
 

Ecological Impact Assessment (EcIA) for a proposed Strategic Housing 

Development at Stepaside, Co. Dublin. 

 

04th July 2022 

 

Prepared by: Bryan Deegan (MCIEEM) of Altemar Ltd. 

On behalf of: McGarrell Reilly Homes Limited. 

 

 

 

 
Altemar Ltd., 50 Templecarrig Upper, Delgany, Co. Wicklow. 00-353-1-2010713. info@altemar.ie 

Directors: Bryan Deegan and Sara Corcoran 

Company No.427560 VAT No. 9649832U 

www.altemar.ie 

  

mailto:info@altemar.ie
http://www.altemar.ie/


 

Document Control Sheet 

Project Ecological Impact Assessment (EcIA) for a proposed Strategic Housing 
Development at Stepaside, Co. Dublin 

Report Ecological Impact Assessment 

Date 04th July 2022 

Version Author Reviewed Date 

Planning Bryan Deegan Jack Doyle 04th July 2022 

 

 

  



Table of Contents 
Introduction ............................................................................................................................................................. 1 

Background .......................................................................................................................................................... 1 

Study Objectives .................................................................................................................................................. 1 

Altemar Ltd. ......................................................................................................................................................... 1 

Project Description .................................................................................................................................................. 2 

Landscape ............................................................................................................................................................ 8 

Arborist ................................................................................................................................................................ 8 

Drainage ............................................................................................................................................................ 12 

Flood Risk Assessment ....................................................................................................................................... 14 

Lighting .............................................................................................................................................................. 16 

Ecological Assessment Methodology .................................................................................................................... 19 

Desk Study ......................................................................................................................................................... 19 

Spatial Scope and Zone of Influence ................................................................................................................. 19 

Field Survey ....................................................................................................................................................... 19 

Consultation ...................................................................................................................................................... 19 

Impact Assessment Significance Criteria ........................................................................................................... 20 

Results ................................................................................................................................................................... 20 

Proximity to Designated Conservation Sites ..................................................................................................... 22 

Habitats and Species.............................................................................................................................................. 33 

Potential Impacts ............................................................................................................................................... 39 

Construction Impacts..................................................................................................................................... 39 

Operational Impacts ...................................................................................................................................... 40 

Mitigation Measures & Monitoring ................................................................................................................... 41 

Adverse Effects likely to occur from the project (post mitigation) ................................................................... 45 

Cumulative Impacts ........................................................................................................................................... 45 

Residual Impacts and Conclusion .......................................................................................................................... 48 

References ............................................................................................................................................................. 49 

Appendix I. Bat fauna impact assessment ............................................................................................................. 50 

 

 



1 

Introduction 

Background 
Ecological Impact Assessment (EcIA) has been defined as ‘the process of identifying, quantifying and evaluating 
the potential impacts of defined actions on ecosystems or their components’ (Treweek, 1999). “The purpose of 
EcIA is to provide decision-makers with clear and concise information about the likely ecological effects 
associated with a project and their significance both directly and in a wider context. Protecting and enhancing 
biodiversity and landscapes and maintaining natural processes depends upon input from ecologists and other 
specialists at all stages in the decision-making and planning process; from the early design of a project through 
implementation to its decommissioning” (IEEM, 2010). 

The following EcIA has been prepared by Altemar Ltd. at the request of McGarrell Reilly Homes Limited, for a 
proposed Strategic Housing Development (SHD) at Stepaside, Co. Dublin (Figures 1 & 2).  

Study Objectives 
The objectives of this EcIA are to:  

1. Outline the project and any alternatives assessed; 
2. Undertake a baseline ecological feature, resource and function assessment of the site and zone of 

influence;  
3. Assess and define significance of the direct, indirect and cumulative ecological impacts of the project 

during its construction, lifetime and decommissioning stages;  
4. Refine, where necessary, the project and propose mitigation measures to remove or reduce impacts 

through sustainable design and ecological planning; and  
5. Suggest monitoring measures to follow up the implementation and success of mitigation measures and 

ecological outcomes.  

The following guidelines have been used in preparation of this EcIA: 

• Guidelines on the information to be contained in EIARs (2022); 

• Guidelines for Ecological Impact Assessment (EcIA) (IEEM, 2019); 

• Advice Notes on current practice in the preparation of EIS’s (EPA, 2003); 

• Institute of Ecology and Environmental Management Guidelines for EIA (IEEM, 2005). 

Altemar Ltd. 
Since its inception in 2001, Altemar has been delivering ecological and environmental services to a broad range 
of clients. Operational areas include: residential; infrastructural; renewable; oil & gas; private industry; Local 
Authorities; EC projects; and, State/semi-State Departments. Bryan Deegan, the managing director of Altemar, 
is an Environmental Scientist and Marine Biologist with 27 years’ experience working in Irish terrestrial and 
aquatic environments, providing services to the State, Semi-State and industry. He is currently contracted to 
Inland Fisheries Ireland as the sole “External Expert” to environmentally assess internal and external projects. 
He is also chair of an internal IFI working group on environmental assessment. Bryan Deegan (MCIEEM) holds a 
MSc in Environmental Science, BSc (Hons.) in Applied Marine Biology, NCEA National Diploma in Applied Aquatic 
Science and a NCEA National Certificate in Science (Aquaculture). Bryan Deegan carried out all elements of this 
Ecological Impact Assessment (EcIA).  
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Project Description 
McGarrell Reilly Homes Limited intend to apply to An Bord Pleanála for permission for a proposed Strategic 
Housing Development at Stepaside, Co. Dublin.  

The development will consist of; 

i. the construction of 118 no. residential units comprising: 

a) 28 no. 1-bedroom and 69 no. 2-bedroom apartments in 1 no. block ranging from 3 to 6-storeys 
in height;  

b) 10 no. 3-bedroom houses all with private amenity space; 

c) 11 no. 4-bedroom houses all with private amenity space; 

ii. the provision of podium level communal open space with a Gross Floor Area (GFA) of 1,454sq.m to 
serve the apartments in Block 1; 

iii. the provision of 4,002 sq.m of public open space; 

iv. the construction of a 2-storey childcare facility with a GFA of 156sq.m. with an associated play area and 
set-down car parking spaces;  

v. the provision of 153 no. on-site car parking spaces that will provide for 97 no. under podium spaces for 
residents of the apartment building, 10 no. visitor car-parking spaces, 42 no. in-curtilage car parking 
spaces for the housing units and 4 no. car-parking spaces designated for the childcare facility; 

vi. 4 no. motorcycle parking spaces at under podium level;  

vii. the provision of 248 no. bicycle parking spaces including 170 no. long-stay spaces, 56 no. short-stay 
spaces and 22 no. for use by the childcare facility;  

viii. access will be provided via a 137m extension to the Clay Farm Loop Road and construction of local 
access roads to serve the development which will connect with the new section of the Clay Farm Loop 
Road; 

ix. provision of 4 no. new pedestrian and cyclist links to adjoining residential development in Stepaside 
Park, one of which will also facilitate emergency vehicle access to Stepaside Park and access to re-
configured bin-store for existing residents of The Courtyard; 

x. all ancillary site development works including plant, waste storage areas, landscaping, green roofs, 
boundary treatments, SuDS measures, ESB substation, public lighting, and solar PV panels.  

The proposed site outline, location, layout plan, and elevations are demonstrated in Figures 1-5.  
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Figure 1. Proposed site outline and location 
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  Figure 2. Proposed site outline 

ocation 
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Figure 3. Site location plan 



6 Figure 4. Site layout plan 
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Figure 6. Proposed site elevations Figure 5. Composite elevations 
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Landscape 

A Landscape Report was prepared by Brown, Richardson + Rowe Landscape Architects and Planners to 
accompany this planning application. This report outlines the following landscape strategy for the proposed 
development: 

‘The vision of the proposed development is to thereby create a connected, high quality sustainable residential 
development that is sensitive to its context, while creating its own character and sense of place. The landscape 
approach will reinforce this larger development vision by capitalising on the existing natural features and 
character of the site and by creating accessible open spaces that are connected to new and existing residential 
neighbourhoods. 

The open spaces will ensure the whole of the existing and new development feels cohesive and connected. There 
are three main public open spaces: 

• the Lower Lawn near the existing stand of beech trees, 

• the Western Neighbourhood Park, and 

• the Eastern Neighbourhood Park. 

There is also a Communal Amenity Space for the apartment building. In addition, the streetscape has been 
carefully considered to provide a safe environment for the neighbourhood, legible bicycle and pedestrian path 
connections throughout the site, and appropriate street tree planting that corresponds to the differing street 
types.’ 

The overall landscape plan is demonstrated in Figure 6. 

Arborist 

An Arboricultural Assessment and Impact Report has been prepared by CMK Hort + Arb Ltd. to accompany this 
planning application. This report outlines the following: 

‘Impact of the proposed development 

The subject site gross application area is 1.97 hectares in size with the proposed development consisting of:  

i. the construction of 118 no. residential units comprising:  

ii. the provision of podium level communal open space with a Gross Floor Area (GFA) of 1,454sq.m to serve 
the apartments in Block 1.  

iii. the provision of 4,002 sq.m of public open space.  

iv. the construction of a 2-storey childcare facility with a GFA of 156sq.m. with an associated play area and 
set-down car parking spaces.  

v. all ancillary site development works including plant, waste storage areas, landscaping, green roofs, 
boundary treatments, SuDS measures, ESB substation, public lighting, and solar PV panels.  

The proposed development will necessitate the removal of the Monterey cypress #1485 hedge which falls within 
the road alignment.  

Underground service alignments are proposed to run between tree groups located outside of the site on the 
North-western boundary. It is considered that these services can be installed without impacting on these trees 
as they are located outside of the trees’ RPAs. Drawing TSTE003 102 Arboricultural Impact & Tree Protection 
Rev A shows the RPAs of trees closest to the proposed works to illustrate this point.  

Tree protection fencing locations are shown on drawing TSTE003 102 Arboricultural Impact & Tree Protection 
Rev A. These are designed to provide a clear barrier between site works and existing trees which are outside of 
the site boundary. All works in the vicinity of trees adjacent to the site will be monitored by the project arborist.’ 

The tree survey and constraints plan and Arboricultural Assessment & tree protection plan are demonstrated 
in Figures 7 & 8. 

 



9 

  

Figure 6. Overall landscape plan  
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Figure 7. Tree survey and constraints plan  
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Figure 8. Arboricultural Impact & Tree Protection  
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Drainage 

An Infrastructure Design Report has been prepared by DBFL Consulting Engineers to accompany this planning 
application. This report outlines the following foul and surface water drainage strategy for the proposed 
development: 

Foul Drainage  

In relation to existing foul drainage, this report outlines the following: 

‘The subject site has no existing foul loading as it a greenfield site. According to the records, there is an existing 
225mm foul sewer which serves the existing Stepaside Park development (refer to Figure 4.1). This, in turn, 
discharges to an existing foul sewer to the north west of the subject site.’ 

In relation to the proposed foul drainage strategy for the subject site, this report outlines the following: 

‘The site will discharge via gravity to the existing foul network which traverses the site and serves the existing 
Stepaside Park development. Due to the design of the overall development certain sections of the existing 
network will need to be diverted. Refer to DBFL drawing 200165-X-05- Z00-DTM-DR-DBFL-CE-1301 for locations 
of same. All connections are to be agreed with Irish Water prior to commencement. 

Individual houses will connect to the 150/225mm diameter foul drains via individual 100mm diameter house 
connections, as per Irish Water Code of Practice for Wastewater Infrastructure.’ 

Discussion took place in relation to the final destination of the foul sewer and it was confirmed by DBFL to be 
Shanganagh WwTP. Based on the Irish Water Annual Environmental Report 20201 Shanganagh “The WWTP is 
compliant with the ELV’s set in the Wastewater Discharge Licence.” In addition, as outlined in the report Organic 
Capacity (PE) Remaining is 56,665 and the capacity will not be exceeded in the next three years. All Killiney 
Beach Bathing Water Monitoring Results in 2020 were classified under the EPA classification standard as 
“Excellent”. 

Surface Water Drainage 

In relation to the existing surface water arrangement, this report outlines the following: 

‘The existing site is predominantly greenfield and the topography of the site generally falls from the west corner 
towards the east corner. A topographical survey was undertaken and has been incorporated into DBFL Drawing 
200165-DBFL-CS-SP-DR-C-1001.  

As noted in Section 1.3.2, the Ballyogan stream located to the north of the subject site and there is an existing 
surface water network located in residential development to the east of the site, which discharges to same. It is 
proposed to discharge controlled surface water outflow to this location. There is existing surface water drainage 
which was constructed as part of the Stepaside Park development. A swale and detention basin, along with 
surface water drainage were constructed to cater for Stepaside park residential development. These will have 
to be decommissioned and diverted to allow for the new development.’ 

In relation to the proposed surface water drainage strategy, this report outlines the following: 

‘The existing network (as described above in Section 3.1) will provide a suitable surface water discharge point 
for the proposed residential development. Surface water runoff from the development will be limited to 
greenfield runoff rates (Qbar) in accordance with the Greater Dublin Strategic Drainage Study (GDSDS). 

Storms up to the 100-year critical storm with an additional 20% allowance for climate change will be stored 
underground in attenuation systems such as Stormtech or similar approved. 

Typical construction details are shown on drawings 200165-X-05-Z00-DTM-DR-DBFL-CE-5301 and 5302. 

Refer to DBFL Drawing No. 200165-X-05-Z00-DTM-DR-DBFL-CE-1301 for proposed surface water outfall 
locations. 

Surface water discharge rates from the proposed surface water drainage network will be controlled by a vortex 
flow control device (Hydrobrake or equivalent) and associated underground geo-cellular attenuation systems 
(Stormtech or approved equivalent). An above ground infiltration / detention basin and swales will also be 

 
1 https://www.water.ie/__uuid/cfbdb5b6-84b3-42bf-8f82-09df97f80944/d0038-02_2020_aer.pdf  

https://www.water.ie/__uuid/cfbdb5b6-84b3-42bf-8f82-09df97f80944/d0038-02_2020_aer.pdf
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provided. Surface water discharge will also pass via a Class 1 separator (sized in accordance with permitted 
discharge from the site). 

The proposed surface water drainage network will collect surface water runoff from the site via a piped network 
prior to discharging off site via the attenuation tank, infiltration / detention basin, swales, rain gardens, green 
podium, green roof, a flow control device and separator arrangement as noted above. 

Surface water runoff from the site’s road network and roofs will be directed to the proposed pipe network via 
conventional road gullies while surface water runoff from driveways will be captured by permeable paving.’ 

Sustainable Drainage Systems (SuDS) 

In relation to the proposed Sustainable Drainage Systems (SuDS) strategy for the proposed development, this 
report outlines the following: 

‘In accordance with the GDSDS it is proposed to use Sustainable Urban Drainage systems (SUDS) for managing 
storm-water for the proposed development. The aim of the SUDS strategy for the site will be to; 

• Attenuate storm-water runoff. 

• Reduce storm-water runoff. 

• Reduce pollution impact. 

• Replicate the natural characteristics of rainfall runoff for the site. 

• Recharge the groundwater profile 

The proposed layout of the drainage and SUDS is detailed on drawing 200165-X-05-Z00-DTMDR-DBFL-CE-1301. 

An assessment of the potential SuDS that could be incorporated within the site was conducted using the SuDS 
Manual, CIRIA 753. The SuDS elements which were found applicable to the proposed scheme design and layout 
include the following: 

1- Permeable Paving for driveways and for on-street parking under the control of the management company of 
the apartment blocks. Run-off from these permeable areas is allowed to infiltrate to the sub-soil and provide 
attenuation, storage and soakage for runoff generated by adjacent impermeable surfaces. 

2- Swales - Shallow swales are proposed on the edge of the street which adjoins the main open spaces within 
the site. These shallow swales would generally be dry overland flow routes with slide slopes of 1:4. During 
extreme rainfall events the swale could potentially fill to a depth of 200mm. Swales can provide interception 
and treatment storage for runoff in addition to providing a portion of the overall attenuation storage. 

3- Rain gardens provide additional storage and treatment of run off prior to discharging to the existing drainage 
network. Run off from building roofs will be directed to above ground rain gardens. The initial run-off will be 
taken up by plants and shrubs then migrate through to the rain garden construction to the underlying geology. 
An interception storage volume is provided in a 300mm zone below the invert level of the active drain outlet and 
based on a porosity of 35%. A perforated pipe will be placed directly below the rain garden which will be used 
to convey excess flows to the main conveyance network. 

4- Green Roofs - this will be an extensive type green roof with 80mm minimum construction depth. The green 
roof will provide interception and reduction of flow rates at the beginning of the treatment train, providing 
source control for a large area of the development. 

5- Green podium - The proposed podiums above the under croft parking area will predominantly be green 
landscaping which will act as a SuDs feature. The green landscaped areas will constitute what is similar to an 
intensive green roof build-up, allowing surface water run-off to slowly percolate through the vegetation, 
planters and build-up medium reducing the flows through the drainage network and also allowing vegetation 
to intercept run-off creating a reduction in run-off volumes before discharging to the drainage board below. 

6- Pedestrian/green links to drain to surrounding landscape for reduction and treatment of run-off; 

7- Above ground detention / infiltration basin providing storage and also providing additional treatment of run 
off. 

8- Underground storage in the form of ‘Stormtech’ units or similar approved systems to store runoff from a 1 in 
100-year event. The storage systems will be designed to maximise water quality. 

9- A petrol interceptor to be provided before the outfall from each catchment of the subject Site. 
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10- Hydrobrake flow control will be used. 

The incorporation of the above SuDS elements will provide a sustainable manner in which to disperse surface 
water from the site, encourage groundwater recharge and provide treatment of run-off and subsequent 
improvement of discharge quality. 

The proposed surface water drainage layout for the scheme is detailed in DBFL drawing no. 200165-X-05-Z00-
DTM-DR-DBFL-CE-1301.’ 

The proposed site services layout is demonstrated in Figure 9. 

Flood Risk Assessment 

A Site Specific Flood Risk Assessment has been prepared by DBFL Consulting Engineers to accompany this 
planning application. This report concludes with the following: 

‘The Site-Specific Flood Risk Assessment for the proposed development at Stepaside was undertaken in 
accordance with the requirements of the Planning System and Flood Risk Management Guidelines for Planning 
Authorities”, November 2009. 

Following the flood risk assessment stages, it was determined that the site is within Flood Zone C as defined by 
the Guidelines. 

It is concluded that the; 

• Residential development proposed is appropriate for the Site’s flood zone category. 

• Planning System and Flood Risk Management Guidelines Sequential Approach is met and the ‘Avoid’ 
principal achieved. 

The development was concluded as having a good level of flood protection up to the 100-year return event. For 
pluvial floods exceeding the 100-year capacity of the drainage system then proposed flood routing mitigation 
measures are recommended.’ 



15 Figure 9. Proposed site services layout 
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Lighting 

An Outdoor Lighting Report has been prepared by Sabre Electrical Services Ltd. to accompany this planning 
application. This report outlines the following calculation grids: 
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The proposed public lighting layout and Horizontal Illuminance (lux) Grids are demonstrated in Figures 10 & 11. 

 

 

 

The proposed public lighting layout is demonstrated in Figure 12. 

Figure 10. Horizontal Illuminance (lux) – Grid 1 Figure 11. Horizontal Illuminance (lux) – Grid 3 
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Figure 12. Public lighting layout 
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Ecological Assessment Methodology 

Desk Study 
A desk study was undertaken to gather and assess ecological data prior to undertaking fieldwork elements. 
Sources of datasets and information included: 

• The National Parks and Wildlife Service 

• National Biological Data Centre 

• Satellite, aerial and 6” map imagery 

• Bing (QGIS) 

A provisional desk-based assessment of the potential species and habitats of conservation importance was carried 
out in August 2021 and again in July 2022. Altemar assessed the project, the proposed construction methodology 
and the operation of the proposed development. It was determined that the proposed development had the 
potential to impact beyond the site outline and into the surrounding environment, primarily via the proposed 
surface water drainage to an existing surface water network located within a residential development to the west 
of the subject site. This network discharges surface water to the Ballyogan Stream, which in turn outfalls to the 
Carrickmines Stream, then Shanganagh River, and ultimately outfalls to the marine environment at Killiney Bay. As 
a result, there is an indirect hydrological pathway to designated conservation sites located within the marine 
environment.  

Spatial Scope and Zone of Influence 
As outlined in CIEEM (2018) ‘The ‘zone of influence’ for a project is the area over which ecological features may be 
affected by biophysical changes as a result of the proposed project and associated activities. This is likely to extend 
beyond the project site, for example where there are ecological or hydrological links beyond the site boundaries.’ In 
line with best practice guidance an initial zone of influence be set at a radius of 2km for non-linear projects (IEA, 
1995).  

The potential Zone of Influence (ZoI) of the construction and operational phases of the project is deemed to be 
within the vicinity the site outline with the potential for downstream impacts via surface water and foul water 
networks. As part of the project the foul water will be sent to Shanganagh WWTP.  There is no direct hydrological 
connection to the European sites. However, there is an indirect connection to the marine environment via the foul 
and surface water networks via a public foul sewer (and Shanganagh WwTP) and the surface water sewer to the 
Cabinteely Stream respectively.  

Field Survey 
Field survey of the proposed development site at Stepaside was carried out by Altemar Ltd. on the 13th September 

2021. The purpose of the field surveys was to identify habitat types according to the Fossitt (2000) habitat 

classification and map their extent. In addition, more detailed information on the species composition and structure 

of habitats, conservation value and other data were gathered. A bat survey (emergent and detector) was also 

carried out on the 13th September 2021 and the 27th June 2022 and also assessed the site for roosting potential. At 

dusk bat detector surveys were carried out onsite using an Echo Meter Touch 2 Pro bat detector to determine bat 

activity. Bats if present were identified by their ultrasonic calls coupled with behavioural and flight observations. 

Survey Limitations 

The surveys covered appropriate seasons for flora and bat assessments. The survey was outside the optimal time 

of year for terrestrial mammal assessments. The site consisted primarily of open ground. All areas of the site were 

accessible and there are no limitations seen in relation to the surveys. 

Consultation 
The National Parks and Wildlife Service (NPWS) were consulted in relation to species and sites of conservation 

interest. Data of rare and threatened species were acquired from NPWS. The National Biological Data Centre 

records were consulted for species of conservation significance.  
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Impact Assessment Significance Criteria 

This section of the EcIA examines the potential causes of impact that could result in likely significant effects to the 
species and habitats that occur within the ZOI of the proposed development. These impacts could arise during 
either the construction or operational phases of the proposed development. The following terms are derived from 
EPA EIAR Guidance (2022) (Table 1) and are used in the assessment to describe the predicted and potential residual 
impacts on the ecology by the construction and operation of the proposed development.  
 
Table 1: Impact description terminology (EPA,2022) 

Magnitude of effect (change) Typical description 

High Adverse Loss of resource and/or quality and integrity of resource; severe damage to 
key characteristics, features or elements. 

Beneficial Large scale or major improvement of resource quality; extensive 
restoration; major improvement of attribute quality. 

Medium Adverse Loss of resource, but not adversely affecting the integrity; partial loss 
of/damage to key characteristics, features or elements 

Beneficial Benefit to, or addition of, key characteristics, features or elements; 
improvement of attribute quality. 

Low Adverse Some measurable change in attributes, quality or vulnerability; minor loss 
of, or alteration to, one (maybe more) key characteristics, features or 
elements. 

Beneficial Minor benefit to, or addition of, one (maybe more) key characteristics, 
features or elements; some beneficial effect on attribute or a reduced risk 
of negative effect occurring 

Negligible Adverse Very minor loss or alteration to one or more characteristics, features or 
elements. 

Beneficial Very minor benefit to or positive addition of one or more characteristics, 
features or elements. 

 
Criteria for Establishing Receptor Sensitivity/Importance 

Importance Ecological Valuation 

International Sites, habitats or species protected under international legislation e.g. Habitats and Species 
Directive. These include, amongst others: SACs, SPAs, Ramsar sites, Biosphere Reserves, 
including sites proposed for designation, plus undesignated sites that support populations 
of internationally important species. 

National Sites, habitats or species protected under national legislation e.g. Wildlife Act 1976 and 
amendments. Sites include designated and proposed NHAs, Statutory Nature Reserves, 
National Parks, plus areas supporting resident or regularly occurring populations of species 
of national importance (e.g. 1% national population) protected under the Wildlife Acts, and 
rare (Red Data List) species. 

Regional  Sites, habitats or species which may have regional importance, but which are not protected 
under legislation (although Local Plans may specifically identify them) e.g. viable areas or 
populations of Regional Biodiversity Action Plan habitats or species. 

Local/County 
 

Areas supporting resident or regularly occurring populations of protected and red data 
listed-species of county importance (e.g. 1% of county population), Areas containing Annex 
I habitats not of international/national importance, County important populations of 
species or habitats identified in county plans, Areas of special amenity or subject to tree 
protection constraints. 

Local 
 

Areas supporting resident or regularly occurring populations of protected and red data 
listed-species of local importance (e.g. 1% of local population), Undesignated sites or 
features which enhance or enrich the local area, sites containing viable area or populations 
of local Biodiversity Plan habitats or species, local Red Data List species etc. 

Site 
 

Very low importance and rarity. Ecological feature of no significant value beyond the site 
boundary 
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Quality of 
Effects 

Effect Description 

Negative 
/Adverse 
Effect 

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). 

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

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

Significance of Effects 

Significance of 
Effect  

Description of Potential Effect 

Imperceptible An effect capable of measurement but without significant consequences. 

Not significant 
An effect which causes noticeable2 changes in the character of the environment but 
without significant consequences. 

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

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

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

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

Profound An effect which obliterates sensitive characteristics.  

 

Duration and 
Frequency of Effect 

Description 

Momentary  Effects lasting from seconds to minutes 

Brief  Effects lasting less than a day 

Temporary Effects lasting less than a year 

Short-term Effects lasting one to seven years. 

Medium-term Effects lasting seven to fifteen years. 

Long-term Effects lasting fifteen to sixty years. 

Permanent Effects lasting over sixty years 

Reversible  Effects that can be undone, for example through remediation or restoration 

 

Describing the 
Probability of Effects 

Description 

Likely Effects 
 

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

Unlikely Effects 
 

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

Proximity to Designated Conservation Sites 

Designated conservation sites (National and international) within 15km of the proposed development are seen in 
Figures (13-16) and Table 2. It should be noted that the proposed development site is not within a designated 
conservation area. The closest Natura 2000 site is Knocksink Wood SAC, located 4.7 km from the proposed 
development site (Figure 13). The nearest SPA to the proposed development site is the Wicklow Mountains SPA 
which is located 5.2 km from the subject site (Figure 14). There are no designated Natural Heritage Areas (NHA) 
within a 15km radius, however, the nearest Proposed NHA (Fitzsimon’s Wood pNHA) is located 1.8 km from the 
site (Figure 15). The closest RAMSAR Site is Sandymount Strand/Tolka Estuary at 5.5 km (Figure 16). There is no 
direct hydrological pathway to designated conservation sites. There is an indirect hydrological pathway to marine-
based conservation sites via the proposed surface water drainage strategy. Surface water drainage will be directed 
to an existing surface water network located within a residential development to the west of the subject site. This 
network discharges surface water to the Ballyogan Stream, which in turn outfalls to the Carrickmines Stream, then 
Shanganagh River, and ultimately outfalls to the marine environment at Killiney Bay. As a result, there is an indirect 
hydrological pathway to designated conservation sites located along the Shanganagh River (namely, Loughlinstown 
Woods pNHA and Dalkey Coastal Zone And Killiney Hill pNHA) and within the marine environment.  

Watercourses and designated conservation sites within 10km of the subject site (with the potential for a 
hydrological pathway) are demonstrated in Figures 17-21. 

Table 2. Natura 2000 sites within 15km of the proposed site 

Site Code NATURA 2000 Site Distance 

Special Areas of Conservation  

IE001209 Knocksink Wood SAC 4.7 km 

IE002122 Wicklow Mountains SAC 4.8 km 

IE000210 South Dublin Bay SAC 5.5 km 

IE000713 Ballyman Glen SAC 5.8 km 

IE003000 Rockabill to Dalkey Island SAC  7.7 km 

IE001209 Glenasmole Valley SAC 9.7 km 

IE000714 Bray Head SAC 10.1 km 

IE000206 North Dublin Bay SAC 10.6 km 

IE000719 Glen of the Downs SAC 13.5 km 

IE0000202 Howth Head SAC 14.3 km 

Special Protection Area 

IE004040 Wicklow Mountains SPA 5.2 km 

IE004024 South Dublin Bay and River Tolka Estuary SPA 5.6 km 

IE004172 Dalkey Islands SPA 7.8 km 

IE004006 North Bull Island SPA 10.6 km 
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Table 1. (proposed) NHAs and Ramsar sites within 15km of the proposed development site 

Status Site Name Distance 

Ramsar Sandymount Strand/Tolka Estuary  5.5 km 

Ramsar North Bull Island 10.7 km 

   

Proposed NHA Fitzsimons Wood 1.8 km 

Proposed NHA Dingle Glen 2.2 km 

Proposed NHA Ballybetagh Bog 3.2 km 

Proposed NHA Knocksink Wood 4.7 km 

Proposed NHA Loughlinstown Woods 4.8 km 

Proposed NHA Dalkey Coastal Zone and Killiney Hill 5.5 km 

Proposed NHA South Dublin Bay 5.5 km 

Proposed NHA Ballyman Glen 5.8 km 

Proposed NHA Booterstown Marsh 5.9 km 

Proposed NHA Powerscourt Woodland 7.2 km 

Proposed NHA Dargle River Valley 8.3 km 

Proposed NHA Glencree Valley 8.4 km 

Proposed NHA Dodder Valley 8.8 km 

Proposed NHA Grand Canal 8.9 km 

Proposed NHA Great Sugar Loaf 9.1 km 

Proposed NHA Dolphins, Dublin Docks 9.6 km 

Proposed NHA Glenasmole Valley 9.7 km 

Proposed NHA Bray Head 10.1 km 

Proposed NHA Royal Canal 10.3 km 

Proposed NHA North Dublin Bay 10.6 km 

Proposed NHA Powerscourt Waterfall 10.8 km 

Proposed NHA Kilmacanoge Marsh 10.8 km 

Proposed NHA Lugmore Glen 13.1 km 

Proposed NHA Glen of the Downs 13.5 km 

Proposed NHA Howth Head 14.3 km 

Proposed NHA Liffey Valley 14.4 km 
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Figure 13. Special Areas of Conservation (SAC) within 15km of proposed development 
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  Figure 14. Special Protection Areas (SPA) within 15km of proposed development 
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Figure 15. Natural Heritage Areas (NHA) and proposed Natural Heritage Areas (pNHA) within 15km of proposed 

development 
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Figure 16. Ramsar sites within 15km of proposed development 
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  Figure 17. Watercourses within close proximity to proposed development 
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Figure 18. Watercourses and SACs within 10km of the proposed development 
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Figure 19. Watercourses and SPAs within 10km of the proposed development 
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Figure 20. Watercourses and pNHAs within 10km of proposed development 
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  Figure 21. Watercourses and Ramsar sites within 10km of proposed development 
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Habitats and Species 
A site assessment was carried out on the 13th September 2021 and the 27th June 2022. Habitats within the proposed 

site were classified according to Fossitt (2000) (Figure 22). No significant works were observed on site between the 

two site visits.  

  
Figure 22. Habitats based on Fossitt Classification within the proposed development site 
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ED3- Recolonising Bare Ground 
As can be seen from figure 22 the vast majority of the proposed development site consists of an area of Recolonising 

Bare Ground. Based upon an examination of historic satellite imagery (Google Historic Imagery and Geohive2), 

significant works, storage and clearance are evident since 2000 with the site having being used in conjunction with 

the development of the adjacent housing estate. Based on examination of satellite imagery the site appears 

predominantly bare in July 2019 (ED2-Bare Ground) and recolonisation has taken place since this period of time, 

with the possible exception of the areas of scrub on site which have not seen disturbance for slightly longer periods.  

This site is being recolonised by opportunistic species with a succession to scrub (WS1) commencing in several 
areas. Species included gorse (Ulex spp.), docks (Rumex spp.), clover (Trifolium spp.), bramble (Rubus fruticosus 
agg.), colt’s foot (Tussilago farfara), nettle (Urtica dioica), rape (Brassica napus), dandelion (Taraxacum spp.), oxeye 
daisy (Leucanthemum vulgare), red valerian (Centranthus ruber), creeping buttercup (Ranunculus repens), wild 
carrot (Daucus carota), Selfheal (Prunella vulgaris), rushes (Juncus sp.), lesser trefoil (Trifolium dubium), common 
vetch (Vicia sativa ssp. Segetalis), wild teasel (Dipsacus fullonum), rosebay willowherb (Chamaenerion 
angustifolium), giant bugloss (Echium pininana), pampas grass (Cortaderia selloana), hedge woundwort (Stachys 
sylvatica), greater stitchwort (Stellaria holostea) and hinter heliotrope (Petasites pyrenaicus).  

 

 

Plate 1. ED3- Recolonising Bare ground (2021).  

 

  

 
2 www.geohive.ie  

http://www.geohive.ie/
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WS1-Scrub 

Several areas of scrub were noted in the eastern portion of the site. These were areas that had not seen recent 
machinery movements and were areas of earth mounds, hollows or areas that were further from the construction 
activity to the east of the site.  It is likely that these areas were ED3 previously and the vegetation had become more 
established. Species noted in this area included butterfly-bush (Buddleja spp.`), thistles (Cirsium arvense & C. 
vulgare), docks (Rumex spp.), great willowherb (Epilobium hirsutum), bramble (Rubus fruticosus agg.), creeping 
buttercup (Ranunculus repens), gorse (Ulex sp.), wild teasel (Dipsacus fullonum), rosebay willowherb 
(Chamaenerion angustifolium),clover (Trifolium spp.), ragwort (Senecio sp.), hedge bindweed (Calystegia sepium). 
and saplings of ash (Fraxinus excelsior), willow (salix) and sycamore (Acer pseudoplatanus). Several sika deer (Cervus 
nippon) were noted in the scrub on site during both surveys.  A section of the site proximate to the old adjacent 
farm buildings to the east, is a small remnant of a hedgerow that includes hawthorn (Crataegus monogyna), holly 
(Ilex aquifolium), dog-rose (Rosa canina), blackthorn (Prunus spinosa), yew (Taxus baccata), gorse (Ulex europaeus), 
bramble (Rubus fruticosus agg.). From this this area the upper tips of Japanese knotweed (Reynoutria japonica) can 
be seen on an adjacent site. These are located on the far side of a large stone wall and road and are not on the 
proposed development site. Also within the eastern site is a tree line of Monetary cypress (Cupressus macrocarpa). 
This consists of a double line of trees with a poor flora understory.  

 

 

Plate 2. WS1- Scrub on eastern portion of the site (2022).  

 

Evaluation of Habitats 

No rare or protected habitats were noted.  
 

Plant Species 

The plant species encountered at the various locations on site are detailed above. No rare or threatened plant 

species were recorded in the vicinity of the proposed site.  No invasive species were noted on site. However, 

Japanese knotweed is located on an adjacent site on the far side of a wall and road.  
 

Mammals 

Sika deer were noted on site during both surveys. No badgers, setts or other terrestrial mammals of conservation 

importance were noted on site. As seen in Table 6 Eurasian badger (Meles meles), Eurasian pygmy shrew (Sorex 

minutus), Eurasian red squirrel (Sciurus vulgaris), European otter (Lutra lutra) and West European hedgehog 

(Erinaceus europaeus) have been located within 2km of the proposed development site.  
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Amphibians 

The common frog (Rana temporaria) or newts (Triturus vulgaris) were not observed on site. Frogs have been 

recorded by the NBDC within the 2km square grid, but not at finer resolution. No ponds or watercourses are on 

site.  
 

Bats 

Two bat surveys were carried out (13th September 2021 and the 27th June 2022). Bat foraging was noted on site by 

Soprano pipistrelle (Pipistrellus pygmaeus)  (Appendix I). No trees of bat roosting potential are located within the 

site. Brown Long-eared Bat (Plecotus auritus), Lesser Noctule (Nyctalus leisleri), pipistrelle (Pipistrellus pipistrellus 

sensu lato) (aggregate of soprano and common pipistrelle) and Soprano Pipistrelle (Pipistrellus pygmaeus) have 

been recorded within 2km (Table 6) 
 

Birds 

Bird species noted on site included, magpie (Pica pica), coal tit (Periparus ater), wren (Troglodytes troglodytes), 

dunnock (Prunella modularis), robin (Erithacus rubecula), goldfinch (Carduelis carduelis), woodpigeon (Columba 

palumbus), blue tit (Cyanistes caeruleus), blackbird (Turdus merula), song thrush (Turdus philomelos), hooded crow 

(Corvus cornix) Chaffinch (Fringilla coelebs) and great tit (Parus major). No bird species of conservation importance 

were noted on site. This site is 5.5 km from South Dublin Bay and River Tolka SPA where the Light-bellied Brent 

Goose (Branta bernicla hrota) is a qualifying interest. This species is known to frequent terrestrial grassed sites near 

the SPA. During high tide when Zostera sp. (and Ulva intestinalis) is not available to feed on due to the presence of 

overlying water, Brent geese move inland to feed in large managed greenfield sites. Brent geese have not been 

recorded by National Biodiversity Data Centre or NPWS Rare and protected species data on site. The proposed 

development site would not be used by Brent Geese due to the lack of managed grassland on site. The site 

predominantly consists of recolonising bare ground and long unmanaged grassland.  
 

Historic Records of Biodiversity  

The National Biodiversity Data Centre’s online viewer was consulted in order to determine the extent of biodiversity 

and/or species of interest in the area. First, an assessment of the site specific area was carried out and it recorded 

no species of interest in the site area.  

Following this a 2km2 grid (O12X) was assessed. Table provides a list of all species recorded in both grid areas that 

possess a specific designation, such as Invasive Species or Protected Species.  

Table 2. Recorded species, associated designations and grid references 

Date of 
Record 

Species Name Designation 

30/07/2019 
 

Common Frog (Rana 
temporaria) 
 

Protected Species: EU Habitats Directive || Protected Species: EU Habitats 
Directive >> Annex V || Protected Species: Wildlife Acts 

20/04/2019 
 

Common Pheasant 
(Phasianus colchicus) 
 

Protected Species: Wildlife Acts || Protected Species: EU Birds Directive || 
Protected Species: EU Birds Directive >> Annex II, Section I Bird Species || 
Protected Species: EU Birds Directive >> Annex III, Section I Bird Species 

20/04/2019 
 

Common Wood Pigeon 
(Columba palumbus) 
 

Protected Species: Wildlife Acts || Protected Species: EU Birds Directive || 
Protected Species: EU Birds Directive >> Annex II, Section I Bird Species || 
Protected Species: EU Birds Directive >> Annex III, Section I Bird Species 

02/08/2014 
 

House Martin (Delichon 
urbicum) 
 

Protected Species: Wildlife Acts || Threatened Species: Birds of 
Conservation Concern || Threatened Species: Birds of Conservation 
Concern >> Birds of Conservation Concern - Amber List 

21/05/2016 
 

House Sparrow (Passer 
domesticus) 
 

Protected Species: Wildlife Acts || Threatened Species: Birds of 
Conservation Concern || Threatened Species: Birds of Conservation 
Concern >> Birds of Conservation Concern - Amber List 

27/01/2016 
 

Mallard (Anas 
platyrhynchos) 
 
 

Protected Species: Wildlife Acts || Protected Species: EU Birds Directive || 
Protected Species: EU Birds Directive >> Annex II, Section I Bird Species || 
Protected Species: EU Birds Directive >> Annex III, Section I Bird Species 

03/01/2015 
 

Red Kite (Milvus 
milvus) 
 

Protected Species: Wildlife Acts || Threatened Species: Birds of 
Conservation Concern || Threatened Species: Birds of Conservation 
Concern >> Birds of Conservation Concern - Amber List 
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Date of 
Record 

Species Name Designation 

01/05/1994 
 

Arthurdendyus 
triangulatus 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
High Impact Invasive Species 

23/04/2021 
 

American Skunk-
cabbage (Lysichiton 
americanus) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
Medium Impact Invasive Species || Invasive Species: Invasive Species >> EU 
Regulation No. 1143/2014 || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) 

05/05/2016 
 

Butterfly-bush 
(Buddleja davidii) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
Medium Impact Invasive Species 

03/04/2020 
 

Cherry Laurel (Prunus 
laurocerasus) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
High Impact Invasive Species 

30/05/2019 
 

Himalayan Honeysuckle 
(Leycesteria formosa) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
Medium Impact Invasive Species 

18/06/2018 
 

Japanese Knotweed 
(Fallopia japonica) 
 

 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
High Impact Invasive Species || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) 

07/06/2020 
 

Rhododendron 
ponticum 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
High Impact Invasive Species || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) 

02/05/2021 
 

Spanish Bluebell 
(Hyacinthoides 
hispanica) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) 

14/05/2020 
 

Sycamore (Acer 
pseudoplatanus) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
Medium Impact Invasive Species 

04/04/2021 
 

Three-cornered Garlic 
(Allium triquetrum) 
 

 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
Medium Impact Invasive Species || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) 

05/05/2016 
 

Traveller's-joy 
(Clematis vitalba) 
 

 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
Medium Impact Invasive Species 

31/12/1901 
 

Ochthebius (Asiobates) 
bicolon 

Threatened Species: Vulnerable 
 

08/08/2019 
 

Small Heath 
(Coenonympha 
pamphilus) 

Threatened Species: Near threatened 
 

27/05/1923 
 

Andrena (Andrena) 
fucata 
 

Threatened Species: Near threatened 
 

05/06/1923 
 

Andrena (Melandrena) 
nigroaenea 

Threatened Species: Vulnerable 
 

18/08/1923 
 

Hill Cuckoo Bee 
(Bombus (Psithyrus) 
rupestris) 

Threatened Species: Endangered 
 

18/08/1923 
 

Neat Mining Bee 
(Lasioglossum 
(Evylaeus) 
nitidiusculum) 

Threatened Species: Vulnerable 
 

29/04/1984 
 

Cape Thread-moss 
(Orthodontium lineare) 

Threatened Species: Least concern 
 

08/06/2010 
 

Brown Long-eared Bat 
(Plecotus auritus) 

Protected Species: EU Habitats Directive || Protected Species: EU Habitats 
Directive >> Annex IV || Protected Species: Wildlife Acts 
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Date of 
Record 

Species Name Designation 

10/10/2015 
 

Brown Rat (Rattus 
norvegicus) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
High Impact Invasive Species || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) 

25/12/2018 
 

Eastern Grey Squirrel 
(Sciurus carolinensis) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
High Impact Invasive Species || Invasive Species: Invasive Species >> EU 
Regulation No. 1143/2014 || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) 

07/01/2016 
 

Eurasian Badger (Meles 
meles) 

Protected Species: Wildlife Acts 
 

02/05/2018 
 

Eurasian Pygmy Shrew 
(Sorex minutus) 

Protected Species: Wildlife Acts 
 

30/04/2018 
 

Eurasian Red Squirrel 
(Sciurus vulgaris) 

Protected Species: Wildlife Acts 
 

04/12/2016 
 

European Otter (Lutra 
lutra) 
 

Protected Species: EU Habitats Directive || Protected Species: EU Habitats 
Directive >> Annex II || Protected Species: EU Habitats Directive >> Annex 
IV || Protected Species: Wildlife Acts 

26/06/2018 
 

Fallow Deer (Dama 
dama) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
High Impact Invasive Species || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) || Protected Species: Wildlife Acts 

08/06/2010 
 

Lesser Noctule 
(Nyctalus leisleri) 
 

Protected Species: EU Habitats Directive || Protected Species: EU Habitats 
Directive >> Annex IV || Protected Species: Wildlife Acts 

07/08/2021 Pine Marten (Martes 
martes) 

Protected Species: EU Habitats Directive || Protected Species: EU Habitats 
Directive >> Annex V || Protected Species: Wildlife Acts 

08/06/2010 
 

Pipistrelle (Pipistrellus 
pipistrellus sensu lato) 
 

Protected Species: EU Habitats Directive || Protected Species: EU Habitats 
Directive >> Annex IV || Protected Species: Wildlife Acts 

13/10/2018 
 

Sika Deer (Cervus 
nippon) 
 

Invasive Species: Invasive Species || Invasive Species: Invasive Species >> 
High Impact Invasive Species || Invasive Species: Invasive Species >> 
Regulation S.I. 477 (Ireland) || Protected Species: Wildlife Acts 

08/06/2010 
 

Soprano Pipistrelle 
(Pipistrellus pygmaeus) 
 

Protected Species: EU Habitats Directive || Protected Species: EU Habitats 
Directive >> Annex IV || Protected Species: Wildlife Acts 

09/06/2021 
 

West European 
Hedgehog (Erinaceus 
europaeus) 

Protected Species: Wildlife Acts 
 

An assessment of files received from the NPWS (Code No. 2022_120) which contain records of rare and protected 

species and grid references for sightings of these species was carried out as part of this EcIA. There are no recorded 

sightings within the site itself, however there are some records for grids that are in close proximity to the subject 

site. The following table provides a summary of the species identified, the year of identification, survey name.  

Table 7. Recorded species within NPWS Records 

Sample 

ID 

Species Survey Name Sample Year 

9504 Common Frog (Rana temporaria) Frog IPCC data from National Frog Survey 

2011 

2011 

5412 Sika Deer (Cervus nippon) Deer data Coillte 2004 

10636 Bog Orchid (Hammarbya paludosa) Herbarium and Literature Database 

19/02/2013 

1905 

29242 Moschatel (Adoxa moschatellina) Dun Laoghaire Rathdown Rare Plant Survey 2010 

26392 Smooth Newt (Lissotriton vulgaris) Triturus vulgaris Records (Ferdia Marnell 

Ph.D.) 

1994 
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Potential Impacts 
This report has been prepared to outline the construction and operational phase measures in addition to detailing 

the potential impacts on sensitive receptors within the Zone of Influence (ZOI). 

 Construction Impacts 
The overall development of the site is likely to have direct negative impacts upon the existing habitats, fauna and 
flora. Direct negative effects will be manifested in terms of the removal of the site’s internal habitats. The removal 
of these habitats will result in a loss of species and habitats of low biodiversity importance. The area is not deemed 
to be an important foraging area for terrestrial mammals or birds of conservation importance.  

Designated Conservation sites within 15km 

The proposed development is not within a designated conservation site. The nearest designated conservation site 
is the Fitzsimon’s Wood pNHA (1.8 km). The nearest Natura 2000 site is Knocksink Wood SAC (4.8 km). There is no 
direct hydrological pathway to any designated conservation site. During construction, there is the potential for an 
indirect hydrological pathway to designated conservation sites located downstream of the subject site via the 
proposed surface water drainage strategy. Surface water will be directed to an existing surface water network 
located within a residential development. This network discharges surface water to the Ballyogan Stream, which in 
turn outfalls to the Carrickmines Stream, then Shanganagh River, and ultimately outfalls to the marine environment 
at Killiney Bay. The Loughlinstown pNHA and Dalkey Coastal Zone And Killiney Hill pNHA are located downstream 
of the subject site along the Shanganagh River. 

Any silt or pollutants will settle, be dispersed or diluted within the watercourse and marine environment prior to 
reaching a designated conservation site. In the absence of mitigation, it is considered that significant impacts on 
designated conservation sites would be unlikely.  

Biodiversity 

The impact of the development during construction phase will be a loss of existing habitats and species on site. It 
would be expected that the flora and fauna associated with these habitats would also be displaced.  

 

Terrestrial mammalian species 

No protected terrestrial mammals were noted on site. Loss of habitat and habitat fragmentation may affect some 
common mammalian species. Sika deer (Cervus nippon), although classed as an invasive species3 with provisions 
Regulations 49 & 50 in the European Communities (Birds and Natural Habitats) Regulations 2011 (i.e. invasive 
species) 4, they are protected under the Wildlife Act 1976/2000 and may be hunted under a section 29 licence 
granted by the National Parks and Wildlife Service. 

Impacts: Low adverse / site / Negative Impact / Not significant / short term. Mitigation is needed in the form of a 
pre-construction survey for terrestrial mammals of conservation importance.  

 Flora 

No protected flora was noted on site. Site clearance will remove the flora species on site. No invasive species were 
noted on site but Japanese knotweed was noted proximate to the proposed development site behind a 
neighbouring wall.  

Impacts: Low adverse / site / Negative Impact / Not Significant / Short term 

 Bat Fauna 

One bat species was noted foraging on site. No bats were noted roosting on site. No bats were noted emerging 
from trees or adjacent buildings on site. No significant impacts are foreseen. Lighting during construction or 
operation could impact on foraging activity.  

Impacts: Low adverse / site / Negative Impact / Not significant / short term. Mitigation is needed in the form of a 
pre-construction survey and the control of light spill during construction. A post construction assessment of lighting 
will be required.  

 

 
3 https://species.biodiversityireland.ie/profile.php?taxonId=119293&taxonDesignationGroupId=25  
4 https://www.irishstatutebook.ie/eli/2011/si/477/made/en/pdf  

https://species.biodiversityireland.ie/profile.php?taxonId=119293&taxonDesignationGroupId=25
https://www.irishstatutebook.ie/eli/2011/si/477/made/en/pdf
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 Aquatic Biodiversity 

Due to the lack of any watercourse or drainage ditch within the site boundary, and the lack of direct hydrological 
pathway to a watercourse, there is little potential for significant downstream impacts on biodiversity from silt or 
petrochemicals. However, there is potential for silt and pollution to enter the drainage network on adjacent roads 
during construction and once the drainage is connected to existing surface water infrastructure there is potential 
for downstream effects.  

Impacts: Low adverse / local / Negative Impact / Slight Effects / short term. Mitigation is needed in the form of 
control of silt, surface water and petrochemical and dust during construction to prevent impacts on local 
biodiversity. However, these measures are not necessary for the protection of European/Natura 2000 sites.   

 Bird Fauna 

No bird species of conservation importance have been noted on site. However, site clearance could impact on bird 
nesting.  

Impacts: Low adverse / Local / Negative Impact / Not significant / short term. Mitigation is needed in the form of 
site clearance out side bird nesting season.   

 

Operational Impacts 
Once developed, the site would be seen as a stable ecological environment. Appropriate measures should be taken 
to prevent contaminated surface water run-off and silt into adjacent habitats with ultimate discharging to the 
Carrickmines Stream and Shanganagh River. Mitigation measures need to be implemented due to the potential 
downstream impact effect on the watercourse and on pNHA’s. Light spill should be avoided during operation of the 
site particularly treelines. The construction of new drainage networks will have to comply with SUDS and County 
Council requirements and as a result would have negligible impact on habitats and species surrounding proposed 
development site.  

Designated Conservation sites within 15km 

The proposed development includes a sustainable drainage strategy. The development will comply with DLRCC 
requirements and the Water Pollution Acts and standard measures will be in place to prevent downstream impacts.  

Impacts: Negligible / International / Neutral Impact / Not significant / Long-term 

 

Biodiversity 

Biodiversity value of the site will improve as landscaping matures.  

 Terrestrial mammalian species 

No protected terrestrial mammals were noted on site. Additional habitat will be created on site.  

Impacts: Low adverse / site / Negative Impact / Not significant / short term.  

 Flora 

No protected flora was noted on site. Landscaping will increase flora diversity on site.  

Impacts: Negligible beneficial / site / Negative Impact / Not significant / long-term 

 Bat Fauna 

The proposed development will change the local environment as new structures are to be erected and some of the 
existing vegetation will be removed. No bat roosts or potential bat roosts will be lost due to this development and 
the species expected to occur onsite should persist.  

Impacts: Low adverse / International / Negative Impact / Not significant / long term.  

 Aquatic Biodiversity 

During operation there is potential for downstream impacts on biodiversity from silt or petrochemicals via the 
indirect pathway of surface water to the Shanganagh River. Standard controls will be in place.  

Impacts: Low adverse / local / Negative Impact / Not significant / long term  
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Bird Fauna 

The proposed development will change the local environment as new structures are to be erected. The buildings 
are comprised of solid materials consisting of a solid material on the exterior which includes sections of concrete 
and glass. These buildings would be clearly visible to bird species and would not pose a significant collision risk. 
However, the presence of buildings on site and landscaping may provide additional nesting and foraging potential 
for garden bird species.  

Impacts: Low adverse / site / Negative Impact / Not significant / long term.  

Mitigation Measures & Monitoring  
Standard construction and operational controls will be incorporated into the proposed development project to 

minimise the potential negative impacts on the ecology within the Zone of Influence (ZoI) including the Carrickmines 

Stream and Shanganagh River and are outlined in Table 5. Specific mitigation measures have also been developed 

for nationally designated conservation sites (pNHA).  

Designated Conservation sites within 15km. The mitigation has been designed to ensure that the project will comply 

with the Water Pollution Acts and standard IFI mitigation in relation to construction and drainage. No mitigation 

measures are required for the protection of Natura 2000 sites. There are no Natura 2000 sites downstream of the 

proposed development.  
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 Table 5. Sensitive Receptors/Impacts and mitigation measures. 

Sensitive Receptors Potential Impacts Designed-in Mitigation 

Loughlinstown 
Woods pNHA 

Dalkey Coastal 
Zone and Killiney 
Hill pNHA 

Ballyogan Stream 

Carrickmines 
Stream 

Shanganagh River 

• Habitat degradation 

• Dust deposition 

• Pollution 

• Silt ingress from site 
runoff 

• Downstream impacts 

• Negative impacts on 
aquatic biodiversity 

• Best available technology (BAT) mitigation measures designed by project ecologist 

• Staging of project will be carried out to reduce risks to watercourses from contamination. 

• Local watercourses will be protected from dust, silt and surface water throughout the works. 

• Local silt traps established throughout site.  

• Mitigation measures on site include dust control, stockpiling away from watercourse and drains 

• Stockpiling of loose materials will be kept to a minimum of 20m from watercourses and drains. 

• Stockpiles and runoff areas following clearance will have suitable barriers to prevent runoff of fines into the drainage 
system and watercourses.  

• Fuel, oil and chemical storage will be sited within a bunded area. The bund will be at least 50m away from drains, 
ditches or the watercourse, excavations and other locations where it may cause pollution. 

• Bunds will be kept clean and spills within the bund area will be cleaned immediately to prevent groundwater 
contamination. Any water-filled excavations, including the attenuation tank during construction, that require 
pumping will not directly discharge to the stream. Prior to discharge of water from excavations adequate filtration 
will be provided to ensure no deterioration of water quality. 

• Mitigation measures on site include dust control, stockpiling away from drains 

• Stockpiling of loose materials will be kept away from watercourses and drains. A risk based approach will be taken. 

• Stockpiles and runoff areas following clearance will have suitable barriers to prevent runoff of fines into the drainage 
system.  

• Fuel, oil and chemical storage will be sited within a bunded area.  

• Bunds will be kept clean and spills within the bund area will be cleaned immediately to prevent groundwater 
contamination.  

• During the construction works silt traps will be put in place in the vicinity of all runoff channels the stream to prevent 
sediment entering the drainage network.  

• On-site inspections will be carried out by project ecologist. 

• Maintenance of any drainage structures (e.g. de-silting operations) must not result in the release of contaminated 
water to the surface water network. 

• No entry of solids to the associated drainage network during the connection of pipework to the public water system 

• Silt traps established throughout site including a double silt fence between the site and the drainage network.  

• Sufficient onsite cleaning of vehicles prior to leaving the site and on nearby roads, will be carried out, particularly 
during groundworks. 

• The Site Manager will be responsible for the pollution prevention programme and will ensure that at least daily 
checks are carried out to ensure compliance. A record of these checks will be maintained. 

• A project ecologist will be appointed and be consulted in relation to all onsite drainage during construction works. 
Consultation with the project ecologist will not involve the formulation of new mitigation measures for the purposes 
of protecting any European Site, and relate only to the implementation of those mitigation measures already stated 
in the submission or the formulation of mitigation for other purposes. 
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• Dewatering of excavations may be necessary. Appropriate monitoring of groundwater levels during site works will 
be undertaken. Standard construction phase filtering of surface water for suspended solids will be carried out. 
Unfiltered surface water discharges or runoff will not be permitted from the site into the drainage network during 
the works.  

Air & Dust 
Dust may enter the drainage network via air or surface water with potential downstream impacts. Mitigation measures will 
be carried out reduce dust emissions to a level that avoids the possibility of adverse effects on the stream.  The main 
activities that may give rise to dust emissions during construction include the following: 

• Excavation of material; 

• Materials handling and storage;  

• Movement of vehicles (particularly HGV’s) and mobile plant. 

• Contaminated surface runoff 
Mitigation measures to be in place: 

• Consultation will be carried with an ecologist throughout the construction phase; 

• Trucks leaving the site with excavated material will be covered so as to avoid dust emissions along the haulage routes. 

• Speed limits on site (15kmh) to reduce dust generation and mobilisation. 

• The stream is to be protected from dust on site. This may require additional measures in the vicinity of the building 
during demolition e.g. placing of terram/protective material over the stream. 

Site Management 

• Regular inspections of the site and boundary should be carried out to monitor dust, records and notes on these 
inspections should be logged. 

• Record all dust and air quality complaints, identify cause(s), take appropriate measures to reduce emissions in a 
timely manner, and record the measures taken. 

• Make the complaints log available to the local authority when asked. 

• Record any exceptional incidents that cause dust and/or air emissions, either on- or offsite, and the action taken to 
resolve the situation in the log book. 

Monitoring 

• Undertake daily on-site and off-site inspection, where receptors are nearby, to monitor dust, record inspection 
results, and make the log available to the local authority when asked. This should include regular dust soiling checks 
of surfaces within 100 m of site boundary, integrity of the silt control measures, with cleaning and / or repair to be 
provided if necessary. 

Preparing and Maintaining the Site 

• Plan site layout so that machinery and dust causing activities are located away from receptors, as far as is possible. 

• Fully enclose specific operations where there is a high potential for dust production and the site is active for an 
extensive period. 

• Avoid site runoff of water or mud. 

• Keep site fencing, barriers and scaffolding clean using wet methods. 

• Remove materials that have a potential to produce dust from site as soon as possible, unless being re-used on site. 
If they are being re-used on-site cover as described below. 
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• Cover, seed or fence stockpiles to prevent wind whipping. 

• Hard surface roads will be swept to remove mud and aggregate materials from their surface while any un-surfaced 
roads will be restricted to essential site traffic. 

Operations 

• Only use cutting, grinding or sawing equipment fitted or in conjunction with suitable dust suppression techniques 
such as water sprays or local extraction, e.g. suitable local exhaust ventilation systems. 

• Ensure an adequate water supply on the site for effective dust/particulate matter suppression/mitigation, using non-
potable water where possible and appropriate. 

• Use enclosed chutes and conveyors and covered skips. 

• Minimise drop heights from conveyors, loading shovels, hoppers and other loading or handling equipment and use 
fine water sprays on such equipment wherever appropriate. 

• Ensure equipment is readily available on site to clean any dry spillages and clean up spillages as soon as reasonably 
practicable after the event using wet cleaning methods. 

Waste 

• Avoid bonfires and burning of waste materials. 
Measures Specific to Earthworks 

• Re-vegetate earthworks and exposed areas/soil stockpiles to stabilise surfaces as soon as practicable.  

• Use Hessian, mulches or trackifiers where it is not possible to re-vegetate or cover with topsoil, as soon as practicable. 

• Only remove the cover in small areas during work and not all at once. 

• During dry and windy periods, and when there is a likelihood of dust nuisance, a bowser will operate to ensure 
moisture content is high enough to increase the stability of the soil and thus suppress dust.  

• The Contractor will be required to consult with an ecologist prior to the beginning of works to identify any additional 
measures that may be appropriate and/or required. 

 

Birds 
(National 
Protection) 

• Removal nesting 

habitat.  

• Destruction and/or 

disturbance to nests 

(injury/death).  

 

• “Relevant guidelines and legislation (Section 40 of the Wildlife Acts, 1976 to 2012) Should this not be possible, a pre-

works check by a qualified ecologist should be undertaken to ensure nesting birds are absent.  

Bats 
(international 
Protection) 

• Removal 

roosting/foraging 

habitat.  

• Lighting Impacts 

• Pre Construction survey for bats  

• Lighting at all stages should be done sensitively on site with no direct lighting of hedgerows and treelines. 

• A post construction bat survey and light spill assessment will be carried out.  

 

Invasive Species • Spread of invasive 

species distribution 

• A pre construction assessment will be carried out to ensure that the invasive species in the adjacent plot remain 

contained/   

Mammals • Injury/death • A preconstruction mammal survey will be carried out.  
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Adverse Effects likely to occur from the project (post mitigation)  
Standard construction and operational mitigation measures are proposed. These would ensure that water 

entering the existing surface water drainage network and, by extension, Carrickmines Stream is clean and 

uncontaminated. However, early implementation of ecological supervision at initial mobilisation and enabling 

works is seen as an important element to the project, particularly in relation to preconstruction survey, site 

clearance and the implementation of surface water runoff mitigation. 

With the successful implementation of standard mitigation measures to limit surface water impacts on the 

watercourses, biodiversity mitigation/supervision, no significant impacts are foreseen from the construction or 

operation of the proposed project on terrestrial or aquatic ecology. Residual impacts of the proposed project 

will be localised to the immediate vicinity of the proposed works.  

The construction and operational mitigation proposed for the development satisfactorily addresses the 

mitigation of potential impacts on terrestrial and aquatic biodiversity and designated conservation sites through 

the application of the standard construction and operational phase controls as outlined above. In particular, 

mitigation measures to ensure compliance with Water Pollution Acts and prevent silt and pollution entering the 

Carrickmines Stream will satisfactorily address the potential impacts on downstream biodiversity. No significant 

adverse impacts on the conservation objectives of Natura 2000 sites are likely in the absence of mitigation 

measures outlined above. 

It is essential that these measures outlined are complied with, to ensure that the proposed development does 

not have “downstream” environmental impacts. These measures are to protect the groundwater/surface 

water, which are potentially the primary vectors of impacts from the site, and ensure that it is not impacted 

during construction and /or operational phases of the proposed development.  

Cumulative Impacts 
There are several proposed developments that have received planning permission located in close proximity to 

the subject site. The following is a list of planning applications as identified on the Department of Housing, Local 

Government and Heritage’s ‘National Planning Application Map’ portal: 

Table 3. Approved planning applications located proximate to the proposed development 

Ref. No. Address Proposal 

ABP30428819 Clay Farm, 
Ballyogan 
Road, Dublin 
18. 

Planning permission for strategic housing development.. The application 
site relates to the westernmost part of Phase 1C of the under 
construction / permitted Phase 1 Clay Farm development (ABP Ref: 
PL06D.246601 / DLRCC Reg. Ref.: D15A/0247). The application site has 
an overall area of c. 0.94 hectares.  The proposed development relates 
to the provision of 192 no. apartments in two no. blocks. Block G contains 
a total of 125 no. apartments and ranges in height from four to six 
storeys over basement car park. Block E7 contains a total of 67 no. 
apartments and ranges in height from five to six storeys over basement 
car park.  Apartment Block G consists of 20 no. studio apartments, 30 no. 
1 bed apartments and 75 no. 2 bed apartments, and includes ancillary 
internal communal amenity areas. Apartment Block E7 consists of 34 no. 
1 bed apartments and 33 no. 2 bed apartments. Each block contains 
communal open space at ground and roof / terrace level.  Block G 
contains 80 no. car parking spaces at basement level, 23 no. surface car 
parking spaces, 213 no. bicycle spaces at basement level and 30. no 
bicycle spaces at surface level.  Block E7 contains 43 no. car parking 
spaces at basement level, 110 no. bicycle spaces at basement level and 
16. no bicycle spaces at surface level. The basements also contain 
ancillary bin storage and plant areas. 1 no. ESB substation is also 
proposed.  The alignment of the east / west access road and the 
proposed vehicular access from the Phase 1C lands to Clay Farm Loop 



46 

Road at Castle Court / Elmfield to the north west is maintained within 
the subject site as per the parent permission (ABP Ref: PL06D.246601 / 
DLRCC Reg. Ref.: D15A/0247). Vehicular access to the development will 
be via the Ballyogan Road / Clay Farm Loop Road entrance to the east 
until such time as the vehicular connection to the Clay Farm Loop Road 
at Castle Court / Elmfield is made available. A potential road connection 
to the lands to the north west is provided to the north of Block G. The 
proposal includes associated foul and surface water drainage (which will 
connect to the infrastructure in the permitted / constructed 
development), hard and soft landscaping, boundary proposals and all 
associated works. A temporary construction access from the Ballyogan 
Road and a construction compound are also proposed.  The proposed 
apartment blocks will replace and supersede the 56 no. apartments 
(Block G- 32 no. apartments and Block E7- 24 no. apartments) and 10 no. 
houses permitted on this part of the site as part of the Clay Farm Phase 
1 development under ABP Ref: PL06D.246601 / DLRCC Reg. Ref.: 
D15A/0247. 

ABP30152218/A1 Clay Farm, 
Ballyogan 
Road, Dublin 
18. 

Alteration to previously permitted development consisting of: a) Alter 
Block E2 to provide communal residential amenity space at ground floor 
level and five number duplex units above resulting in a net reduction of 
three number duplex units, with associated elevational changes; b) Omit 
the projecting basement wings of Block E01-E03, E04-E06 and E07-E09 
with loss of 29 number car parking spaces, and c) Reconfigure the surface 
car parking in front of Blocks E01-E03, E04-E06 and E07-E09 and the 
shops and crèche to accommodate a disabled space in front of each block 
with a net of one number car parking space, as shown on the drawings 
submitted with the request. 

ABP30152218 Clay Farm, 
Ballyogan 
Road, Dublin 
18. 

Application to An Bord Pleanála for a ten year permission for a strategic 
housing development consisting of 927 no. residential units, a 
neighbourhood centre containing a childcare facility with a GFA of c. 604 
sqm and 2 no. retail units each with a GFA of c. 85 sqm, and includes the 
associated section of the Clay Farm Loop Road from the bridge road link 
with Phase 1 to the south western site boundary, associated internal 
roads, pedestrian and cycle paths, open space, and all associated site and 
infrastructural works. The application site has an overall area of c. 20.5 
hectares. The residential component of the development consists of 355 
no. houses and 572 no. apartments, to be provided as follows: 47 no. 3 
bed two storey terraced houses with a GFA of 125.5 sqm (Type B1), 113.8 
sqm (Type B2) and 143.5 sqm (Type B3); 80 no. 3 bed two storey terraced 
houses with a GFA of c. 112 sqm (Type C2 (and including 1 no. Type C2A 
(GFA of 130.3 sqm)); 3 no. 4 bed three storey terraced houses with a GFA 
of c.139 sqm (Type C3); 7 no. 3 bed two storey terraced houses with a 
GFA of approximately 121.9 sqm (Type D2); 187 no. 4 bed three storey 
terraced houses with a GFA of c. 175.4 sqm (Type E1); 31 no. 4 bed three 
storey terraced houses with a GFA of c. 178.6 sqm (Type E2); 16 no. 
apartment blocks (W01-07 & E01-09) ranging from three to six no. 
storeys in height, over undercroft / basement car parking, containing a 
total of 115 no. 1 bed apartments with a GFA ranging from c. 49.4 sqm 
to 51.3 sqm, 391 no. 2 bed apartments with a GFA ranging from c. 82.1 
sqm to 95.8 sqm, and 48 no. 3 bed duplex / own door apartment units 
with a GFA of c. 103 sqm to 115.8 sqm. 18 no. 3 bed duplex / own door 
apartment units are located at the neighbourhood centre with a GFA 
ranging from c.103 sqm to 162.8 sqm in a three to four storey building 
(which also contains the childcare facility and retail units at ground floor 
level). Bin and cycle storage areas are proposed within the apartment 
blocks and single and double bin stores are proposed for the houses. A 
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bring bank is proposed adjacent to the neighbourhood centre block. 5 
no. electricity sub-stations are proposed for the site. A total of 1,443 no. 
car parking spaces are proposed, which includes 710 no. spaces for the 
houses, 688 no. spaces for the apartment blocks (W01-07 and E01-E09) 
and 29 no. spaces for the residential units and 16 no. spaces for the 
childcare facility and retail units within the neighbourhood centre 
element of the scheme. The associated site and infrastructural works 
include foul and surface water drainage, attenuation tanks, open space 
including playgrounds, a MUGA (multi-use games area) and exercise 
units, cycle stores / spaces, landscaping, boundary walls and fences, 
internal roads, cyclepaths and footpaths. 

D16A/0650 Lands at 
Stepaside Park, 
Stepaside, 
Dublin 18 
accessed from 
Enniskerry 
Road through 
the existing 
estate roads of 
Stepaside Park 

Permission for revisions to permitted development Ref. Ref. D13A/0190 
to omit 10 no. 3-bedroom terraced houses and 3 no. 5-bedroom 
detached houses (13 houses in total to be omitted) to now provide 13 
no. detached 4-bedroom houses instead.  The development includes on-
curtilage car parking and associated site works. 

D13A/0190 c. 3.2 hectares 
site to the 
North of 
Stepaside Park, 
Stepaside, Co. 
Dublin 

Permission for development consisting of 46 houses on part of the 
remaining undeveloped lands.  The development comprises 10 three 
bedroomed houses, 20 four bedroomed houses and 16 five bedroomed 
houses of 2-3 storeys of which 36 are detached and 10 terraced, on-
curtilage car parking, open space including play areas, surface water 
attenuation and all requisite engineering works.  The residential 
development includes a high quality multi games area and open space 
for the benefit of all the residents of Stepaside Park and incorporation of 
trees into a parkland setting, creating an accessible amenity.  The 
development shall be accessed from the existing estate roads of 
Stepaside Park from a new roundabout consistent with that approved 
under D00A/1279 at the existing access on Enniskerry Road with 
consequential changes to estate boundary walls and to develop open 
space to incorporate a new pedestrian link from Enniskerry Road along 
the old route of the pylon corridor alongside Nos. 8, 23, 24 and 36 
Stepaside Park to provide for a future connection to Ballyogan Park, at 
the request of the Local Authority. 

In relation to Planning Ref. ABP30428819, an Information for Screening for Appropriate Assessment report was 
prepared by Brady Shipman Martin (BSM) to accompany this planning application. This report concludes with 
the following: 

‘This report concludes on the best scientific evidence that it can be clearly demonstrated that no elements of the 
project will result in any impact on the integrity or Qualifying Interests / Special Conservation Interests of any 
relevant European site, either on their own or in-combination with other plans or projects, in light of their 
conservation objectives.  

As such no mitigation measures are required for the protection of these European sites.  

It is considered that this report provides sufficient relevant information to allow the Competent Authority (An 
Bord Pleanála) to carry out an AA Screening, and reach a determination that the proposed development will not 
affect the integrity of any relevant European sites under Article 6 of the Habitats Directive (92/43/EEC) in light 
of their conservation objectives.’ 

In relation to Planning Ref. ABP30152218, a Biodiversity Officer Response to the proposed development (Clay 
Farm Phase 2 SHD/PAC/331/17) was prepared by Anne Murray, Biodiversity Officer of Dun Laoghaire Rathdown 



48 

County Council. In relation to the Screening for Appropriate Assessment Report that accompanied this planning 
application, the Biodiversity Officer Response outlines the following: 

‘The Screening for Appropriate Assessment Report has been reviewed and is considered, in the opinion of the 
Biodiversity Officer, that it provides sufficient information in support of the conclusion of no significant effects.’ 

No significant projects are proposed or currently under construction that could potentially cause in combination 

effects on designated conservation sites.  

Given this, it is considered that in combination effects with other existing and proposed developments in 

proximity to the application area would be unlikely, neutral, not significant and localised. It is concluded that 

no significant effects on designated conservation sites will be seen as a result of the proposed development 

alone or combination with other projects.  

No significant effects are likely from in combination effects 

Residual Impacts and Conclusion 
The construction and operational mitigation proposed for the development satisfactorily addresses the 

mitigation of potential impacts on the sensitive receptors through the application the standard construction 

and operational phase controls. The overall impact on the ecology of the proposed development will result in 

a long term low adverse not significant residual impact on the ecology of the area and locality overall. This is 

primarily as a result of the loss of terrestrial habitats on site, supported by the creation of additional biodiversity 

features including the landscaping strategy.  
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SUMMARY 
 
 
 
Structure: None; the proposed development site is a greenfield site, with 

sections of a previously cleared brownfield site. 
 
Location:    Stepaside, Co. Dublin. 
 
Bat species present:  None Roosting. Foraging of Soprano Pipistrelle (Pipistrellus pygmaeus) 

bats were noted on site.  
  
Proposed work: Strategic Housing Development.  

 
Impact on bats: No confirmed bat roosts bat roosts will be lost. No trees of bat roosting 

potential are noted on site. The proposed development will change the 
local environment as new structures are to be erected and some of the 
existing vegetation will be removed. The development wis likely to 
displace bats from foraging at the site during construction. Based on 
the fact that a common species found,  using the site the displacement 
from this site it will not have any significant effect on local bat 
populations, and that any such effect will be only significant at the local 
level. No bat roosts or potential bat roosts will be lost due to this 
development and the species expected to occur onsite should persist. 
The lighting plan has been designed to comply with bat lighting 
guidelines. However, foraging activity on site may be reduced in the 
short-medium term until the landscaping matures. The proposed 
development is not in proximity to sensitive bat areas. The potential 
for collision risk and impact on flight paths in relation to bats is 
considered is considered low due to the low level of bat activity on site 
and the buildings would be deemed to be clearly visible to bats. 

 
Survey by:    Bryan Deegan MCIEEM 
 
Survey date:    13th September 2021 and the 27th June 2022 
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Introduction 
McGarrell Reilly Homes Limited intend to apply to An Bord Pleanála for permission for a proposed Strategic 

Housing Development at Stepaside, Co. Dublin.  

The development will consist of; 

xi. the construction of 118 no. residential units comprising: 

d) 28 no. 1-bedroom and 69 no. 2-bedroom apartments in 1 no. block ranging from 3 to 6-storeys 
in height;  

e) 10 no. 3-bedroom houses all with private amenity space; 

f) 11 no. 4-bedroom houses all with private amenity space; 

xii. the provision of podium level communal open space with a Gross Floor Area (GFA) of 1,454sq.m to 
serve the apartments in Block 1; 

xiii. the provision of 4,002 sq.m of public open space; 

xiv. the construction of a 2-storey childcare facility with a GFA of 156sq.m. with an associated play area and 
set-down car parking spaces;  

xv. the provision of 153 no. on-site car parking spaces that will provide for 97 no. under podium spaces for 
residents of the apartment building, 10 no. visitor car-parking spaces, 42 no. in-curtilage car parking 
spaces for the housing units and 4 no. car-parking spaces designated for the childcare facility; 

xvi. 4 no. motorcycle parking spaces at under podium level;  

xvii. the provision of 248 no. bicycle parking spaces including 170 no. long-stay spaces, 56 no. short-stay 
spaces and 22 no. for use by the childcare facility;  

xviii. access will be provided via a 137m extension to the Clay Farm Loop Road and construction of local 
access roads to serve the development which will connect with the new section of the Clay Farm Loop 
Road; 

xix. provision of 4 no. new pedestrian and cyclist links to adjoining residential development in Stepaside 
Park, one of which will also facilitate emergency vehicle access to Stepaside Park and access to re-
configured bin-store for existing residents of The Courtyard; 

xx. all ancillary site development works including plant, waste storage areas, landscaping, green roofs, 
boundary treatments, SuDS measures, ESB substation, public lighting, and solar PV panels.  

The proposed site outline and location is demonstrated in Figure 1. 
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Figure 1: Site outline.  
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Landscape 

A Landscape Report was prepared by Brown, Richardson + Rowe Landscape Architects and Planners to 
accompany this planning application. This report outlines the following landscape strategy for the proposed 
development: 

‘The vision of the proposed development is to thereby create a connected, high quality sustainable residential 
development that is sensitive to its context, while creating its own character and sense of place. The landscape 
approach will reinforce this larger development vision by capitalising on the existing natural features and 
character of the site and by creating accessible open spaces that are connected to new and existing residential 
neighbourhoods. 

The open spaces will ensure the whole of the existing and new development feels cohesive and connected. There 
are three main public open spaces: 

• the Lower Lawn near the existing stand of beech trees, 

• the Western Neighbourhood Park, and 

• the Eastern Neighbourhood Park. 

There is also a Communal Amenity Space for the apartment building. In addition, the streetscape has been 
carefully considered to provide a safe environment for the neighbourhood, legible bicycle and pedestrian path 
connections throughout the site, and appropriate street tree planting that corresponds to the differing street 
types.’ 

The overall landscape plan is demonstrated in Figure 2. 

Arborist 

An Arboricultural Assessment and Impact Report has been prepared by CMK Hort + Arb Ltd. to accompany this 
planning application. This report outlines the following: 

‘Impact of the proposed development 

The subject site gross application area is 1.97 hectares in size with the proposed development consisting of:  

vi. the construction of 118 no. residential units comprising:  

vii. the provision of podium level communal open space with a Gross Floor Area (GFA) of 1,454sq.m to serve 
the apartments in Block 1.  

viii. the provision of 4,002 sq.m of public open space.  

ix. the construction of a 2-storey childcare facility with a GFA of 156sq.m. with an associated play area and 
set-down car parking spaces.  

x. all ancillary site development works including plant, waste storage areas, landscaping, green roofs, 
boundary treatments, SuDS measures, ESB substation, public lighting, and solar PV panels.  

The proposed development will necessitate the removal of the Monterey cypress #1485 hedge which falls within 
the road alignment.  

Underground service alignments are proposed to run between tree groups located outside of the site on the 
North-western boundary. It is considered that these services can be installed without impacting on these trees 
as they are located outside of the trees’ RPAs. Drawing TSTE003 102 Arboricultural Impact & Tree Protection 
Rev A shows the RPAs of trees closest to the proposed works to illustrate this point.  

Tree protection fencing locations are shown on drawing TSTE003 102 Arboricultural Impact & Tree Protection 
Rev A. These are designed to provide a clear barrier between site works and existing trees which are outside of 
the site boundary. All works in the vicinity of trees adjacent to the site will be monitored by the project arborist.’ 

The tree survey and constraints plan and Arboricultural Assessment & tree protection plan are demonstrated 
in Figures 3 & 4. 
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Figure 2. Overall landscape plan  



57 

  

Figure 3. Tree survey and constraints plan  
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Figure 4. Arboricultural Impact & Tree Protection  
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Lighting 

An Outdoor Lighting Report has been prepared by Sabre Electrical Services Ltd. to accompany this planning 
application. This report outlines the following calculation grids: 

The proposed public lighting layout is demonstrated in Figure 7. 



60 

The proposed public lighting layout and Horizontal Illuminance (lux) Grids are demonstrated in Figures 5 & 6. 

 

Figure 5. Horizontal Illuminance (lux) – Grid 1 Figure 6. Horizontal Illuminance (lux) – Grid 3 
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Figure 7. Public lighting layout 
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Competency of Assessor 

This report has been prepared by Bryan Deegan MSc, BSc (MCIEEM). Bryan has over 27 years of experience 
providing ecological consultancy services in Ireland. He has extensive experience in carrying out a wide 
range of bat surveys including dusk emergence, dawn re-entry and static detector surveys. He also has 
extensive experience reducing the potential impact of projects that involve external lighting on Bats. Bryan 
trained with Conor Kelleher author of the Bat Mitigation Guidelines for Ireland (Kelleher and Marnell 
(2022)) and Bryan is currently providing bat ecology (impact assessment and enhancement) services to Dun 
Laoghaire Rathdown County Council primarily on the Shanganagh Park Masterplan. The desk and field 
surveys were carried out having regard to the guidance: Bat Surveys for Professional Ecologists – Good 
Practice Guidelines 3rd Edition (Collins, J. (Ed.) 2016) and Marnell, Kelleher and Mullen (2022), Bat 
Mitigation Guidelines for Ireland V2 (which update and replace the Bat Mitigation Guidelines for Ireland 
published in 2006). 

Legislative Context  

Wildlife Act 1976 (as amended by, inter alia, the Wildlife (Amendment) Act 2000).  

Bats in Ireland are protected by the Wildlife (Amendment) Act 2000. Based on this legislation it is an offence 
to wilfully interfere with or destroy the breeding or resting place of any species of bat. Under this legislation 
it is an offence to “Intentionally kill, injure or take a bat, possess or control any live or dead specimen or 
anything derived from a bat, wilfully interfere with any structure or place used for breeding or resting by a 
bat, wilfully interfere with a bat while it is occupying a structure or place which it uses for that purpose. “ 

Habitats Directive- Council Directive 92/43/EEC 1992 on the conservation of natural habitats and of wild 
fauna and flora has been transposed into Irish Law, including, via, inter alia, the European Communities 
(Birds and Natural Habitats) Regulations 2011 (as amended). See Art.73 of the 2011 Regulations which 
revokes the 1997 Regulations. 

Annex II of the Council Directive 92/43/EEC 1992 on the conservation of natural habitats and of wild fauna 
and flora (EC Habitats Directive) lists animal and plant species of Community interest, the conservation of 
which requires the designation of Special Areas of Conservation (SACs); Annex IV lists animal and plant 
species of Community interest in need of strict protection. All bat species in Ireland are listed on Annex IV 
of the Directive, while the Lesser Horseshoe Bat (Rhinolophus hipposideros) is protected under Annex II 
which related to the designation of Special Areas of Conservation for a species.  

Under the European Communities (Birds and Natural Habitats) Regulations 2011 (as amended), all bat 
species are listed under the First Schedule and, pursuant to, inter alia, Part 6 and Regulation 51, it is an 
offence to: 

• Deliberately capture or kill a bat; 

• Deliberately disturb a bat particularly during the period of breeding, hibernating or migrating; 

• Damage or destroy a breeding site or resting place of a bat; 

• Keep, sell, transport, exchange, offer for sale or offer for exchange any bat taken in the wild. 

Bat survey 

This report presents the results of site visit by Bryan Deegan (MCIEEM) on the 13th September 2021 and 
the 27th June 2022.  Bat emergent and detector surveys were carried out. Trees on site were examined for 
bat roosting potential. There are no buildings on site.  

Survey methodology 

As outlined in Marnell et al. 2022 ‘The presence of a large maternity roost can normally be determined on 
a single visit at any time of year, provided that the entire structure is accessible and that any signs of bats 
have not been removed by others. However, most roosts are less obvious. A visit during the summer or 
autumn has the advantage that bats may be seen or heard. Buildings (which for this definition exclude 
cellars and other underground structures) are rarely used for hibernation alone, so droppings deposited by 
active bats provide the best clues. Roosts of species which habitually enter roof voids are probably the 
easiest to detect as the droppings will normally be readily visible. Roosts of crevice-dwelling species may 
require careful searching and, in some situations, the opening up of otherwise inaccessible areas. If this is 
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not possible, best judgement might have to be used and a precautionary approach adopted. Roosts used by 
a small number of bats, as opposed to large maternity sites, can be particularly difficult to detect and may 
require extensive searching backed up by bat detector surveys (including static detectors) or emergence 
counts.’ In relation to the factors influencing survey results the guidelines outlines the following ‘During 
the winter, bats will move around to find sites that present the optimum environmental conditions for their 
age, sex and bodyweight and some species will only be found in underground sites when the weather is 
particularly cold. During the summer, bats may be reluctant to leave their roost during heavy rain or when 
the temperature is unseasonably low, so exit counts should record the conditions under which they were 
made. Similarly, there may be times when females with young do not emerge at all or emerge only briefly 
and return while other bats are still emerging thus confusing the count. Within roosts, bats will move around 
according to the temperature and may or may not be visible on any particular visit. Bats also react to 
disturbance, so a survey the day after a disturbance event, may give a misleading picture of roost usage.’ 

The survey involved the methodologies outlined in Collins (2016) which included the roost inspection 
methodologies i.e. external methodology outlined in section 5.2.4.1 and the internal survey outlines in 
section 5.2.4.2 of the guidelines. In addition, the methodologies for Presence absence surveys (Section 7) 
was carried out for dust emergent surveys.’ 

As outlined in Collins (2016) ‘The bat active period is generally considered to be between April and October 
inclusive (although the season is likely to be shorter in northern latitudes). However, because bats wake up 
during mild conditions, bat activity can also be recorded during winter months.’  

Survey Results 

Trees as potential bat roosts.  
A ground level roost assessment was carried and used to examine the trees on site for features that could 

form bat roosts. Potential roosting features include heavy ivy growth, broken limbs, areas of decay, vertical 

or horizontal cracks, cracks in bark etc. None of the trees on site had features that would be considered to 

be of importance to roosting bats. All trees on site were assessed. No bats, evidence of bats or bat roost 

were identified in any of the onsite trees. A derogation license is therefore not required for the removal of 

trees on site. 

Emergent/detector surveys. 
Emergent/detector surveys were carried out by Bryan Deegan on the 13th September 2021 (Sunset 19:45) 

and the 27th June 2022 (Sunset 21:57) 

The detector surveys were undertaken within the active bat season and the transects covered the entire 

site multiple times during the night. Weather conditions were good with mild temperatures of greater than 

10oC after sunset. Winds were light and there was no rainfall. Insects were observed in flight during both 

surveys. 

As outlined in Collins (2016) in relation to weather conditions ‘The aim should be to carry out surveys in 

conditions that are close to optimal (sunset temperature 10oC or above, no rain or strong wind.), particularly 

when only one survey is planned…. Where surveys are carried out when the temperature at sunset is below 

10oC should be justified by the ecologist and the effect on bat behaviour considered.’ There were no 

constraints in relation to the surveys carried out. All areas of the site were accessible and weather 

conditions were optimal for bat assessments.  

At dusk, bat detector surveys were carried out onsite using an Echo meter touch 2 Pro detector to 

determine bat activity. Bats were identified by their ultrasonic calls coupled with behavioural and flight 

observations.  

A single Soprano Pipistrelle (Pipistrellus pygmaeus) was observed foraging on site (Figure 12) in 2021. A 

single Soprano Pipistrelle (Pipistrellus pygmaeus) was also noted in 2022 on site. No bats were observed 

emerging from onsite trees or structures proximate to the subject site. Activity was concentrated along the 

treeline located to the north of the site.  
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Survey Species Location No. of Passes Time 

13th September 2021 Soprano pipistrelle Treeline along 
northern boundary 
of the site  

5 20:43-20:52 

27th June 2022 Soprano pipistrelle Treeline located to 
west of the site  

4 22:25-22:32 

 

Bat assessment findings 

Review of local bat records 
The review of existing bat records (sourced from Bat Conservation Ireland’s National Bat Records Database) 

within a 2km2 grid (Reference grid O12X) encompassing the study area reveals that three of the nine known 

Irish species have been observed locally (Table 1). The National Biodiversity Data Centre’s online viewer 

was consulted in order to determine whether there have been recorded bat sightings in the wider area. 

This is visually represented in Figures 8-11. The following species were noted in the wider area: Brown 

Long-eared Bat (Plecotus auritus), Daubenton’s Bat (Myotis daubentonii), Natterer’s Bat (Myotis nattereri), 

Whiskered Bat (Myotis mystacinus), Nathusius’s Pipistrelle (Pipistrellus nathusii), Lesser Noctule (Nyctalus 

leisleri), and Soprano Pipistrelle (Pipistrellus pygmaeus) (Figures 8-11). 

Table 1: Status of bat species within a 2km2 grid encompassing the subject site (Reference no. O12X) 

Species name Record count Date of last record Note 

Lesser Noctule (Nyctalus leisleri) 
 

3 
 

08/06/2010 
 

National Bat 
Database of Ireland 

Pipistrelle (Pipistrellus pipistrellus sensu 
lato) 

4 
 

08/06/2010 
 

National Bat 
Database of Ireland 

Soprano Pipistrelle (Pipistrellus pygmaeus) 
 

2 
 

08/06/2010 
 

National Bat 
Database of Ireland 
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Figure 8. Brown Long-eared Bat (Plecotus auritus) (yellow), Daubenton’s Bat (Myotis daubentonii) (purple), and 
both Brown Long- eared Bat and Daubenton’s Bat (orange) (Source NBDC) (Site – red circle) 

  

Figure 9. Natterer’s Bat (Myotis nattereri) (purple) and Whiskered Bat (Myotis mystacinus) (yellow) (Source NBDC) 

(Site – red circle) 
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Figure 10. Nathusius’s Pipistrelle (Pipistrellus nathusii) (purple), Lesser Noctule (Nyctalus leisleri) (yellow), and 
both Lesser Noctule and Nathusius’s Pipistrelle (orange) (Source NBDC) (Site – red circle) 

Figure 11. Soprano Pipistrelle (Pipistrellus pygmaeus) (yellow) (Source NBDC) (Site – red circle)  
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Evaluation of Results 

The bat surveys comply with bat survey guidance documentation including Marnell et al (2022) and Collins 
(2016). No bats were observed emerging from trees on site or buildings from adjacent sites. Minor bat activity 
was noted on site by soprano pipistrelle bats. The site is of relatively low importance to the local bat population. 

Potential Impact of the development on Bats 

One bat species was noted foraging on site during the site visits. No bats were noted roosting on site. No trees 
of bat roosting potential are noted on site. The proposed development will change the local environment as 
new structures are to be erected and some of the existing vegetation will be removed. The development is likely 
to displace bats from foraging at the site during construction. Based on the small number of common species 
found using the site, the displacement from this site it will not have any significant effect on local bat 
populations, and that any such effect will be only significant at the local level. No bat roosts or potential bat 
roosts will be lost due to this development and the species expected to occur onsite should persist. The lighting 
plan has been designed to comply with bat lighting guidelines. However, foraging activity on site may be 
reduced in the short-medium term until the landscaping matures. The proposed development is not in 
proximity to sensitive bat areas. The potential for collision risk and impact on flight paths in relation to bats is 
considered is considered low due to the low level of bat activity on site and the buildings would be deemed to 
be clearly visible to bats. 

Mitigation Measures 

As outlined in Marnell et al. (2022) “Mitigation should be proportionate. The level of mitigation required 
depends on the size and type of impact, and the importance of the population affected.”  In addition as outlined 
in Marnell et. al (2022) ‘Mitigation for bats normally comprises the following elements: 

• Avoidance of deliberate, killing, injury or disturbance – taking all reasonable steps to ensure works do 
not harm individuals by altering working methods or timing to avoid bats. The seasonal occupation of 
most roosts provides good opportunities for this 

• Roost creation, restoration or enhancement – to provide appropriate replacements for roosts to be lost 
or damaged 

• Long-term habitat management and maintenance – to ensure the population will persist 

• Post-development population monitoring – to assess the success of the scheme and to inform 
management or remedial operations.’ 

However, no bats were noted roosting on site. No trees of bat roosting potential are noted on site. The level 
of activity on site is low with common bat species foraging on site. As a result, the following mitigation will 
be implemented:  

• Lighting at all construction stages should be done sensitively on site with no direct lighting of hedgerows 
and treelines. 

• A post construction bat survey and light spill assessment will be carried out to ensure compliance with 
the lighting plan. 

Predicted Residual Impact of Planned Development on Bats 

The present survey found no evidence of roosting bats in any onsite tree or nearby structure therefore the 
proposed development will not result in the loss of any bat roost as no bats are roosting onsite. The proposed 
development will change the local environment as existing buildings are to be demolished and vegetation 
removed. There would be expected to be a short to medium term reduction in foraging until the landscaping 
and in particular the trees within the landscaping proposal mature. Based on the small number of common 
species found using the site the displacement from this site it will not have any significant effect on local bat 
populations, and that any such effect will be only significant at the local level. The external lighting for this 
development has been designed to achieve the performance requirements as set out in the Bats and Lighting – 
Guidance Notes for Planners, Engineers, Architects and Developers (Bat Conservation Ireland, 2010) and Bats 
and Lighting in the UK – Bats and the Built Environment Series (Institute of Lighting Professionals, September 
2018). All lighting is set at 2700oK in compliance with bat lighting guidelines. In the medium-long term bat 
foraging would be expected to continue on site and no significant effect would be foreseen.   
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Figure 12. Bat foraging on site. Soprano pipistrelle (Pipistrellus pygmaeus) (yellow 2021) (blue 2022) 
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