
Cultural Heritage and Climate Change Risk Assessment 2021 to understand the vulnerability of Fingal’s
Cultural Heritage to climate hazards.

Policy HCAP29 - Climate Change Advance and support mechanisms through which the Council

and Heritage can develop resilience, adapt or mitigate the impact of
Climate Change on the archaeological and built heritage of
the County.

Policy HCAP30 - Effects of Climate | Co-operate with other agencies in the investigation of

Change climate change on the fabric of historic buildings and

traditional construction to enhance adaptive capacity,
strengthen resilience and reduce the vulnerability of the built

heritage.
Objective HCADS50 - Climate Utilise the data provided by the Fingal Cultural Heritage and
Change Mitigation Climate Change Risk Assessment 2021 to address or mitigate,

where possible, the potential Climate Change impacts
identified. Where managed loss is the most appropriate
option to ensure the site or structure is fully recorded and
the data retained by the Council.

Objective HCAO51 — Adaptation Develop resilience and adaptation strategies for the built and

Strategies archaeological heritage in the Council's ownership.
Objective HCAO52 — Risk Pilot a disaster risk management plan for a Council owned
Management Pilot heritage property to serve as a template for other historic

buildings in the Council’s ownership.

Access to the Heritage Resource

The protection and conservation of the archaeological and built heritage will be best achieved through
the recognition and appreciation of it by all sections of society. It is important that awareness of the
location and significance of protected sites and structures is achieved and that these are conserved
and presented to the highest quality.

Policy HCAP31 - Access Improve access, visitor facilities, enhance animation of
heritage sites and upgrade visitor infrastructure at Council
owned heritage sites, where appropriate.

Objective HCAO54 - Promote and enhance the wunderstanding of the
Understanding of the Heritage archaeological and architectural heritage of Fingal through
Resource the development of cultural tourism products, talks,

exhibitions and publications. digital access through
interactive maps, videos, virtual exhibitions, and podcasts.
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Objective HCADSS - Universal
Access

Accommodate and improve universal access to Council
owned archaeological and architectural heritage sites open
to the general public, where possible. Ensure the
archaeological and architectural heritage significance of the
site is taken into account when providing such access and is
not damaged or compromised.

Chapter 13: Land Use Zoning

The Deer Park development site lies within Land-Use Zoning RS and HA in the Fingal Development Plan
2023-2029. This zoning objective describes a vision for Residential development (RS) and High Amenity
(HA) within Howth, while Howth continues to demonstrate a wide range of economic functions due

to its performance as a high-quality tourist destination and due to its important marine activities.

Land Use Zoning Objectives:

RS: Provide for residential development and protect and improve residential amenity.
Objective: Ensure that any new development in existing areas would have a minimal impact on and

enhance existing residential amenity.

HA: Protect and enhance high amenity areas
Objective: Protect these highly sensitive and scenic locations from inappropriate development and

reinforce their character, distinctiveness and sense of place. In recognition of the amenity potential of

these areas opportunities to increase public access will be explored.

Figure 5.8 Fingal Zoning Map G (2023-2029) (Site in red)
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Figure 5.9 Fingal Zoning Objective (2023-2029)

Planning objective specific to the site and environs

The following Development Plan Objectives for Howth as presented in the Fingal Development Plan
2023-2029 (Map 10) are as follows:

Zoning Objectives
RS - Residential (the site itself) Provide for residential development and prolect and improve residential amenity
HA - High Amenity (south, east and Protect and enhance high amenity areas
west of the sile)
' TC - Town and District Centre {nnrﬁ'l ' Protect and enhance the special physical and social character of town and
and north-east of the site) district centres and provide and/or improve urban facilities
. 0S - Open Space (north-west of the  Preserve and provide for open space and recreational amenities
site)
Specific Objectives
ACA (immediately west and south of  Architectural Conservation Area — Howth Castle and Demesne
the site)
Hnwl:h SAA (immediately south, east  Special Amenity Area - Buffer Zone
and west of the sita)
Preserved Views Local protected views
= Along access avenue to Howth Castle (east of the site)
=  From the south looking north from Muck Rock and also from views
adjacent to the Hotel and car park
= Views from Howth Piers
' Local Objective Point 86 (north of Maintain and protect the public amenity of the beach and improve public access

the site) to the beach, provided such increased public access is shown through
Screening for Appropriate Assessment to be compatible with the conservation |
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objectives of Baldoyle Bay Special Protection Area (SPA) and any other
European Sites which may be direclly or indirectly impacted upon

Local Objective Point 93 {soum of @ Facilitate the provision of tounst, leisure, craft, artisan and restaurant

the site) uses at Howth Castle whilst ensuring the setling and character of the
protected structures are maintained.
Protected Structures All outside the site boundary

North-west of the site RPS 554
North-west of the site = RPS 555
South-east of the site  RPS 556
South-east of the site  RPS 557
East of the site RPS 558
East of the site RPS 559
East of the site RPS 534

Protect & Preserve Trees, None within the site. Three within Howth Castle Demesne
Woodlands and Hedgerows
Traveller Accommodation Proposed Traveller accommodation immediately north of the site

5.4.14 Site Surveys/Investigations

A site walkabout and photographic survey of the site was undertaken on the 7th of December 2023.
The site was accessed by foot via a pathway leading from the stable yards area, through the perimeter
of the golf course. (See Appendix 5.1 for Visual Assessment of the site). On inspection, there had been
relatively recent low level vegetation clearance works within the site. It was noted that in October
2023, the applicant carried out minor clearance works to the site over a period of 3 days, which
predominantly consisted of the cutting and removal of overgrown grassland and overgrown areas of
boundary scrub and low-level vegetation. These works were required to assist with obtaining
important accurate site surveys which included a full Topographical survey of the existing levels &
topography, boundary walls and trees within the Applicant’s site and a Ground Investigation. The
applicant also required an accurate survey of the existing services which traversed the site including a
‘live’ underground 90mm dia. 4 bar gas main, which had to be identified and accurately marked out
prior to commencing Ground Investigation works. The removal of this vegetation was also required to
provide a safe and clear platform for the stable erection of the Ground Investigation equipment
including excavators, boring rigs and dynamic probing rig. A photographic record of the site itself,
approaches to the site from the south and southwest, along with a site walkabout of the wider Howth
Castle Demesne, golf course and hotel area. Photograph was also taken from the east and west of
Howth Road and the entrance area to the castle grounds.

5.4.15 Consultation

A 5247 meeting took place between the applicants and Fingal County Council on 12 September 2023,
A number of items of concern were raised including the building heights, elevations and proposed tree
planting. A Section 32C-LRD Meeting was held on the 13" ° December 2023. Concerns were raised
regarding the built heritage and the historic landscape setting. Fingal County Council requested further
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design amendments in terms of heights, potential impacts on the heritage gates at the castle entrance

and planting proposals.

Based on this feedback further design amendments were made to the scheme in conjunction with the
wider design team. Block D has been revised to reduce the impact on the existing treeline and on the
Howth Castle Demesne Gates. The building has been set back further from the historic structures at
the castle gates, and the height of end block (Block D) reduced to three storeys.

A preliminary viewpoint map with 21 suggested views (representative sensitive receptors) was
presented for discussion. The local authority requested amendments to some angles of view on Howth
Road, particularly looking south and southwest to the castle gates from Howth Road and additional
viewpoints to be considered in the Landscape and Visual Impact Assessment. Further discussions were
undertaken by the design team and agreement made on 23 views in total with amendments to the
angle of views from the north, northeast and northwest of the castle gates looking south from Howth
Road.

Following on from the above consultation, further design changes were undertaken by the design
team. A site visit was organised between Ait Urbanism + Landscape and Gemma Carr, Senior Executive
Parks and Landscape Officer from the Parks & Green Infrastructure Division of the Planning + Strategic
Infrastructure Department, to further discuss potential tree removal due to the design development
changes, as well as discussing the landscape site plan proposals as a whole in February 2024.

5.5 Difficulties Encountered

Access to the site is by arrangement only as the lands are privately owned and not accessible to the
public. Otherwise, there were no difficulties encountered.

5.6 Baseline Environment

5.6.1 The site

Baseline Assessment

The subject site is located in Deer Park, Howth, to the south of the Howth Road R105 and to the north-
west of Howth Castle, and immediately west of the entrance to Howth Castle. The site area is
approximately 1.53 ha of greenfield land, presenting as one large field. The net developable area is
1.10ha. The site consists of 1.10 ha of land zoned for residential development (Fingal Development
Plan 2023-2029) and 0.31 ha zoned High Amenity. The site is enclosed on the north and east by a tall
natural stone boundary wall which is approximately 2.46m in height. To the west the site adjoins two
private dwellings and an undeveloped field. The site is separated from the field by hedgerow and scrub.
The interior of the site consists of an unmanaged grassland (grassland and low scrub were cleared for
site surveys etc. in October 2023).

The lands within the site were historically part of wider demesne or estate lands associated with Howth
Castle Demesne and surrounding Deer Park lands. The site is in relatively close proximity to Howth
Castle (approx. 220m to the south-east of the southern boundary of the site.) and St. Mary’s Church
(approx. 100m to the east of eastern boundary of the site).
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Figure 5.10 Site Context

The wider contiguous landscape is coastal in nature, located on the northern edge of the Howth
premonitory. The coastline itself to the Irish Sea is approximately 165m north of the site. The Dart line
runs parallel to the coastline, Howth Station being the final stop on the line, which is located less than
500m to the north-east of the site.

The site itself is enclosed along the northern boundary by a tree line, and along the eastern boundary
by a treeline and the historic Howth Demesne wall. The southern boundary is also bounded by the
continuation of this historic wall and scattered tree plantings.

Overhead powerlines traverse the site in two locations. One runs from a midpoint along the western
boundary in a north-east direction through the site terminating close the northern boundary of the
site. The second runs parallel to the eastern boundary of the site. There are also overhead wires and
poles running along Howth Road.
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Contiguous Land Use and Open Space
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Figure 5.11 Contiguous Land Use and Open Space

In a wider context, the lands to the south of the proposed development site and surrounding the
historic core of Howth Castle were developed over time from use as a racecourse in the 1800's to their
development in the early 20th century into a golf course, with the first competition being played there
in 1916. These lands are zoned as High Amenity (HA) in the Fingal Development Plan 2023-2029,

The Deer Park Hotel, now closed, is located further south and upland. The bar remains open to the
public, being regularly frequented by golfers and walkers of the Hill of Howth for lunches and drinks.

Lands bounding Howth Road to the north-west of the site as well as lands to the west of the golf course

are predominantly in residential usage and comprise of two storeys detached and semi-detached

houses. Lands immediately north and north-east of the proposed development site are currently

under construction. This development known as Claremont, (Bord Pleandla Case reference:

PLOGF.246151 and Planning Authority Case Reference: F15A/0362). The Claremont development will

consist of 512 one, two, and three-bed apartments, a 240m? creche, and over 2,600m? of retail space.
. It will have south facing public and communal space, and landscaped public realm.

Howth Village is located to the east with Howth Harbour to its immediate north. The harbour and piers
are an attractive coastal and maritime and recreational amenity for local residents but also attracts
tourists year-round. There are public open spaces, Howth Pier Park, a substantial playground, beaches,
Howth Lighthouse, Howth Yacht Club and numerous cafes, fish shops, seafood restaurants etc.
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Figure 5.12 Public Open Space

There are a number of public open spaces locally adjacent to the site. To the north/north-west is
Baltray Park and tennis courts; to the east and north-east are Howth Pier Park. There are a number of
smaller pockets of open space located within residential housing development to the east and west of
the site. Howth Head and Howth Cliff Walks are popular walking routes, as are the walks through the
Howth Demesne itself,

Access and Circulation

The site is accessible by foot only through the golf course lands to the rear of the Transport Museum,
which is located immediately north-west of Howth Castle, and through breaks in the treelines to the
south-west of the site, The main vehicular circulation around the site is via the R105, Howth Road.
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Figure 5.13 Circulation
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Topography

The topography of the site rises from a low point on north-eastern corner at approximately 6.20mOD
to a high point along the southern tree lined boundary of the site along the 10m OD contour line. The
fall of the lands are generally in a north/north-east direction with an average of 1:50 slope.

Trees and Vegetation

A tree survey was undertaken in July 2023 by John Morris Arboricultural Consultancy. There are two
prominent tree lines, one to the south bounding the Deer Park Golf Course, the second to the east
bounding the avenue to Howth Castle.
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Figure 5.14 Tree Impact + Protection Plan by John Morris {Arboricultural Consultant)

The tree line to the south is comprised a shelter belt of semi-mature and early mature trees, between
25 to 30 years old, and which extends west to east along the southern boundary of the site. The main

species of tree Scots Pine {Pinus sylvestris) and Birch (Betula spp).

The trees along the eastern perimeter of the site along the main avenue to Howth Castle consist mainly
of Sycamore (Acer pseudoplatanus), Beech (Fagus sylvatica), all mature trees with heights ranging from
12-19m forming a broadleaf woodland.

The following trees will be removed to facilitate the proposed development:
G102: Tags 174-222 Birch Tree group (Betula spp): Approximately 89sqg.m to facilitate the proposal

G103: Tags 5317-5346 Scots Pine Group (Pinus sylvestris): Removal of 5no. 5cots pine to allow 5m
war_.fﬂ‘ng space/access for construction.
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Tree No. 68 (No Tag No: single stem growing from hedgerow)

Tree No. 2(P), Rowan (Sorbus Aucuparia), street tree, to facilitate site lines on Howth Road.

Other trees that are in poor condition will be retained and allowed to naturally decline in current
location: these include a Yew tree (Taxus baccata) (Tag Mo. 5354) and a Sycamore (Acer
pseudoplatanus) (Tag No. 5353).

Existing mixed species hedgerows will be retained. Some will require cutting back and supplementary
planting to enhance future vigour.

Tree coverage to the south and east of the site provides substantial visual enclosure and screen views
to the east, south-east and east to adjacent protected structures within Howth Demesne.

Biodiversity

An ecological assessment was undertaken by Enviroguide with habitats assessed on site in
September 2023 comprising of the following surveys:

*  Habitat mapping to level 3 (Fossitt 2000).

* Preliminary Bat Roost Assessment and Habitat Suitability Survey.

®  Bird Scoping Survey.

= |nvasive Flora Survey.

= Asearch for signs of protected fauna (e.g., mammals, reptiles, amphibians).

The habitats present within the as recorded by Enviroguide Consulting in September 2023 include
the following:

= Rank dry meadows and grassy verges (G52) habitat within the main field itself

= Mixed broadleaved/conifer woodland (WD2) to the southern boundary

*  Mature mixed broadleaved woodland (WD1) along the eastern boundary

»  The western boundary of the site is comprised of mature hedgerow (WL1) habitat, with
bramble scrub (W51)

* The northern and eastern boundary include a stone wall (BL1) overgrown by ivy (Hedera sp.)

= A mature hedgerow (WL1) along the western boundary of the site with a mixture of hawthorn
(Crataegus Monogyna), ivy (Hedera helix), leyland cypress (Cupressus leylandii)

* Buildings and Artificial Surfaces (BL3) habitat were recorded (pedestrian pathway along the
south of the subject site)

=  Two invasive species were identified along the northern boundary wall: Butterfly Bush and
Himalayan Honeysuckle
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Figure 5.15 Habitats Map (Enviroguide)
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Figure 5.16 Environmental Designations
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Figure 5.17 Howth Special Amenity Area Order Map A, 1999. Fingal County Council

In 1999, Fingal County Council recognised the exceptional character of the Howth area by making the
Howth Special Amenity Area Order which protects many of the special qualities of the area and aims
to preserve and enhance the character and special features of Howth. The Howth Special Amenity
Area has a total area of 547 hectares.

It includes Ireland’s Eye (28 ha) and the heathland, woods, cliffs, shingle beaches and wooded
residential areas of the south-eastern half of the Howth peninsula (519 ha) which have a rich diversity
of flora and fauna.

The Howth Special Amenity Area includes large and flourishing colonies of seabirds on Ireland's Eye,
and on the cliffs of Howth Head between Balscadden Bay and the Baily Lighthouse. The order
designates a 21 km network of rights-of-way as public footpaths. Every large area of heathland and
woodland on the peninsula can be reached by these paths — see SAAD Map A.

The SAAQ order designates 35 sites and areas of special natural, historical, architectural,
archaeological and geological interest. These sites and areas of special interest are shown on SAAQ
Map B below.
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Figure 5.18 Howth Special Amenity Area Order Map B, 1999. Fingal County Council
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5.6.2 Landscape Character

Landscape Character Assessment

In terms of Landscape Character, the proposed development site lies within an area categorised as
‘Coastal Landscape Character Type.

Figure 5.19 Fingal Development Plan 2023-2029, Green Infrastructure 1,
Sheet No.14

Table 9.3: Landscape Character Assessment Summary-Character, Value and Sensitivity
Landscape Character Types Landscape Value Landscape Sensitivity
Rolling Hills Type Modest Medium
High Lying Type High High
Low Lying Type Modest Low
Estuary Type Exceptional High
Coastal Type Exceptional High
River Valley and Canal Type High High

Table 9.3 Landscape Character Assessment Summary, Fingal Development Plan 2023-2029,
Chapter 9 — Natural Heritage (Landscape Character Assessment)
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Term Definition
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Low mmﬂﬂummwﬂImm.Mm
be limited opportunity to accommodate development without changing
landscape character. Greal care would be needed in locating

Medium,/High Few of the key characteristics of the landscape are vulnerable to change.
The landscape is likely to be able to accommodate development with only
minor change in character. Care is still needed 10 avoid adversely affecting

1% This particular capacity assessment and criteria are adapted from the South Downs National Park
Emmmmm

Landscape Character Assessment — Capacity Definition — South Downs National Park Petersfield
Area Capacity Assessment 2013

Deer Park Landscape Character

The landscape character of Howth Head as a unified landscape, is described in the Fingal County
Development Plan 2023-2029, Chapter 9, Green Infrastructure and Natural Heritage, as a Coastal
Landscape Character Type with Exceptional Landscape Value; its Landscape Sensitivity is considered
High.

The Deer Park site, as a underutilised greenfield landscape, is not accessible to the public, and is set
within the historic stone wall of the former Howth Demesne historic landscape setting on Howth Road.
It is outside of the Howth Castle Demesne ACA, and both physically and visually separated from the
castle itself and St. Marys Church. The remaining connections with the former historic landscape
setting is the presence of the historic ‘Deer Park’ stone wall to the north and east of the site, its
proximity to the entrance gates to the castle and the presence of the historic woodland and tree
canopy of the demesne landscape setting. The southern portion of the site is zone High Amenity and
also lies within the buffer zone of the Howth Head SAAD. There are a number of preserved Views, one
along the avenue to the castle, one further south at Muck Rock, one from Howth Pier and a number
of Preserved Views with the Howth Castle Demesne ACA itself, along with preserved views from the
Portmarnock coastline.

Given the current nature, visual presentation and context of the land-use, the landscape sensitivity
generally would be considered medium to high, and therefore its capacity for change and
improvement is considered medium.

The habitats present within the as recorded by Enviroguide Consulting in September 2023 include rank
dry meadows and grassy verges (GS2) habitat within the main field itself. The southern boundary of
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Mixed broadleaved/conifer woodland (WD2) to the southern boundary, and mature mixed
broadleaved woodland (WD1) along the eastern boundary. The western boundary of the site is
comprised of mature hedgerow (WL1) habitat, with bramble scrub (W51). The northern and eastern
boundary include a stone wall (BL1) overgrown by ivy (Hedera sp.). A mature hedgerow (WL1) was
recorded along the western boundary of the site, comprised of hawthorn (Crataegus Monogyna), vy
(Hedera helix), leyland cypress (Cupressus leylandii). Buildings and Artificial Surfaces (BL3) habitat
were recorded (pedestrian pathway along the south of the subject site), none of which are of
ecological significance.

The landscape condition can be described as undulating, falling towards Howth Road with some
panoramic views of the harbour and Irish Sea from higher points within the site. There are some
vertical structures such as ESB poles/overhead wires crossing through the site reducing its visual
sensitivity. Sections of the historic ‘Deer Park’ wall have been replaced and rebuilt with lesser quality
materials in places, particularly along the east of the site. There is substantial vegetation growth on
sections of the wall which appear to be damaging to the wall itself.

The land use to the west, northwest is residential. Land use to the north-east is residential (high

density) currently under construction. Howth town, harbour and Dart Station are located to the east,
northeast of the site.

In general, the landscape sensitivity of the general locale of the site and its immediate contiguous land
uses would be considered low to medium given its suburban nature, in transition, with regional road
infrastructure and bus routes and cycle paths. Substantial road, construction and advertising signage
adjacent to the entrance to Howth Castle along poor quality public realm locally detracts substantially
from the overall landscape setting, compounded by the temporary effects of construction parking
locally. The construction of Claremont, a 4-B storey development to the northeast of the site will
substantially alter the character of the landscape character when complete. It will change from

suburban to urban in nature and will be seen as an extension of the urban built environment of Howth
town itself.

General Landscape Character Assessment of Landscape Capacity and Sensitivity

Landscape Visual Sensitivity Overall Landscape | Landscape Value Landscape Capacity
Character Sensitivity

Sensitivity

Medium lo High Medium Medium Medium Medium

5.6.3 Historical Landscape Context
Howth Castle Demesne

The proposed development site is located with the Demesne for Howth Castle. The castle is located
to the south and includes several archaeological monuments. Howth Town, which has evidence of
settlement from prehistoric times, is located to the east.

The origins of Howth Castle trace back to medieval times with several generations modifying the house
and grounds to suit their needs and following the fashion of day of the landed gentry. The original
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demesne was approximately 600 acres. The Deer Park dates back to the 1600’s with extensive stone
boundary walls to contain the deer herd. A boundary wall defines the extent and grandeur of an estate
with a public announcement to the outside world.

Figure 5.20 Ordnance Survey 6 Inch Map (surveyed 1837-1842)

Beside the main entrance the demesne wall originally followed the seashore but was infilled with the
railway tracks into Howth train station, now Dart station.

The demesne wall which enclosed the Deer Park followed the land boundary of castle and what is now
the Howth Road between Sutton Cross and the town and enclosed Corr Castle. Along the road very
little remains of the original wall on this stretch of the road due to the development of houses. (See
Appendix 16.1 Historic Background and Appraisal of Howth Castle Demesne, prepared by Clare Hogan,
MRIAI, MUBC in 2020).

A racecourse was established in the castle grounds in the early 1800’s by Thomas St. Lawrence, 3rd
Earl of Howth. The course was known as Howth Park Racecourse and ran from the backgate lodge of
the castle on Carrickbrack Road down to the corner of the grounds of Seafield House (now Santa
Sabina school) and North broadly along the route of Offington before circling Corr Castle and returning
up along the Howth Road. The races stopped permanently at Howth in 1842 before the famine.
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Figure 5.22 Ordnance Survey 25 Inch Map (surveyed 1888-1913) (enlarged)
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The Ordnance Survey 6-inch map surveyed between 1837 and 1842, shows the Howth Demesne wall,
with a large woodland with a central ride to the west of the castle. East of the castle were formal
gardens and to the north alongside the road was 5t. Marys’ Church. The site was part of a field of the
deer park around the castle, and a racecourse ran through the field inside the boundary along the
road, which led to Howth Harbour to the east. The village had a linear form with the bulk of the
development along Main Street at the eastern end of the harbour.
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Figure 5.23 Ordnance Survey 25 Inch Map {sunreye& 1888-1913)

The 25-inch map (Figure 5.23), surveyed between 1888 and 1913, shows the early stages of the town's
evolution following the construction of a tramway along the Howth Road, and the railway line,
terminating at the western end of the harbour.

The urban area had begun to spread westwards along the harbour-front, and onto the lands behind
the harbour and Main Street, along secondary streets. The St Lawrence Hotel was built near the
railway station, and industry had developed along the west pier of the harbour. The railway line's
construction created an area of reclaimed land north of the road, opposite the subject site and 5t
Marys' church. This area would later be occupied by the Techrete factory and is now the site of
construction works for the Claremont development. The Claremont Hotel on the shoreline north of
the railway line is also visible. This site was later developed as the Howth Lodge apartments, as well
as a row of houses fronting the beach to the west of the hotel, accessed by Claremont Road.

Over the course of the 20th century extensive suburban expansion occurred behind the Howth
harbour front, west of Main Street and all around the sides of the peninsula. The central part of the
peninsula, including much of the Howth Demesne Deer Park were developed into a series of golf
courses. The Techrete factory was developed on the north side of Howth Road, and a linear strip of
housing was developed along the road to the west, the easternmost of these residential properties
adjoining the site’s western boundary.
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Figure 5.25 Aerial View: Geohive Historic Maps 1998-2000
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Figure 5.27 Aerial View: Geohive Historic Maps 2005-2012

Approaching the turn of the 21st century a further phase of change began with the start of
densification of the suburban area. The Claremont Hotel site on the shoreline near the site was
redeveloped as the Howth Lodge apartment complex, with four blocks four storeys in height. To the
west along Howth Road, halfway between the town centres of Howth and Sutton, two apartment
developments were built on neighbouring sites, namely Corr Castle (six blocks, four storeys) and
Offington Manor (three blocks, 3-4 storeys). Some densification took place in Howth town centre also,
for example the Findlater apartments in two new four storey blocks near the refurbished Villa Hotel
building.

. Mc(utthgpn Halley Deer Park, Howth EIAR | May 2024 | 5-73



Figure 5.28 Aerial View: Geohive Historic Maps 2013-2018

5.6.4 Views & Prospects

Protected Views and Prospects are identified on the Green Infrastructure and Zoning Maps

Preserved Views Local protected views

=  Along access avenue to Howth Castle (east of the site)

*  From the south looking north (in particular adjacent to the Hotel
and car park)

*  Views from Howth Piers

Figure 5.29 Preserved Views identified by a green line with green dots: Fingal County
Development Plan 2023-2029 (Extract from Sheet 10 Baldoyle and Howth)
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Additional Protected Views are highlighted within the Architectural Conservation Area of Howth Castle
Demesne ACA.

Figure 5.30 Howth Castle Demesne ACA

5.7 The ‘Do Nothing’ Scenario

If the site were to remain as is, as an underutilised greenfield land parcel, the landscape character and
views into and out of the site will undergo substantial change as a result of the Claremount
development that is currently under construction in close proximity to the site. The lands are zoned
‘Residential’ and may be subject to further planning application/s for similar scale developments in
the future. The site has an optimal location for residential development given its location on the
Howth Road, adjacent to existing established linear residential use, in close proximity to Howth town,
the Dart Station and bus services. The landscape character of the contiguous lands to the north and
northwest are in currently in transition from a suburban road / route to Howth town, harbour and the
amenities of the local coastal landscape as well as Howth Head to an urbanised extension of Howth
town that is expanding to facilitate a growing population. The high density 4-8 storey development at
the Claremont site is indicative of the local authority’s’ urban growth policy in the area given local
housing needs in conjunction with development constraints that exist such as the preservation of the
Howth Castle Demesne ACA, the SAAO of Howth Head, the High Amenity of the south of the site, and
the general highly sensitive landscape character of Howth. The opportunities for a well-considered
relatively low-rise high density development set within a landscape designed for multi-purpose uses
set against the backdrop of a historic landscape setting could be seen as a sustainable residential
development opportunity. Therefore, is it considered unlikely that the site will remain as is and may
continue to go unmanaged.

5.8 Potential Significant Effects

This section identifies potential effects of the construction and operational phases of the development
on the landscape and visual resource study area. Twenty-three viewpoints were chosen for the
purposes of this visual assessment. The views assess the potential visual effects of the proposed
residential development, as well as the cumulative visual effects of a future residential development
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currently under construction on lands to the northeast of the Deer Park site {(Bord Pleandla Case
reference: PLOEF.246151 and Planning Authaority Case Reference: F15A/0362).

The views were chosen as being representative of the key sensitive views in terms of effects on local
sensitive receptors and are taken from the public domain, with the exception of View 15 taken from
within the castle. (Please see 3D Design Bureau Document for Verified Views in A3 format, Appendix
5.2).

Viewpoint Maps

y
ﬁ:; McCutcheon HE’I"E";’ Deer Park, Howth EIAR | May 2024 | 5-78



Views Assessment

Existing Viewpoint 1 — Preserved View — West Pier (Fingal Development Plan 2023-2029)

This viewpoint is taken looking west, southwest back towards the site from the West Pier at Howth
Harbour, The view depicts a urbanised coastal setting, with the Irish sea, harbour infrastructure and
rock wall armour visible along the periphery of the coastline. Howth Harbour shipyard, warehouses,
and factory buildings are visible in the left of view. There are a number of high-density residential
development blocks under construction in the middle distance (Claremont Scheme) along the
northern side of Howth Road, with construction compounds and crane infrastructure dominating the
view and breaking the canopy of the woodland and skyline in the distance. A yellow industrial stairwell
is partially visible in the middle distance to the left of view, in front of the second development under
construction; these are access steps to the platforms at Howth Dart Station. A Dart train is partially
visible. The Dart/rail line runs parallel to the coastline for this section of its route before moving inland
adjacent to the Howth Road to the right of view. At this point, the harbour infrastructural walls
transition to sandy coastal beach (Claremont Beach) to the right of view, in the middle distance.

The built environment is a mixture of low rise single and semi-detached houses along the Howth Road,
with some sheds and gardens structures visible in rear gardens that back onto the rail-line. Thereis a
three and part 4 storey apartment complex at Howth Lodge on the coastline to the right of view with
Claremont Beach to its foreground.

There is substantial tree coverage within the wider landscape, much of this canopy cover is associated
with the woodland and trees on Howth Castle Demesne and Golf Course. Others are large trees in
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private properties and public space along Howth Road. The spire of St. Mary’s Church is visible
protruding over the wooded canopy of the Howth Demesne landscape.

Overall, the view is a depiction of a coastal urbanised setting with a working harbour undergoing
substantial development and transition.

View Landscape Landscape | Visual Overall Landscape Landscape
No. 1 Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal Medium Medium Medium | Medium Medium

Proposed Viewpoint 1

The proposed development will be marginally visible over the high-density residential development
at the Claremont site that is under construction but will essentially be visually absorbed by the
construction works currently underway. The redline indicates the extent of the proposed
development in the background of view.

(it should be noted that the construction works depicted in this view have advanced since the baseline

photography was undertaken in January 2024.)
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Impact Assessment

View No. 1 Quality of Effects Significance of Effects Duration Of Impact

Neutral Slight Permanent

It is considered that the proposed development will not have a significant adverse effect on this view
which is a preserved view in the Fingal County Development Plan 2023-2029.

Cumulative 1

This view depicts the extent of the Claremont development when it will be complete. The proposed
development at Deer Park will be screened from view by the completed development at the
Claremont site. The extent of the proposed development is outline in red, showing its location in the

background of the view.

Impact Assessment
View No. 1 Quality of Effects Significance of Effects Duration Of Impact
Mo effect No effect N/a
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It is considered that cumulatively, the proposed development will not be visible along with the future
completed Claremont development and will not have a significant adverse effect on this view which
is a preserved view in the Fingal County Development Plan 2023-2029.

Existing Viewpoint 2

This viewpoint is taken looking west towards the site from the northern side of Howth Road. The view
depicts a suburban regional road with pedestrian and cycling infrastructure. The landscape depicted
is in transition. A rubble wall with mature vegetation, trees and woodland is visible along the left of
view that is part of the historical landscape setting of Howth Demesne that is zone High Amenity.
There are both ornamental street trees and canopies of larger parkland visible on the skyline in the
background of view. The historical wall of Howth Demesne is visible in the background of view as is
the access an area of ornamental planting and grassed areas at the entrance to Howth Castle. These
landscape features have a high level of sensitivity, and are associated with a former rural, sylvan
landscape and exiting historic landscape aesthetic associated with the Howth Demesne and the Howth
Road access to Howth Village. The rooftops of adjacent two storey private properties to the west of
the subject site on Howth Road are visible in the middle distance.

The construction works at Claremont development, with site hoarding, crane, temporary lighting and
security cameras are visible along the left of view. The former blockwork boundary wall, tree line and
built environment of the former Techcrete factory has been removed to facilitate the development.
There is substantial visual clutter within the view with both permanent and temporary power poles
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and wire infrastructure on either side of Howth Road. The current construction works, site hoarding

and plant are temporary features having a short term negative visual impact locally.

A new high density urban development is under construction to the right of view that is in the process
of changing the landscape character from a suburban regional road access to Howth town to one of
an urbanised streetscape on the outskirts of Howth town centre and harbour.

View
MNo. 2

"Engcape Landscape | visual | overall Landscape Landscape
Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal / Historic jMedium Medium Medium Medium Medium

Proposed Viewpoint 2

The proposed development will be visible in the middle distance of view. Two to three of upper floors
of the 3-5 storey development (Block C and Block A) will be visible from this viewpoint on Howth Road.
Building heights are stepped down, with step backs to the top floors along the Howth Road elevations.
A number of architectural design features are visible that allow the built form to visually recede along
this view of the Howth Road elevation. These include recessed balconies, recessed punctuations to
the fagade which reduce the apparent length of the elevation and fifth floor set back. The material
finishes appear as earth tones that soften the overall appearance of the built form and include warm
and neutral brick, with warm browns to the metal cladding to the fourth floor set back, and
brown/green metal railings to the balconies. These earth tones finishes will assist in reducing the

overall apparent massing of the development.
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The lower floors of the proposed development will be screened by the existing historical boundary
stone wall of site along Howth Road, along with substantial screening by existing trees external to the
site. Some new tree plantings within the development site are also visible. There will be additional
softening and screening of the northern elevation of Block C when trees are in |leaf during the growing

52ason.

The ongoing construction works at the Claremont site are visually dominant along the right of the
view. The overall proposed scenario presents an urbanised regional access road to Howth town and
harbour set within lands zoned for residential development and expansion adjacent to a High Amenity
area with historical landscape qualities, which is currently in transition. Visual intrusion remains in the
form the temporary construction works to the right of view, and both temporary and permanent

power and overhead wire infrastructure along Howth Road.

Impact Assessment
View No. 2 Quality of Effects Significance of Effects Duration Of Impact
Positive Slight Permanent |

It is considered that the proposed development will not have a significant adverse effect on this view.

Cumulative 2

This view depicts the extent (blue line) of the Claremont development to the right of view when it will
be complete, with floor heights ranging from four to eight storeys, with step backs to the upper floors
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along the southern elevations to Howth Road. The Claremont scheme, when complete, will have a
substantial set back from the Howth Road itself, creating a more robust public realm with grass verge,
street tree plantings, and ornamental buffer planting along the built edge. Earth tones and neutral

brick and metal finishes assist in reducing the apparent massing of this development along what is
depicted as an urbanised streetscape.

Block C of the proposed development at Deer Park will be visible in the middle distance. A portion of
the western edge of this block will be screened from view by the finished built environment of the
Claremont scheme. The proposed development at Deer Park will be seen as an extension of the
urbanised development along the Howth as part of the planned residential zoning in the area set
within and adjacent to a highly sensitive historical landscape setting.

Impact Assessment
View No. 2 Quality of Effects | Significance of Effects Duration Of Impact
Positive | Slight Permanent '

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.

Existing Viewpoint 3

This viewpoint is taken looking west towards the development site from the southern side of Howth
Road. The construction works at Claremont development on the north of Howth Road, with site
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hoarding and crane infrastructure are visible along the left of view. There is substantial visual clutter
within the view with both power poles and wire infrastructure on either side of Howth Road. The
current construction works, site hoarding and plant are temporary features having a short term
negative visual impact locally. Other elements of visual clutter present include signage and the bus
stop shelter. Temporary roadworks measures are visible in the foreground. The historic stone wall and
woodland edge planting of Howth Demesne are visible to the left of view.

There are ornamental street trees and canopies of larger parkland visible on the skyline in the
background of view. The historical wall of Howth Demesne is visible in the middle distance of view as
is the access an area of ornamental planting and grassed areas at the entrance to Howth Castle. These
landscape features have a high level of sensitivity, and are associated with a former rural, sylvan
landscape and exiting historic landscape aesthetic associated with the Howth Demesne and the Howth
Road access to Howth Village. A portion of one of the rooftops of an adjacent two storey private
property to the west of the subject site on Howth Road is visible in the middle distance over the site
hoarding at the Claremont site.

The landscape character is suburban, transitioning to an urban residential area along the Howth Road,
with elements of the highly sensitive historic landscape setting of Howth Demesne present.

View Landscape Landscape | Visual Overall Landscape Landscape
No. 3 Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal/Historic Medium Medium Medium Medium Medium
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Proposed Viewpoint 3

The upper floors of Block C and A of the proposed development at Deer Park will be visible from this
viewpoint. Two to three of the upper floors of the 3-5 storey development will be visible from this
viewpoint on Howth Road. Building heights are stepped down, with step backs to the top floors along
the Howth Road elevations. Block A is lower at 4 storeys and set further back within the site plan than
Block C which is 5 storeys.

The architectural design features visible which allow the built form to visually recede along this view
of the Howth Road elevation, the stepped back site layout of Block A, recessed balconies, recessed
punctuations to the fagade which reduce the apparent length of the elevations and fourth and fifth
floor sethacks (Block A and Block C respectively.) The material finishes appear as earth tones that
soften the overall appearance of the built form and include warm and neutral brick, with warm browns
to the metal cladding to the fourth floor set back, and brown/green metal railings to the balconies.
These earth tones finishes will assist in reducing the overall apparent massing of the development in
the landscape.

The lower floors of the proposed development will be screened by the existing historical boundary
stone wall of site along Howth Road, along with substantial screening by existing trees external to the
site. New tree plantings within the development site are also visible to the north of Block A where the
building has been set back further than Block C. There will be additional softening and screening of
the northern elevations of Blocks A and C when trees are in leaf during the growing season.

The ongoing construction works at the Claremont site are visually dominant along the right of the
view. The overall proposed scenario presents an urbanised regional access road to Howth town and
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harbour set within lands zoned for residential development and expansion adjacent to a High Amenity
area with historical landscape qualities, which is currently in transition. Visual intrusion remains in the
form the temporary construction works to the right of view, and both temporary and permanent
power and overhead wire infrastructure along Howth Road.

Impact Assessment

View No. 3 | Quality of Effects Significance of Effects Duration Of Impact

| Positive Moderate Permanent

It is considered that the proposed development will not have a significant adverse effect on this view,

Cumulative 3

This cumulative view depicts the extent (blue line) of the Claremont development to the right of view
when it will be complete, with floor heights ranging from four to eight storeys, with step backs to the

upper floors along the southern elevations to Howth Road. The Claremont scheme, when complete,
will have a substantial set back from the Howth Road itself, creating a more robust public realm with
grass verge, street tree plantings, and ornamental buffer planting along the built edge. The new built
environment of the Claremont scheme will alter the landscape character of this Earth tones and
neutral brick and metal finishes assist in reducing this regional road in transition to an urbanised
streetscape.
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Blocks A and C of the proposed development at Deer Park will be visible in the middle distance and
will be viewed as a high-guality high density residential development sensitively designed in response
to its surrounding historic landscape context. The proposed heights of four and five storeys of the
elevations of the Deer Park scheme on the Howth Road will appear smaller in scale than the Claremont
scheme (4 -8 storeys) which will dominate the view in terms of height and scale on the northern side

of the Howth Road.

The proposed development at Deer Park will be seen as an extension of the urbanised development
along the Howth as part of the planned residential zoning in the area set within and adjacent to a
highly sensitive historical landscape setting.

Impact Assessment

View No. 3 Quality of Effects

Significance of Effects

Duration Of Impact

Positive

Slight

Long term

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 4

This viewpoint is taken looking west from the entrance road to the northwest of 5t Mary's Church
within the historic Howth Demesne lands. The view depicts the woodland edge planting along the
northwest of 5t. Mary's Church. Part of the entrance to Howth Castle is visible in the middle distance
with the historic stone wall of Howth Demesne partially covered in vegetation beyond and running
along the southern edge of the site adjacent to the public pathway on the south side of Howth Road.
Some ornamental tree planting at the intersection of the Howth Road and the entrance to Howth
Castle are visible, with some canopies of larger parkland coniferous plantings within the demesne
visible in the distance. There are larger groups of trees visible in the distance on the northern side of
Howth Road. The construction compound and construction access gate to the Claremont
development site is visible to the right of view. The access road in the foreground, to the north of 5t.
Mary's Church is being used for parking by construction workers at the Claremont site. The grassed
verge to the left of view is damaged by overuse by vehicles parking. Some of the stone wall associated
with the historic Howth Demesne and scrub planting is visible along the right of view.

Visual intrusion remains in the form of temporary construction compound and signage, crane
infrastructure to the right of view, and permanent power and overhead wire infrastructure along
Howth Road, which also moves south into the Deer Park itself,

View Landscape Landscape | Visual Overall Landscape - Landscape
No. 4 Character Type | Character Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
| Coastal/Historic Medium Medium Medium - Medium Medium
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Proposed Viewpoint 4

The proposed development will be visible in the middle distance of view. Two to three of upper floors
of the 3-5 storey development (Block C) will be visible from this viewpoint on Howth Road. Building
heights are stepped down, with step backs to the top floors along the Howth Road elevation. A number
of architectural design features are visible that allow the built form to visually recede along this view
of the Howth Road elevation. These include recessed balconies, recessed punctuations to the facade
which reduce the apparent length of the elevation and fifth floor set back. The material finishes appear
as earth tones that soften the overall appearance of the built form and include warm and neutral brick,
with warm browns to the metal cladding to the fourth floor set back, and brown/green metal railings
to the balconies. These earth tones finishes will assist in reducing the overall apparent massing of the
development. New stepped access to the development site is visible through a proposed break in the
historical wall on the northeastern corner of the site.

The lower floors of the proposed development will be screened by the existing historical boundary
stone wall of site along Howth Road, along with some screening by existing trees external to the site.
Some new tree plantings within the development site are also visible inside the historic wall. There
will be additional softening and screening of the northern elevation of Block C when trees are in leaf
during the growing season.

The ongoing construction site works at the Claremont site are visible along the right of the view. The
overall proposed scenario presents a view of an urbanised regional access road to Howth town and
harbour set within lands zoned for residential development and expansion adjacent to a High Amenity
area with historical landscape qualities, which is currently in transition. Visual intrusion remains in the
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form the temporary construction works to the right of view, and both temporary and permanent

power and overhead wire infrastructure along Howth Road.

Impact Assessment

View MNo. 4

Quality of Effects

Significance of Effects

Duration Of Impact

Paositive

| Moderate

Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.

Cumulative 4

This cumulative view depicts the extent (blue line) of the Claremont development to the right of view

when it will be complete, with floor heights ranging from four to seven storeys. A small portion of the
western extents of the Claremont scheme will be visible from this location.

The proposed development at Deer Park will be seen as an extension of the urbanised development
along the Howth as part of the planned residential zoning in the area set within and adjacent to a

highly sensitive historical landscape setting.
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Impact Assessment

View No. 4 Quality of Effects Significance of Effects Duration Of Impact

Neutral Slight Permanent

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.

Existing Viewpoint 5

Viewpoint 5 is taken looking southeast towards the site from the Howth Road, adjacent to the access
Jentrance to Howth Castle. The view gives a broader depiction of a section of the northern historic
landscape setting of Howth Demesne. The woodland and historic stone wall along with the entrance
and historic boundary wall running the length of Howth Road are visible from this location. Some
sections of the historic wall have substantial vegetation cover. Ornamental trees on the south side of
the Howth Road are visible along with woodland and treelines visible within the Howth Demesne in
the distance. There is substantial overhead wire and associated infrastructure visible within the view,
along the Howth Road and within the Deer Park site itself. Ad hoc signage on the historic walls at the
entrance to Howth Castle, along with road signage detracts from the historic setting.
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Site hoarding and construction works associated with the Claremont development are visible to the
right of view, although temporary, reduces the overall visual sensitivity of the view. Generally, the
existing landscape is in transition from a suburban regional road access to Howth town and harbour,
to one with an urban landscape character.

View Landscape Landscape | Visual | overall _I..a;d;cape | Landscape
No. 5 Character Type | Character | gensitivity | Landscape | Value | Capacity

| Sensitivity Sensitivity |

| CoastalHistoric | Medium Medium | Medium Medium | Medium

Proposed Viewpoint 5

Impact Assessment

A broader view of the proposed development will be visible from this viewpoint. Blocks D, C and A will
be visible. The northern elevation of Block A will be visible in the distance, set back from the historic
boundary wall on the Howth Road. The north and southeast elevations of Block C will be visible. The
northern and some of the southeast elevations of Block D will be visible. The step downs and variation
in heights of these blocks are in response to the historical sensitivities of the site context. Block D is 3-
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4 storeys; its 3-storey element is located closest to the historical gates of Howth Demesne, and is
partially visible in the background, screened by distance and existing tree canopy.

Two and some of the third upper floors of Block C, and the two upper floors of Block A of the proposed
development at Deer Park will be visible from this viewpoint. Building heights are stepped down, with
step backs to the top floors along the Howth Road elevations. Block A is lower at 4 storeys and set
further back within the site plan than Block C which is 5 storeys.

The architectural design features visible which allow the built form to visually recede along this view
of the Howth Road elevation, the stepped back site layout of Block A, recessed balconies, recessed
punctuations to the fagade which reduce the apparent length of the elevations and fourth and fifth
floor setbacks (Block A and Block C respectively.) The material finishes appear as earth tones that
soften the overall appearance of the built form and include warm and neutral brick, with warm browns
to the metal cladding to the fourth floor set back, and brown/green metal railings to the balconies.
These earth tones finishes will assist in reducing the overall apparent massing of the development in
the landscape.

The lower floors of the proposed development will be screened by the existing historical boundary
stone wall of site along Howth Road, along with substantial screening by existing trees external to the
site. New tree plantings within the development site are visible to the north and east of the site where
setbacks in the site layout have provided adequate space for plantings. There will be additional
softening and screening of the northern and eastern elevations of the new built environment when
trees are in leaf during the growing season. Two new pedestrian access points through the historical
stone wall are partially visible.

The ongoing construction works at the Claremont site are visually dominant along the right of the
view. The overall proposed scenario presents an urbanised regional access road to Howth town and
harbour set within lands zoned for residential development and expansion adjacent to a High Amenity
area with historical landscape gualities, which is currently in transition. Visual intrusion remains in the
form the temporary construction works to the right of view, and permanent power and overhead wire
infrastructure along Howth Road.

View No. 5 Quality of Effects Significance of Effects Duration Of Impact

Positive Moderate to Significant Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 5

e

This view depicts the extent (blue line) of the Claremont development to the right of view when it will
be complete, with floor heights ranging from four to eight storeys, with four floors visible along the
southern elevations to Howth Road from this viewpoint location. The Claremont scheme, when
complete, will have a substantial set back from the Howth Road itself, creating a wider public realm
with grass verge, street tree plantings, and ornamental buffer planting along the built edge. Earth
tones and neutral brick finishes assist in reducing the apparent massing of this development along
what is depicted as a new urbanised streetscape.

Block A, C and some of Block D of the proposed development at Deer Park will be visible in the middle
distance. New street tree plantings along the northern side of Howth Road, as part of the public realm
improvement works associated with the Claremont development will screen some sections of the
northern elevations of the Deer Park development from view. The proposed development at Deer
Park will be seen as an extension of the urbanised development along the Howth as part of the

planned residential zoning in the area set within and adjacent to a highly sensitive historical landscape
setting.

Impact Assessment
View No. 5 Quality of Effects significance of Effects Duration Of Impact ‘
Positive Slight Permanent |
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It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.

Existing Viewpoint 6

This view is taken looking southwest towards the proposed development from the northern side of
Howth Road, immediately north of the entrance gate and avenue to Howth Castle Demesne and is a
representative view to assess the effects of the proposed development on the preserved view and
historic fabric along the entrance avenue to Howth Castle and Howth Castle and Demesne
Architectural Conservation Area (ACA).

The viewpoint depicts the entrance area to the grounds of Howth Castle Demesne set back from the
Howth Road. To the left of view, in the middle distance are the Hindu gothic style gated entrance and
pillars of the Howth Castle Demesne which are protected structures and is part of the Architectural
Conservation Area setting. Recorded Monuments: DU015-027001-3, DU015-042; DUO15-026

Curtilage Protected structures: FCC RPS 0556; RPS 0554; RP5 0557

The ACA protects what remains of the designed landscape associated with Howth Castle. Several of
the castle buildings have been assessed of National Importance for reasons of archaeclogical,
architectural, artistic and historical reasons. The core demesne landscape is of National Importance.

The boundary of the Howth Castle ACA extends from the Howth Road to just south of Howth Castle
and includes St. Mary's Church, the formal gardens and old orchard to the castle, the ruins of an
ancient church, the Howth Transport Museum complex, a large copse of trees to the west of the castle,
as well as Howth Castle itself and adjoining outbuildings.
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The ACA Statement of Character identifies surviving views within the core landscape setting.
Additional views and visual connections have been identified through the study of historic drawings
and maps between built features inside and outside the demesne stretching as far away as Dublin
Castle.

The development of Deer Park golf-course reimagined the estate, and subsequently a reduced core
landscape was identified by the Howth Castle Architectural Conservation Area (ACA) boundary in
2006.

Also visible within the view is the historical stone wall (Deer Park Demesne Wall) that surrounds the
northern and eastern boundaries of the proposed development site at Deer Park and is described in
Chapter 16 as follows:

*  Qutside of the Howth Castle Demesne ACA and not specifically included in any existing
inventories.

= Within the attendant grounds of Howth Castle (DU015-027001; DU015-027002; DUO15-
027003; FCC RPS 0556; NIAH 11358050-62)

= n the curtilage of Howth Castle Entrance Gates though not described in the accompanying
description (FCC RPS 0556; NIAH 11358027)

The stone boundary walls with an approximate height of 2.46m, are located to the north and east of
the Deer Park site and are considered as historical landscape features of the former deer park. The
original wall ran along length of Howth Road and defined the wider demesne boundary.

Given the presence of Protected Structures and Recorded Monuments as well as historical landscape
features of what remains of the Howth Castle Demesne landscape setting identified within the Howth
Castle Demesne ACA, a number of views are identified for protection under ‘Preserve Views’ on the
Fingal Development Plan Map (Baldoyle/Howth).

The view is looking south-west, capturing the historic entrance gates and Deer Park limestone wall
running along the eastern and northern perimeter of the site. Substantial sections of the wall are
covered in vegetation. Large mature trees within around the gated entrance to the Howth Demesne
are visible along with the canopies of taller trees within the grounds of Howth Castle and golf course.
There are areas of grass, ornamental plantings and ornamental street trees at the intersection of
Howth Road and the castle entrance also visible within the view.

There is much visual clutter locally, in what can be described as a low-quality public realm, that
detracts from the historical and heritage amenity and landscape sensitivity of the view. These include
signage posts, signage on either sign of the entrance area, road signage, cycle path bollards, road
lighting and overhead wire infrastructure along Howth Road and within the subject site itself.

View Landscape Landscape | Visual Overall Landscape Landscape
No.6 | Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal/Significant | Medium Medium Medium Medium Medium

Proposed Viewpoint 6
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The upper two to three floors of the proposed 3-5 storey LRD development will be visible from this
viewpoint, The upper 3™ and 4" floor of Block A will be visible to the right of view. Parts of the upper
3" floor, along with the 4" and 5th floors of north and northeast and southeast elevations of Block C
will be visible, along with some of the 3™ floor of Block D in the middle distance. The lower floors will

be screened from view by the existing historical stone wall, exiting tree canopies and the canopies of
new trees planted along the north and east of the site. There will be additional screening of the upper
levels of the proposed development when trees are in leaf during growing season. Two new access
points into the proposed development are visible in the middle distance through two points along the
wall where sections removed to provide new circulation. One entrance will be comprised of stepped
access from the public footpath at the northeastern corner of the site. A section of approximately 2m
of wall and overgrown vegetation will be removed and replaced access steps and handrails. The
second proposed pedestrian access will be further west along the boundary wall.

The architectural design features visible which allow the built form to visually recede along this view
of the entrance to Howth Demesne and views of the historic gated entrance and Deer Park wall,
include the site layout with Blocks D, C and A the stepped back site from the historical built features ;
the stepped downs of the blocks themselves, recessed balconies, recessed punctuations to the facade
which reduce the apparent length of the elevations and fourth and fifth floor setbacks (Block A and
Block C respectively). The material finishes appear as earth tones that soften the overall appearance
of the built form and include warm and neutral brick, with warm browns to the metal cladding to the
fourth floor set back, and brown/green metal railings to the balconies. These earth tones finishes will
assist in reducing the overall apparent massing of the development in the landscape.
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Visual intrusion remains in the form of the visual clutter and overhead wires that forms the public
domain to areas north of the castle gates, the historic stone wall and Howth Road itself.

Impact Assessment
View No. & Quality of Effects Significance of Effects Duration Of Impact
| Positive Moderate to Significant Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.

The Claremont development that is currently under construction on the northern side of Howth Road
is not visible from this viewpoint. It is considered that cumulatively, the proposed development along

with the future completed Claremont development will not have a significant adverse effect on this
view.

Existing Viewpoint 7

This view is taken looking east, southeast along Howth Road. The proposed development site is
located on the south side of Howth Road to the right of view. The view depicts the poor quality of the

public realm of Howth Road itself where the road curves south towards the entrance to Howth Castle
Demesne.

%jf McCutcheon Halley Deer Park, Howth EIAR | May 2024 | 5-98




The road itself is comprised of vehicular and cycling infrastructure, a wide grass verge to the right of

view and pedestrian pathway that runs parallel to the historic Deer Park wall that forms the northern
boundary to the site.

There is vegetation visible on top of and overgrowing the wall. An old ESB post is visible inside the
wall, with wires hanging loosely from it and overgrown in climbers. There is no apparent land use
visible over the top of the wall giving the impression of a vacant site, with remnants of a former
historical landscape.

Contemporary road lighting and wire infrastructure is visible along the southern side of the road within
the grassed margins. The entrance area to Howth Castle and Demesne is out of view in the middle
distance (a yellow bus is visible in the area to the front of the gates). Parking associated with the
construction works is visible along the access road to 5t. Marys Church. The steeple of 5t. Marys Church
(Protected Structure and Recorded monument) is visible over the canopies of trees and substantial
woodland that is part of the wider landscape setting and Howth Castle and Demesne landscape in the
middle distance. The mature woodland coverage and canopy extends north along the southern side
of Howth Road as the road itself curves north in the middle distance.

The wall of the former Techcrete site, the construction works of the Claremont site and associated
site hoarding and crane infrastructure is visible to the left of view. The quality of the public realm is
low with substantial visual clutter in the form of road and construction signage, road lighting and
overhead wire infrastructure locally.

View Landscape Landscape Visual Overall Landscape Landscape
No.7 Character Type | Character | Sensitivity | Landscape | Value Capacity
sﬂﬂﬂ-“jvu}' Saniﬂviw
Coaslal/Historic Medium Medium Medium Medium Medium
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Proposed Viewpoint 7

There will be a glimpse view of the proposed development to the right of view. Views to the new built
environment will be screened for the most part by the existing Deer Park wall and proposed plantings
along the northern edge of the development. Further screening will be provided when trees are in leaf
during the growing season along with the anticipated future growth of all soft planting proposed. The
view of the steeple of 5t. Marys Church will remain as is. A new gated pedestrian access point is visible
to the right of view adjacent to a section of the historic wall that is covered in climbers.

The existing vacant land use (with pole and wires overgrown with climbers) has been removed and
replaced with substantial boundary tree plantings and a new 3-5 storey high density residential
development. Glimpses of the 5 storey Block C will be partially visible through the trees at this location.

Impact Assessment
View No.7 Quality of Effects Significance of Effects Duration Of Impact
|
Neutral | Slight Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 7

The upper levels of the proposed 4-8 storey development at Claremont on the north side of Howth
Road, when complete, will be visible from this viewpoint. A very small glimpse view of the proposed
development at Deer Park will be visible over the trees to the right of view.

Impact Assessment

View No. 7 Quality of Effects Significance of Effects | Duration Of Impact |

Neutral Imperceptible ] Permanent

It is considered that cumulatively, the proposed development along with the future completed
Clarernont development will not have a significant adverse effect on this view.
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Existing Viewpoint 8

This view is taken from the northwest, looking southeast along Howth Road and gives a wider view of
the landscape context of the subject site from the western approach on Howth Road. The extent of
the historical Deer Park wall is visible, part of which forms the northern boundary to a private
residence to the northwest of the subject site. A section of the Deer Park wall has been removed and
replaced with pillars and gates to provide access to this property. The extensive canopy of trees within
Howth Castle and Demesne are visible in the background, in the middle distance and right of view. A

low concrete boundary wall with tree and scrub planting is visible to the left of view (boundary to
Baltray Park).

The presence of vehicular, cyclist and pedestrian infrastructure gives the view a suburban character,
along with public road lighting and overhead wire infrastructure on the south side of Howth Road.
There are more street trees visible in the grass verge on the north side of Howth Road at this location.

The proposed development site is located on the south side of Howth Road to the right of view, in the
middle distance. There is vegetation visible on top of and overgrowing the wall. ESB posts and wire
infrastructure are visible within the site. There is no apparent land use visible over the top of the wall
giving the impression of a vacant site, with remnants of a former historical landscape.

The entrance area to Howth Castle and Demesne is out of view in the middle distance, left of view (a
yellow bus is visible in the area to the front of the gates). Some of the parking associated with the

construction works is visible along the access road to St. Marys Church which is not visible from this
viewpoint.
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Landscape Landscape | Visual Overall Landscape Landscape

Character Type | Character Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity

Coastal/Histonc Medium Medium

Proposed Viewpoint 8

The proposed 3-5 storey development will be visible from this viewpoint. Some of the upper floors of
the north and west elevations of Block A, the upper two floors of the west elevation of Block Cand a
small portion of the top floor of the west elevation of Block D will be visible from this viewpoint. A
section of the historic Deer Park wall will be removed and replaced with a vehicular (pedestrian and
cyclist) access to the site. This will essentially both physically and visually open up views into the site
itself. The new pedestrian access gate through the wall will be partially visible from this location.

Some of the views to the canopies of trees within the wider historic landscape setting of Howth Castle
and Demesne will be removed along with views of the power and overhead wire infrastructure within
the site and replaced with a high-density residential development,

The architectural design features which allow the built form to visually recede along this view of the
historic Deer Park wall and wider historical landscape setting of Howth Castle and Demesne from
Howth Road, include the site layout with Blocks A,C and D stepped back from its northern boundary;
the stepped downs of the blocks themselves, recessed balconies, recessed punctuations to the facade
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which reduce the apparent length of the elevations and fourth and fifth floor setbacks (Block A and
Block C respectively), as the substantial set back of Block D in the background of view.

The material finishes utilising earth tones soften the overall appearance of the built form and include
warm and neutral brick, with warm browns to the metal cladding to the fourth floor set back, and
brown/green metal railings to the balconies. These earth tones finishes will assist in reducing the

overall apparent massing of the development in the landscape.

Visual intrusion remains in the form of the visual clutter (cycling bollards), public road lighting
infrastructure and overhead wire infrastructure along the south side of Howth Road

Impact Assessment

View No. 8

Quality of Effects

Significance of Effects

Duration Of Impact

Positive

Moderate to Significant

Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 8

The Claremont development currently under construction will not be visible from this viewpoint
location. The extent of the development, when complete is indicated by a blue line. It will be screened
from view by distance, intervening topography and vegetation.

Impact Assessment

. View No. 8 Quality of Effects Significance of Effects Duration Of Impact

Mo Effect Mo Effect MN/A

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 9

This viewpoint is taken from northwest along on the Howth Road, looking southeast towards the
proposed development site. The viewpoint is located adjacent to a linear strip of residential land use
that line both sides of the Howth Road, where the houses are predominantly of two storeys detached
and semi-detached homes with private front gardens with both stone and concrete boundary walls,
gated entrances and ornamental plantings; some are visible to the right and left of view. One dormer
bungalow is visible to the right of view, with remnants of the Deer Park wall forming its boundary with
the Howth Road. The historic Deer Park wall continues southeast along the Howth Road in the middle
distance. The higher elevations of Howth Head rising above the canopies of trees within Howth
Demesne and the wider landscape is visible in the background. One mature parkland coniferous tree
breaks the view of the Howth Head and is located within the lands of Howth Castle. ESB poles and
overhead wires are visible within the subject site in the middle distance. No land use is visible or

apparent from this location.

The view depicts a suburban setting, with vehicular, cyclist and pedestrian infrastructure locally. There
is a grass verge with street tree visible on the north side of the Howth Road, left of view. Road signage,
cycling bollards, public road lighting and substantial overhead wire infrastructure add substantial
visual clutter to the view and reduces the overall sensitivity of the viewpoint.

View Landscape Landscape | Visual ' Overall Landsc_ape Landscape
No.9 i Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal/Historic Medium Medium | Medium - Medium Medium
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Proposed Viewpoint 9

The upper floors of the proposed development will be visible from this viewpoint. Views of the upper
elevations of Howth Head and the woodland canopies of the trees within the Howth Demesne are
removed and replaced with a 3-5 storey high density residential development. The lower levels of the
scheme will be screened from view by the existing 2.46m (approx.)

Deer Park wall and new tree planting along the north and west off the site. The upper 2-3 storeys of
the western elevation of Block B will be visible to the right of view, 3-4 storeys of Block A will be visible
in the centre of view, and 2-3 storeys of the upper levels of Block C's western and southern elevations
will be visible from this viewpoint. Given the angle of the viewpoint, more the southern elevations will
be visible from this location.

The architectural design features which allow the built form to visually recede within this view of the
of the wider historical landscape setting of Howth Castle and Demesne, include the site layout with
Blocks A, B and C stepped back from its northern boundary; the stepped downs of the blocks A and C,
recessed balconies, recessed punctuations to the facade which reduce the apparent length of the
elevations. Block D is not visible from this location.

The material finishes utilising earth tones soften the overall appearance of the built form and include
warm and neutral brick, with warm browns to the metal cladding to the fourth floor set back, and
brown/green metal railings to the balconies. These earth tones finishes will assist in reducing the
overall apparent massing of the development in the landscape.

Visual intrusion remains in the form of the visual clutter (cycling bollards), public road lighting
infrastructure and overhead wire infrastructure along the south side of Howth Road.
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The predominant land use along this section of the Howth Road is residential. The subject lands are
zoned residential on the outskirts of Howth town. The proposed development will be seen as a
transition from underutilised vacant lands within the subject site (adjacent to the Howth Castle and
Demesne ACA), to one with a higher density land use, carefully designed and considered to sit within
the wider landscape setting of Howth Demesne in the background of view.

The relative lower heights of 3-5 storeys, in comparison with the 4-8 storey high Claremont scheme,
sit within the same relative roof height of the existing built environment to the right of view. The initial
removal of views to Howth Head and the wider tree canopy may be considered negative in the short-
term, particularly during construction works, but will reduce once these works are complete and the
development is operational.

Impact Assessment
View No. 9 Quality of Effects Significance of Effects Duration Of Impact
Positive Significant Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.

The 4-8 storey Claremount development currently under construction adjacent to the site is outside
the viewpoint and will not be perceptible from this location. It is considered that cumulatively, the
proposed development along with the future completed Claremont development will not have a
significant adverse effect on this view.
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Existing Viewpoint 10

This viewpoint is taken further northwest on the Howth Road, looking southeast towards the proposed
development site. The viewpoint is located adjacent to a linear strip of residential land use that line
both sides of the Howth Road, where the houses are predominantly of two storeys detached and semi-
detached homes with private front gardens with mainly concrete boundary walls, gated entrances and
ornamental plantings. Two dormer bungalows are partially visible to the right of view in the middle
distance, that lie immediately adjacent to the western boundary of the subject site, with remnants of
the Deer Park wall forming their boundary along the Howth Road.

The historic Deer Park wall continues southeast along the Howth Road in the centre of view. The higher
elevations of Howth Head are visible rising above the canopies of trees and woodlands within Howth
Demesne and the wider landscape in the background of view. Some tree canopies within and outside
the site breaks the view of the Howth Head, along with ESB poles and substantial overhead wires
infrastructure along the Howth Road.

The view depicts a suburban setting, with vehicular, cyclist and pedestrian infrastructure locally. There
are grass verges with a mix of street trees visible on the north and south side of the Howth Road. Road
signage, cycling bollards, public road lighting and substantial overhead wire infrastructure add
substantial visual clutter to the view and reduces the overall sensitivity of the viewpoint.

View | Landscape Landscape | Visual Overall Landscape Landscape
No.10 | Character Type | Character | gensitivity | Landscape | Value Capacity
Sensitivity | Sensitivity
|
Coastal Medium l Medium | Medium Medium Medium
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Proposed Viewpoint 10

Proposed Viewpoint 10

The proposed development is visible in the background of view. Four of the 4-5 storeys of the western
elevation of Block A will be visible along with some of the upper levels of the western and southern
elevations of the 4 storey Block B. External cantilevered balconies are visible along the 4™ floor
southern elevation of Block B. There will be substantial screening of much of Block B from this
viewpoint by the existing built environment, trees and vegetation in the intervening landscape.

The first-floor level of Block A will be screening from view by the existing historical Deer Park wall and
existing trees and vegetation in the existing landscape. E5SB poles and wire infrastructure along Howth
Road will remain. One large street tree on the south side of Howth Road will break the view of Blocks
A and B, with more screening when trees are in leaf during the growing season. The facades of Block
A and B appear merged from this viewpoint. However, Block B, which is 4 storeys is set back into the
southern portion of the site.

The architectural design features which allow the built form to visually recede within this view of the
of the wider historical landscape setting of Howth Castle and Demesne, include the site layout with
Blocks A and Block B stepped back from the northern and western boundary of the site; the stepped
downs of the blocks A and B, recessed balconies, recessed punctuations to the facade which reduce
the apparent length of the elevations. Block D is not visible from this location.
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The material finishes utilising earth and sand coastal tones will soften the overall appearance of the
built form, and also include warm and neutral brick, with warm browns to the metal cladding to the
fourth and fifth floor setbacks, and brown/green metal railings to the balconies. The overall materiality
finishes will assist in reducing the overall apparent massing of the development in the landscape.

Much of the woodland canopy of the Howth Demesne landscape setting along with some of the views
of the upper levels of Howth Head in the background will be removed and replaced with a 3-5 storey
high quality high density residential development. Visual intrusion will remain throughout the view in
the form of the visual clutter (cycling bollards), public road lighting infrastructure and overhead wire
infrastructure along both sides of Howth Road in this suburban residential setting.

The relative low heights of this this high density 3-5 storeys, sit within the same or lower relative roof
level heights of the existing built environment, particularly to the left of view. The initial removal of
views to Howth Head and views of the wider tree canopy may be considered negative in the short-
term, particularly during construction works, but will reduce once these works are complete and the
development is operational.

Impact Assessment

View No. 10 Quality of Effects Significance of Effects Duration Of Impact

Positive Moderale Long term

It is considered that the proposed development will not have a significant adverse effect on this view.

The Claremont development currently under construction will not be visible from this viewpoint
location. The extent of the development, when complete is indicated by a blue line. It will be screened
from view by distance from the site and the intervening built environment,

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 11

This viewpoint is taken from the grounds immediately west of 5t. Marys Church (Protected Structure),
looking west, northwest towards the proposed development site. The view depicts a gravelled area
surround the church for vehicular access, with an area of flat grassed lawn, ornamental trees and
hedgerows along its perimeter. The larger trees visible in the background for, the middle distance to
the left of view is part of the wider woodland that exists between the church grounds and avenue to
Howth Castle and Demesne and are part of the wider historic landscape demesne setting. Some of the
trees appear in poor health with substantial ivy coverage. There are some canopies of larger trees
visible in the background, right of view. One low level ornamental street light column is visible to the
right of view along with one arm of a crane and hoist that are part of the ongoing construction works
at The Claremont site on the south side of the Howth Road.

View Landscape Landscape | Visual Overall Landscape Landscape
No.11 | Character Type | Character Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastall Historic Medium to Medium to Medium Medium Medium
High High
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Proposed Viewpoint 11

The proposed development will not be visible from this location. The extent of the proposed
development is indicated on the view in a red line representing the outlining its location in the
background of view. It will be screened from view by the intervening distance from the site,
topography, trees and vegetation.

Impact Assessment
| View No. 11 Quality of Effects Significance of Effects Duration Of Impact
Mo effect No effect N/A,

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 11

Two of the upper floors of the adjacent 4-8 storey Claremont development that is currently under
construction will be visible to the right of the view when construction works are complete. The extent
of the Claremont development is indicated in a blue line.

Impact Assessment
View No. 11 Quality of Effects Significance of Effects ‘ Duration Of Impact
Neutral Slight - ] Permanent

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 12 — Preserved View - Howth Castle Avenue (Fingal Development Plan 2023-
2029)

This viewpoint is taken looking northwest towards the subject site from the avenue to Howth Castle
and Demesne. The view is located to the southwest of 5t. Mary's Church and is also a representative
view of the preserved view along the along the avenue in the Fingal County Development Plan 2023-
2029,

The Hindu-gothic style entrance gates to the castle and demesne which are protected structures are
visible to the right of view. The entrance to the grounds is visible, as is Howth Road, and the
construction site and compound of the Claremont development the north side of Howth Road. As the
topography of the landscape falls, there are views of the Irish Sea in the distance.

Within the grounds themselves the mature trees that line the western edge of the avenue are visible
along a low embankment. There is an occasional smaller scrub, the majority of the lower coverage are
groundcovers and mosses. The historical Deer Park wall is partially visible beyond the tree line and
appears to be covered in ivies or climbers. The lower ground covers and individually mature trees
allow views into the subject site in the background over the stone wall. Some of the tree plantings
within the site are visible.

The hardscape of the avenue road is visually poor. It presents as a macadam surface, patched in places.
A simple fence and wire have been erected along the road verge, possible to prevent cars parking and
providing a temporary safe pedestrian route for walkers who frequently the site for recreational
purposes. The verges are in poor condition, comprised of hardcore and soil.
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Visual

Overall Landscape Landscape
Sensitivity | Landscape | Value Capacity
Sensitivity
High | High High | Low
e}

View Landscape Landscape
No.12 | Character Type | Character
Sensitivity
Coastal /Historical | High
Landscape
Proposed Viewpoint 12

There may be a glimpse view of the proposed development from this viewpoint, but it is difficult to
discern due to the existing vegetation coverage. The red line indicates the massing of the proposed
development in the background of view. It will be screened by both the built structure of the historic
Deer Park wall in the middle distance, and the existing trees and vegetation on the avenue and within
the site itself. There is considerable set back of the proposed built environment along the east and
north-east of the proposed development site; with substantial areas of open space, deciduous and
evergreen trees, and hedgerows that will assist in filtering views of the proposed development during

the winter months.
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Impact Assessment

View No, 12 Dyali'[i,l of Effects Signiﬁtance of Effects Duration Of Impact

| Neutral | Imperceptible to Slight Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.

Cumulative 12

The built environment of the Claremont development currently under construction will not be visible
from this viewpoint location. The new public realm proposals to the streetscape of Howth Road will
be visible from this viewpoint location mainly in the form of soft landscaping and street tree planting.
Views out to the Irish Sea will be removed by these landscape interventions.

There may be a glimpse view of the proposed development from this viewpoint, but it is difficult to
discern due to the existing vegetation coverage. The red line indicates the massing of the proposed
development in the background of view. It will be screened by both the built structure of the historic
Deer Park wall in the middle distance, and the existing trees and vegetation on the avenue and within

the site itself,
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Impact Assessment

View No. 12 Quality of Effects Significance of Effects | Duration Of Impact ‘

MNeutral Slight | Permanent

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view which is a preserved
view in the Fingal County Development Plan 2023-2029.

Existing Viewpoint 13

This view is taking within the grounds of Howth Castle and Demesne ACA. The view is taken looking
northwest towards the subject site from an ornamental area of mown lawn west of the existing golf
course lands. Part of the protected structures of Howth Castle are visible to the left of view. Substantial
mature coniferous and some deciduous parkland trees are visible through the middle distance with
some ornamental scrub plantings in the centre of view. The lawn area is undulating, rising to a high
point to the right of view where the lawn meets the boundary of the golf course lands to the east of
the view. The view can be described as an historical landscape setting. A large coniferous tree which
is visible in the wider landscape can be seen to the left of view behind the built structures of the castle
itself.
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Landscape
Character
Sensitivity

Landscape
Character Type

Visual
Sensitivity

Overall

Landscape
Sensitivity

Coastal /
Historical
Landscape

High

High

Landscape
Value

Landscape
Capacity

High

Proposed Viewpoint 13

The proposed development will not be visible from this viewpoint. The red line indicates the massing
of the proposed development in the background of view. It will be screened from view by intervening
distance, topography, trees and vegetation. The red line indicates the location of the proposed

development in the background of view.

Impact Assessment
View No. 13 Quality of Effects Significance of Effects Duration Of impact
No eﬂ'ect_ No Eecl MN/A

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 13

The Claremont development currently under construction will not be visible from this viewpoint
location. The extent of the development, when complete, is indicated by a blue line to the right of
view in the middle distance. It will be screened from view by distance from the site, intervening built
environment, topography, trees and vegetation,

View No. 13 Quality of Effects

Significance of Effects

Duration Of Impact

Mo effect

No effect

N/A

It is considered that cumulatively, the proposed development along with the future completed

Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 14

This view is taken adjacent to the curtilage of Howth Castle within the ACA, looking northwest towards
the subject site. The historic and protected structures of the Castle are visible to the left of view. The
historical avenue is visible in the centre of view, with the canopies of the woodlands and trees along
the avenue itself and the wider historical demesne landscape setting visible in the centre of view
through to the right of view. Other protected structures of a smaller scale are also visible at the
southeast of the avenue itself.

View Landscape [ Landscape | Visual Overall Landscape Landscape
. No. 14 | Character Type | Character Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal / High High High High Low
Historical
Landscape l
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Proposed Viewpoint 14

The proposed development will not be visible from this viewpoint. The red line indicates the massing

of the proposed development in the background of view. It will be screened from view by intervening
distance, topography, trees and vegetation. The red line indicates the location of the proposed
development in the background of view.

Impact Assessment
View No. 14 Quality of Effects | Significance of Effects Duration Of Impact
Mo effect ] Mo effect EA

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 14

The Claremont development currently under construction will not be visible from this viewpoint
location. The extent of the development, when complete, is indicated by a blue line. It will be screened
from view by distance from the site, intervening built environment, topography, trees and vegetation.

View No. 14 Quality of Effects Significance of Effects Duration Of Impact

MNo effect Mo effect MN/A

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.

wd
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Existing Viewpoint 15

This view is taken from the 3™ floor window within a western extension of the castle, looking north,
northwest towards the subject site. The view overlooks a walled garden that is open to the public (and
a clients of a cookery school). The wall that surrounds the garden is a historical structure. Parts of the
castle are visible to the right of view. To the left, over what appears to be a historical wall or structure,
overgrown in vegetation, the roof of one of the agricultural sheds in the yard to the northwest of the
castle is visible. There is substantial mature tree planting visible right through the middle distance of
the view. There is one glimpse view of the Irish Sea and coastline of (possibly) Rush in the background

of view.
 view | Landscape Landscape | Visual Overall Landscape Landscape
No.15 | Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
|
Coastal / High High High High Low
Historical
Lan_qscape
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Proposed Viewpoint 15

The proposed development will not be visible from this viewpoint. The red line indicates the massing
of the proposed development in the background of view. It will be screened from view by intervening
distance, topography, trees and vegetation. The red line indicates the location of the proposed
development in the background of view,

Impact Assessment

View No. 15 Quality of Effects Significance of Effects Duration Of Impact

Mo effect No effec_t MN/A

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 15

The Claremont development currently under construction will not be visible from this viewpoint
location. The extent of the development, when complete, is indicated by a blue line. It will be screened
from view by distance from the site, intervening built environment, topography, trees and vegetation.

View No. 15 Quality of Effects Significance of Effects Duration Of Impact
|
I MNo effect Mo effect N/ A _ N
It is considered that cumulatively, the proposed development along with the future completed l

Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 16

This viewpoint is taken from the southern vehicular entrance to the service yards to the northwest of
Howth Castle. The yard is comprised of substantial hard macadam surface with a number of double
height sheds. To the right of view is a historic two storey vernacular building used by the employees
who manage external works at the castle grounds and golf course. To the left of view is an older
building with metal doors that is used as a transport museum. Two old army tanks are visible in the
yard. Some canopies of trees are visible over the rooftops of the sheds in the middle distance.

E';E:; McCutcheon Halley

View Iandscap& Landscape | Visual Owverall Landscape Landscape
No.16 | Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal / Part Medium | Medium Medium Medium Medium
Historical
| Landscape_ - -
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Proposed Viewpoint 16

The proposed development will not be visible from this viewpoint. The red line indicates the massing
of the proposed development in the background of view. It will be screened from view by intervening
distance, topography, trees and vegetation. The red line indicates the location of the proposed
development in the background of view.

Impact Assessment

View No. 16

Quality of Effects

Significance of Effects

Duration Of Impact

Mo effect

Mo effect

NIA

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 16

The Claremont development currently under construction will not be visible from this viewpoint
location. The extent of the development, when complete, is indicated by a blue line. It will be screened
from view by distance from the site, intervening built environment, topography, trees and vegetation.

View No. 16 Quality of Effects Significance of Effects

| Duration Of Impact

' Mo effect Mo effect

NIA

It is considered that cumulatively, the proposed development along with the future completed

Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 17

This viewpoint is taken from a wide pathway within an area of woodland to the southwest of the castle
and south of the service yard and transport museum identified in View 16. The view is looking north,
northwest towards the subject site. The built environment of the service yard/transport museum is
visible through the stems of the mature trees. Other lower scale outbuildings and sheds are visible in
the background. There is substantial mature tree cover within the view given its location within a

woodland edge.

' Landscape

Capacity

Medium

View Landscape Landscape | Visual Overall | Landscape
No.17 | Character Type | Character | Sensitivity | Landscape | Value
Sensitivity Sensitivity
Coastal [ Part Medium Medium Medium Medium
Historical
Landscagg
1T
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Proposed Viewpoint 17

Impact Assessment

The proposed development will not be visible from this viewpoint. The red line indicates the massing
of the proposed development in the background of view. It will be screened from view by intervening
distance, topography, trees and vegetation. The red line indicates the location of the proposed
development in the background of view.

View No. 17 Quality of Effects | Significance of Effects Duration Of Impact

& B

No effect | No _e.fiéﬁ B N/A

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 17

The Claremont development currently under construction will not be visible from this viewpoint
location. The extent of the development, when complete, is indicated by a blue line. It will be screened
from view by distance from the site, intervening built environment, topography, trees and vegetation.

Impact Assessment
View No. 17 | Quality of Effects Significance of Effects | Duration Of Impact
No effect | No effect ~NA

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 18

This view is taken from the edge of a large area of woodland to the northwest of the service yard and
transport museum, and northwest of the castle looking northeast towards the subject site over the
golf course lands. There is a substantial mature linear woodland to the right of view that extends along
the north of the service yard area and Howth Castle. The woodland extends along the west of the
avenue to the castle. More woodland, mainly young to semi-mature trees are visible in the middle
distance between the fairways. The mature woodland visible in the background is a linear woodland
edge that bounds the south of the subject site and extends west along the boundary of the golf course.
The golf course lands within the view are of a relatively flat topography. There are views of the
historical Deer Park wall in the middle distance, right of view. Crane infrastructure on the Claremont
site currently under construction are visible on the skyline in the background of view.

View Landscape Landscape Visual | Overall Landscape Landscape
No. 18 Character Type Character Sensitivity 'I Landscape | Value Capacity
Sensitivity Sensitivity
|
Coastal / Part Medium Medium Medium Medium Medium
Historical
Landscape
Eimgy |
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Proposed Viewpoint 18

The upper 4™ floor of Block B and the part of the upper floor of Block D will be visible over the
woodland canopy in the background of view. There will be some tree removal along the southern
boundary to facilitate the development, although this will not be discernible from this location.

View No. 18 Quality of Effects

Significance of Effects

Duration Of Impact

MNeutral

Slight

Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.

&, McCutcheon Halley

Deer Park, Howth EIAR | May 2024 | 5-134




Cumulative 18

A small section of the roofline of the Claremont scheme may be visible from this viewpoint, but the
majority of this development will not be visible from this viewpoint due distance from the site and

intervening woodland planting.

View No. 18 Quality of Effects

Significance of Effects

Duration Of Impact

MNeutral

Imperceptible to Slight

Permanent

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.
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Existing Viewpoint 19 - Preserved View- Muck Rock - (Fingal Development Plan 2023-2029)

This viewpoint is taken from Muck Rock that lies on the 90m OD contour line immediately south of
Howth Castle. The view is taken looking north towards the subject site.

Views from around Muck Rock are preserved in the Fingal Development Plan 2023-2029,

Muck Rock lies to the southwest of the Ben of Howth (154m+0D) on Howth Hill. This area lies within
the existing pNHA and SAC of Howth Headland is used as a recreational walking route via the
numerous local pathways and rights of way. Access to the site is by numerous public footpaths that
criss-cross the area. Muck Rock affords panoramic views over the northern side of the Howth
headland, over the historic landscape demesne setting of Howth Castle and Demesne and ACA, and
out to the Irish Sea.

The golf course fairways landscape, divided by lines of trees are visible, along with the substantial
canopy of woodland through the demesne. The south elevation of Howth Castle is visible, along with
the roof and spire of St. Marys Church nestled in woodland.

The linear suburban development along the west of Howth Road is visible to the left of view in the

middle distance. The Howth Lodge (3-4 storey) apartments are visible on the shoreline where the
Howth Road curves south.

The Claremont development is under construction with the works themselves and crane infrastructure
visible along Howth Road set against the Irish Sea in the background. Some of the infrastructure of
Howth harbour is visible to the right of view. Irelands Eye and Lambay Island (Martello Tower can be
seen) are visible in the middle distance. Further in the distance is the coastline of Rush.
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The view is coastal and panoramic.

View Landscape Landscape | Visual Overall Landscape Landscape
No. 19 Character Type Character Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal/Historic High High High Exceptional Low
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Proposed Viewpoint 19

Some of the upper levels of the proposed development at Deer Park will be discernible from this
viewpoint. Two to three of the southern elevation of the 4 storey Block B along with a small portion
of the 3" floor of Block D set against the Sth floor of Block C will be partially visible over the canopy of
woodland within the wider landscape.

The development is for the most part visually absorbed through its considered site layout and the
relative low number of floor heights within the 3-5 storey development. The set back of the proposed
development from Howth Road along with existing trees and vegetation to the north of the Deer Park
site ensure the roof line does not break the coastline to the north of headland. The extent of the
development is outlined in red.

The architectural design features which allow the built form to visually recede within this view of the
of the wider historical landscape setting of Howth Castle and Demesne, the site layout with Blocks B
and Block D stepped back to the south; the step backs of the 5" floors of Block C and 3-4 storey step
down of Block D from 3-4 storeys to the west of the site; recessed balconies, recessed punctuations
to the fagade also reduce the apparent length of the elevations.

The material finishes utilising earth and sand coastal tones will soften the overall appearance of the
built form and also include warm and neutral brick, with warm browns to the metal cladding to the
fourth and fifth floor setbacks, and brown/green metal railings to the balconies. The overall materiality
finishes will assist in reducing the overall apparent massing of the development in the landscape.

The proposed development will not break the view of the coastline or impinge on views of the Irish
Sea
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View No. 19 Quality of Effects Significance of Effects Duration Of Impact

Neutral Slight Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.

Cumulative 19

The upper floors of the 4-8 storey Claremont scheme will be visible from this location when complete.
The seven blocks will protrude into the views of the Irish Sea and break the line of the coast from view.
The spire of St. Marys Church which currently is an iconic heritage feature in the landscape will be
absorbed into the built environment of the new development. This change will be significant and
adverse and will be seen as an expansion of the town west along Howth Road with the substantial
visual reduction of the separation of the castle, church and demesne landscape setting from its original

historical landscape context.

View No. 19 Quality of Effects Significance of Effects Duration Of Impact

Adverse Significant Permanent

The proposed development at the Deer Park site will be predominantly visually contained within the
existing landscape of site by the existing tree coverage. The greater visual effect arises from the
anticipated finished Claremont scheme to the northeast of the site. It is considered that cumulatively,
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the proposed development along with the future completed Claremont development will not have a
significant adverse effect on this view which is a preserved view in the Fingal County Development
Plan 2023-2029 but the Claremont scheme will have a significant adverse impact on this preserved
view,

Deer Park, Howth EIAR | May 2024 | 5-140




Existing View 20

This viewpoint is taken from Portmarnock looking southeast towards Howth. The viewpoint affords
panaramic views over the Irish Sea. Urban and suburban development is visible along the Howth
coastline and up into higher ground. The crane infrastructure at the Claremont site is visible in the
distance. Views from the Portmarnock coastline are protected.

View Landscape Landscape | Visual Overall Landscape Landscape
No.20 | Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
Coastal Medium Medium Medium Medium Medium
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Proposed View 20

The proposed development at Deer Park will be discernible in the distance and will present as an urban
built environment on the north coast of Howth. The development will be visually absorbed by the
existing suburban built environment to the right as well as the urban built environment to the left.

View No. 20 Quality of Effects

Significance of Effects

Duration Of Impact

Neutral

Mot significant

Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.
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Cumulative 20

The proposed development at Deer Park will be visible to the right of the completed development at
the Claremont site. The proposed development will be less prominent than that of the Claremont
development to the left. Both developments will be perceived as the urban expansion of Howth town
along Howth Road. Given the distance from the site, the magnitude of change is considered low.

View No. 20 Quality of Effects Significance of Effects Duration Of Impact

MNeutral Slight Permanent

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view which is a preserved
view in the Fingal County Development Plan 2023-2025.

" McCutcheon Halley Deer Park, Howth EIAR | May 2024 | 5-143

L]
 (HARTERED PLANNING (ONSULTAN




Existing View 21

This viewpoint is taken from Baltray Park looking southeast towards the site. The higher elevations of
Howth Head are visible in the distance. The canopy of trees on the subject site is visible in the middle
distance, right of view. Some of the low-rise housing on the south of Howth Road are visible to the
right of view, along with ESB poles and overhead wire infrastructure along Howth Road.

To the left of view is the Claremont development under construction with crane infrastructure visible.

The lower portions of the Claremont site are screened by trees and hedgerow. The large expanse of
amenity sunken grass lawn within Baltray Park affords a wider view back towards the site.

| view Landscape Landscape | Visual Overall
No.21 | Character Type | Character Sensitivity | Landscape
Sensitivity Sensitivity

| Coastal Medium Medium Medium

Medium

Landscape
Value

Landscape
Capacity

) Medium
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Proposed View 21

Part of the proposed 3-5 storey development will be visible from this viewpoint. Some of the northern
elevation and most of the western elevation of Block B will be visible from this location. The upper 5™
floor of Block C will be visible over the canopies of trees in the middle distance. New mature tree
planting within the scheme will be visible from this viewpoint. Some of the views to the higher
elevation of Howth Head will be removed. There will be further screening when trees and vegetation
will be in leaf during growing season. Visual clutter will remain in the form of ESB poles and overhead
wire infrastructure. The landscape character of the view will change from suburban to urban.

. View No. 21 Quality of Effects Significance of Effects Duration Of Impact

Meutral Mode rate Permanent

It is considered that the proposed development will not have a significant adverse effect on this view.

. &: McCutcheon HE“E"]I' Deer Park, Howth EIAR | May 2024 | 5-145



Cumulative 21

The western elevation of the 4-8 storey Claremont development will be visible from this viewpoint,
along with a portion of the western extents of the proposed development at Deer Park. The landscape
character will alter from suburban to urban in nature.

View No. 21 Quality of Effects Significance of Effects Duration Of Impact

Meutral Moderate Permanent

It is considered that cumulatively, the proposed development along with the future completed
Claremont development will not have a significant adverse effect on this view.
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Existing View 22

This view is taken from the north side of Howth Road locking south towards the site. The view depicts
the boundary to the west of the entrance to Howth Castle and Demesne. There has been some ivy
clearance along the historic Deer Park wall which runs through the view from left to right. Part of the
wall to the left appears to be made of different stone, part of historical repairs to the original structure.
The tree line to the east of the subject site is visible along with canopies of trees within the grounds
in the distance. The ESB pole and overhead wire infrastructure within the site is visible along with
overhead wire infrastructure on Howth Road itself. Howth Road, cycling infrastructure and grassed

. areas along the northeastern boundary of the site are visible in the middle distance, all of which are
of poor visual quality. Given the presence of the historic wall and part of the historic demesne
landscape along the avenue to the left of view, the landscape value is considered medium.

View Landscape Landscape | Visual Overall Landscape Landscape
No.22 | Character Type | Character | Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
B Coastal f Historic | Medium Medium Medium Medium Medium
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Proposed View 22

Part of the proposed development will be visible from this viewpoint. Some of the northern and
eastern elevations of Block C, along with the northern elevations of Blocks B and A will be visible. A
small portion of the lower 3 storey will be partly visible in the background. Existing tree planting along
Howth Road will screen much of Block C from view. Proposed planting within the scheme will screen
views of Blocks B, A and D, with further screening when trees are in leaf during growing season. The
3-5 storey development will not be seen above the canopy of trees in the middle distance. The relative
open views into the wider lands and overhead wirescape will be removed and replaced with the built
environment of the proposed development.

The setback of the scheme from the eastern boundary of the avenue to Howth Castle is apparent from
this location. The lower 3 storey Block D, along with the stepback of the 5™ floor of Block C and A
assists in reducing the apparent massing of the development as a whole particularly in relation to the
historic landscape context. The materiality of proposed scheme along with earth and sand tone
colours finishes, and variation in elevational treatments are visible with recessed balconies, enable
the scheme to visually recede into the landscape setting. A new pedestrian and cyclist access to the
scheme is visible where a section of the historic wall is removed. The proposed materials are subtle
earth tones with a bespoke design to the placename.
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View No. 22 Quality of Effects Significance of Effects Duration Of Impact

MNeutral Moderate Permanent

The proposed development at Claremont will not be visible from this viewpoint. There will be no
cumulative effect in this instance.
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Existing View 23

This viewpoint is taken from the north side of Howth Road, looking east southeast towards the subject
site. The presents as a suburban road with cycling and pedestrian infrastructure set against the
backdrop of the histaric Deer Park wall which bounds the wider landscape setting of Howth Castle and
Demesne. The historic tree canopy along the avenue and surrounding 5t. Marys Church is visible to
the left of view in the middle distance. Some of larger mature trees canopies further into demesne
are visible in the background. The tree line to the east and south of the site are also visible form this
location. A small portion of the upper elevations of Howth Head is visible in the distance. Some of the
ESB posts and overhead wire infrastructure within the site are visible over the wall. There is substantial
visual clutter on this section of Howth Road, given its suburban nature, mainly in the form of road
lighting and overhead wires, cycling bollards, as well as construction and road signage at the entrance
to the castle itself in the distance. There are a number of street trees set within grass verges along
both sides of Howth Road.

[ View Landscape Landscape | Visual Overall Landscape Landscape
No.23 | Character Type | Character Sensitivity | Landscape | Value Capacity
Sensitivity Sensitivity
1 |
Coaslal / Historic | Medium Medium Medium Medium Medium
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Proposed View 23

The proposed development will be visible from this location. The upper levels of Block C along with a
partial view of its western elevation will be visible along with views of some of the northern and
western elevation of Block A. Blocks B will be visible in the background, set back into the south of the
site. Block D will not be visible from this location. Sections of the historic wall have been removed to
allow for pedestrian/cyclist access in the middle distance along with a wider opening to the left of
view to allow for vehicular access to the proposed development. The wider opening opens up views
into the site, and the new public realm showing car parking bays, pathways, soft landscaping and new
street lighting. New larger mature trees will be visible along the northern boundary of the site along
with a variety of new trees within the site. The proposed planting will afford substantial screening of
the visible elevations, in conjunction with screening from existing trees along Howth Road itself.
Further screening will be afforded when trees are in leaf during growing season. The breakup of the
blocks within the site layout is apparent from this viewpoint. The setbacks of the scheme from the
northern and western boundaries of the site are also apparent. The stepback of the 5" floor of Blocks
A C assists in reducing the apparent massing of the development as a whole particularly in relation to
the historic landscape context. Block B, which is 4 storeys, sits back further and lower in the landscape.
The materiality of proposed scheme along with earth and sand tone colours finishes, and variation in
elevational treatments are visible with recessed balconies, enable the scheme to visually recede into
the landscape setting. Signage to the scheme is consistent and bespoke utilising a deer motif void on
corten plate set against the historic stonework of the wall at the vehicular entrance to the left of view.

Some views of the wider tree canopy in the background of view will be removed along with the partial
view of the upper levels of Howth Head. Views of a large area of historic woodland at the entrance to
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demesne and 5t. Marys Church will be retained. The underutilised greenfield site adjacent to the
Howth Castle and Demesne will be removed and the site will be opened up with a well-considered
high guality high density residential development with access to public open spaces.

View No. 23 Quality of Effects Significance of Effects Duration Of Impact

Paositive Moderate Permanent

It is considered that the proposed development will not have a significant adverse effect on this view,

The proposed development at Claremont will not be visible from this viewpoint. There will be no
cumulative effect in this instance.

5.8.1 Demolition Phase

5.8.1.1 Landscape

Given the nature of the Deer Park site as a green field, there are no structures on-site to be
demolished in their entirety, however there will be partial demolition of the existing boundary wall
in the form of the three interventions proposed to facilitate vehicular and pedestrian access.
There is the potential for likely moderate, adverse, and short-term effects on the landscape during
this stage of the project resulting from the following elements associated with demaolition work:

. The removal of sections of trees at the southern boundary of the site
. The removal of sections of wall for vehicular and pedestrian access

. Soil movement and stock piling of topsoil

. Removal/moving existing ESB pole and wire infrastructure

The effects on the landscape amenity of the site during this phase are unlikely to be significant and
adverse given that there are no built structures on site to be demolished in their entirety. With the
exception of the removal of sections of the historic wall for pedestrian and vehicular access,
demolition works will be largely contained within the site as listed above. Any effects will be short
term, terminating at the completion of this phase.

5.8.1.2 Visual Impact

There is potential for moderate and adverse temporary visual effects on views into the site during the
demolition stage. These will be short-term, terminating upon completion of the development. The
effects on the visual amenity of the site during this phase are unlikely to be significant and adverse
given that there are no built structures on site to be demolished in their entirety. With the exception
of the removal of sections of the historic wall for pedestrian and vehicular access, demolition works
will be largely contained within the site as listed above. Any effects are likely to be short term,
terminating at the completion of this phase.
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5.8.2 Construction Phase

5.8.2.1 Landscape

There is the potential for likely significant and adverse temparary effects on the landscape during the
construction stage of the project resulting from the following elements associated with construction
works:

= Erection of physical structures such as site compounds and storage area

= Erection of site hoarding, signage, security fencing

= Presence of site machinery and delivery/storage of materials etc

Lighting:

Temporary security lighting
Lighting at height associated with construction of structures
Lighting in the contractor's compound and car parking areas
Light spill and glare towards surrounding residential receptor areas to the north of the site
Light spill which could impact ecology/biodiversity

5.8.2.2 Visual Impact

The visual effects due to construction are likely to be short term, terminating upon completion of the
development. There is potential for likely significant and adverse short-term effects during
construction from the following elements associated with construction and works:

" Dust

*  Site huts

= Building materials

= Ground disturbance (e.g. topsoil, stockpiles, etc.)
» Sjte hoarding/security fencing

»  Construction works

There is potential for likely significant and adverse short-term visual effects from the use of temporary
buildings, machinery necessary for construction works at proposed works, as well as stockpiling of
materials.

There is potential for a significant and adverse short-term effects from the transportation of the
material to be recycled and the recycled material to and from the site if applicable. There is the
potential for a likely significant and adverse short-term visual impact on views into the site.

The main stages of the construction phasing will include the following:

» Site preparation works

= Sjte establishment and erection of temporary structures
= Diversion and connection of services and utilities

= Construction of foundations and structures

=  Mechanical and electrical installation

=  Fit-out and external works.
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5.8.3 Operational Phase

5.8.3.1 Landscape

It is understood that the proposed development of this type, results in a permanent change and may
fundamentally alter the appearance of the landscape. However, altered appearance does not
necessarily equate to long-term/permanent negative effects to landscape character. Therefore, it is
essential that a holistic view is taken with proposals of this nature, that not only assess the potential
impact during the construction phase, but critically how the proposal will appear when fully
implemented and the new planting/landscaping have matured. The proposed design will feature
public and communal open spaces that incorporate a diverse palette of soft landscaping including new
woodland tree copses, wildflower meadow planting, bulb planting and ornamental planting.
Landscape mitigation measures are designed into the landscape site plan and include the retention of
the majority of existing boundary trees and hedgerows as well as the historic stone wall, in order to
protect the historic landscape aesthetic of the existing landscape setting and to foster biodiversity.

Without designed in landscape mitigation measures in place, the potential landscape effects resulting

from the proposed development during the operational phase are considered to be significant and
adverse.

5.8.3.2 Visual Impact

Potential effects will arise from the proposed medium to high density residential development once
it is operational and construction is complete. The patterns of use from day to day will alter as both
vehicular, cyclist and pedestrian movement are likely to increase both throughout the site itself and
along Howth Roads on approach to the development. There is potentially a perceived adverse and
moderate visual effects resulting from the replacement of the historic landscape aesthetic with a
medium to high density residential development and associated ancillary site infrastructure. However,
the site is currently an underutilised greenfield site, and as such is a remnant of the former wider
demesne landscape. These potential adverse effects will be mitigated by extensive landscape
proposals shown in the landscape site plan. There is potential for a likely moderate and positive visual
effects from the creation of public open spaces in the north and south of the site, for the use of
residents and the wider community. There is also potential for moderate and positive visual effects
from the creation of new access points (two pedestrian and one vehicular) through the historic stone
wall that will open up the site, its open spaces and woodland walks to the wider community.

Based on the above, it is considered unlikely that there will be significant adverse visual effects from

the proposed development once it is operational and all landscape installations and proposals as
presented in the landscape site plan are implemented in full.

The proposed design will encompass the following elements:

*  Public and communal open spaces

= Avariety of hardscape materials including permeable paving, soft fall play safety surfacing and
in-situ exposed aggregate concrete footpaths

* |mproved public pedestrian and cyclist permeability through the site from the Howth Road
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The creation of green links connecting pockets of open space and amenity areas through the
landscape site plan's green infrastructure strategy

A hierarchy of native and ornamental planting including trees, shrubs, hedging, ornamental
grasses, herbaceous and perennial planting, wildflower meadow, tree copses, bulb and

pollinator friendly planting generally.
The retention of existing trees, scrub and hedgerows and the planting of native broadleaf tree
species for biodiversity protection and enhancement
Hard and soft surface open spaces with seating areas
SuDSs features, green roofs, rain garden
Bike store
Fire Tender access (reinforced grass)
Potential community garden
* Pergola with Retractable Canopy
*  Qutdoor gym / Calisthenics

The architectural treatments en fagade of the proposed development will be reflective of the site
context and coastal landscape character. A number of architectural design features are proposed that
allow the built form to visually recede and are of particular note along the proposal’s elevations to the
Howth Road which the proposed scheme will the most visible. These include:

= Setbacks and step downs of the built environment

* Recessed balconies

= Recessed punctuations to the facade which reduce the apparent length of the elevation.

=  Material finishes that soften the overall appearance of the built form, and include warm and
neutral brick, warm browns to the metal claddings to the top floor setbacks, brown/green
metal railings to the balconies. These earth and sand tones finishes are reflective of the
colours in the immediate historical landscape setting and also in the local coastal setting; these
will assist in reducing the overall apparent massing of the development in the landscape.

5.8.4 Cumulative Effects

Three local development projects have been reviewed as part of this review of cumulative effects of
other projects in conjunction with the proposed development at the Deer Park lands. All three are at
different stages in the planning process.

Claremont Development, Howth Road

Northeast of the site: Currently under construction

(Bord Pleandla Case reference: PLO6F.246151 and Planning Authority Case Reference: F15A/0362).
Development Description:

The development would include the demolition and removal of the industrial and commercial
structures on the site and the excavation of a basement. Four buildings would be erected up to 8
storeys high. Blocks A and B at the western end of the site would be U-shaped with the open end
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towards the sea. They would have parking and plant rooms at the ground floor level with communal
open space at a podium level equivalent to the lowest floor of apartments. That level would
accommodate shared amenities including a gym in Block A and the creche in Block B. Public open
space would be provided to the west of Block A up to the site boundary. An open space would be
provided between Blocks A and B through which the Bloody Stream would be diverted into a new
open channel. Blocks C and D at the eastern end of the site would have the shops, restaurant and café
at ground floor level facing the Howth Road and a plaza between them. A pedestrian path would be
provided along the northern side of the site at the podium level with access from the street at both
ends. The parking areas at ground and basement level would be served by 2 vehicular accesses from
the Howth Road. 439 car parking spaces would be provided, 80 of which are designated to serve the
commercial premises. 1,335 bike spaces are proposed, 49 of which would serve the commercial
premises and the creche.

There may be significant adverse visual effects on views from higher ground to the south of the site
(Muck Rock - preserved views Fingal Development Plan 2023-2029) and from views adjacent to the
hotel and car park) back to the Irish Sea and Howth Harbour. The proposed development at the Deer
Park site will be largely visually contained due to substantial tree coverage to the south and east of
the subject site and will not break views of the coastline or Irish Sea. The Claremont scheme when
complete, is likely to substantial break views of the coastline with the finished built environment
breaking the line of the coast, and break views of the Irish Sea forming a substantial urbanised edge.
(see photomontage View 19).

Howth Castle, Howth Road, Co. Dublin, D13 EH73

(Bord Pleandla Case reference: and ABP-316113 and Planning Authority Case Reference: F22A/0046)

Permission Granted
Development Description:

Protected Structures (Ref: 0556 and 0557) and within an Architectural Conservation Area. W5HI Ltd.
and the Michal ] Wright Group intend, in summary, to apply for planning permission to refurbish,
redevelop, conserve, and change the use of part of the existing Howth Castle buildings, Stable Block
and Attendant lands. The development proposed involves the demolition of some farm buildings, the
refurbishment and construction of new buildings, and a change of use of part of the lower and upper
ground floors of the castle and adjoining stable block and stable yard from primarily residential use to
hospitality and tourist retail use. All of the reimagined, and new, areas will be under the control of a
single management company which will be set up to manage the existing castle, stable areas and
surrounding attendant lands.

Cumulatively, given the scale and nature of the proposed development at Howth Castle, which will

be visually contained within the Howth Castle grounds it is unlikely that there will be significant
adverse landscape and visual effects.
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Deer Park Hotel and Golf Club, Deer Park Howth Co. Dublin; Within the grounds of Howth Estate,
Deer Park, Howth, Dublin

Awaiting decision from ABP

(Bord Pleandla Case reference: and ABP-317883-23and Planning Authority Case Reference:
F22A/0372)

The development will consist of the demolition of the existing "Deer Park Hotel" building and all
associated structures; and the construction of 1 No. 4 storey building including lower ground floor
(Gross Floor Area of ¢.10,833m2 plus ancillary plant), and consisting of: 1 No. hotel comprising 142
No. bedrooms at 1st to 3rd floor levels incorporating balconies/terraces; a bar, restaurant, gym/spa
facility including swimming pool, retail use and back of house facilities at ground floor; meeting rooms,
bar and function area at lower ground floor; a restaurant and bar including external dining areas at
3rd floor; photovoltaic panels and sedum roof at roof level and 1 No. ESB substation at ground floor
level. A new vehicular access, beginning north of S5t. Mary's Church (a Protected Structure, RP5 Ref.
0594) to proposed hotel, the provision of 170 No. space car park to south of proposed hotel; and all
associated hard and soft landscape and boundary treatment works, provision of S5UDS measures,
associated lighting, site services (foul and surface water drainage and water supply); and all other
associated site excavation, infrastructural and site development works above and below ground.

Cumulatively, given the existence of the existing Deer Park Hotel and car park, and given the proposed
scale and nature of the proposed development at the Deer Park Hotel, it is unlikely that there will be
significant adverse landscape and visual effects if the proposed development were to proceed.

If all of the above projects that are currently in the planning stage, in conjunction with the Claremont
scheme that is under construction, as well as the Deer Park development were to proceed, there is
potential for cumulative significant adverse landscape and visual effects during the demolition and
construction stages of these projects.

The potential cumulative landscape and visual effects without a construction and environmental
management plan in place are considered to be very significant and adverse during the construction
stage of the projects.

The potential cumulative landscape and visual effects of all of the above projects if they were to
proceed without designed-in landscape mitigation measures in place are considered to be very
significant and adverse during the operational stage of the projects. The residual cumulative visual
effects are described in Section 5.8.

5.8.5 Summary

The following Table summarises the identified likely significant effects during the construction phase:
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Table 5.9 Summary of Construction Phase Likely Significant Effects

Viewpoint Location Quality Significance Extent | Probability Duration Type
Na.
1 Howth Harbour (west Megative | Not significant Local Likely Tempaorary Direct
pier)
2 Howth Road east of site | Megative | Slight Local Likely Tempaorary Direct
adjacent to Claremont
construction site
3 Howth Rd east of site Negative | Moderate Local Likely Temporary Direct
Adjacent to Claremont
construction
4 5t Mary's Church Megative | Moderate Local Likely Temporary Direct
Access Road
5 |Howth Rd from the Negative | Significant Local Likely Temporary Direct
east
& |Howth Rd - Howth Megative | Significant Local Likely Tempaorary Direct
Castle demesne
Entrance
7 | Howth Road from west MNegative | Significant Local Likely Temporary Direct
8 Howth Rd from the west | Negative | Significant Local Likehy Tempaorary Indirect
§ |Howth Rd from the west | Negative | Significant Local Likely Temporary indirect
10 |Howth Rd from the west | Negative | Moderate Local Likely Tempaorary Indirect
11 |5t Mary’s Church Meutral | No effect n/a n/a nfa nfa
12 |HowthCastle Demesne |Negative |Slight Lecal Likely Temporary Direct
Avenue
13 |Howth Castle grounds Neutral | No effect nfa nfa nfa nfa
14 | Howth Castle grounds MNeutral | No effect nfa nfa nfa nfa
15 | Howth Castle 3™ floor Neutral | No effect n/a nfa nfa nfa
window
16 |Howth Castle Stable Neutral | No effect n/a n/a nfa n/a
Yards
17 |Howth Castle grounds Neutral Mo effect nfa nfa nfa nfa
west of castle - A
18 |Howth Castle grounds Negative | Slight Local Likely Temporary Direct
west of castle-B
19 | Muck Rock Negative | Slight Local Likely Temporary | Indirect
20 | Portmarnock Neutral | Not significant Local Likely Temparary Indirect
21 |Baltray Park - Howth Negative | Significant Local Likely Temporary Direct
Road
22 |Howth Road Negative | Significant Local Likely Temporary Direct
23 |Howth Road MNegative | Significant Local Likely Tempaorary Direct

The following Table summarises the identified likely significant effects during the operational phase

of the proposed development before mitigation measures are applied.
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Table 5.10 Summary of Operational Phase Likely Significant Effects

Viewpoint Location Quality | Significance | Extent | Probability | Duration Type Cumulative
No.
1 Howth Harbour (west | Neutral | Slight Local | Likely Permanent |Direct |No effect
pier)
2 Howth Road east of Positive | Slight Local Likehy Permanent | Direct | Slight
site adjacent to
Claremont
construction site
3 Howth Rd east of site | Positive | Moderate Local | Likely Permanent |Direct |Slight
Adjacent to
Claremont
construction
4 St Mary’s Church Positive | Moderate Local | Likely Permanent |Direct |Slight
. Access Road
5 Howth Rd from the Positive | Moderate to | Local | Likely Permanent |Direct | Slight
east Significant
B Howth Rd - Howth Positive | Moderateto |Local | Likely Permanent |Direct |N/A
Castle demesne Significant
Entrance
7 Howth Road fromwest | Neutral | Slight Local | Likely Permanent |Direct |Imperceptible
8 Howth Rd from west | Positive | Moderateto | Local | Likely Permanent |Direct |N/A
Significant
g Howth Rd from west Paositive | Significant Local Likely Permanent |Direct |N/A
10 Howth Rd from west | Positive | Moderate Local | Likely Permanent |Direct |N/A
11 5t Mary's Church No effect] No effect N/A N/A N/A N/A Slight
12 Howth Castle Demesne | Neutral | Imperceptible | Local | Likely Permanent | Direct | Slight
Avenue to 'Slight
13 Howth Castle grounds | No effect No effect N/A N/A N/& N/A N/A
14 Howth Castle grounds | No effect] No effect NfA NfA N/A M/ N/A
15 | Howth Castle 3rd floor | No effect! No effect N/A  [N/A N/A N/A N/A
. window
16 Howth Castle Stable | No effect No effect N/A NfA N/A N/A NfA
Yards
17 Howth Castle grounds | No effect] No effect N/A N/A N/A N/A N/A
west of castle - A
18 Howth Castle grounds | Neutral | Slight Local | Likely Permanent |Direct |Imperceptible
west of castle - B to Slight
19 Muck Rock Neutral | Slight Local | Likely Permanent | Indirect | Slight
20 Portmarnock Neutral | Not Local | Likely Permanent | Indirect | Slight
significant
21 Baltray Park — Howth | Neutral | Moderate Local | Likely Permanent |Direct |Slight
Road
22 Howth Road Neutral | Moderate Local | Likely Permanent |Direct |N/A
23 Howth Road Positive | Moderate Local | Likely Permanent |Direct |N/A
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5.9 Mitigation

5.9.1 Incorporated Design Mitigation
Site layout, height and massing

The proposed layout of the LRD presents as a 3-5 storey high density residential development, that
has through several design iterations and consultation with the local authority been sensitively
considered to take account of the significance of the sites’ location adjacent to the adjacent Howth
Castle and Demesne ACA, in particular the gated access to Howth Castle, as well as to the entrance to
Howth town and harbour. The breakdown of the two blocks (Block A with Block B, Block € with Block
D) create three distinct areas of public realm and are set back from the historical Deer Park Wall to
the north of the site, as well as the eastern boundary with the Howth Castle and Demesne ACA. The
retention of the Deer Park wall as well the majority of the existing trees within the site are considered
as positive measures that will enhance the overall quality and aesthetic of the proposed development
generally. The site layout, height and massing are also cognisant of local preserved views, the High
Amenity area to the south of the site as well the buffer zone to the Howth Head SAAQ. The height of
the proposals are of a considered scale that will not imping on the sensitive historical buildings within
the Howth Castle and Demesne ACA, (5t. Marys Church, Howth Castle) and will generally not break
the canopy of existing trees within the wider demesne landscape setting.

Architectural materials and treatments en fagade

The proposed development has incorporated a number of design interventions that respond to the
coastal and historic setting, that combined, assist in reducing the apparent massing of the built
environment. These architectural interventions include setbacks and step downs of the blocks, with
recessed balconies, recessed punctuations to the fagade which assist in reducing the apparent length
of the elevations. Earth and sand colour tones in the materially of the finishes soften the overall
appearance of the built form, and include warm and neutral brick, warm browns to the metal claddings
to the top floor setbacks, brown/green metal railings to the balconies. These earth and sand tones
finishes are reflective of the colours in the immediate historical landscape setting and also in the local
coastal setting.

Landscape Site Plan Proposals

Connectivity is an important consideration within the overall design as well as the objective to create
a sense of place by designing an attractive residential area set within and adjacent to a historical
landscape setting. In conjunction with the architectural design above, the landscape proposals are a
sensitive response to the visual and historic landscape setting. The landscape proposals are a response
to utilising the new connectivity through the proposed pedestrian, cyclist and vehicular access to the
site through the proposed openings in the historical Deer Park Wall into the site itself. The proposed
development is highly permeable to residents with looping pathways linking the public open space,
communal gardens, amenity and recreational spaces within the scheme and to the wooded amenity
landscape of the Howth Golf Course lands which forms a backdrop to the proposed development. In
the southwest an area (within zoned area of High Amenity) will be re-wilded and a small allotment
area set aside for residents’ use. Bicycle parking is provided across the site and has have been carefully
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considered in terms of accessibility and security for bike users. Bin stores are centrally located and can

be accessed from either side for greater accessibility. The landscape design has considered the
historical landscape setting, existing and future green infrastructure, biodiversity and sustainable
urban drainage systems and materials. The future viability and management of the existing tree and
hedgerows of the site are considered vital for the retention of the historic landscape aesthetic and for
the future benefit of residents of the scheme and the wider community.

59.2 Demolition Phase Mitigation

Any demolition works will be undertaken by the contractor in accordance with the Construction and
Environmental Management Plan. The historical boundary walls in particular will require protective
fencing to be erected prior to any demalition works taking place. The removal of the two pedestrian
sections of wall and one vehicular access entrance will be monitored by the project architectural
heritage consultant during demolition. It is not anticipated that there will be significant adverse effects
during this stage of the project as there are no substantial existing buildings to be removed within the
site given its greenfield nature.

5.9.3 Construction Phase Mitigation

There are no additional mitigation measures proposed other than the standard best practice
construction mitigation outlined below,

* The following mitigation measures will be implemented:

= Height of temporary stockpiles to be restricted to a practicable minimum to avoid impacts on
local sensitive receptors

* Hoarding will be erected around site boundaries to reduce visual impacts of construction
works

*  Plant will be held in designated compound on site

* Protective fencing will be installed around the RPA’s existing boundary trees

Visual effects during the construction phase will be mitigated somewhat by appropriate site
management measures and work practices to ensure the site is kept tidy, dust is kept to a minimum,
and that public areas are kept free from building material and site rubbish. Appropriate site hoardings
will be put in place around the perimeter of the site where required to minimise the landscape and
visual impact. Mitigation measures for the protection of the historic Deer Park wall present to the
north and east of the site are also necessary and are dealt with separately in Chapter 16 of the EIAR.

5.9.4 Operational Phase Mitigation

The major visual remediation of the project will be accomplished through the following mitigation
measures which have been incorporated into the design :

* Through the positioning of the various elements of the development on site in order to
enhance the appearance of the scheme as a whole through the design of the site layout and
built form.

= The creation of high-quality public and communal open spaces for the use and amenity of the
users of the development and the wider community.
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* Through the creation of a universally accessible green public pedestrian route through the
development in order to provide safe pedestrian circulation
* The provision of a new vehicular access point from Howth Road

* The retention of existing trees and perimeter hedgerows where feasible. Existing planting will
be enhanced and strengthened by additional planting of native broadleaf species and dense
woodland and understory planting. The retention of existing trees and hedgerows is
important for the protection of local foraging and commuting bat populations as well as
existing green infrastructure.

*  Monitoring, maintenance and management of the existing tree and hedgerow canopy.

The above ‘designed in" or incorporated mitigation will ensure that the developments’ landscape
effects will be considered positive once construction phase is completed and the development is
operational. There are no operational phase mitigation measures bar the future maintenance and
management of the existing and proposed tree and hedgerow canopy along with all future soft
landscaping proposals within the scheme.

5.10 Residual Impact Assessment

This section assesses potential significant environmental effects which remain after mitigation
measures are implemented.

This section describes the residual effects on the landscape resources arising from the proposed
scheme. The effects are residual in that they cannot be mitigated in the same way as those measures
described above. The cumulative effect on the landscape of the permitted adjacent Claremont
Residential Development is also considered. No cumulative effects on the landscape are predicted
over and above the effects from the proposed development.

The landscape resource is the physical pattern of components and features that in combination
characterize the surrounding physical area. The effects of the proposed scheme on this resource are
those that will directly alter the physical pattern, and so the character will change in an adverse,
neutral or beneficial way.

The extent of the proposed development site is shown in Figure 5.1 Site Layout (JFA) and Figure 5.10
Site Context. The baseline assessment of the site revealed a remnant of a historical landscape setting
in a now underutilised greenfield site on the south side of Howth Road, and adjacent to an ACA with
many protected structures, with a portion of the south of the site zoned as an area of High Amenity,
and within a buffer zone of the SAAO for Howth Head. There are a number of Preserved Views. The
Landscape Character of the wider Howth area is considered Highly Sensitive with Exceptional
Landscape value,

Assessments are made during the construction stage of the project and at operational stage. Effects
are considered under the following headings:

* temporary effects (construction phase up to five years).
= chort-term effects (operation phase up to seven years).
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* medium-term effects (operation phase, seven to fifteen years) and
* long-term effects (operation phase, fifteen years and beyond).

5.10.1 Demolition Phase

5.10.1.1 Landscape

The demolition phase would generally be considered to have a moderate to significant adverse and
temporary effect on the landscape while demolition works are undertaken.

5.10.1.2 Visual Impact

The demolition phase would generally be considered to have a moderate, negative visual effect.
Again, these effects will temporary and not significant while demolition works are undertaken.

5.10.2 Construction Phase

5.10.2.1 Landscape

The construction phase of the project would generally be considered to have negative and significant
effects on the landscape while construction works are ongoing. These will be short term/temporary
and cease once construction works are completed in full.

5.10.2.2 Visual Impact

The construction phase of the project would generally be considered to have negative and significant
visual effects on the landscape while construction works are ongoing. These will be short
term/temporary and cease once construction works are completed in full.

5.10.3 Operational Phase

5.10.3.1 Landscape

Given the current underutilised nature of the greenfield site at Deer Park, the landscape effects will
generally be considered to have a positive and moderate effect on landscape once the site is
operational. The site will be opened up and transformed to a high quality medium to high density
residential development set within a well-considered landscape setting for use by future residents and
the wider community. The proposed scheme, in its totality will be seen as a positive addition to the
current urbanisation of lands zoned for residential development along Howth Road while respecting
the historical and high amenity sensitivities present in lands contiguous to the site.

5.10.3.2 Visual Impact

Based on the assessment of existing and proposed views in section 5.8 above, the landscape effects
will generally be considered to have a positive and moderate effect on views into and out of the site.
The current underutilised nature of the site will be replaced with a high-quality development of a
medium height respecting the constraints present that have been considered in the design process.
Some visual degradation associated with the visual landscape setting as it exists will be removed, such
as ESB poles and overhead wire-scape, the somewhat poor management of the historic wall where
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sections are overgrown with ivies, will be replaced by a 3-5 storey residential development with a high
quality public realm. The new openings in the historical wall will encourage circulation within the site
generally, not only for future residents but also for the wider community.

5.10.4 Summary of Post-mitigation Effects

The following Table summarises the identified likely significant residual effects during the construction
phase of the proposed development following the application of mitigation measures. However, there
are no specific landscape mitigation measures recommended. The residual effects will be the same as
those identified under Likely Effects in Table 5.9 above.

Table 5.11 Summary of Construction Phase Effects

Sensitive Receptor Quality Significance Extent Probability Duration Type

Historical Landscape Setting Negative | Moderate Local Likely Temporary Direct

Proximity to protected Negative | Moderate Local Likely Tempaorary Direct
structures of Howth Castle
Demesne (ACA) Architectural
Conservation Area

Local Green Infrastructure Negative | Slight Local Likely Temporary Direct
Network

Proximity to a High Amenity Negative | Moderate Local Likely Temporary Direct
Area (including a southern
portion of the site)

Proximity to the Special Negative | Moderate Local Likely Temporary Direct
Amenity Area Order (SAAQ) of
a large area of Howth Head
{including a buffer zone on the
southern portion of the site)

Preserved views Megative | Moderale Local Likely Temporary Direct

Proximity to Howth Road and | Negative | Moderate Local Likely Temporary Indirec
adjacent suburban residential 1
development

Proximity to Howth town and | Neutral Mot significant | Local Likely Temporary Direct
harbour

The following Table summarises the identified likely residual significant effects during the operational
phase of the proposed development post mitigation. However, there are no specific landscape
mitigation measures recommended as these have been ‘designed in’. The residual visual effects will
be the same as those identified under Likely Effects in Table 5.10. The likely landscape effects are
summarized in the Table 5.12 below:
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Table 5.12 Summary of Operational Phase Likely Significant Landscape Effects

Sensitive Receptors Quality Significance | Extent | Probability | Duration

Historical Landscape Setting | Positive Slight local | Likely Permanent

Proximity to protected Neutral Moderale Local Likely Permanent
structures of Howth Castle
Demesne (ACA) Architectural
Conservafion Area

Local Green Infrastructure iti ' Permanent
Network

Proximity to a High Amenity | Neutral Moderate Local Likely Permanent Direct
Area (including a southern
portion of the site)

Proximity to the Special Neutral Moderate Local Likedy Permanent Direct
Amenity Area Order (SAAQ)
of a large area of Howth Head
(including a buffer zone on
the southern portion of the
site)

Preserved views Neutral Slight Local Likely Permanent Direct

Proximity to Howth Road and | Positive Moderate Local Likely Permanent Indirect
adjacent suburban residential
development including
Claremont Development

Proximity to Howth town and | Positive Slight Local Likely Permanent Direct
harbour

5.10.5 Cumulative Residual Effects

There is potential for the proposed development and the development at the Claremont scheme
currently under construction to have cumulative effects on the landscape and on a number of views
to the site from the public realm. The two developments when complete would transform a suburban
road corridor into Howth town and harbour, currently in transition in terms of landscape character,
to an urbanised road/streetscape in close proximity to the town centre, and merge with the existing
linear residential area further west on the Howth Road. This would be seen as an expansion of the
built environment of Howth town as a metropolitan urban area along the Howth Road corridor. The
new contemporary built environments set within substantial public realm improvements of the
Claremont development along with the new Deer Park development will be seen against the finer
historic grain of the built environment of Howth town and harbour.
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There are no landscape or visual mitigation measures outside those that have been designed-in to the
scheme as a whole. The residual landscape effects would be the same as those identified Table 5.13
Summary of Operational Phase Likely Significant Landscape Effects

Table 5.13 Summary of Operational Phase Visual Effects

View | Location Quality Significance | Extent |Probability | Duration Type Cumulative
point No.
1 Howth Harbour MNeutral Slight Local Likely Permanent |Direct | No effect
(west pier)
2 Howth Road east of | Positive | Slight Local Likehy Permanent |Direct | Slight
site adjacent to
Claremont
construction site
3 Howth Rd east of Positive | Moderate Local Likedy Permanent |Direct |Slight
site
Adjacent to
Claremant
construction
4 St Mary's Church Positive | Moderate Local Likeby Permanent |Direct | Slight
Access Road
5 Howth Rd from the | Positive | Moderate to | Local Likehy Permanent |Direct |Slight
east Significant
f Howth Rd - Howth Positive | Moderate to | Local Likely Permanent |Direct |NfA
Castle demesne Significant
Entrance
T Howth Road fromwest | Neutral | Slight Local Likely Permanent |Direct |Imperceptible
8 Howth Rd from west | Positive | Moderateto | Local Likely Permanent |Direct |N/A
Significant
9 Howth Rd from west | Positive | Significant Local Likely Permanent |Direct | N/A
10 Howth Rd from west | Positive | Moderate Local Likely Permanent |Direct | N/A
11 St Mary's Church No effect | No effect N/A NfA MNfA N/A Slight
12 Howth Castle Neutral |imperceptible [Local | Likely Permanent |Direct |Slight
Demesne Avenue to Slight
13 |Howth Castle grounds| No effect | No effect N/A N/A N/A N/A N/A
14 Howth Castle grounds| No effect | No effect N/A NSA N/A NfA N/A
15 Howth Castle 3rd Mo effect | No effect N/A NfA N/A N/A N/A
floor window
16 Howth Castle Stable | Noeffect | No effect N/A N/A N/A N/A N/&
Yards
17 |Howth Castle grounds| No effect | No effect /A N/A N/A N/A N/A
west of castle - A
18 Howth Castle grounds | Neutral | Slight Local Likely Permanent |Direct | Imperceptible
west of castle - B to Slight
19 Muck Rock Neutral | Slight Local | Likely Permanent | indirect | Slight
20 Portmarmnock Neutral | Not Local Likely Permanent | Indirect | Slight
significant
21 Baltray Park — Howth | Neutral | Moderate Local | Likely Permanent |Direct | Slight
Road
22 |Howth Road Neutral | Moderate Local | Likely Permanent |Direct |N/A
23 Howth Road Positive | Moderate Local | Likely Permanent |Direct |N/A
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5.11 Risk of Major Accidents or Disasters

Given the nature of the proposed development it is considered unlikely that there will be any risk of
major accidents or disasters.

5.12 Worst Case Scenario

The ‘worst-case’ scenario relating to this chapters assessment, describes the effects that arise from a
development in the case where the designed in mitigation measures substantially fail. In respect of
the landscape and visual amenity of the proposed development, the designed in mitigation measures
include substantial green infrastructure proposals, multi-tiered landscape planting proposals as well
as all hard landscape elements. These elements combine to add visual and landscape amenity to the
proposed scheme as well as enhancing the existing biodiversity throughout the site. If the planted
installations fail due to poor plant stock, poor planting or maintenance methods or regimes, there may
be potential for significant adverse landscape and visual effects locally within the subject site that may
require re-planting.

5.13 Interactions

This chapter on Landscape and Visual Impact Assessment of the proposed development, has the
potential to interact with the following chapters of the EIAR:

=  Chapter 4: Population and Human Health

= Chapter 11 : Biodiversity

= Chapter 15; Cultural Heritage : Archaeology

» Chapter 16 : Cultural Heritage : Built Heritage

» CEMP (Construction and Environmental Management Plan)

There is also potential for interaction with chapters on Population and Human Health and Climate
Change.

Chapter 4: Population and Human Health

During the construction phase, the emergence of plant to facilitate the development have potential
to result in short-term, slight to not-significant, neutral visual effects for the existing resident
population and users of the surrounding road network.

During the operational phase the provision of new housing opportunities set within a high quality
development with landscape and visual amenities and recreational opportunities, in close proximity
to Howth town centre and harbour, with access to bus, dart, cycling and pedestrian infrastructure as
well as a host of local amenities has been considered. The interaction of the future potential landscape
and visuals effects of the proposed scheme with existing and future population and human health has
the potential to have a significant positive effect in the long term.
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Chapter 11 : Biodiversity

Habitats of note which have been recorded on site include Mixed broadleaved/conifer woodland
(WD2) to the southern boundary, and mature mixed broadleaved woodland (WD1) along the eastern
boundary. The western boundary of the site is comprised of mature hedgerow (WL1) habitat, with
bramble scrub (W51) . The northern and eastern boundary include a stone wall (BL1) overgrown by
ivy (Hedera sp.). A mature hedgerow (WL1) was recorded along the western boundary of the site,
comprised of hawthorn (Crataegus Monogyna), ivy (Hedera helix), leyland cypress (Cupressus
leylandii). The Leyland cypress hedge is not of any ecological value. It was noted that site clearance
works necessary for site investigation works entailed the clearance of some areas of scrub in October
2023. The retention of the majority of trees and hedgerows within the site is part of the overall green
infrastructure strategy of the overall landscape site plan and is essential for the retention of the
‘historical demesne’ aesthetic of the proposed development, providing instant visual and landscape
amenity value, The proposed landscape and green infrastructure strategies that are proposed for the
Deer Park site along with designed in mitigation measures for the flora and fauna on the site as
presented in Table 11.17 (Summary of Construction Phase Mitigation and Monitoring) of Chapter 11:
Biodiversity have the potential to have an interaction that can be described as a significant positive
effect in the long term.

Chapter 15: Cultural Heritage : Archaeology

The archaeological cultural heritage of the site as a whole, the history of the historical demesne
landscape setting along with the presence of the Howth Castle and Demesne Architectural Area, with
a number of protected structures has been considered and reviewed as part of this assessment. The
historical use of the lands at the Deer Park site are associated with former and historical agricultural
practices. There are no archaeological or cultural features recorded or identified within the site itself.
It is recommended that archaeological monitoring of topsocil stripping takes place during the
construction phase of the project as there is a low potential for small archaeological features or
deposits to exist below ground. The potential effects of the interaction between the archaeological
cultural heritage of the Deer Park site and the landscape and visual effects of the proposed
development are considered to be imperceptible and neutral. It is likely that there will be no significant
adverse effects on interactions in this instance.

Chapter 16 : Cultural Heritage : Built Heritage

The cultural heritage of the site as a whole, the history of the historical demesne landscape setting
along with the presence of the Howth Castle and Demesne Architectural Area, with a number of
protected structures has been considered and reviewed as part of this assessment. The considered
architectural design approach which includes the layout, massing, tiering and stepping of the roof line
and facades of the proposed development, along with the subtle material palette of colours and
materials en facade are enhanced by a considered landscape and green infrastructure strategy that
addresses the existing and future green infrastructure of the site and its surrounds, as well as retaining
the existing historic aesthetic of the adjacent Architectural Conservation Area of Howth Castle and
Demesne and protected structures. (A small part of the site forms part of the ACA - 102sgm in the
north eastern corner where the proposed pedestrian footpath and pedestrian access is proposed.)
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The interaction of the future potential landscape and visuals effects of the proposed scheme with
existing cultural heritage of the site and it's surrounds has the potential to have a significant positive
effect in the long term.

A Construction and Environmental Management Plan (CEMP) has been prepared for the proposed
development and is included in the planning application documentation. The CEMP will be adopted

by the construction contractor prior to commencement of construction if the proposed development
is approved for planning. The CEMP will be further updated by the site contractor and agreed with
Fingal County Council prior to commencement of development. The CEMP is based on international
best practice covering all elements of construction, health and safety, site compound locations, stock
piling of topsoil, temporary protective fencing etc. All construction personnel will be briefed on the
CEMP, undergo site induction and training on its requirements, and their obligation to clearly
understand, implement and adhere to the legal requirements of the CEMP. Strict adherence to the
CEMP has the potential to have significant positive interaction with the success of the landscape and
green infrastructure proposals that are presented in the Landscape Site Plan for the Deer Park site.

5.14 Monitoring

A suitably qualified arboricultural consultant / Arboricultural Clerk of Works (ACoW) will be employed
prior to commencement of demalition and constructions works to monitor and supervise any tree
removal and ensure tree protection measures are in place and maintained. Archaeological monitoring
will be undertaken during the construction stage of the project.

A suitably qualified Ecological Clerk of Works (ECoW) will be employed prior to commencement of
demolition and construction works to provide ecological consultancy to the construction team. The
ECoW will carry out monitoring activities as listed in section 11.17.1 of Chapter 11: Biodiversity.
Summary of Mitigation and Monitoring.

Both the ACow and ECow will liaise with each other as there will be interactions between both
professions. Both will also liaise with the conservation consultant on inspections and supervision of
any works and protection measures to the Deer Park Wall.

5.15 Conclusion

GLL PRS Holdco Limited intends to apply to Fingal County Council for permission for a Large-scale
Residential Development on lands adjoining Howth Demesne, Deer Park, Howth, Co. Dublin, with a
total site area of 1.53ha.

The development will consist of two offset blocks ranging in height from 3-5 storeys providing 135
residential units comprising of 63 one-bedroom units and 72 two-bedroom units. The landscape public
realm will consist of a public open space area of 1,676 sq.m and communal open space with an area
of 890 sq.m. The proposals include the provision of 63 surface car parking spaces, including 4
accessible parking spaces & 13 EV charging spaces, and 6 motorcycle spaces as well as the following :

* Provision of 410 bicycle parking spaces, including 342 secure bicycle spaces and 68 visitor
spaces
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= Partial demolition of 3 sections of the existing demesne northern boundary wall, which fronts
Howth Road to facilitate pedestrian and vehicular access in the northwestern corner; the two
separate pedestrian/cyclist access points along the centre and eastern side of the northern
boundary wall

= Restoration and refurbishment of the remaining extant northern and eastern demesne
boundary wall

* Undergrounding and relocation of existing ESB overhead lines and diversion of existing
distribution gas pipe around the site.

» Works to facilitate bicycle infrastructure upgrades and drainage connections along Howth
Road

= ESB kiosks, rooftop solar photovoltaics, waste storage and plant rooms, drainage, bicycle
storage areas, boundary treatment, public lighting, and all ancillary site and development
works to enable the proposed development.

The proposed development aims to deliver a high quality, high density residential development on the
south side of Howth Road in close proximity to Howth town and harbour, in lands that were formerly
part of the Howth Demesne landscape, and adjacent to the Howth Castle Demesne Architectural
Conservation Area (ACA). The lands at Deer Park are an underutilised greenfield land bank strategically
located within walking distance of Howth town centre, which is part of the Dublin Metropolitan
Consolidation Area. The site is served by Dublin Bus and DART services (less than 500m to the
northeast), and is in close proximity to coastal amenities, beaches, open spaces, coastal walks and golf
course. As outlined in section 5.3.1 of this chapter, Howth is regarded as a sought after location for
prospective home owners given its location and coastal amenity setting on the north side of Dublin
city.

The proposed Deer Park site is located in lands zoned for residential development. It is part of a former
historical demesne landscape setting, and is adjacent to Howth Castle and Demesne ACA, an area of
High Amenity to the south along with lands that are part of the buffer zone to the Howth Head SAAO.
The site is currently not accessible to the public, and has no apparent use, and lies vacant. The public
realm locally is visually poor with much visual clutter, construction and road signage, ESB poles and
overhead wire infrastructure,

There are built, cultural, and natural heritage assets presents that have been considered through the
design and local authority consultation process. The key sensitivities that have been reviewed as part
of this assessment are as follows :

= Historical landscape setting

= |ts proximity to protected structures of Howth Castle Demesne Architectural Conservation
Area (ACA)

= |ts proximity to a High Amenity Area (including a southern portion of the site)

= |ts proximity to the Special Amenity Area Order (SAAD) of a large area of Howth Head
(including a buffer zone on the southern portion of the site)

" [ts proximity to preserved views

*  The topography of the site

® |ts proximity to Howth Road and adjacent suburban residential development
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*  Proximity to Howth town and harbour
* The open, coastal landscape character type of the local and wider landscape that is highly
sensitive

The presence of substantial tree and some hedgerow coverage along with identified habitats mainly
in the form of mixed broadleaf trees along the eastern and southern permitter of the site, are
considered as landscape assets along the presence of the historical Deer Park wall to the north and
east of the site. These elements are considered, retained and utilised as part of the wider design intent
in order to retain the historical landscape aesthetic, adding both landscape and visual amenity assets
to the scheme form the outset.

The proposed development, has through the design process and consultation with the local authority
considered site layout, height, massing as well as materiality of treatments on facade to present a
scheme that is visually sensitive to its site context while respecting the historical sensitivity of the ACA,
preserved views, area of High Amenity and buffer zone of the SAAD to the south of the site. The
landscape site plan, has, through a layers approach in the form of landscape strategies and green
infrastructure plan developed a high quality landscape site plan proposal for the site that will enhance
circulation through the site, provide public open space for both residents and the wider community
along with communal opens paces with passive and active recreational amenity offerings.

The retention of the majority of the trees on site, combined with a future management plan for the
future viability of existing and proposed trees will greatly enhance the existing and proposed green
infrastructure within and adjacent to the site. Green infrastructure, SuDs, biodiversity planting,
pollinator friendly planting will be utilised to add colour and seasonality to the soft landscaping within
the scheme. The site will be opened up with new pedestrian, cyclist and vehicular access via new
openings in the historical stone wall. New signage and placenames will be bespoke and acknowledge
the historical legacy of the Howth Demesne.

Twenty three viewpoints were assessed to establish the landscape and visual effects of the proposed
development on the local and wider sensitive receptors. Cumulative effects were also considered. The
Claremont development, which will be 4-8 storeys when complete, is currently under construction
was modelled by 3D Design Bureau to determine its visibly form the 23 viewpoints chosen.

All proposed views depict ‘winter’ scenarios when trees are not in leaf. Additional screening will be
provided when trees are in leaf during growing season. It is anticipated that the existing and proposed
tree canopies will continue to grow and provide additional screening into the future.

The summary of the assessment of the likely potential significant effects of the construction and
operational stages are presented in Tables 5.9 to 5.13.

There are no post operational mitigation measures as all mitigation has been considered and designed
in, during the design and consultation process. Generally, the landscape and visual effects will be
considered adverse and moderate to significant in the short term when construction works are
underway and will terminate upon completion of the development. The landscape and visual effects
during the operational stage will generally be considered as having ‘No effect’ as they will not be visible
due to the relative low height of the proposals, to a ‘Positive” effect where the proposals can be seen
given the well-considered design, site layout and presentation of the scheme as a whole.
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The significance of the effects is considered generally as ‘Slight’ to ‘Moderate’ where the scheme is
visible, mainly from the west and eastern approaches of the Howth Road. Some views of the upper
levels of Howth Head will be removed from locations on the Howth Road, but these are not considered
to be adversely significant given the visual clutter of the existing overhead wire scape that detracts
from these views in the existing scenarios. Due to the site layout and relative low height of the
proposals, the likely effect on Preserved Views is considered neutral and slight. The visual effect of the
local protected structures is also considered neutral and slight. It is considered that the proposed
development will not have any significant adverse effects on the landscape and visual amenity of the
subject site, adjacent Architectural Conservation Area of the Howth Castle Demesne or residential
lands adjacent to the site.

The cumulative effects are considered mainly in the form of the Claremont scheme currently under
construction on the north side of Howth Road. The scheme will be 4-8 storeys in height when complete
and will be substantially higher that than proposed scheme at the subject site.

The two developments when complete would transform a suburban road corridor into Howth town
and harbour, currently in transition in terms of landscape character, to an urbanised road/streetscape.
This would be seen as an expansion of the built environment of Howth town as a metropolitan urban
area along the Howth Road corridor. The new contemporary built environments set within substantial
public realm improvements of the Claremont development along with the new Deer Park
development will be seen against the finer historic grain of the built environment of Howth town and
harbour.
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6 Material Assets: Traffic & Transport

6.1 Introduction

Transport Insights has been commissioned by GLL PRS Holdco. Ltd. to prepare an Environmental
Impact Assessment Report (EIAR) Traffic and Transport Chapter in relation to a proposed residential
development at Deer Park, Howth, Co. Dublin. The proposed development comprises 135 no.
apartments with associated access, car parking, and cycle parking facilities. A detailed description of
the proposed development is provided in Chapter 2 of this EIAR.

6.2 Expertise and Qualifications

The Traffic and Transport Chapter of the EIAR was prepared by Eoin Munn as Project Director, Jurek
Gozdek as Project Manager and Narendra Jillelamudi as Consultant Transport Planner (all of Transport
Insights Limited). Details of their experience and qualifications are provided within the following Table
6.1.

Table 6.1 — Competency of Chapter Authors

Reviewer Ecin Munn

Title Director [Project Director)

Experience
Over 12 years’ experience working within Transport Planning and Engineering,

Relevant  Experience  and

Qualifications
including project management of a variety of small to large sized projects from
feasibility to detailed design stage. Recent experience in providing transport planning
support (including production of Traffic and Transport Assessment and Mobility
Management Plans) in relation to residential developments includes a 233 no. unit
residential development at Enniscarthy, Co. Wexford, a 282 no. unit residential
development at Brickfield Drive, Crumlin, Dublin 12, and a 321 no. units residential
development at Jamestown Road, Finglas, Dublin 11.

Qualifications:
= BSc Transport Operations, Technological University Dublin (2003-2007)
* M5c Business Analytics, University College Dublin (2007-2008)

Professional Membership
Principal Author

Title
Relevant  Experience  and

Qualifications

* Member, Transport Planning Society (MTPS)

Jurek Gozdek

Senior Consultant Transport Planner (Project Manager)

Over 6 years’ experience working within Transport Planning and Engineering, Jurek
has project-managed and supported delivery of multiple traffic and transport
assessment projects for a variety of residential and commercial developments across
freland. Recent experience in providing transport planning support (including
production of Traffic and Transport Assessment and Mobility Management Plans) in
relation to residential developmentsincludes a ca. 500 unit scheme at Hole in The Wall
Road, Clongriffin; a ca. 40 unit scheme at Keeper Road, Drimnagh, and a ca. 270 unit
scheme at Chapelizod Hill, Chapelizod {all on behalf of private developers).
Qualifications:

e BScEng (Transport Engineering), Warsaw University of Technology (2017)

» M5c (Geographic Information Science), Technological University Dublin (2021)
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« Member, Transport Planning Society (MTPS)

Professional Membership

Second Author Narendra lillelamudi

Title Consultant Transport Planner [Analyst)

Relevant  Experience and | Experience:

Qualifications Owver 4 years’ experience working within Transport Planning and Engineering, on a
variety of public and private sector projects including providing analytical support for
a 100 no. unit residential development at Firhouse, Dublin 24, Narendra is currently
providing analytical support for a 158 no. unit residential development at Mungret,
Co. Limerick.

Qualifications:
* B.Tech in Civil Engineering, Aacharya Nagarjuna University (2012-2016)
« M.Tech in Traffic and Transportation Planning, NIT Calicut (2017-2019)

Professional Membership Member, Chartered Institution of Highways and Transportation (CIHT)

6.3 Proposed Development

The proposed development comprises the delivery of 135 no. dwellings including 63 no. 1-bedroom .
units and 72 no. 2-bedroom units across two offset blocks ranging in height from 3-5 storeys, in
addition to landscaping and all supporting infrastructure.

Transport characteristics of the proposed development includes:

* 63 no. car parking bays, including:
o 4 no. wheelchair accessible spaces; and
o 13 no. EV charging points;
= 6 no. motorcycle parking spaces;
342 no. resident/ long stay cycle parking spaces, including:

o 296 no. stacked bike parking spaces;
o 28 no. bicycle lockers; and
o 18 no. cargo bike parking spaces;

* 68 no. visitor/ short stay cycle parking spaces.

All car parking spaces shall be located in a surface car park including 2 no. cul-de-sac parking aisles, .
each with a turning head.

Vehicular access to the proposed development shall be accommodated via a newly constructed site
access junction from R105 Howth Road, which adjoins the site’s northern boundary. Demolition of
three sections of the existing demesne northern boundary wall, which fronts Howth Road is proposed
to facilitate vehicular and pedestrian access. Undergrounding and relocation of existing ESB overhead
lines and diversion of existing distribution gas pipes around the site are also proposed.

The proposed development is noted to be located on an undeveloped greenfield site, with minor
demolition works to be completed prior to the construction commencement (demolition of three
sections of the existing demesne northern boundary wall, which fronts Howth Road to facilitate
vehicular access in the northwestern corner and two separate pedestrian/cyclist access points along
the centre and eastern side of the northern boundary wall).

A detailed description of the proposed development is provided in Chapter 2 of this EIAR.
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6.4 Methodology

This section of the EIAR outlines the methodology followed in order to carry out the Traffic and
Transport Assessment set out within this Chapter. The approach pursued in undertaking the
Assessment is consistent with the national best practice, namely Transport Infrastructure Ireland’s
(TII's) Traffic and Transport Assessment Guidelines (May 2014).

The existing conditions on the surrounding road network were informed by a comprehensive site
assessment undertaken on Wednesday 13 September 2023. Furthermore, a set of Junction Traffic
Count (JTC) surveys were carried out on Tuesday, 26 September 2023 between 07:00hrs and 19:00hrs at
4 no. key junctions in the Study Area (as detailed in Section 6.4.2). The survey results were then used
to establish a baseline from which to predict traffic growth on the local road network. The Do-Nothing
scenario, the scenario in which the proposed development does not proceed was established for the
YoO (Year of Opening), YoO +5 years and YoO + 15 years. This was then developed into the Do-
Minimum scenario, which has included committed developments in the Study Area in addition to the
established background traffic. Finally, a Do Something scenario was prepared, which sets out
potential development traffic on the local road network in the YoO, YoO+5 and YoO +15 assessment
years.

Information from the industry standard Trip Rate Information Computer System (TRICS) database has
been utilised to calculate the quantum of vehicle trips likely to be generated by a development of the
scale and type proposed.

A comprehensive list of guidance documents that have informed specific parts of the Assessment is
set out in Section 6.4.1. of this EIAR Chapter. The Assessment is in accordance with the guidance
documents set out therein.

It should be noted that a comprehensive Traffic and Transport Assessment (TTA) Report, which
includes a Mobility Management Plan (MMP), has been produced in relation to the proposed
development and is included in the application package.

6.4.1 Relevant Legislation & Guidance

The EIAR Traffic and Transport Assessment has been prepared in accordance with the following policy
and technical guidance documents:

= EPA (2022) Guidelines on the Information to be Contained in Environmental Impact
Assessment Reports;

=  European Commission Guidance on the preparation of the Environmental Impact Assessment
Report (2017);

= Sustainable Urban Housing: Design Standards for New Apartments (July 2023);

*  Fingal Development Plan 2023-2029;

= Transport Infrastructure Ireland (TI) (2014) Traffic and Transport Assessment Guidelines;

= Transport Infrastructure Ireland (TIl) Project Appraisal Guidelines for National Roads Unit 16.1
— Expansion Factors for Short Period Traffic Counts (October 2016);

= Transport Infrastructure Ireland (Til) Project Appraisal Guidelines for National Roads Unit 5.3
— Travel Demand Projections (October 2021); and
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* Design Manual for Urban Roads and Streets (DMURS) (May 2019).

6.4.2 Study Area

The Study Area of this EIAR Chapter has included the section of the R105 Howth Road extending from
the three-arm priority controlled R105 Harbour Road/ Church Street Junction in Howth Village Centre
to Sutton Cross, i.e. the four-arm signal controlled R105 Howth Road/ R106 Station Road/ Greenfield
Road Junction, including key junctions along that section (see: Section 6.4.3). Thus, the defined Study
Area includes the part of the regional road network directly receiving the traffic generated by the
proposed development, which will subsequently distribute to other parts of the wider road network.
Such definition of the Study Area is aligned with best practice and, as required by the TiIl's Traffic and
Transport Assessment Guidelines (May 2014) have been agreed with the planning authority (i.e. FCC)
at the scoping stage (see: Section 6.4.4).

With regard to cumulative assessment, a wider area of interest was examined to identify relevant
proposed or permitted third-party developments that could adversely impact the traffic conditions
within the Study Area by generating additional traffic, that would discharge onto the network within
the Study Area. In this case, the entire Howth Peninsula area to the east of Sutton Cross has been
considered, with the identified relevant third-party developments set out and commented on in
Section 6.8.2 and accounted for in this EIAR Chapter.

6.4.3 Consultation

Following a pre-planning Section 247 meeting, feedback from Fingal County Council’s (FCC's)
Transportation Planning Section was sought in relation to the proposed Traffic and Transport
Assessment approach and associated data collection scope by email sent on 12 September 2023. The
scope of the assessment presented in this EIAR chapter is noted to be fully consistent with the TTA
scope, with the TTA report included in the application package.

The proposed scope of the current data collection and traffic impact analysis has been informed by
the approach and outputs of the TTA supporting a prior (2021) planning application for the subject
site (which has since been quashed), which related to a development similar in nature to and
somewhat larger in scale (ca. 20% more units) than the current proposed development (see: site
planning history in Section 6.6.2). Accordingly, it was proposed that traffic data collection be
undertaken at the following locations, consistent with those assessed by the prior TTA:
* Location A: four-arm, signal controlled R105 Howth Road/ R106 Station Road/ Greenfield
Road Junction (Sutton Cross);
* Location B: four-arm, priority controlled R105 Howth Road/ Church Road Junction;
= Location C: three-arm, signal controlled R105 Howth Road/ Offington Park Road Junction;
and
® Location D: three-arm, priority controlled R105 Harbour Road/ Church Street Junction.

The preceding application TTA demonstrated significant spare capacity in the with-development
scenarios at the locations B, C, and D, with capacity pressures only identified at location A (i.e. Sutton

. Mp?u_tchep_ﬂ HEI"E'\Ir Deer Park Howth EIAR | May 2024 | 6-7



Cross). In light of those findings, and given that the current proposed development is smaller in scale
and therefore would have a proportionally smaller traffic impact, it was proposed to FCC that for the
purposes of the current planning application only the Sutton Cross junction be subject to detailed
traffic modelling by default (with traffic impact at other junctions being assessed in terms of
percentage traffic increase only, unless modelling be warranted by the outputs thereof).

It was also proposed that the planning application be supported in mobility terms by a Traffic and
Transport Assessment Report (including an MMP), in addition to a Transport Chapter of the EIAR.

The above approach was agreed with Mr Shane Comaskey, Executive Engineer at FCC's Planning and
Strategic Infrastructure Department, by email sent on 19 September 2023.

6.4.4 Site Surveys/investigations

In order to determine baseline traffic conditions and provide a basis from which future development traffic
impact can be measured, classified junction turning count surveys were undertaken on Tuesday, 26
September 2023 between 07:00hrs and 19:00hrs.

Traffic survey data was collected at the following junctions, as agreed with FCC at the scoping stage:

= Location A: four-arm, signal controlled R105 Howth Road/ R106 Station Road/ Greenfield
Road Junction (Sutton Cross);

= Location B: four-arm, priority controlled R105 Howth Road/ Church Road Junction;

= Location C: three-arm, signal controlled R105 Howth Road/ Offington Park Road Junction;
and

=  Location D: three-arm, priority controlled R105 Harbour Road/ Church Street Junction.

The surveyed locations outlined above are presented in

Figure 6.1 (overleaf) and include all junctions of note within the extent of the Study Area (see: Section
6.4.2). Omission of minor junctions and individual accesses along the considered section of the R105
Howth Road is consistent with best practice.
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Figure 6.1 Traffic Survey Locations

6.5 Difficulties Encountered

No difficulties were encountered when compiling this EIAR Chapter.

6.6 Baseline Environment

6.6.1 Site Location

The ca. 1.16-hectare site is located to the northwest of Howth, Co. Dublin, as shown in Figure 6.2
(overleaf). The site is a greenfield plot bounded by Howth Road to the north, Howth Castle Access
Road to the east, low-density residential development and an undeveloped plot to the west, and a
golf course to the south. The site is noted to be located ca. 80 metres from the nearest bus stops on
Howth Road and less than 500 metres from Howth Railway Station.
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Indicative Application
Site Extent

Golf Course

Figure 6.2 Development Site Location

6.6.2 Recent Site Planning History

Planning permission for development on the current site was sought from An Bord Pleanala (ABP) in
2021 under application Reg. Ref. ABP-310413-21 (FCC Reg. Ref. SHD/009/20), pursuant to the
Strategic Housing Development (SHD) process. The application related to a proposed development
comprising 162 no. residential units (29 no. 1-bedroom apartments, 104 no. 2-bedroom apartments
and 29 no. 3-bedroom apartments), in addition to an ancillary ca. 108 sqm GFA resident services and
amenity space distributed across 3 no. rooms.

The associated residential car parking demand was proposed to be accommodated within a basement
car park with capacity of 132 no. car parking spaces (ca. 0.81 space per apt.). In addition, the proposed
development included 325 no. resident and visitor cycle parking spaces (ca. 2 spaces per apt.).

The proposed development was granted planning permission by ABP, with its decision issued on
21 September 2021. However, the decision was subsequently subject to judicial review, and has since
been guashed. While the current proposed development is a completely new design and does not
represent an extension or modification of the previous proposal, both are noted to represent high-
density housing land use (with the current proposal being smaller in scale by ca. 14%).

In terms of mobility-related documentation, the planning application for the proposed development
was supported by a Traffic and Transport Assessment Report, 2 Mobility Management Plan, and a
DMURS Compliance Statement, in addition to a Traffic and Transport section of the Environmental
Impact Assessment Report (EIAR). Based on a review of that documentation, the following items have
been deemed pertinent to the current planning application:

L T

!. n" ﬂf’lC[Ut[hEDﬂ Ha”E""' Deer Park Howth EIAR | May 2024 | 6-10



The previously proposed development’s traffic impact was assessed with respect to the following four .
junctions:

= four-arm, signal controlled R105 Howth Road/ R106 Station Road/ Greenfield Road Junction
(Sutton Cross);

= three-arm, priority controlled R105 Howth Road/ Church Road Junction;

» three-arm, signal controlled R105 Howth Road/ Offington Park Road Junction; and

* three-arm, priority controlled R105 Harbour Road/ Church Street Junction.

The above junctions have been subject to traffic data collection, with modelling of with and without
proposed development scenarios being undertaken to establish the level of spare available at those
junctions. The site access junction was also modelled (as a priority junction). The analysis
demonstrated that while the Sutton Cross junction had been at capacity, the remaining junctions
examined had worked "well within capacity”, with a minimum of 23% to 91% spare capacity forecast
at those locations in the year 2038 (Year of Opening + 15 years). .

The previously proposed development’s vehicular entrance was from Howth Road via a priority
junction in the northwestern corner of the application site. The current proposed development shall
be accessed via equivalent arrangements.

An FCC Transportation Planning Section report produced in response to the 2021 planning application
noted that the Section was "generally in favour of the proposed development”.

6.6.3 Road Infrastructure

6.6.3.1 R105 Howth Road
Howth Road is a two-way regional road, which runs in an
east-west alignment and connects the R105/ Sutton Cross

junction to the west and the R105 with Harbour Road to the
east.

Howth Road has a uniform horizontal and vertical
alignment adjacent to the development site. Its
carriageway adjacent to the site is approximately
7.0 metres wide, and its overall cross-section includes a
single general traffic lane and a one-way cycle lane in each
direction. The cycle tracks are noted to be segregated from
adjacent traffic lanes by road markings and flexible bollards.
Footpaths are provided on both sides of the road,
separated from the carriageway by grass verges.

No on-street car parking facilities are provided on Howth Road. A 50 km/ h speed limit is in operation
on this road and public street lighting is present.

g MC_Cl_JItEhED”rHal_lle_‘f Deer Park Howth EIAR | May 2024 | 6-11 .



6.6.4 Public Transport
6.6.4.1 DART Services

The Howth railway station is located less than 500 meters (ca. 5 minutes’ walk) to the east of the site.
The station is served by DART services from Bray/ Greystones to Howth at daytime headways of 10-
20 minutes.

6.64.2 Bus Services

The bus supplements the DART in serving the site. The nearest bus stops to the site are located on
Howth Road, ca. 80 meters (ca. 2-minute walk) to the east. These stops are served by the H3 route,
which runs between Howth Summit and Lower Abbey Street at daytime headways of 30 minutes.

6.6.4.3 Site Accessibility by Public Transport
Figure 6.3 (overleaf) presents the application site’s accessibility by public transport, showing travel
time from various locations to the site.
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Figure 6.3 Current Public Transport Travel Time Isochrones

As can be seen from the preceding Figure 6.3, the available public transport services enable access to
a significant part of north Dublin City and Dublin City Centre in under 60 minutes, with many key
employment areas such as Dublin Airport, the Docklands, and Dublin City University (DCU) campus
accessible within that timeframe.

6.6.44 Public Transport Capacity

Within Table 6.6, which follows, the capacity of DART services on the Howth branch has been
calculated.
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. Table 6.2 — DART Capacity Calculation

Typical DART Train Capacity 1,200 Persons

MNo. of DART Services

on the Howth Branch per Peak Hour 3 Services

Persons per hour per

Average Weekday Peak DART Service Capacity 3 600 : -
. direction (pphpd)

As set out in the preceding table, based on the capacity of DART rolling stock and the peak period
frequency, the average weekday peak DART service capacity has been estimated as 3,600 persons per
hour per direction (pphpd).

The DART capacity utilisation has been estimated by reference to the boarding figures from the
National Rail Census 2023 provided to the project team by the NTA (upon request). Daytime boarding,
alighting, and total passenger footfall numbers recorded on Census day are presented in Table 6.3,
which follows.

Table 6.3 - Howth Station Daily Passenger Footfall (Rail Census 2023)

Passenger Footfall on Census Day
Station

Boardings Alightings

Howth 1,012 pax 1,620 pax 2,632 pax

Individual DART train boardings at Howth station are presented in Figure 6.4, which follows. Howth

being a terminus station and the first station of the southbound DART trains, the initial loading of each

departing train is zero. Thus, the loading of each train leaving the Howth station is equal to the number
. of passengers boarding on that station.

L .
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Figure 6.4 DART Train Boardings at Howth on Census Day (Rail Census 2023)

As can be seen in the preceding figure, on most trains, boardings at Howth have not exceeded 40 no.
passengers (versus the capacity of each train of ca. 1,200 passengers). Based on the analysis of the
above data, the average train boarding figure in the AM peak hour 07:30 to 08:30 has been 53 no.
passengers (with the maximum of 109 no. passengers boarding the 08:00 train). Overall, the average
train capacity utilisation at Howth is estimated at 4.4% in the AM peak, with a spare capacity of
1,147 no. passengers available on the trains leaving Howth in the busiest AM peak period (and more
at other times). Considering the overall AM peak hour, 215 no. passengers were recorded to board
the 3 no. trains with the combined capacity of 3,600 no. passengers, resulting in a capacity utilisation
at 6.0% and spare capacity of 3,385 no. passengers. Capacity utilisation is lower still at other times of
day.

Within Table 6.4 (below), the capacity of bus service H3 running on the R105 Howth Road adjacent to
the application site has been calculated. As set out in this table, based on the capacity of a typical bus
operating on that route and the weekday peak period frequency of that route, the average weekday
peak bus service capacity has been estimated as 190 persons per hour (ppdph).

Table 6.4 — Existing H3 Bus Service Capacity

Typical Bus (Volvo B5TL (Euro 6)) Capacity 95 Persons

No. of Services in Vicinity of Site (Peak Frequency) 2 Services

Average Weekday Peak Bus Service Capacity 190 persons per direction
per hour (ppdph)
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As set out above, the available bus service offers a capacity of 190 no. seating and standing passenger
spaces per direction per hour.

For additional robustness, a bus occupancy survey has been undertaken, wherein the number of
passengers on board of the H3 buses serving the bus stops closest to the application site has been
observed. The observations were conducted over 2-hour time windows corresponding with the AM
and PM peak periods, i.e. 07:30-09:30 hrs and 16:30-18:30 hrs. The recorded passenger volumes in
the demand direction [i.e. southbound in the AM peak and northbound in the PM peak) are presented
in Table 6.5, which follows.

Table 6.5 — Bus Occupancy Survey Outputs

No. Excess
b ackiog R No. _Nn, No. Occupants Excl;'sls
Arvival Boarders Alighters on Departure Capacity
07:33 3 1 0 4 90 96%
07:57 19 8 0 22 72 76%
08:27 51 0 0 51 43 46%
Southbnd | 08:56 ] 0 0 B 88 93%
05:19 1 0 o 1 93 99%
09:26 13 1 0 14 80 85%
Average 16 1 0 16 78 83%
16:47 29 0 1 28 66 70%
17:21 10 0 0 10 84 90%
Northbnd | 17:44 26 0 0 26 68 73%
18:06 10 0 1 9 a5 91%
Average 19 0 1 18 76 81%

As can be seen in the preceding table, an average excess capacity for 78 no. passengers on southbound
buses in the AM peak and 76 no. passengers on northbound buses in the PM peak has been recorded,
with a minimum of 43 no. passenger spaces being available for additional passengers.

6.6.5 Current Traffic Movements

6.6.5.1 Summary Traffic Survey Results

Following analysis of the traffic survey results undertaken on Tuesday, 26 September 2023 between
07:00hrs and 19:00hrs (as set out in Section 6.4), the AM peak hour was determined to be between
08:00hrs and 09:00hrs, with the PM peak hour determined to be between 16:00hrs and 17:00hrs,
based on total traffic flow through the surveyed junctions. A summary of the survey results for the
AM and PM peak hours is provided in Table 6.6 (below). The complete set of survey data is included

in Appendix 6.1.
.. "
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Table 6.6 — Recorded Two-Way Link Traffic Volumes

AM Peak Hour (08:00hrs- PM Peak Hour (16:00hrs- Total Survey Period
Junction Road Link 09:00hrs) 17:00hrs) (07:00hrs-19:00hrs)

LV HV L[+ LV HV Tot LV HV

R106 Strgl;::n Road 8,064 8,357

4-Arm, Signal 4 . 5
Controlled R105 Dublin Road (W) 523 14 537 447 3 450 9,802 282 10,084
Howth Road/ R106
Station Road/

Greenfield Road (5)| 326 11 337 335 13 348 6,519 233 6,752

Greenfield Road | R105 Howth Road | ., 11 572 | s73 11 584 | 10,863 | 336 | 11,199
Junction | i8] |
Total 1848 | 53 | 1901 | 1713 | 32 1745 | 35,248 | 1,144 | 36,392 |
Church Road (M) o0 0 0 0 0 0 2 3 5
a-Arm, Priority |R10SHowthRoad | o0 | o | 469 | 520 | 4 | s2a |10752| 316 |11,068
Controlled R105 (W)

Howth Road/ Church Road (5) 228 3 231 125 2 127 1,947 17 1,964
ChurchRoad  ["e65 Howth Road

Junction ©) a21 8 429 | 449 7 456 | 9,151 | 304 | 9,455
Total 1109 20 1129 1094 13 1107 | 21,852 640 22,492
RECS HOWLLRORD | oy 9 352 | 423 5 428 | 8953 | 293 | 9,246

3-Arm, Signal (W} . d
Controlled R105 | Offington Pk (S) | 204 1 205 79 1 80 | 2009 | 28 | 2127

Howth Road/

R105 Howth Road

Offington Park ® 353 8 361 | 430 8 438 | 9,008 | 297 | 9,395
Road Junction
Total 900 18 | 918 | 932 14 946 | 20,150 | 618 | 20,768 |
{R105 hartoux foad)y oe 7 293 | 408 3 412 | 7,550 | 206 | 7,756
3-Arm, Priority (W) .
Controlled R105 | churchstreet(s) | 167 | o | 167 | o4 0 94 | 2520 | 19 | 2,539
Harbour Road/
Chirch Street | 202 HT:‘F“ RoR0 1 219 3 222 | 240 5 245 | 5164 | 187 | 5,351
Junction
Total 672 10 682 742 9 751 15,234 412 15,646

As can be seen from the preceding Table 6.6, the four-arm signal controlled R105 Howth Road/ R106
Station Road/ Greenfield Road Junction (Sutton Cross) was found to cater for considerably higher
traffic volumes during both the AM (08:00hrs-09:00hrs) and PM (16:00hrs to 17:00hrs) peak hours
than at the four-arm priority controlled R105 Howth Road/ Church Road Junction, three-arm signal
controlled R105 Howth Road/ Offington Park Road Junction and three-arm priority controlled R105
Harbour Road/ Church Street Junction. This was to be expected due to the Sutton Cross junction
location on the R105, which connects M1/ M50 motorways and settlements along the east coast.

All arms of the Sutton Cross junction were found to carry similar traffic volumes, however the Howth
Road west link carried considerably higher traffic volumes at the four-arm priority controlled R105
Howth Road/ Church Road Junction and three-arm signal controlled R105 Howth Road/ Offington Park
Road lunction.

Heavy vehicle (HV) traffic represented 3% and 2% of all recorded vehicles through the Sutton Cross
junction during the AM and PM peak hour periods respectively. HV traffic represented 2% and 1% of
all recorded vehicles through the four-arm priority controlled R105 Howth Road/ Church Road
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Junction and three-arm signal controlled R105 Howth Road/ Offington Park Road Junction during the
AM and PM peak hour periods respectively, and 1% through the three-arm priority controlled R105
Harbour Road/ Church Street Junction during the AM and PM peak hour periods.

6.6.5.2 Annual Average Daily Traffic (AADT)

In order to further understand the existing traffic flows on the local road network and establish a
baseline to assess the traffic impact of the development proposals, it is first necessary to establish
future levels of background traffic. The survey data summarised in preceding sections was expanded
in accordance with TII's Project Appraisal Guidelines for National Roads Unit 16.1 — Expansion Factors
for Short Period Traffic Counts — PE-PAG-02039 (October 2016), to derive Annual Average Daily Traffic
(AADT) on the local road network.

The following Table 6.7 outlines the expansion factors used in expanding the survey data to AADT
using data for the Dublin Region.

Table 6.7 — 24-hour, WADT and AADT factors for Dublin Region

Variable Survey Period Day of Week Month of Year
Data Recorded 07:00hrs — 18:59 hrs Tuesday September
Factor 1.20 (24-hr factor) 0.94 (WADT factor) 0.96 (AADT factor)

Based on the calculated two-way 12-hour traffic flows, 24-hour, weekly average daily traffic (WADT])
and AADT have been calculated using the factors in Table 6.7 above. AADT data for roads in the vicinity
of the site are presented in the following Table 6.8.
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Table 6.8 — AADT Traffic Data

Junction Road Link
R106 Station Road (N) B,736 317 9,053 3.5%
4-Arm, Signal Controlled Dublin Road (W) 10,619 305 10,924 2.8%
R105 Howth Road/ R106 : 1 7.082 252 35 | 35%
Station Road/ Greenfield Se e Road . |
Road Junction R105 Howth Road (E) 11,796 336 12,132 2.8%
Total 18,213 1,211 39,424 3.1% |
Church Road (N} 2 3 5 60.0%
R105 Howth Road (W) 11,648 342 11,990 2.9%
4-Arm, Priority Controlled
R105 Howth Road/ Church Church Road (5) 2,109 18 2,128 0.9%
Road cuon R105 Howth Road (€] 9,939 304 10,243 3.0%
Total 23,698 668 24,366 2.7%
R105 Howth Road (W) 9699 | 17 10,016 3.3%
3-Arm, Signal Controlied Offington Pk (5) 2,274 30 2,304 1.3%
R105 Howth Road/ Offington
Park Road Junction R105 Howth Road (E) 9,856 322 10,178 3.2%
Total 21,829 669 22,498 3.0%
R105 Harbour Road (W) 8,179 223 8,402 2.7%
3-Arm, Priority Controlled Church Street [S) 2,730 21 2,751 0.7%
R105 Harbour Road/ Church
Street Junction R105 Harbour Road (E) 5,594 203 5,797 3.5%
Total 16,503 446 16,950 2.6%

The data set out in Table 6.8 above is used in the following sections of this Chapter as a baseline in
order to assess the impact of the proposed development under the different prescribed scenarios.

6.6.6 Road Safety

The traffic collision records for the roads in the Study Area are presented in Figure 6.5. The content of
the figure is based on the Road Safety Authority records for the period 2005-2016, as no newer data
was available at the time of drafting this report. However, the records are deemed representative, as
no substantial changes to the road network or local development patterns have occurred that might
have significantly impacted the traffic safety patterns in the area.

As shown in the figure, no fatal collisions have been recorded on the roads in proximity of the
application site, notwithstanding one such collision being recorded on the R105 Howth Road by the
junction with Lauder’'s Lane, ca. 2.0 kilometres west of the application site. A single serious collision
has been recorded at the bend of the R105 Howth Read, ca. 200 metres to the northwest of the site,
and a small number of minor collisions by the R105 Howth Road/ Howth Castle Access Road Junction.
As can be seen in the figure, the traffic safety patterns in the application site's vicinity do not differ
from those in the wider area.
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Figure 6.5 Traffic Collision Records in the Application Site's Vicinity

Given the proposed development’s relatively minor scale and traffic impact (as elaborated upon in the
remainder of this Chapter), it is deemed unlikely that it would have any adverse impact on local traffic
safety. Moreover, improved cycling facilities on the R105 Howth Road at the proposed site access
junction may have an incremental positive impact on cyclist safety on the R105 Howth Road.

6.6.7 Future Infrastructural Improvement

No committed or planned road schemes have been identified, which would directly impact the future
capacity of the road network in vicinity of the application site. However, it is noted that the ongoing
Dublin-wide implementation of bus priority measures under the BusConnects Core Bus Corridor
project will result in reduced capacity of main radial corridors between the suburbs and the City Centre
for general traffic.

In the above context, it should be noted that the accessibility of the application site by public transport
should be improved in the coming years, with enhanced bus routing (the BusConnects programme)
and increased DART running frequencies (Dart+ Coastal North). The above-mentioned Core Bus
Corridor project should further contribute to improved attractiveness of public transport in accessing
the site.

Furthermore, the development of Dublin-wide cycle network, as envisaged in the Greater Dublin Area
Cycle Network Plan, should improve the site's accessibility by cycling, with dedicated infrastructure

being provided.

The above future changes to the application site’s accessibility attributes are expected to have a
positive cumulative impact on the modal split in the trips related to the proposed development, with
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fewer trips completed by car and more residents and visitors electing alternative modes of travel.

However, the scale and timing of those impacts have been deemed non-guantifiable within the scope
of this assessment. As such, a conservative approach has been taken, with the above-impacts being
omitted in the proposed development’s trip generation forecasting.

6.7 Do-Nothing Scenario

6.7.1 Do-Nothing Scenario Definition

In order to identify the impact of the development proposals on the local road network, it is first
necessary to establish background traffic conditions under the assumption of no changes to the
underlying land use arrangements. For this purpose, a Do-Nothing scenario has been defined,
assuming the proposed development does not go ahead. Traffic levels in the do-nothing scenario
comprise forecast background traffic flows, which are assumed to grow organically over the
assessment period. The background traffic growth has been forecast for the proposed development’s
assumed year of opening (YoO, 2025), year of opening + 5 years (Yo0+5, 2030) and the year of opening
+ 15 years (YoD+15, 2040).

It should be noted that the Do-Nothing scenario has formed the starting point for further analysis, in
particular for development of the Do-Minimum scenario, as defined in section 6.8.

6.7.2 Background Traffic Forecasting

To obtain forecast future background traffic volumes, the calculated base year (2023) AADTs, as
reported on in Section 6.6.4.2, have been factored up as per TlI's Project Appraisal Guidelines for
Mational Roads Unit 5.3 — Trav-1 Demand Projections - PE-PAG-02017 (October 2021) central growth

factors for Dublin Metropaolitan. These factors are set out in the following Table 6.10Table 6.9Table
6.10.

Table 6.9 — Annual traffic growth factors: Dublin Metropolitan Region

Central Growth Rates

2016-2030 2030-2040

1.0136

Outputs of the above calculations for each arm of the four considered junctions are presented in Table
6.10, which follows.

Table 6.10 — Future Forecast AADT (Do-Nothing)

Junction Road Link

4-Arm, Signal R106 Station Road

Controlled R105 | (N) 1l
Howth Road/ R106 | Dublin Road (W) | 10,965 | 324 Jn.zaglu,saal 374 | 12,257 | 12,503 | 429 | 12,932

Nimg, |
Eﬁ: MECU[EhEDn HaHE"‘]I’ Deer Park Howth EIAR | May 2024 | 6-21
L] - RIERE )

9,021 336 9,358 | 9,776 389 | 10,165 | 10,286 | 445 | 10,731




Junction Road Link

Station Road/  |Greenfield Road (S)| 7,293 | 268 | 7,560 | 7,903 | 309

Greenfield Road o
Jiameaian R105 Hi:‘l:';t oad

Total 39,432 | 1,314 | 40,745 (42,731 | 1,519 | 44,250 | 44961 | 1,739 | 46,700

Church Road (N) 9,021 336 9,358 | 9,776 389 10,165 | 10,286 445 10,731
4-Arm, Priority R105 Howth Road

Controlled R105 (w)
Howth Road/ | ChurchRoad(s) | 7,203 | 268 | 7,560 | 7,903 | 309 | 8212 | 8315 | 354 | 8670

Church Road  I"pene Howth Road

8,315 8,670

12,152 | 386 | 12,538 |13,169 | 446 | 13,615 | 13,856 | 511 14,367

10,965 | 324 |11,289 |11,883 | 374 | 12,257 | 12,503 | 429 | 12932

Junction (E) 12,152 | 386 |12,538 (13,169 | 446 | 1361513856 | 511 | 14,367
Total 39,432 | 1,314 | 40,745 [ 42,731 | 1,519 | 44,250 | 44,961 | 1,739 | 46,700
R105 Howth Road

’ 10,016 336 10,352 | 10,854 389 11,243 | 11,420 445 11,865
3-Arm, Signal (W)

Controlled R105 | Offington Pk () | 2,348 32 2,380 | 2,545 37 2,582 | 2,677 43 2,720

Howth Road/ =
Offington Park | 10> HowthRoad | 1 100 | 341 | 10,519 | 11,029 | 394 | 11,424 | 11605 | 451 | 12,056

Road Junction (E)

Total 22542 | 710 | 23251 (24428 | 821 | 25248 | 25703 | 939 | 26,642
|R105 Harbour Road

8446 | 237 | 8683 | 9153 | 274 | 9426 | 9,630 | 313 | 9,944

3-Arm, Priority wi
Cnnrtbrsfled R105 | ChurchStreet(S) | 2,819 | 22 | 2,841 | 3055 | 25 3,080 | 3,214 | 29 | 3243

Harbour Road/

Church Street | 10% HarbourRoad) o ... | ¢ | 5992 | 6,260 | 248 | 6509 | 6,587 | 284 | 6871

Junction (E)
Total 17,042 | 473 |17,515|18468 | 547 | 19,015 | 19,432 | 626 | 20,058

6.8 Do-Minimum Scenario

6.8.1 Do-Minimum Scenario Definition

The Do-Minimum scenario has been developed to reflect relevant third-party developments identified
in the Study Area that have been deemed likely to cause growth in background traffic volumes on the
road network in the Study Area, beyond that assumed in the Do-Nothing scenario. Accordingly, the
traffic volumes forecast for the Do-Minimum scenario account for both the organic growth in
background traffic and the trip generation by permitted development. An equivalent increase in public
transport demand has also been considered.

6.8.2 Relevant Committed Developments and Their Trip Generation

As stated in Section 6.4.2, the wider Howth Peninsula area to the east of Cross has been interrogated
to identify relevant third-party developments, which could potentially generate an increase in traffic
on the road network in the Study Area (also defined in Section 6.4.2) in excess of that reflected by the
general background traffic growth (as per Section 6.7.2). Any adverse traffic impact of such
developments would coincide with the impact of the current proposed development, resulting in a
cumulative impact. The individual relevant third-party developments are listed in Table 6.11
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(overleaf), with a comment provided on how they have been accounted for in this chapter of the EIAR

in terms of cumulative impact.

Table 6.11 — Relevant Third-Party Developments in the Study Area
lative
Reg. Ref. Description Status Comments ol 1_t"”" Irr'pd“
Consideration
Improvements to
Captured
Improvements to GAA existing facilities only, eni‘:;'hz c':" the d
F23A/0512 Club at Balkill Road, | Additional Information | unlikely to generate t?af‘l'lc rthgtruun
Howth substantial additional & A
: Til growth factors)
traffic
Retenti issi C d in th
e s e io | Sl
F23A/0286 i Grant generate additional & : &
telecommunications wrafic traffic growth (as per
support structure Til growth factors)
Replacement of the Minor increase in the
WS number of bedrooms
existing "Deer Park by 17 no.. fro Captured in the
F22A/0372, Hotel" building (andall [ . o . Emﬁ':. Aot l: 149 | eneral background
ABP-317883-23 associated structures) s & E ) | traffic growth (as per
; no. Unlikely to result in
with a new 142-bed ; . Tl growth factors)
substantial additional
hotel : f
traffic generation
Claremont Industrial
Estate, West Pier, 2
: J Captured in the
Howth: two storey Land use unlikely to eneral background
F22A/0558 building (1293 sgq.m.} Grant generate substantial | BENeral backgrou
: traffic growth (as per
for the processing, additional traffic
Tl growth factors)
storage, and
distribution of food.
Balscadden SHD,
Bailey Court, Considerad
SHD/009/21, Balscadden Road, Grant : individually above the
ABP-313133-22 Howth: residential (Conditional) general background
scheme comprising traffic growth
180 no. units
&0 Main Street .
Hnwthag::: DrEEiirn Considersd
F22a/0477, P e ! : individually above the
NEK3: I : IP -
ABP-316294-23 DRSNS TR IS arate=App kal ke general background
scheme comprising 36 3
: traffic growth
mo. units - B .
Refurbishment/
devel t
char: :1:; EI::-;!:: ;art Land use unlikely to Captured inthe
F224/0046, € . . i general background
of the existing Howth | Grant - Appeal Pending | generate substantial £
ABP-316113-23 | G G traffic growth (as per
| Castle buildings, Stable additional traffic TH growth factors)
Block and Attendant B ‘
lands
G t, D iffi
ra-.r::;zn Ho::lf'” " Grant Considered
F21A/0386, Rtthe. : (Conditional) individually above the
residential scheme -
ABP-311476-21 .k on Appeal general background
comprising 32 no. i
nite (3rd Party) traffic growth
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Cumulative Impact
Consideration

Description Comments

Seafield SHD, Santa
Sabina, Greenfield

Road, 5 : i
F17A/0615, _ua g utton - .Eunmdered
residential scheme Grant individually above the
ABP-301643-18, : i 2 -
originally comprising (Conditional) general background
ABP-306872-20 5
96 no. units, later traffic growth
increased to 143 no.
units.

Claremont SHD,
Former Techrete Site,

Howth Road, Howth: Considered
SHD/009/19, residential scheme Grant individually above the
ABP-306102-19 comprising 512 no. {Conditional) ) general background
units in addition to ca. traffic growth
2,900 sgm retail floor
area.

As can be seen in the preceding table, 5 no. of the identified developments are unlikely to generate
significant volumes of new traffic, and as such their impact on the road network performance in the
Study Area is deemed to be fully accounted for by the application of general background traffic growth
factors (as per Section 6.7.2). The remaining 5 no. developments have been deemed sufficiently
substantial to merit an individual consideration over and above the application of general background
traffic growth factors. Those developments are as follows:

» Balscadden SHD, comprising 180 no. residential units;

= (Claremont SHD, comprising 512 no. residential units (in addition to ca. 2,900 sqm retail floor

area);
= 60 Main Street, Howth, comprising 36 no. residential units;
*  Graymount, Dungriffin Road, Howth, comprising 32 no. residential units; and

= Seafield SHD, Santa Sabina, Greenfield Road, Sutton, comprising 143 residential units.

Given that all relevant third-party developments have the same (i.e. residential) land use as the
current proposed development, their individual vehicular trip generation has been estimated by
reference to the same unit rates derived from TRICS (‘Residential — flats privately owned’ profile),
which have been used for the current proposed development’s trip generation forecasting (see:
Section 6.9.2.1). In the case of the Claremont SHD, which includes a relatively substantial retail
component (ca. 2,900 sqm, including on-site créche), the retail component’s trip generation has been
added as presented in the original Traffic and Transport Assessment (TTA) Report for that
development {under FCC Reg. Ref. SHD/009/19)",

To obtain all day traffic generation of the third-party developments, the combined AM and PM peak
hour trip generation of those developments has been factored by the proportion of the combined AM

!n the Claremont SHD TTA, development trip generation figures have been provided for the time periods 08:00-
09:00hrs and 17:00-18:00hrs. Herein, the same figures have been applied, respectively, to periods 08:00-
09:00hrs (AM peak hour) and 16:00-17:00hrs (PM peak hour)
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and PM peak hour trips in the total daytime (07:00-19:00hrs) trip generation according to the said
TRICS profile. A daytime to all-day conversion factor has subsequently been applied to the daytime
trip generation figure. The calculations have been undertaken separately for arriving and departing
trips. The relevant calculations and the obtained permitted development all-day trip generation are
presented in the Table 6.12, which follows.

Table 6.12 — Development Trips

No. All-Day Vehicular Trips

Development

Inbound Outbound

Bailey Court — Balscadden Road, Howth, Co. Dublin
1 et 156 212 367
(Balscadden SHD)

2 &0 Main Street, Howth, Co. Dublin 31 42 73

3 Graymount, Dungriffin Road, Howth, Co. Dublin 28 38 65

a Santa Sabina — Greenfield Road, Sutton, Co. Dublin 124 168 292
(Seafield SHD)

) Residential | 443 602 1,045
Former Techrete Site,

5 Howth Road Retail 565 535 1,099
(Claremont SHD)

Overall 1,007 1,137 2,144

Consistently with the current proposed development traffic distribution assumptions (see:
Section 6.9.3.2), the following traffic distribution has been assumed for the relevant third-party
developments:

»  75% tof from the west (towards/ from Dublin City); and
= 25% to/ from the east (towards/ from Howth Village).

Considering the third-party developments’ locations (as shown in Figure 6.1), it has been assumed
that movements to and from the west (including to and from the City Centre} associated with
Balscadden SHD (no. 1), 60 Main Street (no. 2), Graymount (no. 3), and Claremont SHD (no.5) would
be served by the R105 Howth Road and the east arm of the Sutton Cross junction (i.e. would coincide
with the current proposed development’s trips in the same direction). Conversely, the Seafield SHD is
located in Sutton, to the southwest of the proposed development, and it has been assumed that its
associated movements to and from the west (including to and from the City Centre) would be served
by the R105 Greenfield Road and the south arm of the Sutton Cross junction.

6.8.3 Do-Minimum Traffic Forecasting

The above-presented permitted development's AADT trip generation has been added to the Do-
Mothing background traffic volumes for each of the three assessment years to obtain the Do-Minimum
AADT figures. As noted above, all vehicular trips forecast to be generated by the permitted
development have been considered as light vehicle (LV) trips, with no changes to heavy vehicle (HV)
volumes between the Do-Nothing and Do-Minimum scenarios. Furthermore, trip distribution pattern
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of the permitted development have been assumed the same as for the proposed development, i.e.
75% of trips tof from the City Centre and 25% trips to/ from Howth Village Centre (details are
described in Section 6.9.2.2). The outputs of this calculation are presented in Table 6.13, which

follows.

Table 6.13 — Future Forecast AADT (Do-Minimum)

YoO+5
Junction Road Link
HV
““JH“:"" Road | g 0gs | 336 |10,224 | 10,643 | 389 |11,032|11153| 4as | 11,508
4-Arm, Signal (N)
Controlled R105 Dublin Road (W) 12,046 324 12,370 | 12,964 374 13,338 | 13,584 429 14,012
Howth Road/R106 |- . coldRoad (s)| 7,531 | 268 | 7,799 | 8141 | 309 | sas1 | 8554 | 354 | 8908
Station Road/
GreenfieldRoad | R105HowthRoad | 1, 5.0 | 356 | 14334 | 10,965 | 446 | 15412 | 15653 | 511 |16163
Junction (E}
Total 43,414 | 1,314 | 44,727 | 46,713 | 1,519 | 48,232 | 48,943 | 1,739 | 50,682
Church Road [N} 2 3 [ 2 4 (] 3 5 7
a-Arm, Priority | R105HowthRoad |\, o) | 363 | 14,185 | 14,828 | 420 | 15,248 | 15508 | 480 | 15989
Controlled R105 (W)
HowthRoad/ | ChurchRoad(s) | 2,178 | 20 | 2198 [ 2360 | 23 | 2383 | 2484 | 26 | 2,509
Church Road
it # | B “‘;;‘;‘" Road | 15031 | 349 |12,380|12,887 | 404 |13201|13.466| 452 |13928
Total 28,033 | 735 |28768 30,078 | 850 |30928 |31461| 973 |32433
RI05HowthRoad | 1, 959 | 335 | 12,146 | 12,647 | 389 | 13036 |13214| 445 | 13659
3-Arm, Signal (W)
Controlled R105 | Offington Pk (5) | 2,348 32 2,380 | 2,545 37 2,582 | 2,677 43 2,720
Howth Road/
Offington Park | 1102 H‘;;";‘h Road | 11971 | 341 | 12312 | 12,823 | 394 |13217|13399| as1 | 13850
Road Junction
Total 26,129 710 26,838 | 28,015 821 28,835 | 29,290 939 30,229
~ |R10SHarbourRoad| o 0y | 535 | 981 | 9751 | 274 [10,024 | 10228 | 313 [10581
3-Arm, Priority (W]
Cnntroﬂedﬂlﬂ: Churchstreet(s) | 3010 | 22 | 3032|3246 | 25 | 3271 | 3406 | 29 | 3435
Harbour Road
Church Street  |"103 HarbourRoad| 100 | 51c | 6398 | 6,667 | 248 | 6,915 | 6,994 | 284 | 7,278
Junction (E)
Total 18238 | 473 |18711 19664 | sa7 | 2021120628 | 626 |21,254

6.8.4 Do-Minimum Public Transport Travel Demand

As detailed in Section 6.8.2, 10 no. potentially relevant third-party developments have been identified
in the Study Area, with 5 no. of those deemed likely to give rise to increase in traffic above the general
background traffic growth factors. Of those 5 no. developments, 4 no. are residential development
projects located in Howth (as detailed in Section 6.5}, within the catchment of the Howth railway
station and likely to be served by the H3 bus service. The relevant developments are as follows:

= PBalscadden SHD, comprising 180 no. residential units;

= Claremont SHD, comprising 512 no. residential units;
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= 60 Main Street, Howth, comprising 36 no. residential units; and

*  Graymount, Dungriffin Road, Howth comprising 32 no. residential units.

The remaining third-party development identified to be relevant in the context of the traffic impact,
namely the Seafield SHD (comprising 143 no. residential unit), is noted to be located in Sutton, outside
of the Howth station and the H3 service catchment.

Public transport trip generation of the above permitted developments has been calculated using the
approach detailed in Section 6.9.3.8 for the current proposed development. Furthermore, same
assumptions with respect to the demand split between DART and bus have been made. The outputs
of these calculations are presented in Table 6.14, which follows.

Table 6.14 — Peak Hour PT Trip Generation by Relevant Third-Party Developments

Daily No. of Trips by DART [75%) Trips by Bus (25%)
Development .
Name s All Da (1 o All Da oy PM Peak Hr
Trips by PT Y peakHr PeakHr ¥ Peak Hr g
Balscadden SHD 180 273 204 29 22 68 10 7
Claremont SHD 512 776 582 g1 64 194 27 21
60 Main Street,
Howth 36 55 41 B 4 14 2 1
Graymount,
Dungriffin Road 32 48 36 5 4 12 2 1
Overall 760 1,152 863 121 94 288 a1 30

As can be seen in the preceding table, the combined public transport trip generation of the identified
relevant third-party developments is estimated at 1,152 no. trips per day, including 863 no. DART trips
and 288 no. bus trips. The third-party developments are forecast to generate 121 no. DART trips and
41 no. bus trips in the AM peak hour, and 94 no. DART trips and 30 no. bus trips in the PM peak hour.

By reference to the current public transport capacity (as detailed in Section 6.6.4.4), it can be
established that existing DART and bus (H3) services offer ample capacity to accommodate the
additional demand associated with the above-stated developments. The generated trips in the busiest
time period (i.e. AM peak hour) will not exceed 3.5% of the available spare capacity on DART services
and 26% of the available spare capacity on the H3 bus service.

With all the relevant third-party developments operational, the spare capacity on DART services is
forecast to fall from 3,385 no. to 3,264 no. spaces in the busiest AM peak (with more spaces available
at other times of day). Spare capacity on the H3 bus service is forecast to fall from 156 no. to 115 no.
seating and standing paces in the busiest AM peak hour (with more spaces available at other times of
day).
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6.9 Potential Significant Effects

6.9.1 Demolition Phase

The demolition phase of the proposed development will be very minor, only including removal of three
sections of an existing boundary wall. As such, the scale of works involved will be minimal, with no
significant effects anticipated.

6.9.2 Construction Phase

As noted in the preceding section, the application is for the construction of a residential development
including 135 no. dwellings in the form of apartments. The construction period shall be ca. 18 months
as set out within the Construction Management Plan accompanying the application.

The application package includes a Construction Management Plan (CMP), including a Construction
Traffic Management Plan (CTMP), prepared by Donnachadh O'Brien & Associates Consulting
Engineers, which provides details of the planned construction activities, including their scale and
intensity. It is estimated that at the peak construction period, up to 100 no. construction workers will
be based on site each day in order to carry out construction works. This would likely equate to a peak
of 50 no. contractor staff vehicle trips (assuming a vehicle occupancy of 2 no. contractors per vehicle).

As set out within the Construction Management Plan accompanying the application, it is estimated
that a typical day would result in ca. 10-15 no. HGV trips during the construction phase. Given the
termporary nature of the construction related traffic, the impact of the estimated construction traffic
is expected to be minimal. It should be noted that all staff and construction vehicles will be parked
within the boundary of the proposed development site and no construction related parking will take
place on the adjoining local road network.

Construction related traffic will access/ egress the site from the main site access. In general, the impact
of the construction period will be temporary in nature and will cease following completion of the
works. No significant effects are likely to occur due to construction phase traffic.

The construction period, which is expected to last for 18 months, will involve works being undertaken
during the following time periods, subject to restrictions imposed by the local authority:

= (07:00hrs to 19:00hrs — Monday to Friday;
= 08:00hrs to 14:00hrs — Saturday; and

* No works to be undertaken on Sundays and bank holidays, unless separately authorised.

6.9.21 Haulage Routes

All HGVs shall access the site from the western direction via the R105 Howth Road. An on-site
assessment of the local road network (described in Section 0) confirms that the regional road
proposed to form the haul route to site is appropriate to accommodate traffic associated with the
construction phase and operational phase of the proposed development. HGV access to and egress
from the site will be via the proposed site entrance, secured by a banks person. Details are provided
in the relevant section of the CMP.
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6.9.3 Operational Phase

6.9.3.1 Development Trip Generation

Data from the Trip Rate Information Computer System (TRICS) has been utilised to calculate the
guantum of vehicle trips likely to be generated by a development of the scale and type proposed (as
per Section 4). Trip generation data was determined for on-site land use namely ‘residential — flats
privately owned’. Given the site’'s location, developments in ‘suburban/edge of town’ locations were
selected, with data analysed for the morning (08:00-09:00hrs) and evening (16:00-17:00hrs) network
peak hours in order to determine the maximum impact of the proposed development on the local
road network. Daytime trip rates have also been considered. The Determined car trip rates for the AM
and PM network peak hour hours and the daytime period are shown in Table 6.15 (below). The
complete TRICS profile information is included in Appendix 6.2. Due to the nature of the proposed
development, generation of other vehicular traffic (i.e. HGVs) will be negligible. No significant effects
are likely,

Table 6.15 — TRICS Unit Trip Rates

- Daytime
AM Peak (08:00-09:00) PM Peak (16:00-17:00)
TRICS Land Use (07:00-19:00)

Category
Arrivals Departures Arrivals Departures Arrivals Departures

Residential — flats
privately owned

per dwelling ) . - ! J 1.032

Applying the trip rates shown in Table 6.15 above to the assumed number of units (i.e. 135 no.), the
following Table 6.16 indicates the daily expected development traffic generation from the TRICS data
outputs. A conversion factor of 1.2 has been used to calculate the all day (00:00-23:59hrs)
development trip generation based on the daytime figures.

Table 6.16 — Proposed Development's Traffic Generation — Network Traffic Peaks and All-Day

Time Period Inbound Outbound Total
AM Peak
6 20 26
08:00-09:00hrs
PM Peak
16:00-17:00hrs 13 : s
varHme 117 127 244
I 07:00-19:00hrs
Aty 140 153 293
24 hrs

As can be seen from the preceding Table 6.16, it is robustly estimated that the development proposal
would generate 117 no. additional inbound vehicle trips and 127 no. additional outbound vehicle trips
i.e. 244 no. total additional trips over the daytime period from 07:00-19:00hrs. This converts into a
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total of 293 no. one-way trips over the 24hr all-day period. The majority of the development traffic is
forecast to occur in the periods 08:00-09:00hrs (26 trips) and 17:00-18:00hrs (27 trips).

6.9.3.2 Development Trip Distribution

Due to the location of the site, all traffic generated by the proposed development will access/ egress
though the R105 Howth Road. While it is unknown how the future residents trip distribution at the
proposed development might occur, the following conservative traffic distribution has been assumed:

=  75% to the west Via Howth Road (Towards Dublin City); and
=  25% to the east Via Howth Road (Towards Howth Village).

6.9.3.3 Do-Something Traffic Forecast

Table 6.17 below details the total AADT and proportion of which comprises HGVs through each arm
of the junctions assessed for the Do-Something scenario. The Do-Something scenario is considered
the worst-case scenario and includes factored background traffic for the year of opening (2025), year
of opening + 5 years {2030), and year of opening + 15 years (2040).

Table 6.17 — Future Forecast AADT (Do-Something)

YoO+5 YoO+15
Junction Road Link
HV HV
R106 5“_’:"”" Road | 974 | 336 | 1031010720 | 389 | 11,118 | 11,239 | 445 | 11,684
4-Arm, Signal (N)
Controlled R105 | Dublin Road (W) | 12,154 | 324 |12,478 | 13071 | 374 |13,446 | 13692 | 429 |14,120
Howth Road/ R106 | field Road (S)| 7,535 | 268 | 7,803 | 8,146 | 309 | 8,455 | 8,558 | 354 | 8,912
Station Road/
Greenfield Road | R105HowthRoad |, . .5 | 390 | 1453315164 | 446 | 15610 | 15,851 | 511 | 16362
Junction (E)
Total 43,810 | 1,314 | 45,124 | 47,110 | 1,519 | 48,629 | 49,339 | 1,739 | 51,078
ChurchRoad (N) | 2 3 6 2 4 6 3 5 7
4-Arm, Priority | R105 ”°w"“'“°"'d 14,020| 363 | 14,383 | 15,026 | 420 | 1544615707 | 480 | 16,187
Controlled R105 (W)
Howth Road/ | ChurchRoad(s) | 2178 | 20 | 2,098 | 2360 | 23 | 2383 | 2484 | 26 | 2,509
Church Road
R105 Howth Road | 1, 255 | 349 | 12,578 | 13,086 | 404 |13.489 | 13664 | 462 | 14,126
Junction {E]
Total 28429 | 735 | 29,164 | 30,475 | 850 |31,324 |31,857| 973 | 32830
R105HowthRoad | 15 0 | 336 | 12,344 | 12,845 | 389 |13.235|13.412| 4as | 13857
3-Arm, Signal (W)
Controlled R105 | Offington Pk (5) | 2,348 | 32 2,380 | 2,545 37 2,582 | 2,677 43 2,720
Howth Road/
Offington Park | 103 Hn{:‘rh Road | 12170 | 341 |12.511|13021| 394 |13.416 | 13507 | 4s1 | 14,048
Road Junction
Total 26525 | 710 | 27,235 | 28411 | 821 |29,232 | 29,686 | 939 | 30,625
R105 HarbourRoad| o 114 | 237 | 9347 | 9817 | 274 |10080 | 10204 | 313 | 10,608
3-Arm, Priority (w)
Controlled R105 | church Street (S) | 3,041 | 22 3,063 | 3,277 25 3,302 | 3,436 29 3,465
Harbour Road/
Church Street |02 ”‘;'E"‘]’“r Road| co1a | 215 | 6434 | 6702 | 248 | 6951 | 7020 | 284 | 7313
Junction
Total 18370 | 473 |18843| 19796 | s47 |20343|20,760| 626 |21,386
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6.9.3.4 Traffic Impact

Table 6.18 (overleaf) sets the forecast Do-Something traffic volumes against the Do-Minimum, with
percentage increase in traffic at each arm of the junctions considered also being calculated. It should
be noted that all increases in traffic in both Do-Minimurm and Do-Something scenarios, compared to
the Do-Nothing, are associated with light vehicle movements, with heavy vehicle volumes being the
same in all scenarios. For this reason, a separate consideration of development impact on HGV
volumes on the road network has been omitted (i.e. it has been assumed that the proposed
development will have no adverse effect on HGV movements on the considered road network).
Calculations have been undertaken for the development's year of opening (2025), year of opening +
5 years (2030), and year of opening + 15 years (2040).

Table 6.18 — Proposed Development's Estimated Traffic Impact

Junction

Road Link

Do-Min

YoOD

Do-5th

% A

Do-Min

Do-Min

YoO+15

Do-5th

”f:j?ﬂf" 10,224 | 10,310 | 0.8% |11,032|11,118| 0.8% |11,508|11,684| 0.7%
4-Arm, Signal
cmm“ﬁ;gmﬁ Dublin Road (W)| 12,370 | 12,478 | 0.9% |13,338|13,446| 0.8% |14,012|14,120| 0.8%
Howth Road/ |Greenfield Road
e St 5 7,799 | 7,803 | 0.1% | 8,451 | 8,455 | 0.1% | 8,908 | 8,912 | 0.0%
Road/ Greenfield | R105 Howth
Road Junciion Road (E) 14,334 | 14,533 | 1.4% |15.412|15,610| 1.3% (16,163 16,362 | 1.2%
Total 44,727 | 45,124 | 0.9% |48,232 48,629 0.8% (50,682 51,078 | 0.8%
Church Road (N) 6 [+ 0.0% 6 6 0.0% 7 7 0.0%
a-Arm, Priority | RIOSHowth |, 00 | 14383 | 1.45% |15,248|15,446| 1.3% |15,989 |16,187| 1.2%
Controlled R105 Road (W)
Howth Road/ |[ChurchRoad(s)| 2,198 | 2,198 | 0.0% | 2,383 | 2,383 | 0.0% | 2,509 | 2,509 | 0.0%
Church Road R105 Howth
Junction Raad (E) 12,380 | 12,578 | 1.6% [13,291|13,489| 1.5% |13,928|14,126| 1.4%
Total 28,768 | 29,164 | 1.4% |30,928|31,324| 1.3% |32,433|32,830| 1.2%
R105 Howth
3-Arm, Signal Road (W) 12,146 | 12,344 | 1.6% [13,036|13,235| 1.5% |13,659|13,B57| 1.5%
Controlled R105 | offington Pk (S)| 2,380 | 2,380 | 0.0% | 2,582 | 2,582 | 0.0% | 2,720 | 2,720 | 0.0%
Howth Road/ | e eth [
Offington Park Road (E) 12,312 | 12,511 | 1.6% [13,217)13,416| 1.5% |13,850(14,048| 1.4%
Road Junction o
Total 26,838 | 27,235 | 1.5% |28,835|29,232( 1.4% |30,229(30,625| 1.3%
“1:5:;“’;"”' 9,281 | 9,347 | 0.7% |10,024|10,090| 0.7% |10,541|10,608| 0.6%
3-Arm, Priority - ‘r'dl; )
Controlled R105 ureh Street | 3032 | 3,063 | 1.0% 3,271 | 3,302 | 0.9% | 3,435 | 3,465 | 0.9%
Harbour Road/ (5)
Church Street | RIOSHarbour | g 395 | £ 434 | 0.6% | 6,915 | 6,951 | 0.5% | 7,278 | 7,313 | 0.5%
Junction Road (E)
Total 18,711 | 18,843 | 0.7% |20,211|20,343| 0.7% |21,254|21,386| 0.6%

The analysis presented above has demonstrated that the traffic impact of the proposed development
will be insignificant, with the maximum forecast traffic increase being 1.5% at the Howth
Road(W)/Offington Pk/ Howth Road Junction (in the development’s assumed 2025 Year of Opening).
With respect to strategic infrastructure, it is noted that the proposed development is forecast to result
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in a 0.8 % increase through the Station Road/ Dublin Road/ Greenfield Road/ Howth Road Junction in
the Year of Opening. A more detailed assessment of the development’s traffic impacts of Station
Road/ Dublin Road/ Greenfield Road/ Howth Road Junction is set out in the subsequent Sections
6.9.3.5 and 6.9.3.6.

6.9.3.5 Traffic Modelling Approach

As agreed with FCC during scoping (see: Section 6.4.3), traffic modelling has been undertaken at the four-
arm, signal controlled R105 Howth Road/ R106 Station Road/ Greenfield Road Junction (Sutton Cross)
using industry-standard LinSig software package.

The list of modelling scenarios has been based on the number of key variables, which are set out in
Table 6.19, which follows.

Table 6.19 - List of Modelling Variable

Variable ; Description
Time of Day 2 Metwork AM Peak Hour, Network PM Peak Hour
Modelling Year 4 20237,