EIA Screening Report
For a proposed Strategic Housing Development on lands
at Stepaside, Co. Dublin
on behalf of McGarrell Reilly Homes Ltd.

July 2022

July 2022 | EIA Screening Report

Document Control Sheet
Client

McGarrell Reilly Homes Ltd.

Project Title

Stepaside SHD

Document Title

EIA Screening Report
Volumes

Document Comprises

-

Pages

36

(Including Cover)

Appendices

0

Prepared by

Rachel Condon

Checked by

Martina Keenan Rivero

Office of Issue

Dublin
Revision

Document Information

A

Status

Final

Issue Date

www.mhplanning.ie

1

July 2022

CORK

DUBLIN

6 Joyce House

Kreston House

Barrack Square

Arran Court

Ballincollig

Arran Quay

Cork

Dublin 7

P31 YX97

D07 K271

T. +353 (0)21 420 8710

T. +353 (0)1 676 6971

July 2022 | EIA Screening Report

Contents
1.

Introduction ...................................................................................................................................4

2.

EIA Screening .................................................................................................................................6
2.1

Mandatory EIA – Schedule 5 of Planning & Development Regulations ........................6

2.2

Sub-threshold EIA .................................................................................................................6

2.3 Form of decision .........................................................................................................................7
3.

Methodology ..................................................................................................................................8

4.

Description of the Proposed Development & Physical Characteristics .............................. 11
4.1

Size and Design.................................................................................................................. 11

4.2

Cumulation with other Existing &/Or Approved Plans and Projects .......................... 15

4.3

The nature of any associated demolition works ........................................................... 20

4.4

Use of natural resources .................................................................................................. 20

4.5

Production of Wastes........................................................................................................ 20

4.6

Pollution and Nuisances ................................................................................................... 21

4.7

Risk of Accidents of Disasters .......................................................................................... 21

4.8

Risks to Human Health ..................................................................................................... 22

5.

Location of the Proposed Development ................................................................................. 22
4.9

Existing and Approved Land Use .................................................................................... 22

4.2

Transboundary Impacts ................................................................................................... 23

6.

Possible Effects on the Environment ....................................................................................... 23
6.1

Population & Human Health ............................................................................................ 23

6.1.1

Housing Supply & Childcare ........................................................................................ 24

6.1.2

Employment ................................................................................................................... 24

6.2

Natural Resources & Absorption Capacity ..................................................................... 24

6.2.1

Landscape Character .................................................................................................... 24

6.2.2

Visual Amenity Impact .................................................................................................. 24

6.2.3

Noise ............................................................................................................................... 25

6.2.4

Dust ................................................................................................................................. 25

6.2.5

Biodiversity..................................................................................................................... 26

6.3

Land & Soils ........................................................................................................................ 26

6.4

Material Assets .................................................................................................................. 27

6.4.1

Drainage ......................................................................................................................... 27

6.4.2

Traffic & Transport ........................................................................................................ 27

6.4.3

Waste .............................................................................................................................. 27

6.5

2

Amenity in Surrounding Areas ........................................................................................ 28

July 2022 | EIA Screening Report

6.6

Water ................................................................................................................................... 28

6.7

Air & Climate ...................................................................................................................... 28

6.8

Cultural Heritage ............................................................................................................... 29

6.8.1

Archaeology ................................................................................................................... 29

6.9

Interactions ........................................................................................................................ 29

6.10

Transfrontier ...................................................................................................................... 29

7.

Characteristics of Potential Impacts ........................................................................................ 30

8.

Conclusion ................................................................................................................................... 33

3

July 2022 | EIA Screening Report

1. Introduction
This Environmental Impact Assessment Screening Report is submitted by McCutcheon Halley
Chartered Planning Consultants on behalf of our client, McGarrell Reilly Homes Ltd, in respect
of a proposed Strategic Housing Development on lands located at Stepaside, Co. Dublin (the
Site).
Environmental Impact Assessment (EIA) requirements derive from EU Directives. Council
Directive 2014/52/EU amended Directive 2011/92/EU and is transposed into Irish Law by, inter
alia, the Planning and Development Act 2000 (as amended) and the Planning and
Development Regulations 2001 (as amended).
This Screening Report is submitted to address Section 11 (c) of the Strategic Housing
Development (‘SHD’) Application Form, “Is an Environmental Impact Assessment Report (EIAR)
required for the proposed development?”
A separate Statement in accordance with Article 299B(1)(b)(ii)(II)(C) of the Planning and
Development Regulations 2001 (as amended) is included with this application.
Proposed development that falls within one of the categories of development specified in
Schedule 5 of the Planning and Development Regulations 2001 (as amended) (PDRs), which
equals or exceeds, a limit, quantity, or threshold prescribed for that class of development must
be accompanied by an Environmental Impact Assessment Report (EIAR).
Where a project is of a specified type but does not meet, or exceed, the applicable threshold
then the likelihood of the ‘sub-threshold’ project having significant effects (adverse and
beneficial) on the environment needs to be considered.
For the Competent Authority to determine whether sub-threshold development requires an
Environmental Impact Assessment (EIA) it is necessary to undertake an assessment against
the criteria set out in Schedule 7 of the PDRs.
As part of this process, there is a requirement on the Applicant to provide the information
required under Schedule 7A of the PDRs and this report fulfils that obligation.
This report is informed by the suite of reports and drawings included with the application
together with the following Guidelines:
•

•

•
•

4

Environmental Impact Assessment (EIA) Guidance for Consent Authorities regarding
Sub-threshold Development, Department of Housing, Local Government and
Heritage, 2020.
Guidelines for Planning Authorities and An Bord Pleanála on carrying out
Environmental Impact Assessment, Department of Housing, Planning and Local
Government, 2018.
Environmental Impact Assessment of Projects: Guidance on Screening, European
Commission, 2017.
Guidelines on the information to be contained in Environmental Impact Assessment
Reports 2022 – Environmental Protection Agency (EPA), 2022.
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This Environmental Impact Assessment (EIA) Screening Report has been prepared by
Rachel Condon of McCutcheon Halley Planning Consultants on behalf of the Applicant,
McGarrell Reilly Homes Ltd. Rachel holds an MA (Hons) in Planning and Sustainable
Development obtained from the University College of Cork. Rachel has undertaken
numerous environmental screening reports for residential development, including
development located at Kilhedge Lane, Lusk, Co. Dublin and Glenamuck, Co. Dublin.
Rachel has 8 years of professional experience, working in Australia, within both planning
authorities and private consultancies, and as a planning consultant in Ireland.
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2. EIA Screening
2.1 Mandatory EIA – Schedule 5 of Planning & Development
Regulations
The subject development does not fall within development classes set out in the Part 1 of
Schedule 5.
The proposed development for 118 residential units falls within the category ‘Infrastructure
Project’ of Schedule 5, Part 2, (10) (b), which provides that a mandatory EIA must be carried
out for the following projects:

(10b)
(i)
(ii)

(iii)
(iv)

Construction of more than 500 dwellings
Construction of a car-park providing more than 400 spaces, other than a carpark provided as part of, and incidental to the primary purpose of, a
development.
Construction of a shopping centre with a gross floor space exceeding 10,000
square metres.
Urban development which would involve an area greater than 2 hectares in
the case of a business district, 10 hectares in the case of other parts of a builtup area and 20 hectares elsewhere.

(In this paragraph, “business district” means a district within a city or town in which the
predominant land use is retail or commercial use.)
As the proposed development is for 118 residential units, on a site area of approx. 1.97
hectares within a built-up area where the predominant land use is residential, the proposed
development does not trigger a requirement for a mandatory EIA because:
i.
ii.

The number of units proposed falls below the threshold of 500
dwellings; and –
The site area falls below the threshold of 10 hectares.

Having regard to the wide scope and broad purpose of the EIA Directive, it is considered
prudent to confirm that the proposed development would not meet or exceed the relevant
thresholds.
Together, the proposed development would deliver 118 residential units which is approx.
76.4% below the 500-unit threshold. The Site encompasses approx. 1.97 hectares and this
area is approximately 80.3% below the 10-hectare threshold.

2.2 Sub-threshold EIA
Schedule 5, Part 2, (15) outlines that any project listed in this Part which does not exceed a
quantity, area or other limit specified in this Part in respect of the relevant class of
development, but which would be likely to have significant effects on the environment, having
regard to the criteria set out in Schedule 7.
In cases where a project is mentioned in Part 2 but is classed as “sub-threshold development”,
as is the case for this proposed development, it is necessary for An Bord Pleanála to undertake

6
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a case-by-case examination about whether the development is likely to be associated with
significant effects on the environment, unless, on preliminary examination it can be concluded
that there is no real likelihood of significant effects on the environment.
Having regard to the nature of this proposed development and the existing environment it is
considered that a preliminary examination would not be sufficient to rule out likely significant
environmental effects and so this report has been prepared.
This development will consist of the construction of 118 no. residential units comprising 28
no. 1-bedroom and 69 no. 2-bedroom apartments in 1 no. block ranging from 3 to 6-storeys
in height, 10 no. 3-bedroom houses, 11 no. 4-bedroom houses all with private amenity space,
the provision of podium level communal open space with a Gross Floor Area (GFA) of
1,454sq.m, 4,002 sq.m of public open space; 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, 153 no.
on-site car parking spaces, 4 no. motorcycle parking spaces, 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. 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. The development also includes the 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 reconfigured bin-store for existing residents of The Courtyard. 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 are also proposed.

2.3 Form of decision
It is a matter for the Board, as the competent authority, to determine whether the proposed
development is likely to have significant effects on the environment such as to require an EIA
to be carried out. If the screening determination carried out by the Board reaches the
conclusion that the proposed development is not likely to have significant effects on the
environment, the Board’s attention is specifically drawn to the requirement that the Board’s
screening determination must comply with the requirements of Article 299C (1)(b) and (2) of
the Planning and Development Regulations, as amended, which provide, in so far as relevant:

“(1)(b) The Board shall – include, or refer to, in its screening determination under article
299B the main reasons and considerations, with reference to the relevant criteria
listed in Schedule 7, on which the determination is based, …
(2) (a) Paragraph (b) applies where the screening determination is that the proposed
development would not be likely to have significant effects on the environment and
the applicant has provided, under article 299B(1)(c), a description of the features, if
any, of the proposed development and the measures, if any, envisaged to avoid or
prevent what might otherwise have been significant adverse effects on the
environment of the development.1

1

Commonly referred to as mitigation measures.
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(b) The Board shall specify such features, if any, and such measures, if any, in the
screening determination.”
Mitigation measures for the proposed development during the construction and operational
phase are set out in the supporting reports included with this application including, but not
limited to;
•
•
•
•
•
•
•
•
•
•

Construction Environmental Management Plan
Landscape & Visual Impact Assessment
Ecological Impact Assessment (EcIA)
Appropriate Assessment
Wind Microclimate Study
Site Specific Flood Risk assessment
Archaeological Assessment
Infrastructure Design Report
Traffic and Transport Assessment
Public Lighting Calculation Report

All mitigation measures have been taken into account in the context of the EIA screening
assessment in the context of this report.

3. Methodology
The proposed development is a ‘project’ for the purpose of the EIA Directive and implementing
Regulations. However, it does not meet the applicable mandatory threshold as the number of
units falls below the 500 dwellings threshold and urban development which would involve an
area of 10 hectares in the case of other parts of the built-up area.
The key issue for the competent authority in the context of the possible need for EIA of subthreshold is whether or not such development is likely to have significant effects on the
environment. Consideration of significant effect should not be determined by reference to
size only. The nature and location of a project must also be taken into account.
This EIA Screening Report is therefore being undertaken to determine in light of the criteria
listed in Schedule 7A of the Planning and Development Regulations whether or not this
proposed development will require full EIA.
According to the Guidelines for Planning Authorities and An Bord Pleanála on carrying out
Environmental Impact Assessment (2018) “For all sub-threshold developments listed in

Schedule 5 Part 2, where no EIAR is submitted or EIA determination requested, a screening
determination is required to be undertaken by the competent authority unless, on preliminary
examination it can be concluded that there is no real likelihood of significant effects on the
environment. This is initiated by the competent authority following the receipt of a planning
application or appeal. A preliminary examination is undertaken, based on professional
expertise and experience, and having regard to the ‘Source – Pathway – Target’ model, where
appropriate. The examination should have regard to the criteria set out in Schedule 7 to the
2001 Regulations. Where, based on a preliminary examination of the information submitted
with the application and any other supplementary information received, the competent
authority concludes that, having considered the nature, size and location of the proposed

8
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development, there is no real likelihood of significant effects on the environment, this should
be recorded with reasons for this conclusion stated, and no EIA required or formal
determination made. The recording of the competent authority’s view should be brief and
concise, but adequate to inform the public. In many cases this considered view will be included
in the planner’s/inspector’s report on the planning application and this may be crossreferenced in the competent authority’s decision. Normally, this will be published at the time
of the decision of the competent authority.”

The information to be provided by the Applicant under Schedule 7A is as follows:
1.
A description of the proposed development, including in particular: (a) a description of
the physical characteristics of the whole proposed development and, where relevant, of
demolition works; (b) a description of the location of the proposed development, with
regard to the environmental sensitivity of geographical areas likely to be affected.
2.
A description of the aspects of the environment likely to be significantly affected by the
proposed development.
3.
A description of any likely significant effects, to the extent of the information available
on such effects, of the proposed development on the environment resulting from: (a)
the expected residues and emissions and the production of waste, where relevant; (b)
the use of natural resources, in particular soil, land, water and biodiversity.
4.
The compilation of the information at paragraphs 1 to 3 shall consider, where relevant,
the criteria set out in Schedule 7.’
The criteria for assessing sub-threshold development under the EIA Directive (schedule 7 of
PDRs) are grouped under three headings:
I.
characteristics of Proposed Development;
II.
location of Proposed Development; and
III.
characteristics of Potential Impacts.
The key issue is, are the likely effects “significant” in the context of these criteria. ‘Significant
Effects’ is defined in the EPA ‘Guidelines on the information to be contained in Environmental
Impact Assessment Reports’ 2022 (EPA Guidelines) as;
“An effect which, by its character, magnitude, duration, or intensity, significantly alters

a sensitive aspect of the environment”

The identified quality, significance, and duration of effects for each aspect is largely based on
the terminology set out in the EPA Guidelines on the information to be contained in
Environmental Impact Assessment Reports (2022). The Guidelines state:
“The relevant terms listed in the table below can be used to consistently describe specific
effects. All categories of terms do not need to be used for every effect.” (emp. added)
Quality of Effect
Positive

9

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

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

Negative/Adverse

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

Imperceptible

An effect capable of measurement but without significant
consequences.

Not Significant

An effect which causes noticeable changes in the character of
the environment but without significant consequences

Slight 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 Effects

An effect which obliterates sensitive characteristics.
Duration and Frequency of Effects

Momentary

Seconds to minutes

Brief

Less than 1 day

Temporary

Less than 1 year

Short-term

1-7 years

Medium-term

7-15 years

Long-term

15-60 years

Permanent

Over 60 years

Reversible Effects

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

Frequency of Effects

Describe how often the effect will occur (once, rarely,
occasionally, frequently, constantly – or hourly, daily, weekly,
monthly, annually).

Table 1: Description of effects

10
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4. Description of the Proposed Development
& Physical Characteristics
The information provided in this section corresponds to the information required under
paragraph 1(a) of Schedule 7A, namely –

1. A description of the proposed development, including in particular –
(a) a description of the physical characteristics of the whole proposed development
and, where relevant, of demolition works, …
This section also addresses, where relevant, the various headings under paragraph 1 of
Schedule 7 which also relates to ‘Characteristics of the Proposed Development’.
4.1

Size and Design

The Applicant, McGarrell Reilly Homes Ltd., is applying to An Bord Pleanála for permission for
a Strategic Housing Development on lands located at Stepaside, Co. Dublin. The area of the
Site is approx.1.97ha.
The Site is situated approximately 11km south of Dublin City Centre and c. 400m from
Stepaside village. The lands are situated to the west of Clay Farm Phase 2, currently under
construction (as approved under ABP Reg. Ref. 301522), and to the north-east of Stepaside
Park. Stepaside Golf Club and Cruagh Manor housing estate are located to the south-east of
the subject lands with undeveloped lands adjoining the Site to the north.
The Site is irregular in shape and located at the bottom of a slope. The Site is bound by existing
two-storey residential dwellings along the western and southern boundaries (Stepaside Park)
and by Clay Farm - Phase 2 lands to the east. The Site lies on the route of the proposed Clay
Farm Loop Road that will be extended as part of the proposed SHD application.
In terms of current access and connectivity, the existing development at Stepaside Park, that
borders the subject lands to the west and south, is accessed directly from the Enniskerry Road.
The Enniskerry Road is well served by a number of Dublin Bus services with further details
provided in the Traffic and Transport Assessment that is submitted with this application under
separate cover.
The Luas Green Line runs along Ballyogan Road with 2 no. stops located in close proximity to
the Site. These include Leopardstown Valley to the east and The Gallops to the north of the
Site.
Ballyogan Stream runs in an easterly direction along the south of Clay Farm Phase 1 and
separates it from Clay Farm Phase 2 and the Site.
A Recorded Monument (026-123) ‘Urn Burial’ is located to the north-east of the proposed
development lands, external to the boundary of the Site.

11
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Figure 1: Site Context (Source: CCK Architects)
The Site currently contains no existing buildings and was historically used for agricultural
purposes. More recently, the lands were used for a construction compound and there is
existing surface water drainage which was constructed as part of the adjoining Stepaside Park
development.
The proposed Site Layout Plan is illustrated in Drawing No. 1806-SHD-104 that accompanies
this SHD application submission. Figure 2 below provides the proposed Site Layout Plan.

12
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Figure 2: Proposed Site Layout Plan (Source: CCK Architects)
The proposed 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. carparking 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

13
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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 mix as a percentage of the overall development (apartments and houses) is:
•

1 Bed Apartments (28) – 24%

•

2 Bed Apartments (3 person) (5) - 4%

•

2 Bed Apartments (4 person) (64) - 54%

•

10 x 3-bed houses (10) – 9%

•

11 x 4-bed houses (11) – 9%

The design rationale is to create and deliver a connected, high quality sustainable residential
development that is sensitive to its context with its own character and sense of place, and that
maximises the site’s natural attributes while achieving maximum efficiency of the existing and
proposed infrastructure.
The development proposal will also include for the construction of a section of the Clay Farm
Loop Road. The 137m extension of the Loop Road from Clay Farm Phase 2 will support and
promote better permeability and connectivity for pedestrians and cyclists throughout the
wider area and will create pedestrian and cyclist connectivity links to Ballyogan Road. This will
also enable easy access to the Luas Greenline stops (c.650m approx.) for residents at
Stepaside Park and Stepaside Village.
The proposed development will facilitate the construction of 118 no. units and provide for a
net density of 79 units per hectare (uph), excluding the proposed 6m wide loop road.
A comprehensive landscape strategy that is informed by its context has been generated to
maximise the sense of community, opportunities for interactions, and engagement with the
locality. Throughout the scheme, a clear hierarchy of attractive and usable open spaces have
been designed to respond to the needs of the residents. These vary in size, scale, and
programme such as a natural children’s play area, and open flexible space for residents to
gather, underpinned by the need to promote biodiversity and sustainable practices.
Pedestrian/cycle only connections between Stepaside Park and the Site are proposed in four
locations. The podium provides a large communal amenity space which totals to approx.
1,454sq.m. A total of 4,002sq.m of Public Open Space is also provided across the Site. Further
description of the architectural design is contained within the Architect’s Design Statement
prepared by CCK Architects.
The Site currently has no existing foul loading. The Site will discharge via gravity to the existing
foul network which traverses the Site and serves the existing Stepaside Park development.
This discharges to an existing foul sewer to the north-west of the Site. Further details are
provided in the Infrastructure Design Report that has been prepared by DBFL Engineers and
submitted with this application under separate cover.

14
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There is an existing watermain located in the existing Stepaside Park development.
Connection to the public water main is proposed and sluice valves will be incorporated, in
accordance with Irish Water’s requirements.
Sustainable Urban Drainage Systems (SuDS) measures are incorporated into the surface water
management system. These include green roofs, green podium, permeable paving, rain
gardens and attenuation storage.

4.2 Cumulation with other Existing &/Or Approved Plans and Projects
The Site is located within the functional area of Dun Laoghaire-Rathdown County Council.
Development at this location is governed by the objectives and policies contained within the
Dun Laoghaire-Rathdown County Development Plan 2022-2028 (DLRCDP), adopted on the
21st of April 2022. The DLRCDP was subject to Strategic Environmental Assessment (SEA)
during the plan preparation process. The purpose of the SEA is to provide a clear
understanding of the likely environmental consequences of decisions regarding the adoption
and implementation of the Plan. Measures to monitor significant environmental effects of the
implementation of the adopted plan are provided within the SEA. The SEA concludes that
avoidance of conflict with Strategic Environmental Objectives (SEO’s) and the environment is
dependent upon compliance with the mitigation measures which have emerged through the
SEA, Appropriate Assessment (AA), Natura Impact Report and Strategic Flood Risk Assessment
processes and which have been integrated into the DP.
The results of the SEA as briefly referenced in the preceding paragraph have been taken into
account for the purposes of this screening appraisal in so far as appears relevant, recognising
that these results relate to strategic decision making rather than project level assessment.
Additionally, the Ballyogan & Environs LAP 2019-2025 was adopted on 1st July 2019. The LAP
was subject to SEA during the plan making process. Mitigation Measures in the form of policies
and objectives which emerged through the SEA were included in the LAP.
In August 2018, the Department of Housing, Planning and Local Government issued
“Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental
Impact Assessment”. These Guidelines were issued pursuant to section 28 of the 2000 Act and
planning authorities and the Board are required to have regard to same when carrying out
their functions under the Act.
The Guidelines summarise “cumulative effects” as:
“Effects are not to be considered in isolation but cumulatively i.e. when they are added to

other effects. A single effect on its own may not be significant in terms of impact on the
environment but, when considered together with other effects, may have a significant impact
on the environment. Also, a single effect which may, on its own, have a significant effect, may
have a reduced and insignificant impact when combined with other effects ”.
The Directive requires that the EIAR describes the cumulation of effects. Cumulative effects
may arise from: - The interaction between the various impacts within a single project; - The
interaction between all of the differing existing and/or approved projects in the same areas as
the proposed project. The Irish Courts, in Ratheniska Timahoe and Spink Substation Action
Group v An Bord Pleanála [2015] IEHC 18, have held that the obligation to take into account
the cumulative impact of the development, the subject matter of a planning application, with
other developments is confined to existing and permitted development in the relevant area.

15
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It does not necessitate deliberation on possible future development which may be at the
concept, design or the early planning stage and which may not yet have been authorised.
The Site is zoned Objective A in the Dun Laoghaire-Rathdown County Development Plan
2022-2028 and the objective is ‘to protect and/or improve residential amenity’. A search of the
Dun Laoghaire-Rathdown Council database identifies various permitted planning applications
in respect of the Site, as demonstrated in Table 2 below.
1.

Reg. Ref. D13A/0190

Permission for development consisting of 46 no. houses, open space including
play areas, surface water attenuation and associated site works.

Granted
20 Sept.
2013

Appeal – ABP PL06D.242585

ABP concluded that the proposed layout, including the open space proposal,
and the design of the individual units will permit the proposed development
to integrate successfully with the neighbouring established housing area.

Granted
5 March
2014

Amendment Application - DLR Reg. Ref. D16A/0650

Planning permission was granted by the Planning Authority for permission for
revisions to permitted development Reg. Ref. D13A/0190 to omit 10 no. 3bedroom 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.

Granted
15 Mar.
2017

Table 2: Planning history in relation to the Site

A planning history search was also undertaken to identify planning applications in the area
surrounding the subject site, details of which are provided in Table 3 below.
SHD at Clay Farm Phase 1: Ballyogan Road, Dublin 18

Application (DA15A/0247) for a seven-year permission for a
residential development of 410 number residential units and a
childcare facility, vehicular access from Ballyogan Road, all
associated site and infrastructural works on a site area of
approximately 13.63 hectares. The residential component of the
development consists of 190 number 2-3 storey houses and 220
number apartments of 4-6 storeys in height.
Application (D17A/0468) for amendments to the permitted Clay
farm Phase 1 scheme consisting of the addition of 1 no. Velux
window to the 2nd floor attic storage space to the rear of house
types C1 (69 no. 4 bed houses), D1 (18 no. 4 bed houses) and D1A
(1 no. 4 bed house).

16

DLRCC Ref.
D15A/0247
ABP Ref.
246601-16
Granted
5 Sept. 2016

DLRCC Ref.
D17A/0468
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SHD application (304288-19) for amendments to the
westernmost part of Clay Farm Phase 1C for the provision of 192
no. apartments in two no. blocks to replace 56 no. apartments
and 10 no. houses permitted on this part of the site.

ABP Ref.
304288-19
Granted 30 July 2019

Phase 2, Clay Farm, Ballyogan Road, Dublin 18.

SHD application for 927 no. residential units consisting of 355 no.
two and three storey terraced houses, 16 no. apartment blocks
from 2- 6 storeys in height, and a neighbourhood centre
containing a childcare facility and 2 no. retail units. The
associated section of the Clay Farm Loop Road from the bridge
road link with Phase 1 to the south western site boundary, and all
associated site and infrastructural works on a site measuring c.
20.5 hectares.

ABP Ref.
301522-18
Granted
2 Aug. 2018

Glencairn (Glencairn House, a protected structure), Murphystown Way, Dublin 18.
SHD application for the demolition of existing outbuildings on
site and Construction of 243 no. apartments within 6 buildings of
4 and 5 storeys in height, 98 no. two storey houses, childcare
facility, 519 no. car parking spaces and associated site works. The
application site has an overall area of circa 9.59 hectares.

ABP Ref.
302580-18
Granted
19 Dec. 2018

Glenamuck Road South, Kiltiernan, Dublin 18
SHD application for 30 no. houses and 173 no. apartments within
12 blocks up to 6 storeys, creche, a retail unit, social/amenity
facility, two Electricity Supply Board substations, and all
associated site works on a site of c.4.28 hectares.

ABP Ref.
303978-19
Granted
26 June 2019

Lisieux Hall, Murphystown Road, Leopardstown, Dublin 18
SHD application for 200 no. apartments in 4 blocks ranging from
5 to 7 storeys, including ancillary residential support facilities,
creche, a standalone Electricity Supply Board substation building,
and associated site works on a site measuring c. 1.19 hectares.
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Lands known as Quadrant 3, The Park, Brookfield, Glenamuck Link Road and
Ballyogan Road, Carrickmines Great and Jamestown, Dublin 18

Planning application for ‘The Quadrant Neighbourhood Centre’
(featuring retail, retail services and restaurant/café uses), retail
warehouses, cinema and other leisure space, residential units,
crèche, office space, car showroom, medical centre, and linear
park. The proposed development consists of 4 blocks and ranges
from 2-6 storeys in height, and features 130 no. residential units
on a site measuring c. 10.5 hectares.

DLRCC Ref.
D18A/0257
ABP Ref.
304396-19
Granted
26 Sept. 2019

Lands at Murphystown Way, Dublin 18.
SHD application for 249 no. apartments in 3 no. buildings ranging
in height from part 4 to part 13 storeys, childcare facility and
associated site works on a site measuring c. 2.64 hectares. The
proposal includes a section of the proposed Link Road from
Murphystown Way to Sandyford (long-term road objective).

ABP Ref.
308227-20
Granted
14 Jan. 2021

Golf Lane, Carrickmines, Dublin 18

Application for 482 no. residential units in 7 blocks ranging in
height from 4 – 22 storeys, along with ancillary residential
amenities, provision of a childcare facility, gym, and local shop,
on a site area of 2.56 hectares.

ABP Ref.
309026-20
Granted
20 April 2021

Lands at Shaldon Grange, located off Enniskerry Road (R117), Kiltiernan, Dublin 18.
SHD application for 130 no. residential units, 55 no. three storey
houses, and 75 no. apartments in 5 no. three storey blocks, 204
surface car parking spaces, 158 no. bicycle parking spaces,
electricity supply board substation and associated site works on a
site measuring c. 3.32 hectares.

ABP Ref.
312214-21
Granted
11 April 2022

Table 3: Planning history in the surrounding area

The geographical distribution of these development sites surrounding the Site reflects the
rapidly changing nature of this accessible area and is depicted in Figure 3 below.
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Figure 3: Indicative Map of Applications Granted Planning Permission Surrounding the Application Site
as outlined in Table 3

In summary, there are a total of 11 planning applications granted for 9 sites in the immediate
vicinity of the Site. All accompanying reports such as the Infrastructure Design Report, TTA,
LVIA, AA screening, Construction Environmental Management Plan (CEMP) etc. have taken into
account the proposed in-combination effects. Notwithstanding this, it is reasonable to assume
that all development consents would incorporate conditions requiring protection of the
environment during the construction and operational phase.
In relation to the proposed foul wastewater, the Site will discharge via gravity to the existing
foul network which traverses the Site which will include diversions of the existing network to
facilitate the proposed development. The individual houses will connect to foul drains via
individual 100mm diameter house connections. The final destination of the foul sewer will be
to Shanganagh Waste water Treatment Plan (WwTP). Given that foul wastewater will be
treated at Shanganagh WwTP via the public sewer network, any pollutants or contaminants
will be dispersed, diluted, and ultimately treated within the public network prior to reaching
the marine environment.
A review of the Annual Environment Report 2020 for the Shanganagh WwTP outlines that the
plant has a capacity PE of 186,000. The findings of the report highlights that the plant is
currently operating within its Emission Limit Values (ELVs), and the capacity will not be
exceeded in the next three years and a high level of treatment before discharge is provided.
It is the responsibility of Irish Water to provide adequate treatment of foul water, and to assess
any potential impacts that it may have on the Natura 2000 network. Notwithstanding this, as
outlined in the accompanying AA Screening Report, no specific mitigation is required to
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prevent impacts on Natura 2000 sites. Irish Water (IW) reviewed the proposal and did not raise
any objection.
The AA screening report prepared by Altemar Marine and Environmental Consultancy also
outlined that ‘No significant projects are proposed or currently under construction that could
potentially cause in combination effects on designated conservation sites. Overall, it is
considered that the proposed development will have a significant permanent positive impact
when considered in the context of existing and approved plans which will provide residential
accommodation. 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’.
4.3

The nature of any associated demolition works

No demolition works are proposed as part of this application.
4.4

Use of natural resources

The proposed development will not involve the extensive use of natural resources and
therefore, this is not a considered relevant consideration in terms of the proposed
development.
Development of the proposed scheme will necessitate the stripping of topsoil and excavation
of subsoils to facilitate the proposal. It is intended to retain the majority of material to be reused on-site as landscaping materials, subject to testing to verify its suitability. Where excess
spoil or soil material is left over from the landscaping works, this material will be brought to a
licensed waste facility for disposal following appropriate waste classification. Further details
in relation to the ground excavation can be found within the Ground Investigation Report
accompanying this application.
4.5

Production of Wastes

Best practice procedures in general will minimise waste generated on site. Measures including
good site management will be taken to limit the quantity of waste generated during the
construction phase. Waste such as excavated material on-site will be recycled where possible.
Residues and emissions from the construction phase of the development will be related to
construction waste and emissions from construction plant. No out of the ordinary residues,
or emissions, are likely during the construction phase of the development and the
construction waste management plan will include details of any mitigation measures, if
required. The Applicant will seek to optimise reusing and recycling of generated waste during
the construction phase. All waste will be segregated on-site and stored separately prior to
removal to a suitably licensed facility. This will have a positive environmental effect as waste
to landfill will be minimised.
No residues are likely during the operational phase of the development. Emissions will be
linked to air conditioning and heating systems and will fall within regulated standards for
modern residential developments. Operational waste generated will be domestic waste from
the residential units. All domestic waste will be disposed of by a licensed waste contractor. All
works carried out will comply with the relevant statutory legislation including the Waste
Management Act and Local Government (Water Pollution) Acts.
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4.6

Pollution and Nuisances

Construction sites, by their very nature, can create nuisance, due to noise generation, dust
arising from site preparation and mud tracked onto public roads. However, there are standard
proven mitigation measures that effectively minimise the effect. The main risk to water quality
during the construction phase arises from potential runoff of silt laden rainwaters associated
with site excavations including the new extension, hard surfaces (footpaths, parking, etc),
installation of services and native planting associated with landscaping works. As detailed in
the CEMP, in the event of spillages, or other incident, steps will be taken to prevent
environmental pollution, for example, through the use of drain covers or booms to protect
drains, the use of absorbent granules following oil/chemical spills and turning off equipment
or other sources of noise or dust.
In terms of dust nuisance, the objective is to ensure that dust does not impact significantly at
nearby receptors most significantly the Ballyogan 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

Therefore, a dust management plan (DMP) will be formulated for the Site upon receipt of
planning permission which will address the following:
•

Specify a site policy on dust such as dust deposition monitoring

•

Identify site management of dust and dust suppression measures

•

Develop documented systems for managing site practices and implementing
management controls

•

Outline how the DMP can be assessed

As outlined in the Construction Environmental Management Plan (CEMP) accompanying this
application, dust deposition monitoring is recommended to ensure dust mitigation measures
are adequately controlling emissions.
Additional dust control measures are outlined within the CEMP to ensure dust from the
development does not impact upon surrounding receptors.
Other sources of pollutants include fuels, oils, concrete and chemicals. The management of
these will be subject to best construction practice relating to storage and use and any risk of
accidental spillage is low. If a spillage does occur, it is likely to be localised, and will be dealt
with by the contractor using best construction practice.
During the operational stage it is considered that the proposed residential development,
would not have any negative impact in terms of pollution or nuisance.
4.7

Risk of Accidents of Disasters

The risk of accidents having regard to the proposed development and the substances or
technologies used is considered to be extremely low in this case. The proposed development
is on a greenfield site which has been subject of previous disturbance and site clearance and
is of low ecological value in terms of habitat. An Appropriate Assessment Screening has been
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carried out by Altemar Marine and Environmental Consultancy, which concludes that having
taken into consideration surface water drainage from the proposed works, the distance
between the proposed development to designated conservation sites, lack of direct
hydrological pathway or biodiversity corridor link to conservation sites and the dilution effect
with other effluent and surface runoff, the proposed development would not give rise to any
significant effects to designated sites.
Based on a review of the Site-Specific Flood Risk Assessment (SSFRA) prepared by DBFL
Consulting Engineers for the Site, it was determined that the Site is within Flood Zone C, as
defined by the Guidelines.
The contractor’s Construction Management Plan (CMP) will be informed by a detailed risk
assessment and the implementation of standard proven construction mitigation measures
will negate the risk of major accidents or disasters arising during the construction phase.
4.8

Risks to Human Health

Construction sites pose potential risk to the health and safety of the public. However, access
by the public would be considered trespassing on private property. Assuming observance of
private property, no health and safety impacts to the public would be anticipated.
A description of the measures to manage construction traffic on the public road to ensure the
protection of human health will be provided in the Construction Management Plan (CMP) and
some details in this regard are provided in the accompany CEMP.
To reduce the potential for health and safety risks, the project developer would require that
all contractors prepare a site-specific health and safety plan before initiating construction
activities. The plan would inform those on-site of the measures to take in the event of an
emergency and would be maintained for the duration of the construction phase.
During the operational phase the risk to human health is considered to be negligible. The
proposed design provides for the segregation of pedestrians and traffic and incorporates the
principles of universal access and the requirements of Part M of the Building Regulations so
that the development will be readily accessible to all, regardless of age, ability or disability.
The integration of energy efficient measures into the design will provide for healthier living
standards for future occupants.

5. Location of the Proposed Development
4.9

Existing and Approved Land Use

The Site, of circa 1.97 ha, is located in Stepaside and is situated approximately 11km south of
Dublin City Centre and 9.5km southwest of Dún Laoghaire. The Site is served by a number of
services and amenities including strategic employment area of Sandyford is located just 4km
to the north of the Site, whilst Dundrum Town Centre is approximately 5.5km to the north.
No existing developments are located on the Site. The Site is partially cleared of topsoil, with
some spoil heaps, grass and scrub vegetation dispersed around the Site. The Site is located at
the bottom of a slope. The Site is bound by existing two-storey residential dwellings along the
western and southern boundaries.
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The Site is zoned Objective A in the Dun Laoghaire-Rathdown County Development Plan
2022-2028 and the objective is ‘‘to protect and/or improve residential amenity’.
The Site is located in the Ballyogan and Environs Local Area Plan 2019–2025 (the LAP), and
straddles both the Kilgobbin Quarter and Stepaside Quarter and is within the Site
Development Framework (SDF) for Kilgobbin.
The movement strategy within the scheme has been carefully considered to respond to the
existing context and relevant LAP’s objectives. The development proposal provides new
pedestrian and cycle linkages through the scheme connecting future residents and existing
communities at Stepaside Park and Clay Farm to Ballyogan and Enniskerry Road.
The proposed development is in line with the objectives of the Development Plan and
Ballyogan and Environs LAP.

4.2

Transboundary Impacts

Given the location of the proposed development there will be no transboundary impacts.

6. Possible Effects on the Environment
The main aspects of the environment that would potentially be impacted by the proposed
development are:
•
•
•
•
•
•
•
•
•
•
•
•

population and human health;
landscape character;
visual impact;
noise;
dust;
biodiversity;
land and soils;
material assets;
amenity in surrounding areas;
water;
air and climate; and
cultural heritage (archaeology).

Any impacts arising from the proposed development would be localised and/ or temporary in
nature and with limited potential adverse impacts on the wider environment. Positive impacts
on population and human health will occur through the provision of new dwellings
constructed to Near Zero Energy Building standards.

6.1 Population & Human Health
Impacts on population and human health arising from the proposed development would be
limited mainly to the construction phase. The duration would be short-term and the activities
may affect nearby residents in terms of noise, traffic, dust, etc.
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The works would be undertaken in compliance with best practice construction and
environmental management standards set out in a Construction Environmental Management
Plan that would include a Traffic Management Plan and Dust Mitigation Plan.
6.1.1

Housing Supply & Childcare

Having regard to the chronic undersupply of housing nationally, the development of 118
residential units would be positive as increasing supply to meet demand would have a
significant positive effect on the ability of people to access affordable housing.
The provision of additional childcare facilities at this location would have a likely significant
positive and permanent effect on families currently residing in the area together with the
future residents of the scheme.
6.1.2

Employment

The construction phase will generate employment of construction workers which is likely to
provide benefits for local businesses providing retail or other services to construction workers.
During the operational stage, employment will be generated on-site for the childcare facility
and with respect to the management company.
Positive impacts would occur as the construction phase would result in direct employment
opportunities and will have a moderate positive impact on construction related employment
in the short term. In addition to direct employment, the construction of the proposed
development will require supplies and materials which will have an indirect positive impact on
the supply chain in the short term.
The residual effect i.e. post application of mitigation measures would be slight to moderate
and neutral.
6.2
6.2.1

Natural Resources & Absorption Capacity
Landscape Character

The Site may be considered as comprising an open character with grassed areas.
As outlined in the accompanying LVIA, prepared by Mitchell and Associates, the proposed
design seeks to integrate the proposed development into the established and mature
residential landscape and the developing character of the adjacent surrounding housing
schemes, transport and green infrastructure. The range of mitigation measures incorporated
within the proposed design seeks to ensure that the potential impacts are kept to a minimum.
The proposed design is generally of high quality and effectively addresses these issues.
It is entirely appropriate that the Site is developed for residential use, and this is consistent
with the Site’s zoning objective and compatible with its existing and evolving surrounding
environment. The proposed landscaping scheme has been sensitively conceived and
circulation through the scheme is provided through a comprehensive network of pedestrian
and cycle pathways. Useable landscape space is distributed throughout the scheme.
6.2.2

Visual Amenity Impact

No designated views and prospects are identified within the study area of the Site, as outlined
within the accompanying LVIA. During the construction phase, plant and machinery will be
required on-site. The impact of the construction phase is considered to be short term, neutral,
not significant and temporary.
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A comprehensive landscape strategy has been prepared by Brown Richardson and Rowe to
accompany the application, which aims to create a sustainable and biodiverse setting which
incorporates significant amenity grass areas.
The layout and design of the proposed development is cognisant of the amenities of
surrounding land uses. While the construction of the proposed development is likely to result
in change to the visual environment from some viewpoints, the landscape or suburban
townscape character will not be significantly affected as a result of the proposed development
as it will form part of the overall suburban edge of Stepaside. Given the nature of the proposal
and the pattern of residential development that has taken place, is under construction and
currently going through the planning process on sites in the area, these changes are not
considered significant and consistent with emerging and envisioned trends for development
in the area.
As detailed in the accompanying LVIA, this application demonstrates that the proposed
development will represent a recognisable visual change in the neighbourhood that will
integrate into the existing and emerging built environment that will not have any detrimental
impacts on the surrounding area in terms of visual impact.
6.2.3

Noise

The accompanying CEMP provides details in regard to noise mitigation methods.
Noise from the construction phase of the development will be kept to a minimum in
accordance with:
•

BS 5228: Code of Practice for Noise and Vibration Control on Construction and Open
Sites, Part 1 and Part 2.

•

Guidelines for the Treatment of Noise and Vibration in National Road Schemes (NRA,
2014).

•

Safety, Health and Welfare at Work (General Application) Regulations 2007, Part 5 Noise and Vibration.

The proposed development shall comply with these documents during all phases of
construction. Construction work will generally be performed within the hours indicated in the
relevant planning permission and any works outside this time frame shall be agreed with Dún
Laoghaire-Rathdown County Council in advance.
During the operational phase, children attending the childcare facility will access outdoor play
areas. It is anticipated that the operating hours will be 8am – 6pm, Monday to Friday, and
children at play during these times is considered a normal daily activity with an imperceptible
effect. Further details in relation to noise are provided within the accompanying CEMP.
6.2.4

Dust

The duration of any effect would be temporary, and this is because the greatest dust
generating activities would be associated with the earthworks construction stage, which,
would be completed within an approx. 3-month timeframe (see CEMP).
Details in relation to dust have previously been outlined in Section 4.6 of this report and
further details can be reviewed within the accompanying CEMP.
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6.2.5

Biodiversity

The Site consists primarily of a vacant site which has been used temporarily as a compound
to facilitate the adjoining residential developments during the construction phase. The land
has been subject to significant disturbance as a result. The south-eastern portion of the Site
was previously a site compound during the development phase of the neighbouring
residential development.
As outlined in the accompanying EcIA report, significant works, storage and clearance are
evident on the Site since 2000 as the Site was used as a compound 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.
The project ecologist, Altemar, has confirmed that no rare or protected habitats were noted
on-site. Japanese knotweed is located on the adjoining site on the far side of a wall and road.
Sika deer was noted on-site during both surveys, but no badger setts or other terrestrial
mammals of conservation importance were noted on-site.
Bat foraging was noted on-site however, no bat roosts or trees of bat roosting potential are
located on the Site. Notwithstanding this, the lighting strategy has been developed in
conjunction with the project ecologist to ensure that it is appropriate.
No protected terrestrial mammals or flora was noted on the Site.
Impacts on biodiversity during the construction period would arise from disturbance and
habitat removal. Having regard to the low biodiversity importance of habitat and the limited
species using the Site, and the implementation of standard proven construction mitigation
measures, the impact on biodiversity would be neutral, slight to moderate and short-term in
duration.
Once developed, the Site would be seen as a stable ecological environment. Positive impacts
will occur over the longer-term operational phase as the various measures incorporated into
the landscape design, aimed at enhancing biodiversity take effect.
In addition, an AA Screening report for Appropriate Assessment has been carried out by
Altemar Marine and Environmental Consultancy, which confirmed that, in view of best
available scientific information, the proposed development, individually or in combination
with another plan or project, is not likely to have a significant effect on any European Site.

6.3 Land & Soils
The Site is zoned for development and as such, the proposed use is compatible with the zoning
designation and is considered appropriate.
The Site currently facilitates a construction compound and has been significantly disturbed.
The proposed development will necessitate the stripping of soils, this impact is unavoidable
given the nature and location of the proposed development. The effect will be negative and
imperceptible with a permanent duration.
In so far as is practical, excavated material will be reused on-site for landscaping. This is
considered to be a long-term positive effect.

26

July 2022 | EIA Screening Report

The proposed development has been designed to minimise the impact of land movement. To
facilitate the development, there will be stripping of topsoil and excavation of the underlying
subsoils at this Site.
Given the location of the Site, within an existing built-up area, the loss of both land-use and
soils is considered appropriate.
The loss of topsoil and subsoils that would arise from the proposed development is deemed
to be a local negative effect with moderate significance and a permanent duration.

6.4 Material Assets
6.4.1

Drainage

Irish Water have outlined that they do not have any objection to the proposed development
for foul water discharge and water supply and therefore it is reasonable to conclude that the
wider municipal infrastructure is capable of accommodating the proposed development.
There will be an increased loading on Shanganagh Wastewater Treatment Plant (WwTP),
however, this is imperceptible in the context of the newly upgraded design and capacity
design.
6.4.2

Traffic & Transport

The local road network will experience increased traffic during both the construction and
operational phases.
A Traffic & Transport Assessment prepared by DBFL accompanies this submission under
separate cover.
The TTA concludes that the impact on the surrounding road network, as a result of the
proposed development on the surrounding road network will be negligible. It is concluded
that the proposal represents a sustainable, timely and practical approach to development on
the subject development lands and there are no traffic or transportation related reasons that
should prevent the granting of planning permission for the proposed residential
development.
The scheme would contribute to the critical mass required to ensure high quality public
transport modes and the effect is thus moderate positive with a permanent duration.
6.4.3

Waste

Having regard to the nature and estimated quantities of waste typically generated for a
development of this scale during the construction phase, as outlined within the Resource and
Waste Management Plan prepared by AWN Consulting, it is reasonably concluded that there
is sufficient capacity available within the Eastern and Midlands Region.
With respect to the operational stage, the area benefits from a managed waste collection
service. Managed waste is waste that is collected from households or brought to waste
collection centres. The proposed waste management areas within the scheme include for
source separation i.e., recyclables and organic waste with the balance going to the residual
bin (black bin) as detailed in the accompanying operational waste management plan prepared
by AWN Consulting.
The contents of the recycling bin are processed in recycling plants otherwise known as
material recovery facilities and there are licenced facilities in Dublin.
Residual waste in Ireland is generally incinerated for energy recovery or landfilled.
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Organic waste collected in the brown bin is either composted or undergoes anaerobic
digestion to yield biogas (renewable energy) and digestate (fertiliser) for land spreading.

6.5 Amenity in Surrounding Areas
As part of the Daylight, Sunlight and Overshadowing Analysis prepared by Passive Dynamics
Sustainability Consultants, line tests were undertaken to establish whether an impact in terms
of loss of daylight to surrounding properties as a result of the proposal may occur. The results
found that the only windows assessed that do not achieve the BRE recommended level of
daylight are located on the northeast façade of 173 and 187 Stepaside Park. The windows are
located in hallway and storage spaces and do not require a specific level of daylight to be
achieved in line with BRE guidance. Each of the assessed bedroom, kitchen and living space
windows in Stepaside Park achieve the recommended VSC value according to the BRE Guide.

6.6 Water
The proposed development incorporates a comprehensive drainage strategy and full details
are contained within the Infrastructure Design Report submitted under separate cover.
The design provides for separate foul and surface water management and a comprehensive
SuDS train including attenuation that is integrated with the landscape strategy.
Both the foul water discharge and water supply have been confirmed as feasible by Irish
Water.
The proposed development site is located in Flood Zone C and accordingly, residential
development as proposed is acceptable. Development.
During the construction phase standard proven mitigation measures will be put in pace to
protect the Ballyogan Stream which is located north-east of the Site. Further detail in this
regard is provided within the accompanying CEMP.
The proposed development’s possible effect on the hydrological environment is determined
to be neutral and imperceptible during both the construction and operational phases.

6.7 Air & Climate
The construction phase of the development has the potential to generate short term fugitive
dust emissions during ground preparation and enabling works and from general site
construction activities.
Development of the Site would contribute to achieving a modal shift as residents will have
access to high frequency public transport with positive consequences for local air quality and
climate. Significant provision is made for cycle parking in the design, and this combined with
limiting the amount of car parking available and providing for electric vehicle charging would
positively affect both local air quality and climate.
The construction and operational phases will increase traffic movements with resultant
climate change impacts.
The operational phase of the development will see the operation of modern, well insulated
thermally efficient buildings in which energy efficiency shall be achieved by implementing
sustainable features into the building design. All residential units shall be designed and
constructed in accordance with The Irish Building Regulations Technical Guidance Document
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L – Conservation of Fuel & Energy – Dwellings amended in 2017 includes requirements for all
residential dwellings to be “Nearly Zero Energy Buildings” (NZEB’s) by 31st December 2020.
The potential impact of climate change has been allowed for in the design of the surface water
drainage network and storage system, the effect would thus be imperceptible.
The operational phase of the development will see the operation of modern, well-insulated
likely A2-rated thermally efficient buildings in which energy efficiency shall be achieved by
implementing sustainable features into the building design. The effect would be moderate
positive and permanent.
A Microclimate Report is included under separate cover, it concludes the following:

The development is designed to be a high-quality environment for the scope of use
intended of each areas/building (i.e. comfortable and pleasant for potential pedestrian),
and,
The development does not introduce any critical impact on the surrounding buildings,
or nearby adjacent roads.

6.8 Cultural Heritage
6.8.1

Archaeology

An Archaeological Assessment has been prepared by Archer Heritage Planning and it confirms
that there are no potential archaeological features recorded within the Site during analysis of
historic mapping or aerial photography. No previous archaeological excavation works were
undertaken within the Site; however, numerous excavations have been undertaken in the
surrounding area, the results of which are indicative of an area of high archaeological
potential.
There are no recorded monuments situated within the Site. However, there is an Urn Burial
(DU026-123) located c. 50m north of the Site. The Zone of Archaeological Potential
surrounding the Urn Burial terminates c.10m north of the boundary. The report also outlines
that there are an additional 25RMPs within a 1km radius of the Site.
The report recommends that all ground disturbance works across the Site should be
monitored by a suitably qualified archaeologist. Should archaeological material be recorded
during monitoring, further discussion/consultation with the DHLGH should be sought in order
to ascertain the appropriate treatment (i.e. preservation by record/preservation in situ) of any
additional archaeological remains. Should the DHLGH recommend preservation by record/full
archaeological excavation, this work should be undertaken under the appropriate licence

6.9 Interactions
There are a number of potential interactions between environmental factors that arise,
notably between water and ecology and population and human health and air and climate
and noise. Subject to best practice mitigation measures during the construction phase
significant interactions are not considered likely or such as would give rise to likely significant
additional environmental impacts.

6.10 Transfrontier
Having regard to the nature and scale of the proposed development, there is no likelihood of
transfrontier impacts arising from either the construction or operational phases.
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7. Characteristics of Potential Impacts
This section of the report focusses on the characterisation of the effects that are likely to occur
during both the construction and operational stages following mitigation, having regard to
paragraph 3 of Schedule 7 (and to the requirement under paragraph 4 of Schedule 7A to take
into account the criteria under Schedule 7, where relevant).
The potential for impacts arising during the construction and operational phases prior to
mitigation has already been considered in the report above. The characteristics of the likely
effects arising from the proposed development are rated using the descriptive terminology
presented in the EPA (2022) ‘Guidelines on the Information to be contained in Environmental
Impact Assessment Reports’.
We note the criteria of paragraph 3 of Schedule 7, Characteristics of Potential Impacts;
The potential significant effects of proposed development in relation to criteria set out under
paragraphs 1 and 2 above, and having regard in particular to:
- the extent of the impact (geographical area and size of the affected population),
✓
✓
✓
✓

the transfrontier nature of the impact,
the magnitude and complexity of the impact,
the probability of the impact,
the duration, frequency and reversibility of the impact.

These criteria are dealt with in the report above and the Table below summarises the
predicted post-mitigation effects.
The information presented in the Table below demonstrates that post-mitigation there is no
significant negative effect predicted to result from the development of the lands at Stepaside.

Aspect

Population
& Human
Health
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Likely Impact of
Proposed
Development

Probability

Extent

Significance

Quality

Duration

Construction
Noise, Fugitive
Dust, Traffic

Likely

Local

Moderate

Negative

Short-term

Construction
Employment

Likely

Eastern
Region

Slight

Positive

Short-term

Housing Supply

Likely

City/County

Significant

Positive

Permanent

Childcare

Likely

Local

Significant

Positive

Permanent

3rd Party
Amenities
(Daylight,
Sunlight,
Overshadowing,
Privacy)

Likely

Local

Imperceptible

Neutral

Permanent
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Likely Impact of
Proposed
Development

Probability

Extent

Significance

Quality

Duration

Loss of open
character of
greenfield area

Likely

Site

Moderate

Negative

Permanent

Enhancement
of site

Likely

Site

Moderate

Positive

Permanent

Loss of tree
cover (note
significant no.
of replacement
trees to be
planted)

Likely

Site

Slight

Neutral Positive

Permanent

Visual2

Emergence of
plant &
machinery
associated with
the
construction
phase

Likely

Local

Moderate

Negative

Short-term

Visual

Visual Effects
beyond 700m

Likely

Local

Not
Significant

Neutral

Permanent

Disturbance
due to
construction
activity

Likely

Local

Moderate

Neutral

Short-term

Loss of foraging
habitat

Likely

Site

Moderate

Neutral

Short-term

Increased
canopy cover,
foraging and
biodiversity
from proposed
landscape plan

Likely

Site

Moderate

Positive

Permanent

Bats

Likely

Site

Slight

Neutral

Permanent

Land

Landuse
change,
greenfield to
built
environment

Likely

Site

Moderate

Positive

Permanent

Soil

Loss of topsoil
& subsoils to

Likely

Site

Moderate

Neutral

Permanent

Aspect

Landscape

Biodiversity

2

See LVIA for detailed assessment of viewpoints.
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Aspect

Likely Impact of
Proposed
Development

Probability

Extent

Significance

Quality

Duration

Contamination
due to
accidental
spillage

Unlikely

Site

Imperceptible

Neutral

Short-term

Increased
surface water
run off due to
alteration of
surface profile
& compaction

Likely

Site

Not
Significant

Neutral

Permanent

Risk of flooding
during the
operational
stage

Unlikely

Site

Significant

Positive

Permanent

Exhaust
emissions from
construction
vehicles.

Likely

Local

Moderate

Negative

Short-term

Dust emissions
associated with
site
earthworks,
wind blow
from
temporary
stockpiles.

Likely

Local

Not
Significant

Neutral

Short-term

Improved air
quality
associated with
energy efficient
design
measures and
modal shift.

Likely

Local

Positive

Significant

Permanent

Cultural
Heritage

Damage to
unrecorded,
subsurface
archaeological
features that
may exist within
the study area

Unlikely

Site

Imperceptible

Neutral

Permanent

Traffic

Traffic
congestion

Unlikely

Local

Not
Significant

Neutral

Short-term

facilitate
development

Water

Air Quality
& Climate
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Aspect

Likely Impact of
Proposed
Development

Probability

Extent

Significance

Quality

Duration

Construction
traffic resulting
in harm to
human health
from emissions.

Unlikely

Local

Imperceptible

Neutral

Short-term

Operational
traffic resulting
in harm to
human health
from emissions.

Unlikely

Local

Imperceptible

Neutral Positive

Permanent

and/or public
safety hazard

Table 4: Description of Effects – Post Mitigation

The proposed development will result in a recognisable visual change in the neighbourhood,
but the overall area and its ongoing transformation into a sub-urban townscape can
accommodate this development as it will integrate into the existing and emerging built
environment of the area. Further to this summary table, key conclusions in the supporting
reports are also relevant.

8. Conclusion
Article 299B (1)(b)(ii)(II)(A) of the Planning and Development Regulations 2001 (as amended)
states that the Board shall satisfy itself that the Applicant has provided the information
specified in Schedule 7A. This EIA Screening Report satisfies that requirement.
Article 299B (1)(b)(ii)(II)(B) states that the Board shall satisfy itself that the applicant has
provided any other relevant information on the characteristics of the proposed development
and its likely significant effects on the environment. The various reports submitted with the
application address a variety of environmental issues and assess the impact of the proposed
development, in addition to cumulative impacts with regard to other permitted developments
in proximity to the site, and demonstrate that, subject to the various construction and design
related mitigation measures recommended, the proposed development will not have a
significant impact on the environment.
Article 299B (1)(b)(ii)(II)(C), requires a statement indicating how the available results of other
relevant assessments of the effects on the environment carried out pursuant to European
Union legislation other than the Environmental Impact Assessment Directive have been taken
into account. A standalone statement is included under separate cover and the following
reports submitted with the application are relevant;
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•
•

•
•
•
•
•

•

Habitats Directive (92/43/EEC) and the Birds Directive (2009/147/EC).: AA Screening
EU Water Framework Directive: (Directive 2000/60/EC) Engineering Services Report,
Construction Environmental Management Report, and Site-Specific Flood Risk
Assessment.
EU Waste Framework Directive: Construction Environmental Management Report
and Operational Waste Management Plan
Flood Directive (Directive 2007/60/EC, Floods Directive): Site Specific Flood Risk
Assessment Report.
Environmental Noise Directive (Directive 2002/49/EC) and Clean Air for Europe
Directive: (Directive 2008/50/EC) Construction Environmental Management Plan.
SEA Directive (Directive 2001/42/EC), section 4.1 of this report.
Seveso III Directive (2012/18/EU) the subject lands are not proximate to any
Seveso/COMAH designated sites and therefore the Seveso III Directive is not directly
relevant. In addition, it is noted that the Industrial Emissions Directive is not directly
relevant to the proposed housing development, and the proposed development will
not directly involve industrial activities under the Directive. As a housing development
project, Regulation 1315/2013 Trans-European Networks in Transport, Energy and
Telecommunication Regulations is not directly relevant to the project.
EU Energy Performance of Buildings Directive: Energy and Sustainability Report –
OCSC.

The proposed development is a sub threshold project for the purpose of the EIA Directive. The
scheme has been reviewed against prescribed criteria for determining whether or not a subthreshold development is required to be subject to EIA. A global consideration against all of
the criteria, taking account of measures to avoid or prevent what might otherwise have been
significant adverse effects on the environment, finds that the environmental effects of the
proposed development will be short-term and are not likely to be significant within the
meaning of the Directive.
It is therefore concluded that there is no real likelihood of significant effects on the
environment arising from the proposed scheme and accordingly the proposed development
does not need to be subject to Environmental Impact Assessment and no Environmental
Impact Assessment Report is required for it.
This conclusion is based an objective review of the proposed development, including its
characteristics, location and the likelihood of it causing significant environmental impacts. The
screening has followed the relevant legislation and has had regard to the relevant guidance.
It is a matter for the Board, as the competent authority, to determine whether the proposed
development is likely to have significant effects on the environment such as to require an EIA
to be carried out. In the event that the screening determination carried out by the Board
reaches the conclusion that the proposed development is not likely to have significant effects
on the environment, the Board’s attention is specifically drawn to the requirement that the
Board’s screening determination must comply with the requirements of Article 299C (1)(b) and
(2) of the Planning and Development Regulations, as amended, which provide, in so far as
relevant:
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“(1)(b) The Board shall –
(i)

include, or refer to, in its screening determination under article 299B the
main reasons and considerations, with reference to the relevant criteria
listed in Schedule 7, on which the determination is based,…

“(2) (a) Paragraph (b) applies where the screening determination is that the proposed
development would not be likely to have significant effects on the environment and
the applicant has provided, under article 299B(1)(c), a description of the features, if
any, of the proposed development and the measures, if any, envisaged to avoid or
prevent what might otherwise have been significant adverse effects on the
environment of the development.3
(b) The Board shall specify such features, if any, and such measures, if any, in the
screening determination.”
Mitigation measures for the proposed development during the construction and operational
phase are set out in the suite of reports that accompany this application. All these mitigation
measures have been taken into account in the context of the EIA screening assessment in this
report.

3

Commonly referred to as mitigation measures
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