
 

Substitute consent application comprising a 

Remedial Stage 1 Screening Report and 
Stage 2 Natura Impact Statement ( rNIS) 

regarding an application made to An Coimisiún Pleanála for 

1. Permission for retention of the following: 
(a) excavations to the East side of the farmyard and relocation of 

the excavated material to the West side of the farmyard (to 
increase the overall yard area and build up the level by 
approx. six meters), 

(b) retention of existing weighbridge portacabin - different from 
that previously granted under planning ref no. 20120458, 

(c) retention of existing grain storage shed, and 
(d) existing agricultural workshop. 

2. Permission for retention and completion of the following: 
(a) bale & agricultural vehicle/machinery storage shed and 

associated retaining walls, 
(b) grain storage & drying shed (previously granted under 

planning ref no. 20120458),  
(c) agricultural cattle shed (previously granted under planning ref 

no. 20072461),  
(d) stormwater drainage for the site including attenuation and 

petrol interceptor previously granted under planning ref no. 
20120458. 

3. Permission is also sought for: 
(a) the completion of excavation works and construction of 

associated retaining walls, 
(b) alteration and upgrade to the storm water drainage system, 
(c) alterations to site entrance, & 

4. All the above together with associated site works and services at 
Effernoge, (E.D. Tinacross), Ferns, Co Wexford Y21 N207. 

 
-o0o- 

 
 

Report compiled for Sykes Bros (Ferns). 
ˈ Report dated 7 October 2025 ˈ 

 

                   Report compiled by Jim Hurley 
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ˈ Summary of this report ˈ 
 
 

1. Sykes Bros (Ferns) are applying to An Coimisiún Pleanála for substitute 

consent for retention of the following: excavations to the East side of the 

farmyard and relocation of the excavated material to the West side of 

the farmyard (to increase the overall yard area and build up the level by 

approx. six meters), and retention of existing weighbridge portacabin - 

different from that previously granted under planning ref no. 20120458, 

the existing grain storage shed, and the existing agricultural workshop; 

permission for retention and completion of the following: bale & 

agricultural vehicle/machinery storage shed and associated retaining 

walls, grain storage & drying shed (previously granted under planning 

ref no. 20120458), agricultural cattle shed (previously granted under 

planning ref no. 20072461), and stormwater drainage for the site 

including attenuation and petrol interceptor previously granted under 

planning ref no. 20120458; permission is also sought for: the completion 

of excavation works and construction of associated retaining walls, 

alteration and upgrade to the storm water drainage system, and 

alterations to site entrance, & all the above together with associated site 

works and services at Effernoge, (E.D. Tinacross), Ferns, Co Wexford 

Y21 N207. 

2. The existing and proposed developments are not located in a 

designated Natura 2000 site but they adjoin, and are in hydrological 

connection with, the River Bann a tributary of the River Slaney, part of a 

large Natura 2000 site: Site Name: Slaney River Valley Special Area of 

Conservation (SAC), Site Code: IE0000781 (for further information 

about Natura 2000 sites see Appendix 1 in Section 11 below). 

3. The proposed developments are not directly connected with the 

management of the Slaney River Valley SAC or any other Natura 2000 

site. 

é  continued 
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4. Mindful of the precautionary principle, it is considered that the proposed 

developments have the potential to impact negatively on a conservation 

objective, qualifying interest, and/or special conservation interest of the 

Slaney River Valley Natura 2000 site (for further information about the 

precautionary principle see Appendix 3 in Section 11 below). However, 

the potential to impact negatively on the SAC is a possibility or 

likelihood rather than a certainty. 

5. It is an objective of Wexford County Council to protect the integrity of 

Natura 2000 sites in its administrative area (for further information about 

objectives of Wexford County Council see Appendix 4 in Section 11 

below). 

6. All plans and projects which are not directly connected with or 

necessary to the management of a Natura 2000 site, but which either 

individually or in combination with other plans or projects, are likely to 

have a significant effect on a Natura 2000 site, require an assessment 

of these effects to determine if they will adversely affect the integrity of 

these sites (for further information about the assessment process see 

Appendix 2 in Section 11 below). 

7. This report presents both a remedial screening and initial scrutiny and 

assessment of the likely impacts of the proposed developments on the 

qualifying interests and conservation objectives of the Slaney River 

Valley Natura 2000 site and other adjacent sites, and a remedial Natura 

Impact Assessment (rNIS). 

8. Based on the information to hand, this report concludes that mindful of 

works already conducted, the nature, size, and scale of the proposed 

developments for both retention and completion, the conservation 

objectives of the impacted sites, the mitigation measures proposed, and 

the precautionary principle, the existing and proposed agricultural 

works, both alone and in-combination with other plans and projects, are 

unlikely to adversely impact in a significant way the integrity of the 

Slaney River Valley Natura 2000 site or any other Natura 2000 site, or 

any protected area or species. 

-o0o- 
 
  



SWC Promotions              Proposed agricultural developments at Effernoge, Ferns, Co Wexford              Page 5 of 96. 

ˈ Table of Contents ˈ 
1. Introduction  ______________________________________ 12 

1.1. Background  ______________________________________________________ 12 

1.2. The project  _______________________________________________________ 12 

1.3. Aim and purpose of the project  ____________________________________ 12 

1.4. Need for this report  _______________________________________________ 12 

1.5. Terms of reference  ________________________________________________ 12 

1.6. Statement of competence  __________________________________________ 12 

2. Methodology  ______________________________________ 13 

2.1. Legislative context  ________________________________________________ 13 

2.2. Procedure followed  _______________________________________________ 13 

2.3. Report structure  __________________________________________________ 14 

3. The project  _______________________________________ 15 

3.1. Description of the project  __________________________________________ 15 

3.2. Location of the application site  _____________________________________ 15 

3.3. Planning history of the application site  _____________________________ 17 

3.4. Description of the application  ______________________________________ 25 

3.5. Planning enforcement  _____________________________________________ 26 

3.6. Breakdown of the application  ______________________________________ 27 

3.7. Excavations and relocation of excavated material  ___________________ 28 

3.8. Weighbridge portacabin  ___________________________________________ 29 

3.9. Grain storage shed  ________________________________________________ 30 

3.10. Agricultural workshop  _____________________________________________ 32 

3.11. Bale and agricultural vehicle storage shed  __________________________ 33 

3.12. Grain storage and drying shed  _____________________________________ 35 

3.13. Agricultural cattle shed  ____________________________________________ 37 

3.14. Stormwater drainage  ______________________________________________ 41 

3.15. Excavation works  _________________________________________________ 43 

3.16. Storm water drainage  _____________________________________________ 44 

3.17. Site entrance  _____________________________________________________ 45 

3.18. Summary  _________________________________________________________ 46 

4. The receiving environment  __________________________ 47 

4.1. Baseline description of the application site  _________________________ 47 

5. Potentially impacted sites  ___________________________ 50 

5.1. Identification of Natura 2000 sites  __________________________________ 50 

5.2. Slaney River Valley SAC  ___________________________________________ 52 

5.3. Qualifying interests and conservation objectives  ____________________ 53 



SWC Promotions              Proposed agricultural developments at Effernoge, Ferns, Co Wexford              Page 6 of 96. 

6. Potential impacts  __________________________________ 57 

6.1. Impact identification and prediction  ________________________________ 57 

6.2. S-P-R modelling  __________________________________________________ 58 

6.3. Explanation of likely effects  ________________________________________ 58 

6.4. The zone of impact and influence  __________________________________ 59 

7. Impact screening  __________________________________ 60 

7.1. Screening matrix  __________________________________________________ 60 

7.2. Screening conclusion, determination, and statement  ________________ 61 

8. Impact evaluation  __________________________________ 63 

8.1. Overview  _________________________________________________________ 63 

8.2. Potentially adverse effects  _________________________________________ 64 

8.3. Existing baseline conditions  _______________________________________ 65 

8.4. Assessment of impacts  ____________________________________________ 70 

8.5. Overlap and adjacent sites  _________________________________________ 70 

8.6. In-combination impacts  ___________________________________________ 71 

8.7. Ex situ  and wider countryside impacts  ______________________________ 73 

8.8. Cumulative impacts  _______________________________________________ 73 

8.9. Mitigation  ________________________________________________________ 74 

8.10. Appropriate Assessment screening matrix  __________________________ 76 

9. Conclusions  ______________________________________ 77 

9.1. Integrity of Site Checklists  _________________________________________ 77 

9.2. Concluding statement and determination  ___________________________ 79 

10. References and literature cited  _____________________ 82 

10.1. General  __________________________________________________________ 82 

10.2. Methodological guidance  __________________________________________ 83 

11. Appendices  ______________________________________ 86 

11.1. Appendix 1:The Natura 2000 network.  ______________________________ 86 

11.2. Appendix 2: The Appropriate Assessment process.  _________________ 87 

11.3. Appendix 3: The Precautionary Principle.  ___________________________ 90 

11.4. Appendix 4: Wexford County Development Plan.  ____________________ 91 

11.5. Appendix 5: Water quality test reports  ______________________________ 92 

 
  



SWC Promotions              Proposed agricultural developments at Effernoge, Ferns, Co Wexford              Page 7 of 96. 

ˈ List of Figures ˈ 

Figure 1. Location of the application site. ................................................................... 15 

Figure 2. Ownership of the application site. ............................................................... 16 

Figure 3. Topographic map of the application site. ..................................................... 17 

Figure 4. Early developments at the application site. ................................................. 17 

Figure 5. Developments onsite, 1995-2005. ............................................................... 18 

Figure 6. Site layout plan, 28 June 2007. ................................................................... 19 

Figure 7. Developments onsite, 2006-2012. ............................................................... 20 

Figure 8. Site layout plan, 1 June 2012. ..................................................................... 20 

Figure 9. Developments onsite, 2012-2024. ............................................................... 22 

Figure 10. Existing site layout. ................................................................................... 23 

Figure 11. Section of the application site. ................................................................... 23 

Figure 12. Drone image of the application site, 12 July 2024. .................................... 24 

Figure 13. Site location map. ..................................................................................... 24 

Figure 14. Site layout plan granted planning permission in 2012. .............................. 29 

Figure 15. Weighbridge building................................................................................. 30 

Figure 16. Grain storage and drying shed site layout plan. ........................................ 31 

Figure 17. Existing agricultural workshop (numbered 6). ............................................ 32 

Figure 18. Bale and machinery shed site layout plan. ................................................ 34 

Figure 19. Proposed completion of the bale and machinery shed. ............................. 35 

Figure 20. Partially completed grain storage and drying shed. ................................... 35 

Figure 21. Proposed site layout plan. ......................................................................... 36 

Figure 22. Ground floor plan for the proposed grain storage and drying shed. ........... 36 

Figure 23. Site layout plan granted planning permission in 2007. .............................. 37 

Figure 24. Agricultural cattle shed and associated developments. ............................. 38 

Figure 25. Cattle shed site layout plan. ...................................................................... 38 

Figure 26. Proposed developments at the cattle shed. ............................................... 40 

Figure 27. Stormwater attenuation tank, oil interceptor, and drainage layout. ............ 41 

Figure 28. Stormwater drainage layout featuring a swale (blue fill). ........................... 42 

Figure 29. Proposed excavation works (green fill). ..................................................... 43 

Figure 30. Section showing proposed new levels at the northern boundary. .............. 43 

Figure 31. Proposed retaining walls (dashed brown line). .......................................... 44 

Figure 32. Proposed sight distance. ........................................................................... 45 

Figure 33. Proposed entrance layout. ........................................................................ 46 

Figure 34. Corine 2018 land use categories. .............................................................. 47 

Figure 35. Custom polygons (red) containing the application site and river. ............... 48 



SWC Promotions              Proposed agricultural developments at Effernoge, Ferns, Co Wexford              Page 8 of 96. 

Figure 36. Natura 2000 sites within 5km, 10km, and 15km of the subject site. ........... 50 

Figure 37. Potentially impacted Natura 2000 site. ...................................................... 51 

Figure 38. 1:5000 OSI tile showing the Slaney River Valley SAC. ............................. 51 

Figure 39. Irish National Grid 10km square T04 (red). ............................................... 53 

Figure 40. Extract of NPWS, 2011 Map 6 with legend inset. ...................................... 56 

Figure 41. The S-P-R model. ..................................................................................... 58 

Figure 42. Indicative footprint of zone of possible impact (yellow fill). ......................... 59 

Figure 43. Bedrock geology map, 100km. .................................................................. 65 

Figure 44. Quaternary sediments map. ...................................................................... 65 

Figure 45. Soil map at the application site (red cross). ............................................... 66 

Figure 46. WFD risk status of part of the River Bann. ................................................ 67 

Figure 47. óFerns and Environsô agglomeration (green) and emission point (red). ...... 68 

Figure 48. Agglomeration boundary and other details. ............................................... 68 

Figure 49. Bedrock aquifer GSI vulnerability ratings................................................... 69 

Figure 50. Planning points in the wider vicinity of the proposed development. ........... 71 

Figure 51. Planning points in the immediate vicinity of the proposed development. ... 72 

Figure 52. Overview of Screening and Appropriate Assessment. ............................... 88 

Figure 53. Flow chart of the Article 6(3) and (4) procedure. ....................................... 89 

Figure 54. Water quality sampling. ............................................................................. 92 

Figure 55. Water sampling test report No 39230S001. ............................................... 93 

Figure 56. Water sampling test report No 39230S002. ............................................... 94 

Figure 57. Water sampling test report No 39230S003. ............................................... 95 

Figure 58. Water sampling test report No 39229S001. ............................................... 96 

 
  



SWC Promotions              Proposed agricultural developments at Effernoge, Ferns, Co Wexford              Page 9 of 96. 

ˈ List of Tables ˈ 

Table 1. The nine elements of the application. ........................................................... 27 

Table 2. Results of the species search within the user-defined polygons. .................. 48 

Table 3. Natura 2000 sites in the zone of impact of the subject site. .......................... 50 

Table 4. Qualifying interests and conservation objectives. ......................................... 53 

Table 5. Qualifying interests occurring in square T04 (green). ................................... 54 

Table 6.Tests for potential significant impacts. ........................................................... 57 

Table 7. Screening matrix. ......................................................................................... 60 

Table 8. Assessment of potential impacts on marine sites. ........................................ 63 

Table 9. Significance of indirect impacts. ................................................................... 64 

Table 10. Assessment of indirect impacts. ................................................................. 70 

Table 11. Property A planning applications. ............................................................... 72 

Table 12. Property B planning applications. ............................................................... 73 

Table 13. Appropriate Assessment screening matrix. ................................................ 76 

Table 14. Integrity of Site Checklist. ........................................................................... 77 

Table 15. Assessment of effects on the integrity of a site: a checklist. ....................... 78 

Table 16. Surface water test results. .......................................................................... 92 

 

  



SWC Promotions              Proposed agricultural developments at Effernoge, Ferns, Co Wexford              Page 10 of 96. 

ˈ List of Plates ˈ 

Plate 1. Entrance to the application site. .................................................................... 16 

Plate 2. Excavations to the east side of the farmyard. ................................................ 28 

Plate 3. Relocation of the excavated material to the west side of the farmyard. ......... 28 

Plate 4. The existing weighbridge portacabin office. .................................................. 29 

Plate 5. Grain storage and drying shed. ..................................................................... 30 

Plate 6. Grain storage and drying shed from the north-east. ...................................... 31 

Plate 7. The existing agricultural workshop (centre). .................................................. 32 

Plate 8. Bale and agricultural vehicle/machinery storage shed. .................................. 33 

Plate 9. Bale and machinery shed from the yard with the workshop right. .................. 33 

Plate 10. The agricultural cattle shed. ........................................................................ 39 

Plate 11. The silage pit. ............................................................................................. 39 

Plate 12. View of the proposed site for the attenuation tank. ...................................... 42 

Plate 13. The River Bann as it adjoins the application site. ........................................ 55 

Plate 14. Floating river vegetation seen at Milltown Bridge (location map inset). ........ 55 

 

  



SWC Promotions              Proposed agricultural developments at Effernoge, Ferns, Co Wexford              Page 11 of 96. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Part 1: Remedial Screening Report 
(Stage 1 of the Appropriate Assessment process) 

 

 

  



SWC Promotions              Proposed agricultural developments at Effernoge, Ferns, Co Wexford              Page 12 of 96. 

1.  INTRODUCTION 

1.1.  Background  

1.1.1. The proposed developments constitute a project. Background to the 
project is set out in the óSummary of this reportô above. 

1.1.2. The developers are brothers David and Trevor Sykes, farmers and 
agricultural contractors trading as Sykes Bros (Ferns), at Bann View, 
Ferns, Enniscorthy, Co Wexford Y21 N207, 
email:mailto:sykesbros@gmail.com. Sykes Bros (Ferns) own the 
application site and farm the surrounding lands. 

1.1.3. The project is not considered necessary for the management of any Natura 
2000 site. 

 

1.2. The project  

1.2.1. The project is outlined in the óSummary of this reportô above and a full 
description is contained in Section 3 below. 

 

1.3. Aim and purpose of the project  

1.3.1. The aim of the application for substitute consent is to regularise the 
present unsatisfactory situation regarding planning legislation. 

 

1.4. Need for this report  

1.4.1. Appropriate Assessment is required to provide background information to 
inform decisions by the consent authority regarding whether the project 
would be likely to have a significant effect on any Natura 2000 site. A 
ósignificant effectô is defined as ñAn effect which, by its character, 
magnitude, duration or intensity alters a sensitive aspect of the 
environmentò (EPA, 2022). 

1.4.2. For further information regarding the legislative requirement, the Natura 
2000 network, and the Appropriate Assessment process, and the 
Precautionary Principal, see the appendices at Section 11 below. 

 

1.5. Terms of reference  

1.5.1. Jim Hurley, SWC Promotions, was commissioned by David Sykes on 
behalf of Sykes Bros (Ferns) to compile this report. 

1.5.2. This report is the result and outcome of that commission. 

 

1.6. Statement of competence  

1.6.1. Jim Hurley (B.Sc., UCD 1965; Zoology, Botany, Geology) is a naturalist 
and conservationist. He has been involved in environmental and ecological 
matters and their related planning issues for over forty years and has 
successfully compiled several Ecology Reports, Biodiversity Plans, ARC 
Applications, Appropriate Assessment Screening Reports, Natura Impact 
Statements, Environment Impact Assessments, etc. 

mailto:sykesbros@gmail.com
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2.  METHODOLOGY 

2.1. Legislative context  

2.1.1. The legislative context regarding appropriate assessment is set out in 
Appendix 1 and Appendix 2 below (Section 11). 

 

2.2. Procedure followed  

2.2.1. The methodology followed in compiling this report comprised the 
conducting and completion of the following elements: a desk study, a site 
visit and site walkover, and compilation and production of this report. 

2.2.2. A desk study was undertaken, and the following data and information 
sources were accessed and utilised. 

ü Data provided by Mahon | Fox, the clientôs agent, and used to inform 
this report included a site location map and site plan, together with 
details of the proposed development and other relevant reports, plans, 
drawings, and images. 

ü Electronic copies of planning files containing in Wexford County 
Councilôs online document and map-viewing facility at 
https://dms.wexfordcoco.ie/index.php. 

ü Standard Data Forms, site boundaries, site synopses, qualifying 
interests, and conservation objectives for impacted Natura 2000 sites 
were studied. The locations and boundaries of all Natura 2000 sites 
potentially impacted by the proposed development were identified from 
the NPWS Designations Viewer 
(https://experience.arcgis.com/experience/edf34d92e28040fd87d3d14f
55d8d95f). 

ü Other online mapping reviewed included GeoHive maps, aerial 
photography, Geological Survey Ireland (GSI) (www.gsi.ie) and EPA 
maps (https://gis.epa.ie/EPAMaps/) for information on bedrock, soils, 
groundwater, aquifers, waterbodies, catchment areas, hydrological 
connections, flow paths, water quality, risk status, etc. 

ü Department of Housing, Local Government and Heritage  
Environmental Impact Assessment portal 
(https://housinggovie.maps.arcgis.com/apps/webappviewer/index.html?
id=d7d5a3d48f104ecbb206e7e5f84b71f1). 

ü National Planning Application Map viewer 
(https://www.myplan.ie/national-planning-application-map-viewer/). 

ü Records from the National Biodiversity Data Centre 
(https://biodiversityireland.ie/) for relevant grid squares. 

Other information sources consulted are referenced below (Section 10). 

2.2.3. The site of the proposed development and its environs were visited on 30 
October 2024. A walkover baseline survey was conducted, and the 
ecological context of the application site and its environs was examined. 
The baseline ecological conditions within the application site and 
immediate surrounding areas were determined. David Sykes was present 
and provided many helpful answers to questions. A photographic record of 
baseline conditions was compiled. Habitats on site were recorded to Level 
3 of the Fossitt hierarchical classification system (Fossitt, 2000). 

https://dms.wexfordcoco.ie/index.php
https://experience.arcgis.com/experience/edf34d92e28040fd87d3d14f55d8d95f
https://experience.arcgis.com/experience/edf34d92e28040fd87d3d14f55d8d95f
http://www.gsi.ie/
https://gis.epa.ie/EPAMaps/
https://housinggovie.maps.arcgis.com/apps/webappviewer/index.html?id=d7d5a3d48f104ecbb206e7e5f84b71f1
https://housinggovie.maps.arcgis.com/apps/webappviewer/index.html?id=d7d5a3d48f104ecbb206e7e5f84b71f1
https://www.myplan.ie/national-planning-application-map-viewer/
https://biodiversityireland.ie/
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2.2.4. This report was prepared and compiled in accordance with the 
requirements of the European Union Habitats Directive and European 
Commission and Irish methodological guidance, relevant objectives, and 
evolving case law. Guidance documents used to inform the assessment 
methodology are listed below (Section 10.2). 

2.2.5. The level of detail provided in this report is proportionate to the scale and 
complexity of the project, the characteristics of the receiving environment, 
the importance of sites that are protected for their natural heritage 
resources, and the impacts that the project are likely to have on the 
integrity of Natura 2000 sites in their environs. 

 

2.3. Report structure  

2.3.1. The following stages in the Appropriate Assessment process are 
described:  

a) Stage 1  (Remedial Screening): an introduction (Section 1), the 
methodology followed (Section 2), the proposed development (Section 
3), the receiving environment (Section 4), potentially impacted Natura 
2000 sites (Section 5), potential impacts (Section 6), and impact 
screening (Section 7). 

b) Stage 2  (Remedial Natura Impact Statement): impact evaluation 
(Section 8), and conclusions, concluding statements and 
determinations (Section 9). 

2.3.2. Literature references cited are listed (Section 10), and appendices are 
annexed (Section 11). 
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3.  THE PROJECT 

3.1. Description of the project  

3.1.1. Substitute consent is sought for the retention and completion of several 
agricultural initiatives together with permission for additional developments 
together with their associated site works and services at Effernoge, Ferns, 
Co Wexford Y21 N207 as detailed above and on the front cover. 

 

3.2. Location of the application site  

3.2.1. The application site is a farmyard located approximately 1.4km south-east 
of the historic settlement of Ferns in north Co Wexford. Turning onto 
Station Road (L1023) off the Main Street in Ferns at Dunbarôs pub 
signposted Boolavogue 7km, and following Station Road to Milltown Bridge 
over the River Bann, the site is located upslope on a third class road that 
turns right immediately after Milltown Bridge. The site overlooks the River 
Bann (Figure 1). 

 

Figure 1. Location of the application site. 

3.2.2. The setting is rural in the valley of the River Bann. (Figure 2). The centre of 
the application site is located approximately 175m from the River Bann and 
surface water from the application site drains to the river. 

3.2.3. The River Bann rises on the southern slopes of the 606m-high Grogan 
Mountain west of Arklow in Co Wicklow, approximately 26km to the north, 
and flows into the River Slaney at the Scarawalsh Roundabout on the 
Enniscorthy Bypass (N30) in Co Wexford, approximately 6km to the south 
of the application site. 

 

  

Application 
site 

River Bann 

Railway 

Bolger Brothers 
Homestore 

Milltown 
Bridge 
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3.2.4. The site (Figure 2 ,outlined in red) is owned by the applicants; additional 
lands adjoining the application site in ownership of the applicants is shown 
outlined in blue. 

 

Figure 2. Ownership of the application site. 

(Source: Mahon | Fox, Architects. Extract from Drawing No: A-P-00-01) 

3.2.5. Plate 1 below shows the entrance to the application site with the public 
road in the foreground, the premises of Bolger Brothers Homestore in the 
middle distance, and the village of Ferns in the background. The River 
Bann flows from right to left in the valley between the application site and 
the premises of Bolger Brothers Homestore (middle distance). 

 

Plate 1. Entrance to the application site. 

(Photo: Jim Hurley, 30 October 2024) 
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3.3. Planning h istory of the application site  

3.3.1. The application site is located in the valley of the River Bann and formerly 
sloped from the 50m contour at its south-eastern extremity to the 30m 
contour at its north-western extremity (Figure 3). 

 

Figure 3. Topographic map of the application site. 

3.3.2. A review of online images shows that the site originally held a residence 
called Bann View House accessed via a tree-lined, steeply-sloping avenue 
from the adjoining public road. As time passed, outbuildings were 
constructed around the dwelling house (Figure 4). 

  

Figure 4. Early developments at the application site. 

(Sources: Six-inch colour Ordnance Survey sheet, 1829-1841 (left) and twenty-
five-inch Ordnance Survey sheet, 1897-1913 (right) at 

https://maps.wexford.ie/imaps/) 

 

  

Application 
site 

https://maps.wexford.ie/imaps/
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3.3.3. Significant development occurred onsite in the period 1995-2005 (Figure 
5). 

  

 

 

Figure 5. Developments onsite, 1995-2005. 

(Sources: Ordnance Survey Ireland aerial imagery 1995 (top left), 1996-2000 

(top right) and 2001-2005 (bottom left) at https://maps.wexford.ie/imaps/) 

 

  

https://maps.wexford.ie/imaps/
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3.3.4. On 28 June 2007, David Sykes applied to the Planning Authority of 
Wexford County Council for planning permission for ñ1) erection of 2 no. 
agricultural sheds, 2) provision of 2 no. slatted soiled water tanks, 3) 
provision of new silage pit, 4) provision of new dung stead, 5) provision of 
new agricultural entrance.ò (Reg Ref No 20072461) (Figure 6). 

 

Figure 6. Site layout plan, 28 June 2007. 

(Source: Planning Reg Ref: 20072461 at 
https://dms.wexfordcoco.ie/index.php#) 

3.3.5. The permission sought was granted on 16 August 2007 subject to the 
following two conditions:- 

 

(Source: Planning Reg Ref: 20072461 at 
https://dms.wexfordcoco.ie/index.php#) 

3.3.6. The 2007 application for planning permission was the first of four 
applications regarding the application site. 

 

https://dms.wexfordcoco.ie/index.php
https://dms.wexfordcoco.ie/index.php
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3.3.7. The cattle sheds, slatted soiled water tanks, silage pit, dung stead, and 
new agricultural entrance were all duly constructed (Figure 7). 

  

Figure 7. Developments onsite, 2006-2012. 

(Source: Ordnance Survey Ireland aerial imagery 2006-2012 (left) and Digital 

Globe aerial imagery 20011 (right) at https://maps.wexford.ie/imaps/) 

3.3.8. On 22 March 2012, the second of four planning applications was lodged 
(Reg Ref No: 20120236). However, the application was deemed invalid by 
the Planning Authority due to site notice and was returned. On 1 June 
2012, the application, the third of four planning applications, was lodged 
again (Reg Ref No: 20120458). The application sought to ñErect an 
agricultural shed with all ancillary services for the purpose of storing and 
drying grainò (Figure 8). 

 

Figure 8. Site layout plan, 1 June 2012. 

(Source: Planning Reg Ref: 20120458 at 
https://dms.wexfordcoco.ie/index.php#) 

3.3.9. On 31 October 2012, the permission sought was granted subject to the 
following four conditions:- 

https://maps.wexford.ie/imaps/
https://dms.wexfordcoco.ie/index.php
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(Source: Planning Reg Ref: 20120458 at 
https://dms.wexfordcoco.ie/index.php#) 

 

The proposed development that permission was granted for was not 
advanced. 

 

  

https://dms.wexfordcoco.ie/index.php
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3.3.10. Significant reprofiling of the application site in both a northly and westerly 
direction took place during the period 2012-2024 (Figure 9). 

  

  

 

Figure 9. Developments onsite, 2012-2024. 

(Sources: Ordnance Survey Ireland aerial imagery 2013-2018 (top left) and Wexford County 
Council Orthos image 2019 (top right) at https://maps.wexford.ie/imaps/), Google Earth image 
(centre left), camera at 615m on 26 April 2021 at https://earth.google.com/web/@52.58308709,-
6.48102485,32.99928725a,581.72283847d,35y,0h,0t,0r/data=CgRCAggBOgMKATBCAggASg
0I____________ARAA), Wexford County Council Orthos image 2022 (centre right) at 
https://maps.wexford.ie/imaps/), and drone orthoimage, 12 July 2024 (bottom) by Mahon | Fox, 
Architects) 

https://maps.wexford.ie/imaps/
https://earth.google.com/web/@52.58308709,-6.48102485,32.99928725a,581.72283847d,35y,0h,0t,0r/data=CgRCAggBOgMKATBCAggASg0I____________ARAA
https://earth.google.com/web/@52.58308709,-6.48102485,32.99928725a,581.72283847d,35y,0h,0t,0r/data=CgRCAggBOgMKATBCAggASg0I____________ARAA
https://earth.google.com/web/@52.58308709,-6.48102485,32.99928725a,581.72283847d,35y,0h,0t,0r/data=CgRCAggBOgMKATBCAggASg0I____________ARAA
https://maps.wexford.ie/imaps/
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3.3.11. The existing site layout is detailed on Dwg No A-P-03 (Figure 10) available 
in the planning file as an A1 sheet. 

 

Figure 10. Existing site layout. 

(Source: Mahon | Fox, Architects) 

3.3.12. The underlying bedrock at Effernoge is a unit of 485-million-year-old 
Ordovician Period Campile Formation felsic volcanic rock (felsic = rich in 
light-coloured minerals of the felspar group of minerals) (Source: 
https://dcenr.maps.arcgis.com/apps/MapSeries/index.html?appid=a30af518e87a4

c0ab2fbde2aaac3c228). At the application site, that rock was excavated 
mechanically and the spoil relocated to convert part of the former sloping 
river valley side into a more-or-less level shelf to accommodate the present 
farmyard complex. Figure 11 shows the public road on the extreme left at 
an altitude of 42.5m, the made shelf (elevation 39.5m-37.0m) (centre), and 
the natural slope down to the River Bann on the extreme right with the river 
water level at an altitude of 19.421m giving an overall downslope fall of 
23.079m from road to river over a distance of 250m approximately giving a 
mean gradient of 1:11 approximately across that particular section. 

 

Figure 11. Section of the application site. 

(Source: Mahon | Fox, Architects. Section A-A extracted 
and coloured from Drawing No: A-P-00-03) 

3.3.13. The volume of soil and rock excavated is estimated to be 48,000m3 
approximately (Source: Justin Kelly, Capital Surveys Ltd data). 

 

  

https://dcenr.maps.arcgis.com/apps/MapSeries/index.html?appid=a30af518e87a4c0ab2fbde2aaac3c228
https://dcenr.maps.arcgis.com/apps/MapSeries/index.html?appid=a30af518e87a4c0ab2fbde2aaac3c228
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3.3.14. The shelf is also featured in a drone image below (Figure 12) with the 
River Bann in the foreground. 

 

Figure 12. Drone image of the application site, 12 July 2024. 

(Source: Mahon | Fox, Architects) 

3.3.15. The subsoil is clayey sediment deposited by ice during the last ice age and 
the soil that developed from it is classified as fine loamy, well-drained 
Clonroche Association soil (Unit ID: 1100a). The underlying bedrock is 
close to the surface, so soil depth is shallow (Source: 
https://gis.epa.ie/EPAMaps/Water / Water, Land & Soil / Soil). 

3.3.16. The fourth and last of four applications to the Planning Authority of 
Wexford County Council for planning permission regarding the retention 
and completion of a number of agricultural developments together with 
their associated site works and services at the application site was lodged 
on 28 August 2024 (Reg Ref No 20241028) (Figure 13). 

 

Figure 13. Site location map. 

(Source: Mahon | Fox, extract of Dwg No A-P-00-02) 

https://gis.epa.ie/EPAMaps/Water
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3.3.17. Having regard to Section34 12(c) of the Planning and Development Act, 
2000 as amended, the Planning Authority advised that it could not consider 
the application for retention and returned the application suggesting that 
substitute consent needed to be sought from An Bord Pleanála (now An 
Coimisiún Pleanála), hence this present application. 

3.3.18. In summary, the four applications to date for planning permission for the 
application site are:- 

ü 20072461 of 28 June 2007 granted subject to conditions, 

ü 20120236 of 22 March 2012 invalid due to public notices, 

ü 20120458 of 1 June 2012 granted subject to conditions, and 

ü 20241028 of 28 August 2024 invalid due to legislation. 

 

3.4. Description of the application  

3.4.1. Substitute consent is sought for the retention and completion of a number 
of agricultural developments together with their associated site works and 
services at Effernoge, Ferns, Co Wexford Y21 N207. 

3.4.2. Substitute consent is required as Wexford County Councilôs Planning 
Enforcement office requires that unauthorised works onsite be regularised. 
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3.5. Planning enforcement  

3.5.1. On 13 November 2023, the developer received a Warning Letter from the 
Planning Enforcement office of the Planning Authority of Wexford County 
Council advising that it had come to the attention of that office that 
developments comprising ñpossible unauthorised groundworksò and 
ñpossible unauthorised stockpilingò, considered an offence under the 
Planning & Development Act 2000 (as amended), had occurred at the 
farmyard that is the subject of this report. 

3.5.2. On 10 December 2023, David Sykes replied to the above letter setting out 
the situation as he saw it, explaining why the works were conducted, and 
while expressing his understanding that the works were exempt from 
planning permission, requesting the opportunity to seek any relevant 
planning permissions required. 

3.5.3. On 21 March 2024, Wexford County Council issued Planning Enforcement 
Notice No. 0203-2023 requiring that the unauthorised works be removed. 

3.5.4. On 7 June 2024, the Planning Enforcement office issued a letter to the 
developer advising that a Planning Inspector was scheduled to conduct a 
site inspection for compliance within ñthe coming weeksò and inviting a 
submission, if desired, within two weeks. The developers decided to seek 
planning permission. No further action was taken by the Planning 
Enforcement office pending the outcome of the developersô attempt to 
regularise the situation at their farmyard as required by the Planning Acts. 

3.5.5. On 28 August 2024, David Sykes applied to the Planning Authority of 
Wexford County Council for ñPermission for retention and completion of 
the following: 1. a) bale & agricultural vehicle/machinery storage shed and 
associated retaining walls, b) grain storage & drying shed (previously 
granted under planning ref no. 20120458), c) agricultural cattle shed 
(previously granted under planning ref no. 20072461), d) stormwater 
drainage for the site including attenuation and petrol interceptor previously 
granted under planning ref no. 20120458, 2. Permission for retention of the 
following: a) excavations to the east side of the farmyard and relocation of 
the excavated material to the west side of the farmyard (to increase the 
overall yard area and build up the level by approx. six meters), b) retention 
of existing weighbridge portacabin - different from that previously granted 
under planning ref no. 20120458, 3. Permission is also sought for: a) the 
completion of excavation works and construction of associated retaining 
walls, b) alteration and upgrade to the storm water drainage system, c) 
alterations to site entrance, d) extension to the rear of previously granted 
grain storage and drying shed (original planning ref no. 20120458), e) 
completion of concrete finishes to yard. All the above together with 
associated site works and services.ò (Reg Ref No 20241028). In response, 
the Planning Authority advised that since the application site was adjacent 
to a Special Area of Conservation that Appropriate Assessment would be 
required, but that Section 34(12) of the Planning & Development Act 2000 
(as amended) required the Planning Authority to refuse to consider any 
such an application. Consequently, this application for consent  was 
prepared for submission to An Bord Pleanála (now An Coimisiún 
Pleanála). 
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3.6. Breakdown of the application  

3.6.1. The application for substitute consent comprises eleven elements together 
with all associated site works and services on site at Effernoge, (E.D. 
Tinacross), Ferns, Co Wexford Y21 N207. The eleven constituent 
elements are addressed individually below via the section number links 
indicated (Table 1). 

No Element  Link  

1 Permission for the retention of  excavations to the east side 
of the farmyard and relocation of the excavated material to the 
west side of the farmyard to increase the overall yard area and 
build up the level by approximately six meters. 

3.7 

2 Permission for the retention of  the existing weighbridge 
portacabin - different from that previously granted under 
planning Ref No 20120458. 

3.8 

3 Permission for the retention of  the existing grain storage 
shed 

3.9 

4 Permission for the retention of  the existing agricultural 
workshop 

3.10 

5 Permission for the retention and completion of  the bale and 
agricultural vehicle / machinery storage shed and associated 
retaining walls. 

3.11 

6 Permission for the retention and completion of  the grain 
storage and drying shed previously granted under planning Ref 
No. 20120458. 

3.12 

7 Permission for the retention and completion of  the 
agricultural cattle shed previously granted under planning Ref 
No 20072461. 

3.13 

8 Permission for the retention and completion of  the 
stormwater drainage for the site including attenuation and 
petrol interceptor previously granted under planning Ref No 
20120458. 

3.14 

9 Permission for  the completion of excavation works and 
construction of associated retaining walls. 

3.15 

10 Permission for  alteration and upgrade to the storm water 
drainage system. 

3.16 

11 Permission for  alterations to the site entrance. 3.17 

Table 1. The nine elements of the application. 

 

3.6.2. Each of these eleven constituent elements is addressed individually below 
(sections 3.7-3.17). 
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3.7. Excavations and relocation  of excavated material  

3.7.1. Substitute consent is sought for the retention of the excavations to the east 
side of the farmyard and relocation of the excavated material to the west 
side of the farmyard to increase the overall yard area and build up the level 
by approximately six metres. 

3.7.2. The figures below show the impacts of the excavations to the east side of 
the farmyard (Plate 2) and relocation of the excavated material to the west 
side of the farmyard (Plate 3). The top of the bank and the base of the ESB 
pole (Plate 2, centre) indicate the former ground level. 

 

Plate 2. Excavations to the east side of the farmyard. 

(Photo: Jim Hurley, 30 October 2024) 

 

Plate 3. Relocation of the excavated material to the west side of the farmyard. 

(Photo: Jim Hurley, 30 October 2024) 
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3.8. Weighbridge portacabin  

3.8.1. Substitute consent is sought for the retention of the existing weighbridge 
portacabin; the structure on site is different from that previously granted 
permission under planning Ref No 20120458 (Figure 14). 

 

Figure 14. Site layout plan granted planning permission in 2012. 

(Source: Ennis Martin Architecture. Drawing No 120006) 

3.8.2. The existing building on site is 12.195m long, 2.970m wide, and 4.465m 
tall, and has a floor area of 33.2m2. The structure comprises steel box-
section columns with exterior composite panels, an aluminium door and 
four windows on the north-western side, one window on the south-western 
end, timber fascias and soffits, and a composite black slate roof. 

3.8.3. Plate 4 below shows the portacabin and adjoining weighbridge with the 
entrance to the farmyard, its gate piers and gates, and the public road all 
visible in the background. 

 

Plate 4. The existing weighbridge portacabin office. 

(Photo: Jim Hurley, 30 October 2024) 
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3.8.4. Figure 15 shows details of the existing weighbridge building onsite. 

 

Figure 15. Weighbridge building. 

(Source: Mahon | Fox, extract of Dwg No A-P-00-08) 
 

 

3.9. Grain storage shed  

3.9.1. Substitute consent is sought for the retention of the existing grain storage 
shed. The shed is 28m long by 28m wide, has a floor area of 796.2m2 and 
its walls comprise cast in situ concrete and green profile metal cladding 
above. Its northern side has two roller doors and a small pedestrian access 
door fronted by a large expanse of concrete. There is a redundant area on 
its western side with the remains of a former shed bounded by a mass 
concrete wall (Plate 5). 

 

Plate 5. Grain storage and drying shed. 

(Source: Mahon | Fox, Architects. Drone orthoimage, 12 July 2024) 
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Figure 16. Grain storage and drying shed site layout plan. 

(Source: Mahon | Fox, Architects. Extract of Drawing No: A-P-00-03. 
South elevation inset top left from Drawing No: A-P-00-05.) 

 

Plate 6. Grain storage and drying shed from the north-east. 

(Photo: Jim Hurley, 30 October 2024) 
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3.10. Agricultural workshop  

3.10.1. Substitute consent is sought for the retention of the existing agricultural 
workshop (Figure 17). 

 

Figure 17. Existing agricultural workshop (numbered 6). 

(Source: Mahon | Fox, Architects. Extract of Drawing No: A-P-00-03) 

3.10.2. The workshop is located at the south-western corner of the application site 
and is used to maintain, service, and repair agricultural vehicles and 
machinery. 

3.10.3. The structure is partially contained within the bale and agricultural vehicle 
storage shed (Plate 7). 

 

Plate 7. The existing agricultural workshop (centre). 

(Photo: Jim Hurley, 30 October 2024) 
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3.11. Bale and agricultural vehicle storage shed  

3.11.1. Substitute consent is sought for the retention and completion of the bale 
and machinery shed and its associated retaining walls. 

3.11.2. This element is a 70m-long building constructed at the extreme 
southwestern corner of the application site with an associated retaining 
cast in situ concrete wall on its eastern side (Plate 8). Excavation work to 
achieve a level surface for the shed required the removal of a depth of up 
to 5.5m of soil and the underlying bedrock. The shed has a floor area of 
1,454m2 and a pent roof clad with agricultural metal sheeting coloured 
green. The side walls are cast in situ concrete below and metal cladding 
above with clear polycarbonate panels on the southern side. The shed is 
open at its front with an overhanging roof. The workshop (Plate 8 top left) 
intersects with and is partially contained within the bale and agricultural 
vehicle/machinery storage shed. The shed is fronted by an expansive yard 
with a compacted stone surface (Plate 9). 

 

Plate 8. Bale and agricultural vehicle/machinery storage shed. 

(Source: Mahon | Fox, Architects. Drone orthoimage, 12 July 2024.) 

 

Plate 9. Bale and machinery shed from the yard with the workshop right. 

(Photo: Jim Hurley, 30 October 2024) 
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Figure 18. Bale and machinery shed site layout plan. 

(Source: Mahon | Fox, Architects. Extract of Drawing No: A-P-00-03. 
Section inset bottom left from Drawing No: A-P-00-06.) 

3.11.3. Substitute consent is sought for the retention of the existing bale and 
machinery shed and its associated retaining walls. 

3.11.4. Substitute consent is also sought for completion works. These works 
comprise the construction of an additional bay to the front of the existing 
building, and its enclosure together with large agricultural roller doors, and 
the roofing of the existing area between the eastern side of the existing 
building and the adjoining retaining wall (Figure 18) with access to that 
new area via the existing small pedestrian door on the shedôs south-east 
side (Figure 19). 
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Figure 19. Proposed completion of the bale and machinery shed. 

(Source: Mahon | Fox, Architects. Extract of Drawing No: A-P-00-06) 

 

3.12. Grain storage and drying shed  

3.12.1. Substitute consent is sought for the retention and completion of a grain 
storage and drying shed. The shed was granted planning permission in 
2012 (paragraphs 3.3.8 and 3.3.9 above) and while work started by 
pouring a concrete wall and floor (Figure 20) the development was never 
completed.  

3.12.2. Permission is now sought to retain the existing works and to complete the 
development. 

 

Figure 20. Partially completed grain storage and drying shed. 

(Source: Mahon | Fox, Architects. Drone image) 
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3.12.3. The proposed grain storage and drying shed (number 5 in Figure 21) is 
attached to an existing agricultural shed (number 3 in Figure 21). 

 

Figure 21. Proposed site layout plan. 

(Source: Mahon | Fox, Architects. Extract of Drawing No: A-P-04) 
 

3.12.4. The ground floor plan for the proposed grain storage and drying shed is 
shown below (Figure 22). 

 

Figure 22. Ground floor plan for the proposed grain storage and drying shed. 
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3.13. Agricultural cattle shed  

3.13.1. Substitute consent is sought for the retention and completion of the 
agricultural cattle shed previously granted planning permission under 
planning Ref No 20072461 (Figure 23). 

 

Figure 23. Site layout plan granted planning permission in 2007. 

(Source: Ennis Martin Architecture. Drawing No 070001) 
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3.13.2. In the figures below the agricultural cattle shed development (left) includes 
an adjoining concrete access pathway and silage pit with retaining 
concrete walls (right), and concrete yard surrounds (Figure 24 and Figure 
25). 

 

Figure 24. Agricultural cattle shed and associated developments. 

(Source: Mahon | Fox, Architects. Drone orthoimage, 12 July 2024.) 

 

Figure 25. Cattle shed site layout plan. 

(Source: Mahon | Fox, Architects. Extract of Drawing No: A-P-00-03) 
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3.13.3. The agricultural cattle shed is open on its north-western side (Plate 10). 

 

Plate 10. The agricultural cattle shed. 

(Photo: Jim Hurley, 30 October 2024) 

3.13.4. Plate 11 below shows the silage pit with its retaining walls and runoff 
drainage channel (foreground), the cattle shed (extreme left), and the 
gated access between the shed and the pit for loading/unloading bovids. 

 

Plate 11. The silage pit. 

(Photo: Jim Hurley, 30 October 2024) 

3.13.5. The compacted stone yard adjoining the silage pit has been used in the 
past to store baled silage. 

3.13.6. Substitute consent is sought for the retention of the existing cattle shed 
and silage pit. 
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3.13.7. Substitute consent is also sought for completion works. These works 
comprise the construction of an additional cattle shed span (Figure 26, 
edged dashed magenta), to the western side of the existing cattle shed 
(Figure 26, edged dashed blue) with a retaining wall (Figure 26, brown 
square dot line), together with a new concrete finish to the area adjoining 
the southern end of the proposed new cattle shed bay. 

 

Figure 26. Proposed developments at the cattle shed. 

(Source: Mahon | Fox, Architects. Extract of Drawing No: A-P-00-04) 
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3.14. Stormwater drainage  

3.14.1. Substitute consent is sought for the retention and completion of the 
stormwater drainage for the site including attenuation and petrol 
interceptor previously granted under planning Ref No 20120458 via the 
installation of the proposed revised and updated plan. 

3.14.2. Rainwater drains onto the application site from the adjoining public road. At 
the application site entrance, it is proposed to capture water from the 
public road via an eco-drain (a pre-fabricated drainage channel with 
galvanised steel grating) extending across the full width of the entrance 
and to incorporate it into the application site drainage system. 

3.14.3. It is proposed to drain all storm surface water from the application site to 
an underground attenuation storage tank located at the northern end of the 
site (Plate 12). The proposed tank measures 25m long, 12m wide, and 
1.2m deep, has a volume of 360m3, and has four access chambers for 
maintenance and cleaning once each year. It is proposed to discharge 
water from the tank at a rate of 12m3 via a hydro brake (flow restrictor) 
from an outlet pipe to a proposed Kingspan oil interceptor / silt trap with an 
access chamber for maintenance. It is proposed to discharge water from 
the interceptor to the existing open drain defining the northern boundary of 
the application site. That drain discharges directly to the River Bann 
(Figure 27). 

 

Figure 27. Stormwater attenuation tank, oil interceptor, and drainage layout. 

(Source: Capital Surveys Ltd. Extract of Drawing No 22-1457, dated 
23.09.2025, and drawn by Justin Kelly) 
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3.14.4. It is proposed to drain rainfall from both the roofs of buildings and concrete 
yards at the southern end of the site by both surface runoff to the proposed 
attenuation tank, and via groundwater soakage a swale at the bottom of 
the bank bordering the western boundary of the application site. The 
proposed swale extends the full length of the bank, is 1.2m wide, and is 
0.7m deep (Figure 28). It is proposed to wrap stone in a geotextile 
membrane with the planting of Iris an option for additional stormwater 
treatment. 

 

Figure 28. Stormwater drainage layout featuring a swale (blue fill). 

(Source: Capital Surveys Ltd. Extract of Drawing No 22-1457, dated 
23.09.2025, and drawn by Justin Kelly) 

 

Plate 12. View of the proposed site for the attenuation tank. 

(Photo: Jim Hurley, 30 October 2024) 

 














































































































