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1.0 INTRODUCTION 
 

1.1 Introduction 
 

This Environmental Impact Assessment Report (EIAR) relates to a Large Scale Residential 
Development (LRD) application by the GEDV Monkstown Owner Limited 1 (referred to as the 
Applicant throughout) for the redevelopment of lands at Dalguise House (Protected Structure 
RPS No. 870), Monkstown Road, Monskstown, Blackrock, County Dublin, A94 D7D1; and the 
lands including A94 N3A1 Garage; A94 R9T1 Gate Lodge; A94 TP46 Dalguise Lodge (No. 71 
Monkstown Rd); A94 V6V9 White Lodge; and on-street car parking in front of Nos. 6 and 7 
Purbeck (A94 C586 and A94 HT99, respectively), with the provision of vehicular and pedestrian 
access and egress at two points on Monkstown Road: the existing entrance to Dalguise; and 
at Purbeck. 
 
This EIAR provides an assessment of the environmental impact and associated mitigation 
measures arising as a result of the proposed development.  It has been prepared in accordance 
with the requirements of the Planning and Development Act 2000 (as amended), the Planning 
and Development Regulations 2001 (as amended) and the relevant guidance documents.  
 
The LRD application site measures c.3.58 ha and it lies on an existing residential property 
within the built-up area of Monkstown approximately 1.5 km west of Dún Laoghaire town 
centre and c. 1.5 km southeast of Blackrock village.  The proposed LRD comprises 491 No. 
residential units, consisting of 484 No. new build and 7 No. residential units within existing 
structures (the latter repurposed from Dalguise House, Gate Lodge and Coach House). 
 
The residential provision will comprise 3 No. two storey 3-bed terraced houses (GFA 569 sq 
m), and 488 No. Build-to-Rent units (consisting of 2 No. studio units; 288 No. 1-beds; 32 No. 
2-beds/3 persons; 153 No. 2-beds/4-persons; and 13 No. 3-beds) (with an option for the use 
of 4 No. of the BTR Units to cater for short-term stays of up to 14 days at any one time to cater 
inter alia for visitors and short-term visits to residents of the overall scheme) residential 
amenities and residential support facilities; a childcare facility; and restaurant/café. 
 
Vehicular and pedestrian access and egress is provided at two points on Monkstown Road: 
the existing entrance to Dalguise; and at Purbeck.  Alterations will be made at Purbeck 
including the relocation of 4 No. existing car parking spaces to facilitate the construction of a 
new vehicular and pedestrian bridge over the Stradbrook Stream. 
 

1.2 The Applicant 
 
The Applicant, GEDV Monkstown Owner Limited is the legal owner of the lands and will 
operate the proposed scheme as part of the Greystar group.  The ownership boundary is 
illustrated on the Site Location Plan (Dwg. No. MKS-RAU-XX-DR-AR-0001) prepared by Reddy 
Architecture + Urbanism (Reddy A+U)  
 
 
 

 
1 3rd Floor, Kilmore House, Spencer Dock, Dublin 1.  



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 4 
 

1.3 The Proposed Project 
 
¢ƘŜ ΨtǊƻǇƻǎŜŘ tǊƻƧŜŎǘΩ ŦƻǊ ǘƘŜ ǇǳǊǇƻǎŜǎ ƻŦ ǘƘƛǎ 9L!w ƛǎ ǘƘŜ Large-Scale Residential scheme 
detailed in Chapter 5 of this EIAR.   
 
An extract from the Site Location Plan, prepared by Reddy A+U is provided below and 
illustrates the red line boundary in respect of the proposed project.  

 
CƛƎǳǊŜ мΦмΥ 9ȄǘǊŀŎǘ ŦǊƻƳ wŜŘŘȅ !Ҍ¦Ωǎ {ƛǘŜ tƭŀƴΣ 5ǿƎΦ bƻΦ MKS-RAU-XX-DR-AR-0001 showing the red 
line boundary for the proposed LRD project.  
 
Lƴ ǘŜǊƳǎ ƻŦ ŀƴ ƻǾŜǊǾƛŜǿ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘΣ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ όΨtǊƻǇƻǎŜŘ tǊƻƧŜŎǘΩύ 
will consist of the demolition and part-demolition of existing structures (total demolition area 
967 sq m), including: 

 

¶ White Lodge a 2 storey house (192 sq m);  

¶ Swimming pool extension to the southeast of Dalguise House (250 sq m);  

¶ Residential garage and shed to the southwest of Dalguise House (285 sq m);  

¶ Lean-to structures to the south of the walled garden (142 sq m);  

¶ Part-demolition of Lower Ground Floor at Dalguise House (9 sq m);  

¶ Demolition of single storey extension to the south of the Coach House (29 sq m) and 
three ancillary single-storey structures (8 sq m, 8 sq m, and 31 sq m) within the yard;  

¶ Demolition of potting shed (13 sq m);  

¶ Removal of 2 no. glasshouses; and 

¶ Alterations to, including the creation of 3 No. opes and the removal of a 12.4 m section 
of the walled garden wall to the east.  
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The development with a total gross floor area of approximately 46,940 sq m (including a 

basement of 5,230 sq m and undercroft parking 1,344 sq m; and 45,712 sq m of new build, 

excluding the retained existing buildings of 1,228 sq m), will consist 491 No. residential units, 

consisting of 484 No. new build and 7 No. residential units within existing structures (the latter 

repurposed from Dalguise House, Gate Lodge and Coach House). 

 

The residential provision will comprise 3 No. two storey 3-bed terraced houses (GFA 569 sq 

m), and 488 No. Build-to-Rent units (consisting of 2 No. studio units; 288 No. 1-beds; 32 No. 

2-beds/3 persons; 153 No. 2-beds/4-persons; and 13 No. 3-beds) (with an option for the use 

of 4 No. of the BTR Units to cater for short-term stays of up to 14 days at any one time to cater 

inter alia for visitors and short-term visits to residents of the overall scheme) residential 

amenities and residential support facilities; a childcare facility; and restaurant/café. 

 

The development will specifically consist of the construction of:  

 

¶ Block A (total GFA 2,015 sq m) 7 storey, comprising 19 No. apartment units 

(15 No. 1-beds, 4 No. 2-beds) and a childcare facility (540 sq m over Ground 

and First Floor Levels);  

¶ Block B (total GFA 3,695 sq m) 7 storey over undercroft car parking, 

comprising 48 No. apartment units (33 No. 1-beds, 6 No. 2-beds/3 persons, 9 

No. 2-beds/4-persons);  

¶ Block C (total GFA 3,695 sq m) 7 storey over undercroft car parking, 

comprising 48 No. apartment units (33 No. 1-beds, 6 No. 2-beds/3 persons, 9 

No. 2-beds/4-persons);  

¶ Block D (total GFA 4,150 sq m) 7 storey over basement level car park, 

comprising 50 No. apartment units (24 No. 1-beds, 26 No. 2-beds);  

¶ Block E (total GFA 5,904 sq m) 9 storey over basement level car park, 

comprising 66 No. apartment units (40 No. 1-beds, 26 No. 2-beds), with 

ǊŜǎƛŘŜƴǘǎΩ ǎǳǇǇƻǊǘ ŦŀŎƛƭƛǘƛŜǎ όтр ǎǉ Ƴύ ŀƴŘ ǊŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘƛŜǎ (gym, yoga 

ǎǘǳŘƛƻΣ ǊŜǎƛŘŜƴǘǎΩ ƭƻǳƴƎŜκŎƻ-working space; lobby 494 sq m) at Ground Floor 

[ŜǾŜƭΣ ŀƴŘ ǊŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘƛŜǎ όǊŜǎƛŘŜƴǘǎΩ ƭƻǳƴƎŜΤ ƎŀƳŜǎ ǊƻƻƳΤ ǎŎǊŜŜƴ ǊƻƻƳΤ 

private lounge; kitchen 333 sq m) with roof terrace (106 sq m) at Eighth Floor 

Level;  

¶ Block F (total GFA 5,469 sq m) 7 storey over basement level car park, 

comprising 76 No. apartment units (46 No. 1-beds, 5 No. 2-beds/3 persons, 

23 No. 2-beds/4-persons, 2 No. 3-beds);  

¶ Block G (total GFA 5,469 sq m) 7 storey over basement level car park, 

comprising 76 No. apartment units (46 No. 1-beds, 5 No. 2-beds/3 persons, 

23 No. 2-beds/4-persons, 2 No. 3-beds);  

¶ Block H (total GFA 4,252 sq m) 5 storey over Lower Ground Floor, comprising 

54 No. apartment units (30 No. 1-beds, 5 No. 2-beds/3 persons, 17 No. 2-

beds/4-persons, 2 No. 3-beds);  

¶ Block I1 (total GFA 1,038 sq m) 3 storey, comprising 12 No. apartment units 

(3 No. 1-beds, 2 No. 2-beds/3 persons, 7 No. 2-beds/4-persons); 
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¶ Block I2 (total GFA 1,038 sq m) 3 storey, comprising 12 No. apartment units 

(3 No. 1-beds, 2 No. 2-beds/3 persons, 7 No. 2-beds/4-persons); and  

¶ Block J (total GFA 1,844 sq m) 4 storey, comprising 20 No. apartment units (13 

No. 1-beds and 7 No. 3-beds)); the refurbishment, adaptation and reuse of: 

two storey Dalguise Lodge (Entrance Lodge) (GFA 55 sq m) comprising 

residential support facilities;  

¶ The refurbishment, adaptation and reuse of: a single storey Gate Lodge (GFA 

55 sq m) comprising 1 No. 1-bed unit; 

¶ The refurbishment, adaptation and reuse of a two storey Coach House and 

single stƻǊŜȅ {ǘŀōƭŜƳŀƴΩǎ IƻǳǎŜ όDC! омф ǎǉ Ƴύ ǘƻ ǇǊƻǾƛŘŜ о bƻΦ ŀǇŀǊǘƳŜƴǘ 

units (1 No. 1-bed, 2 No. 2-bed/4 persons); 

¶ The refurbishment, adaptation and change of use of Dalguise House (GFA 799 

sq m) from a single residential dwelling to provide: 3 No. apartment units (2 

No. studios and 1 No. 2-bed/3 person) at First Floor Level; a restaurant/cafe 

ŀǘ [ƻǿŜǊ DǊƻǳƴŘ CƭƻƻǊ [ŜǾŜƭ όDC! нто ǎǉ ƳύΤ ŀƴŘ ǊŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘƛŜǎ ŀǘ 

DǊƻǳƴŘ CƭƻƻǊ [ŜǾŜƭ όƭƛōǊŀǊȅΣ ǊŜǎƛŘŜƴǘǎΩ ƭƻǳƴƎŜΣ ŜǾŜƴǘǎ ǎǇŀŎŜΣ ōŀǊκōƻƻƪŀōƭŜ 

room, 157 sq m); works to the existing structures include: removal of existing 

internal partitions and doors, alterations to internal layout including provision 

of new partitions and doors to Dalguise Lodge (Entrance Lodge); the removal 

of the western chimney and chimney breast, removal of existing internal 

partitions and doors, and alterations to internal layout including provision of 

new partitions and doors to Gate Lodge (Brick Lodge); replacement of existing 

roof, windows and doors, non-original mezzanine floor and stairs of Coach 

House, creation of new internal and external opes, reconstruction of chimney, 

construction of new stairs, provision of new internal partitions and doors, 

replacement of the demolished single storey structure to south of Coach 

House with a 42 sq m single storey extension, including construction of a link 

ōŜǘǿŜŜƴ /ƻŀŎƘ IƻǳǎŜ ŀƴŘ {ǘŀōƭŜƳŀƴΩǎ IƻǳǎŜΤ ǊŜǇƭŀŎŜƳŜƴǘ ƻŦ ŜȄƛǎǘƛƴƎ ǊƻƻŦǎΣ 

windows, doors, creation of new external opes and provision of new internal 

ǇŀǊǘƛǘƛƻƴǎ ŀƴŘ ŘƻƻǊǎ ǘƻ {ǘŀōƭŜƳŀƴΩǎ IƻǳǎŜΤ ǊŜǎǘƻǊŀǘƛƻn of Coach House yard 

walls; removal of security bars from windows, internal partitions, doors, two 

secondary staircases, non-original fireplaces; and the reconfiguration of 

internal layout including introduction of new partitions, doors and fireplaces, 

in-fill of former secondary staircases; removal of an existing window at rear 

facade of Lower Ground Level, alterations to ope and replacement with a new 

external door; reinstatement of external wall fabric in place of demolished 

lean-to at the rear facade; and removal of external door to swimming pool on 

eastern facade and closure of ope at Dalguise House);  

¶ The development will also consist of: the construction of a garden pavilion; 

the provision of balconies and terraces, communal open space including roof 

gardens, public open spaces, hard and soft landscaping, landscaping works 

including the removal of trees, alterations to boundaries; the provision of: 224 

No. car parking spaces (148 No. at basement level; 20 No. at undercroft; and 

56 No. at surface level); motorbike spaces; level changes; ESB Substations (at 

Block D and Block H); plant areas; waste storage areas; provision of cycle 
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parking (including cargo bike spaces) at basement and surface level; and all 

ancillary site development works above and below ground. 

 

Vehicular and pedestrian access and egress is provided at two points on Monkstown Road: 
the existing entrance to Dalguise; and at Purbeck.  Alterations will be made at Purbeck 
including the relocation of 4 No. existing car parking spaces to facilitate the construction of a 
new vehicular and pedestrian bridge over the Stradbrook Stream.  Provision is also made in 
the landscaping proposals for potential future pedestrian and cycle connections that would 
facilitate permeability through the site boundaries with the residential estates of Arundel and 
Richmond Park, respectively, and the former Cheshire Home site, subject to agreement with 
those parties and/or Dún Laoghaire-Rathdown County Council, as appropriate. 

 
 The details of the proposed project are set out in full in Chapter 5. 
 

1.4 Environmental Impact Assessment (EIA) 
 
EIA requirements are governed by Directive 2011/92/EU, as amended by Directive 
2014/52/EU (together, the EIA Directive). The primary objective of the EIA Directive is to 
ensure that projects that are likely to have significant effects on the environment are 
subjected to an assessment of their likely impacts. 
 
EIA forms part of the planning consent process and is carried out by the Competent Authority. 
An EIAR is prepared by/ on behalf of an Applicant in respect of a project seeking planning 
consent. The EIAR thus becomes an integral informƛƴƎ ŜƭŜƳŜƴǘ ƛƴ ǘƘŜ /ƻƳǇŜǘŜƴǘ !ǳǘƘƻǊƛǘȅΩǎ 
EIA. The 2014 Directive has introduced new requirements in respect of the competency of 
experts responsible for the preparation of the EIAR (see Section 1.5.1 below for details on the 
experts involved in the preparation of this document). 
 
The environmental assessment presented in this EIAR has evaluated the Construction (initial 
site development works) and Operational (the day-to-day functioning/operation of the site) 
Phases of the proposed Project.  
 
The EIAR describes the existing environment (baseline); identifies potential impacts of the 
proposed project; details any mitigation measures required to reduce or eliminate potential 
impacts; and predicts any residual impacts.  
 
An overview of the EIA process and the steps involved are set out in Table 1.1 below. Further 
information on the approach to EIA are presented in Chapter 2 (The EIA Process). 

 
 Table 1.1: Overview of the EIA Process 

Stage Description Status 

1. Screening Is an EIA required? Yes 

2. Scoping 

The outline of the likely 
significant effects of the 
proposed project and the 
aspects to be considered in 
the impact assessment. 

An informal scoping 
process was completed in 

respect of the project 

3. Environmental Impact 
Assessment 

This stage includes: 
Current Stage 
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¶ Collection of baseline 
information; 

¶ Analysis of the 
proposed project; 

¶ Assessment of 
impacts; 

¶ Developing 
mitigation measures; 
and 

¶ Setting out 
requirements for 
monitoring. 

4. Review and Decision 

The EIAR accompanies the 
planning application to the 
planning authority (i.e. An 
Bord Pleanála) for 
determination of the 
application. 

5. Monitoring 
Implementation and 
monitoring of the proposed 
Mitigation Measures. 

Next Stage 

  
 

1.5 Format and Structure of the EIAR 
 
Table 1.2 below sets out the format and structure of this Environmental Impact Assessment 
Report.   
 
Table 1.2: Structure of the EIAR 

Chapter No. Description 

Volume 1: Non-Technical Summary (NTS) 

NTS Summary of the EIAR in non-technical language 

Volume 2: Main Report + Appendices 

Chapters 1 - 3 Provide an introduction and background to the proposed project 

Chapter 4 
An assessment of the alternatives considered for the proposed 
project 

Chapter 5 Description of proposed project assessed in the EIA. 

Chapter 6 Consultation 

Chapter 7 Population and Human Health 

Chapter 8 Biodiversity  

Chapter 9 Land, Soils, Geology and Hydrogeology 

Chapter 10 Hydrology 

Chapter 11  Air Quality and Climate 

Chapter 12 Noise and Vibration 

Chapter 13 Landscape and Visual 

Chapter 14 Cultural Heritage and Archaeology 

Chapter 15 Architectural Heritage 

Chapter 16 Microclimate - Wind 
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Chapter 17 Material Assets ς Roads and Traffic 

Chapter 18 Material Assets - Waste 

Chapter 19 Material Assets ς Built Services 

Chapter 20 Interactions 

Chapter 21 Cumulative Impacts 

Chapter 22 
Environmental Commitments/ Mitigation measures included in 
the EIAR document 

Volume 3: Photomontages 

Photomontages Photomontages (in conjunction with TVIA ς chapter 13) 

 

1.5.1 EIAR Project Team 
 

The EIAR was project managed, co-ordinated and produced by Tom Phillips + Associates (TPA).  
TPA coordinated the EIA process and liaised between the design team and various 
environmental specialist consultants.   
 
Environmental specialists were commissioned for the specialist environmental chapters of the 
EIAR document as required by  the EIA Directive and Regulations.  The amended EIA Directive 
(Directive 2014/52/EU) states the following in relation to the persons responsible for 
preparing the environmental impact assessment reports: 
 

ά9ȄǇŜǊǘǎ ƛƴǾƻƭǾŜŘ ƛƴ ǘƘŜ ǇǊŜǇŀǊŀǘƛƻƴ ƻŦ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƛƳǇŀŎǘ ŀǎǎŜǎǎƳŜƴǘ ǊŜǇƻǊǘǎ 
should be qualified and competent.  Sufficient expertise, in the relevant field of the 
project concerned, is required for the purpose of its examination by the competent 
authorities in order to ensure that the information provided by the developer is 
ŎƻƳǇƭŜǘŜ ŀƴŘ ƻŦ ŀ ƘƛƎƘ ƭŜǾŜƭ ƻŦ ǉǳŀƭƛǘȅΦέ 

 
In compliance with this requirement, and in line with emerging best practice, including with 
the 2018 EIA Guidelines for Planning Authorities, Table 1.3 provides the names of the 
professionals who have prepared each element of the EIAR.  It also lists their qualifications 
and relevant experience, demonstrating that the EIAR has been prepared by competent 
experts. 

 
Table 1.3: EIAR Project Team and Environmental Specialists 

Name Role Company Qualification/ Experience 

Cheryl 
hΩ/ƻƴƴƻǊ  

EIAR Project 
Manager, Co-
ordinator and 
Planner. 

Tom Phillips 
+ Associates 
(TPA) 

Cheryl hΩ/ƻƴƴƻǊ- BSocSc, MPlan (Planning and 
Sustainable Development) 
¶ Senior Planner 
¶ Corporate Member of the Irish Planning 

Institute (IPI) and Licensee Member of the 
Royal Town Planning Institute (RTPI) 

¶ Over 7 ȅŜŀǊǎΩ experience in Planning and 
EIA. 

Eoghan 
hΩ.ǊƛŜƴ  
 

Consideration 
of 
Alternatives 
Assessment. 
 

Reddy 
Architecture 
+ Urbanism 
(RAU) 

Eoghan O'Brien- MRIAI 

¶ Associate Director 

¶ Registered Architect with the Royal 
Institute of the Architects of Ireland (MRIAI 
No. 18067)  



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 10 
 

¶ Over 10 ȅŜŀǊǎΩ experience in housing and 
residential architecture. 

Chonaill 
Bradley and  
David Doran  

Population 
and Human 
Health 
Assessment. 

 AWN Chonaill Bradley- BScEnv AssocMCIWM 
¶ Principal Environmental Consultant 
¶ Associate Member of the Chartered 

Institute of Waste Management 
¶ hǾŜǊ т ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ 9L!Σ 

Environmental reporting and Waste 
Management 

David Doran- MSc in Environmental and Energy 
Management  

¶ 9ƴǾƛǊƻƴƳŜƴǘŀƭ /ƻƴǎǳƭǘŀƴǘ ǿƛǘƘ мΦр ȅŜŀǊǎΩ 
experience in the Environment Team at 
AWN.  

Holds a MSc in Environmental and Energy 
Management and is an Affiliate Member of CIWM.  

Patrick 
hΩ{ƘŜŀ/Kalvin 
Townsend-
Smyth/Rachel 
Heaphy 
 
 
 
 
 
 
 
 
 
 
  

Biodiversity 
Assessment 

ROD Patrick hΩ{ƘŜŀ- M.Sc. Ecological Management and 
Conservation Biology; 
BA in Natural Sciences (Botany).  

¶ Senior Ecologist in ROD 

¶ (MCIEEM) Full Member of Chartered 
Institute of Ecology and Environmental 
Management 

¶ Patrick holds licences issued by the 
National Parks and Wildlife Service for bat 
roost disturbance during surveys (DER-BAT-
2022-39) and to handle bats during the 
course of his work 

¶ (C59/2022). 

¶ Over 9 ȅŜŀǊǎΩ in ecological survey and 
assessment for infrastructure projects.  

 
Kalvin Townsend-Smyth- BSc (Hons) in Wildlife 
Biology  

¶ Ecologist at ROD 

¶ 3 ȅŜŀǊǎΩ experience in ecological 
consultancy 

 
Rachel Heaphy- BSc (Hons) in Zoology 

¶ Ecologist at ROD 

¶ 1 year experience in ecological assessment.  
  

Jackelyn 
Wren 

Land, Soils, 
Geology and 
Hydrogeology 
Assessment 

ByrneLooby 
Consulting 
Engineers 

Jackelyn Wren - Honours Bachelor of Arts Degree 
in Geography 

¶ Senior Environmental Specialist  

¶ у ȅŜŀǊǎΩ ǇǊƻŦŜǎǎƛƻƴŀƭ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ǘƘŜ 
preparation of Environmental Impact 
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Assessment (EIA) Reports in Ireland and 
the Middle East. 

 
  

Jackelyn 
Wren 

Hydrology ς
Surface 
Water 

ByrneLooby 
Consulting 
Engineers 

Jackelyn Wren - Honours Bachelor of Arts Degree 
in Geography 

¶ Senior Environmental Specialist  

¶ у ȅŜŀǊǎΩ ǇǊƻŦŜǎǎƛƻƴŀƭ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ǘƘŜ 
preparation of Environmental Impact 
Assessment (EIA) Reports in Ireland and 
the Middle East.  

Niamh Nolan Air Quality 
and Climate 
Assessment 

AWN 
Consulting 

Niamh Nolan- BSocSci (Hons) Social Policy and 
Geography 
¶ Air Quality Consultant. 
¶ Associate member of Institute of Air 

Quality Management (IAQM) and the 
Institution of Environmental Science (IES). 

¶ Experience in mapping software primarily 
in QGIS and she specialises in the area of 
air quality, climate and sustainability. 

¶   
 Leo Williams Noise and 

Vibration 
Assessment 

AWN 
Consulting 

 Leo Williams- BAI MAI PgDip MIOA 
¶ Senior Acoustic Consultant 
¶ Member of Institute of Acoustics (MIOA) 
¶ с ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ŀǎ ŀƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ 

consultant specialising in Acoustics and 
Environmental Impact Assessment. 

Richard 
Barker 

Landscape 
and Visual 
Assessment 

Macroworks MLA, PG Dip (Forestry), BA (Environmental) 
¶ Principal Landscape Architect 
¶ Corporate member ILI 
¶ Over 23 years experience in LVIA  

Faith Bailey Cultural 
Heritage, 
Archaeology 
Assessment 

IAC Faith Bailey- MA, BA (Hons), MIAI, MCIfA 

¶ Associate Directorwith IAC Ltd.  

¶ му ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŀǊŎƘŀŜƻƭƻƎƛŎŀƭ ŀƴŘ 
cultural heritage consultancy, responsible 
for the production of EIAR and 
assessments for all aspects of 
development nationwide.   

Ciarán 
Mullarkey & 
Karl Pedersen 

Architectural 
Heritage 

Mullarkey 
Pedersen 
Architects 

Ciarán Mullarkey 
 

¶ Qualified in 2000- RIAI Part III at University 
College Dublin 

¶ Qualified in 1992 - Dip Architecture, with 
Distinction - Edinburgh University 

¶ Qualified in 1991 - MA (Hons) Architecture 
- Edinburgh University 
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¶ 2006 ς Member of the Royal Institute of 
the Architects of Ireland (Membership No. 
06132) 

¶ 2012 ς RIAI Conservation 

¶ Architect Grade III- 30 years experience 
 

Karl Pedersen 
 

¶ Qualified in 1989 Bachelor of Science in 
Architecture ς University of Dundee 

¶ Qualified in 1992 First Class Bachelor of 
Architecture (Hons) ς University of Dundee  

¶ Qualified in 1993 RIBA Part III ς Professional 
Practice ς University of Dundee 

¶ мффо !ǊŎƘƛǘŜŎǘǎΩ wŜƎƛǎǘǊŀǘƛƻƴ .ƻŀǊŘ bƻΦ 
059423G 

¶ 2006 Royal Institute of the Architects of 
Ireland No. 06198 

¶ 2010 RIAI Grade 1 Conservation Architect- 
30 years experience  

Dr Liam 
Harrington 

Microclimate 
- wind 

Metec Dr Liam Harrington- BSc Hons (Physics) MSc Energy 
Systems PhD Computer Modelling,  

¶ A Computational Fluid Dynamics and 
Building Physics Consultant with over 25 
years experience in computer modelling in 
the fields of Computational Fluid Dynamics, 
Dynamic Thermal Simulation and Lighting. 

Maurice 
Ramsey   

Material 
Assets- Built 

Services  

Metec Maurice Ramsey  -  BA, BAI, MSc, CEng MIEI, 
FConsEI,  

¶ Director of Metec Consulting Engineers has 
contributed the outline of the available 
MEP utilities on the site and has detailed all 
identified risks associated with these 
services. 

¶ Holds a Bachelor's Degree in Mathematics, 
a Bachelor's Degree in Engineering and a 
Masters Degree in Engineering.  

¶ Chartered Engineer (Engineers Ireland) 
2003 

¶ F Cons EI (Association of Consulting 
Engineers of Ireland) 2021 

¶ Holds over 25 years of experience within in 
the consultancy side of the construction 
industry in Ireland. He has been involved in 
the preparation of EIAR documents for over 
fifteen years and is particularly familiar 
with the area in and around Dublin where 
many of his projects are located. 
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 Eoin Ó 
Catháin 

Traffic and 
Transport 
Assessment 

ROD Eoin Ó Catháin- Chartered Engineer (CEng MIEI) 

¶  Partner and Technical Director in ROD 

¶ Qualified as a Civil Engineer (BEng.) from 
University College Dublin (UCD) in 2004.  

¶ Holds a post graduate qualification in 
Transport and Environmental Engineering 
(MSc 2006, Trinity College Dublin; 

¶ Construction Law and Contract 
Administration, (PostGrad Dip, TCD, 2013); 

¶  Health and Safety (PostGrad Dip, TCD, 
2020).  

¶ Holds 18+ years of experience in traffic and 
transport engineering and planning.  

¶ Registered Consulting Engineer (RConsEI),  

¶ Member of the Chartered Institute of 
Arbitrators (MCIArb) and a graduate 
member of the Institute of Occupational 
Safety and Health (GradIOSH). 

Chonaill 
Bradley and 
David Doran  

Waste 
Management 

AWN 
Consulting 

Chonaill Bradley- BScEnv AssocMCIWM 
¶ Principal Environmental Consultant 
¶ Associate Member of the Chartered 

Institute of Waste Management 
¶ hǾŜǊ т ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ 9L!Σ 

Environmental reporting and Waste 
Management 

David Doran- MSc in Environmental and Energy 
Management  

¶ 9ƴǾƛǊƻƴƳŜƴǘŀƭ /ƻƴǎǳƭǘŀƴǘ ǿƛǘƘ мΦр ȅŜŀǊǎΩ 
experience in the Environment Team at 
AWN.  

¶ Holds a MSc in Environmental and Energy 
Management and is an Affiliate Member of 
CIWM 

Maurice 
Ramsey   

Site Services 
Assessment 

Metec Maurice Ramsey  -  BA, BAI, MSc, CEng MIEI, 
FConsEI,  

¶ Director of Metec Consulting Engineers has 
contributed the outline of the available 
MEP utilities on the site and has detailed all 
identified risks associated with these 
services. 

¶ Holds a Bachelor's Degree in Mathematics, 
a Bachelor's Degree in Engineering and a 
Masters Degree in Engineering.  

¶ Chartered Engineer (Engineers Ireland) 
2003 

¶ F Cons EI (Association of Consulting 
Engineers of Ireland) 2021 
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¶ Holds over 25 years of experience within in 
the consultancy side of the construction 
industry in Ireland. He has been involved in 
the preparation of EIAR documents for over 
fifteen years and is particularly familiar 
with the area in and around Dublin where 
many of his projects are located. 
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2.0 THE ENVIRONMENTAL IMPACT ASSESSMENT (EIA) PROCESS 
 

2.1 EIA Legislation 
 

The European EIA Directive 85/337/EEC was introduced in 1985. The Directive along with its 
three subsequent amendments was eventually codified by Directive 2011/92/EU. The 2011 
Directive was further amended by Directive 2014/52/EU. The amending Directive took effect 
in Ireland on 16th May 2017, and the transposing legalisation (European Union (Planning and 
Development) (Environmental Impact Assessment) Regulations 2018 (S.I. No. 296 of 2018)) 

came into effect on 1st September 2018.  
 
The EIA Directive aims to provide a high level of protection to the environment and ensures 
that environmental considerations are taken into account in the preparation of a proposed 
development or project, with the view to reducing environmental impacts. EIA also includes 
public participation in decision-making and thereby strengthens the quality of decisions.  
 
The 2014 Directive requires that certain developments be assessed for likely environmental 
effects before planning approval be granted. When submitting a planning application for such 
development, the applicant must also submit an accompanying Environmental Impact 
Assessment Report (EIAR).  
 
The EIA Directive is transposed into various Irish statutes, but the relevant legislation for this 
project is the Planning and Development Act 2000 (as amended), the Planning and 
Development Regulations 2001 (as amended) and European Union (Planning and 
Development) (Environmental Impact Assessment) Regulations 2018.  
 
¢ƘŜ 5ŜǇŀǊǘƳŜƴǘ Ƙŀǎ ŀƭǎƻ ƛǎǎǳŜŘ ǘƘŜ ǳǇŘŀǘŜŘ ǘƘŜ ΨDuidelines for Planning Authorities and An 
.ƻǊŘ tƭŜŀƴłƭŀ ƻƴ ŎŀǊǊȅƛƴƎ ƻǳǘ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘΩ in August 2018, to provide 
practical guidance on legal and procedural issues arising from the requirement to undertake 
EIA in accordance with Directive 2014/52/EU. These Guidelines have informed the 
preparation of this EIAR. The preparation of the EIAR has also had regard to the EPA Guidelines 
on the Information to be Contained in Environmental Impact Assessment Reports (2022). 
 

 

2.2 EIA Process 
 

 EIA is the process for anticipating the effects on the environment caused by a proposed 
development or project. Where effects are significant, the EIA process examines whether 
design or other measures can be taken to avoid or reduce the significance of these effects. 
The EIAR is the document produced as a result of the Environmental Impact Assessment (EIA) 
process, that: 
 

¶ Provides a description of the baseline environment; 

¶ Identifies the potential effects as a result of the proposed development or project;  

¶ Assesses these potential effects;  

¶ Provides a description of any mitigation measures required to reduce or eliminate 
such potential effects; and 

¶ Assesses the residual potential effects, post the implementation of mitigation. 
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The EIA process is summarised as follows: 
 

¶ Screening 
 
Is an EIA required? 
 

¶ Scoping 
 
What issues should be considered within the EIAR? 
 

¶ Baseline data collection 
 
Establishing a robust baseline of the existing environment on/around the proposed 
site.  
 

¶ Impact assessment  
 

Assessment of the environmental impacts and establishing their significance. 
 

¶ Mitigation 
 

A description of the mitigation measures and/or factors that reduce or eliminate any 
significant environmental impacts identified, which cannot be avoided practically 
through design. 
 

¶ Consultation 
 

With statutory stakeholders, the public and other bodies. 
 

¶ Decision 
 

The competent authority, in this case An Bord Pleanála, taking into account the results 
of consultations, decides if the proposed project can be authorised. 
 

¶ Monitoring  
 

Implementation and monitoring of mitigation measures. 
 

In accordance with the requirements of Article 3 of the EIA Directive, the EIA shall identify, 
describe and assess the direct and indirect significant effects of the proposed projects, in an 
appropriate manner, on the following factors: 

 
a) population and human health; 
b) biodiversity, with particular attention to species and habitats protected under 

Directive 92/43/EEC and Directive 2009/147/EC; 
c) land, soil, water, air and climate; 
d) material assets, cultural heritage and the landscape; 
e) the interaction between the factors referred to in points (a) to (d). 



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 17 
 

 

2.3 EIA Methodology 
  

2.3.1 EIA Guidance 
 

This assessment of environmental impacts has been completed in accordance with, but not 
limited to, the following legislation and current guidance:  

 

¶ DHPLG (2018) Guidelines for Planning Authorities and An Bord Pleanála on carrying 
out Environmental Impact Assessment;  

¶ DHPLG (2017) Circular letter PL 1/2017 - Advice on Administrative Provisions in 
Advance of Transposition;  

¶ EC (1999) Guidelines for the Assessment of Indirect and Cumulative Impacts as well 
as Impact Interactions;  

¶ EC (2013) Guidance on Integrating Climate Change and Biodiversity into 
Environmental Impact Assessment; 

¶ EC (2017) Environmental Impact Assessment of Projects. Guidance on Scoping;  

¶ EC (2017) Environmental Impact Assessment of Projects. Guidance on the 
preparation of Environmental Impact Assessment Report;  

¶ EPA (2015) Draft Advice Notes on Current Practice in the Preparation of 
Environmental Impact Statements (2015);  

¶ Guidelines on the Information to be Contained in Environmental Impact Assessment 
Reports (2022);  

¶ EU (2014) Directive 2014/52/EC, amending Directive 2011/92/EU on the Assessment 
of the Effects of Certain Public and Private Projects on the Environment; 

¶ Planning and Development Act 2000, as amended; and  

¶ Planning and Development Regulations 2001, as amended.  
 

In addition to these guidance documents, all EU Directives and national legislation relating to 
the specialist areas (e.g. Biodiversity, Air and Climate,  
Noise) have been considered under each relevant environmental aspect.  Specific guidance is 
addressed in the relevant chapters of this EIAR. 

 

2.3.2 The Need for EIAR (EIA Screening) 
 

Screening is Stage 1 in the process, whereby a decision is made on whether or not an EIA is 
required. In order to determine whether an EIA is required for the proposed project, it is 
necessary to determine whether it is a project listed in one of the Annexes to the EIA Directive. 
 
The EIA Directive specifies the classes of project for which an EIA is required and the 
information which must be contained within the EIAR. In accordance with Article 4(1) of the 
EIA Directive, all projects listed in Annex I are considered as having significant effects on the 
environment and shall be subject to EIA. For projects listed in Annex II of the Directive, the 
national authorities may determine whether an EIA is needed, either on the basis of 
thresholds/criteria or on a case by case examination.  
 
These Annexes have been transposed into Irish law by the provisions of the Planning and 
Development Act 2000 (as amended) and the Planning and Development Regulations 2001 (as 
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amended). Specifically projects requiring mandatory EIA are listed in Part 1 and Part 2 of 
Schedule 5 of the Planning and Development Regulations 2001-2022.  
 
Schedule 5 (Part 1) of the Planning & Development Regulations 2001 (as amended) lists major 
project classes for the purposes of mandatory EIA, which typically include industrial, chemical, 
energy, waste, infrastructure and intensive agricultural developments. The proposed project 
does not correspond to a development set out in this Part and therefore, EIA is not a 
requirement under this provision. 
 
Schedule 5 (Part 2) of the Planning & Development Regulations 2001 (as amended) sets 
mandatory thresholds for each project class above which EIA is required. Sub-sections 10(b)(i) 
ŀƴŘ млόōύόƛǾύ ŀŘŘǊŜǎǎŜǎ ΨƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ǇǊƻƧŜŎǘǎΩ referring to housing and urban developments, 
and require that the following class of project, relevant to this project, be subject to EIA: 
 
Class 10 ς Infrastructure Projects 
 
Subsection 10(b)(i):  
 

άConstruction of more than 500 dwelling unitsέ 

 
This Project comprises a large-scale residential development including 491 No. residential 
units comprising: 3 No. two storey 3-bed terraced houses (GFA 569 sq m), and 488 No. Build-
to-Rent units (consisting of 2 No. studio units; 288 No. 1-beds; 32 No. 2-beds/3 persons; 153 
No. 2-beds/4-persons; and 13 No. 3-beds) (with an option for the use of 4 No. of the BTR Units 
to cater for short-term stays of up to 14 days at any one time to cater inter alia for visitors and 
short-term visits to residents of the overall scheme) residential amenities and residential 
support facilities; a childcare facility; and restaurant/café. 
 
The Project lies just below the 500-dwelling unit threshold and therefore a mandatory EIA is 
not required in the context of this Class of the Regulations.  

 
Part 2 Class 10 ς Infrastructure Projects 
 
Subsection 10(b)(iv): 

 
άUrban development which would involve an area greater than 2 hectares in the case 
of a business district, 10 hectares in the case of other parts of a built-up area and 20 
hectares elsewhereέ 
 
(Lƴ ǘƘƛǎ ǇŀǊŀƎǊŀǇƘΣ άōǳǎƛƴŜǎǎ ŘƛǎǘǊƛŎǘέ ƳŜŀƴǎ ŀ ŘƛǎǘǊƛŎǘ ǿƛǘƘƛƴ ŀ Ŏƛǘȅ ƻǊ ǘƻǿƴ ƛƴ ǿƘƛŎƘ 
the predominant land use is retail or commercial use.)έ 
 

The LRD Project relates to a site of c.3.58 hectares and is located within an area which comes 
within the definiǘƛƻƴ ƻŦ άother parts of a built-up areaέΦ ¢ƘŜ tǊƻƧŜŎǘ ǘƘŜǊŜŦƻǊŜ ŘƻŜǎ ƴƻǘ ŜȄŎŜŜŘ 
the threshold of 10 hectares, with respect to site area of the proposed development.   
 
The proposed residential development does not exceed the criteria as set out to determine 
the need for a mandatory EIA. However, section 172 of the Planning & Development Act 2000, 
as amended, also sets out the basis for EIA for developments which do not equal or exceed, 
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the relevant quantity, area or other limit specified in Part 2 of Schedule 5, i.e., άǎǳō-threshold 
ŘŜǾŜƭƻǇƳŜƴǘέ. Thus, an EIA is required where sub-threshold development is likely to have 
significant effects on the environment and therefore should be subject to EIA. 
 
DƛǾŜƴ ǘƘŀǘ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ŦƻǊ пфм ǳƴƛǘǎ ƛǎ ŀƭƳƻǎǘ Ŝǉǳŀƭ ǘƻ ǘƘŜ άConstruction of 
ƳƻǊŜ ǘƘŀƴ рлл ŘǿŜƭƭƛƴƎ ǳƴƛǘǎέΣ it was deemed prudent to undertake an EIAR in relation to the 
subject development to ensure that the proposal does  not negatively impact on the 
environment. 

 
Part 2 Class 14 ς Works of Demolition  
 

ά²ƻǊƪǎ ƻŦ ŘŜƳƻƭƛǘƛƻƴ ŎŀǊǊƛŜŘ ƻǳǘ ƛƴ ƻǊŘŜǊ ǘƻ ŦŀŎƛƭƛǘŀǘŜ ŀ ǇǊƻƧŜŎǘ ƭƛǎǘŜŘ ƛƴ tŀǊǘ м ƻǊ tŀǊǘ 
2 of this Schedule where such works would be likely to have significant effects on the 
ŜƴǾƛǊƻƴƳŜƴǘΣ ƘŀǾƛƴƎ ǊŜƎŀǊŘ ǘƻ ǘƘŜ ŎǊƛǘŜǊƛŀ ǎŜǘ ƻǳǘ ƛƴ {ŎƘŜŘǳƭŜ тΦ ά 

 
The development will consist of the demolition and part-demolition of existing structures 
(total demolition area 967 sq m), including: White Lodge a 2 storey house (192 sq m); 
Swimming pool extension to the southeast of Dalguise House (250 sq m); Residential garage 
and shed to the southwest of Dalguise House (285 sq m); Lean-to structures to the south of 
the walled garden (142 sq m); Part-demolition of Lower Ground Floor at Dalguise House (9 sq 
m); Demolition of single storey extension to the south of the Coach House (29 sq m) and three 
ancillary single-storey structures (8 sq m, 8 sq m, and 31 sq m) within the yard; Demolition of 
potting shed (13 sq m); Removal of 2 no. glasshouses; and alterations to, including the creation 
of 3 No. opes and the removal of a 12.4 m section of the walled garden wall to the east. 

 
Given the scale and nature of buildings to be demolished, it is not envisaged that likely 
significant effects on the environment arising from the demolition will occur.  Nevertheless, 
the likely impacts arising with respect to the demolition of these building will be assessed in 
full as part of the EIA, in the context of Material Assets ς Waste, Material Assets - Traffic and 
Transportation, Noise and Vibration, Air Quality and Climate, Human Health, and as part of 
the Construction Environmental Management Plan. On this basis, it is considered that the 
Project does not require the preparation of an EIAR with respect to this Class. 
  

2.3.3 EIA Scoping 
 

¢ƘŜ 9t! DǳƛŘŜƭƛƴŜǎ ǎǘŀǘŜ ǘƘŀǘ Ψ{ŎƻǇƛƴƎΩ ƛǎ ŀ ǇǊƻŎŜǎǎ ƻŦ ŘŜŎƛŘƛƴƎ ǿƘŀǘ ƛƴŦƻǊƳŀǘƛƻƴ ǎƘƻǳƭŘ ōŜ 
contained in an EIAR and what methods should be used to gather and assess that information. 
It is defined in the EC (2001) guidance ŀǎΥ Ψdetermining the content and extent of the matters 
ǿƘƛŎƘ ǎƘƻǳƭŘ ōŜ ŎƻǾŜǊŜŘ ƛƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƛƴŦƻǊƳŀǘƛƻƴ ǘƻ ōŜ ǎǳōƳƛǘǘŜŘ ƛƴ ǘƘŜ 9L!wΩΦ 
 
The EIAR has been prepared to address those aspects identified in Article 5 and Annex IV of 
the EIA Directive and Schedule 6 of the Regulations. The EIAR has also been prepared in the 
context of Section 3 of the Guidelines on the Information to be Contained in the Environmental 
Impact Assessment Reports, prepared by EPA (2022).  Table 2.1 below documents the scoping 
exercise undertaken in respect of this EIAR. 
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Table 2.1: Scoping exercise ς potential for significant effects arising from the proposed project. 

Environmental Aspect Detailed Assessment Justification 

Population and 
Human Health 

Yes 

The proposed development has the 
potential to impact on population and 
human health, employment, local 
community and amenity uses, during 
the construction and operational 
phases. 
 
 

Biodiversity Yes 

The subject lands are not located within 
any Natura 2000 or nationally 
designated conservation sites but are  
located within 15km of a number of 
designated sites.  There is potential for 
habitats to be recorded on site and 
therefore, the proposed development 
therefore has potential to impact on 
biodiversity. 

Land, Soils, Geology 
and Hydrogeology 

Yes 

The proposed development includes the 
excavation, movement and deposition 
of soil as part of the construction 
process.  The impacts on geology and 
hydrogeology should therefore be 
assessed in terms of the groundworks, 
construction and operational phase of 
the proposed development. 

Hydrology ς Surface 
Water 

Yes 

The proposed development does have 
the potential to impact on water 
(including flood risk, hydrology and 
drainage) as there will be ground 
disturbance associated with the 
proposed development. 
 

Air Quality and 
Climatic Factors 

Yes 

Construction and operational phases 
will have the potential to give rise to air 
quality impacts, principally relating to 
traffic associated with the proposed 
development. 
 

Noise and Vibration Yes 

Construction and operational phases 
will have the potential to give rise to 
impacts relating to noise and vibration. 
A baseline noise survey has been 
undertaken to determine the prevailing 
noise level representative of the site 
and nearest noise sensitive locations. 
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Landscape and Visual Yes 

Given the height and scale of the 
buildings proposed when compared to 
the existing sensitive/ undeveloped 
nature of the subject lands, the LVIA will 
consider effects on the landscape 
character of the existing setting (i.e. as a 
result of the construction and existence 
of the proposed development) and 
visual impacts (i.e. the extent to which 
the proposed development when built 
will effect the landscape). 
 

Cultural Heritage, 
Archaeology and 

Architectural 
Yes 

The site contains a number of heritage 
assets which gives rise to the potential 
for impact upon any relevant 
Archaeological, Architectural or Cultural 
Heritage.  Detailed assessment is 
therefore required. 

Wind Yes 

The proposed development will 
introduce a number of buildings to the 
site which will be taller than the 
surrounding existing context, it 
therefore has the potential to impact 
upon the microclimate with respect to 
wind and pedestrian comfort. 
 

Material Assets ς 
Roads and Traffic 

Yes 

The transportation chapter of the EIAR 
is required to present an assessment of 
the potential traffic and transport 
impacts of the proposed development. 
The assessment will be influenced by 
the requirements set out within Traffic 
and Transport Assessment Guidelines 
TII, 2017. 
 

Material Assets ς 
Waste Management 

Yes 

The proposed development may 
generate waste arisings that will require 
management during construction and 
operation. 

Material Assets ς Built 
Services 

Yes 

The Material Assets section of the EIAR 
will examine the likely significant effects 
of the construction and operation of the 
proposed development on intrinsic and 
valuable assets of material value. 
 

Major Accidents and 
Disasters 

Yes 

Section 10.4 of the Dún Laoghaire 
Rathdown Development Plan 2022-
2028 notes that there are ƴƻ Ψ{ŜǾŜǎƻΩ 
ǎƛǘŜǎ όŘŜŦƛƴŜŘ ǿƛǘƘƛƴ ǘƘŜ Ψ/ha!I 
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wŜƎǳƭŀǘƛƻƴǎ ŀǎ ΨƭƻŎŀǘƛƻƴǎ ǿƘŜǊŜ 
significant quantities of dangerous 
ǎǳōǎǘŀƴŎŜǎ ŀǊŜ ǎǘƻǊŜŘΩύ ǿƛǘƘƛƴ 5ǵƴ 
Laoghaire-Rathdown.  As a result, there 
is no expected impact arising from 
major accident hazards involving 
dangerous substances in association 
with the proposed development.   
 
Due to the scale and nature of the 
proposed development and the location 
of the subject lands, potential 
significant impacts are not expected. 
 
Nonetheless, any potential impacts in 
respect of the risk of major accidents 
and disasters will be addressed within 
the Population and Human Health 
Chapter and Air Quality and Climate 
Chapter (e.g. in relation to flooding).  
The planning application is also 
supported by a standalone Site Specific 
Flood Risk Assessment which addresses 
flood risk in the context of climate 
change. 

Interactions Yes 

There is the potential for multiple direct 
or indirect effects (from various 
environmental aspects) to result in an 
accumulation or magnified effects from 
the proposed development. 

Cumulative Impacts Yes 

The proposed development will be in 
proximity to other development, both 
permitted and proposed development 
and thus has the potential to exacerbate 
or create larger, more significant 
effects. 

 
Scoping was carried out on an informal basis through the submission of a report documenting 
an informal scoping exercise (Environmental Impact Assessment Scoping Report (and 
Summary of Possible Effects) submitted to both Dún Laoghaire Rathdown County Council at 
the pre-application consultation stage. In this document, the environmental aspects that were 
proposed to be considered in detail in this EIAR were identified on the basis that there is 
potential for significant effects.  That said, scoping is considered to be an iterative process and 
is ongoing throughout the development and preparation of the EIAR.  
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2.4 EIA Consultation 
 

Consultation with key stakeholders, including Dún Laoghaire Rathdown County Council has 
taken place at the pre-application stage via the Large Scale Residential Development Pre-
Application Consultation process.  
 
Furthermore, this document enables the competent authority to determine the acceptability 
of the proposed development in the fǳƭƭ ƪƴƻǿƭŜŘƎŜ ƻŦ ǘƘŜ ǇǊƻƧŜŎǘΩǎ ƭƛƪŜƭȅ ǎƛƎƴƛŦƛŎŀƴǘ ƛƳǇŀŎǘǎ 
on the environment (if any).  The decision-making process follows a statutory process that 
allows for public consultation and the receipt of advice from other key stakeholders and 
statutory authorities with specific environmental responsibilities.  Further information on the 
Consultation Process is set out in Chapter 6 of this EIAR. 

 

3.0 PLANNING AND DEVELOPMENT CONTEXT 
 

3.1 Introduction 
  

This Chapter provides the legislative context in relation to the planning and development of 
the proposed project, including an overview of the national, regional and local planning policy 
pertaining to the site.  Regard is also given to other relevant statutory and non-statutory 
planning documents where appropriate. 
 
In this case, the project is defined as a Large-Scale Residential Development (LRD) on the basis 
that it comprises άΧ a development of 100 housing units or more, or student accommodation 
developments comprising 200 bed spaces or more, or a combination of same.έ, as set out in 
Section 2 of the Planning and Development (Amendment) (Large-scale Residential 
Development) Act 2021. 
 

3.2 National Planning Context 
 

3.2.1 National Planning Framework ς Project Ireland 2040 
 

The National Planning Framework (NPF), published in February 2018, sets out a strategic 
development framework for the Country to 2040. The National Planning Framework is the 
DƻǾŜǊƴƳŜƴǘΩǎ Ǉƭŀƴ ǘƻ ŎŀǘŜǊ ŦƻǊ ǘƘŜ ŜȄǘǊŀ ƻƴŜ Ƴƛƭƭƛƻƴ ǇŜƻǇƭŜ ǘƘŀǘ ǿƛƭƭ ōŜ ƭƛǾƛƴƎ ƛƴ LǊŜƭŀƴŘΣ ǘƘŜ 
additional two thirds of a million people working in Ireland and the half a million extra homes 
needed in Ireland by 2040.  
 
The Framework focuses on: 
 
- Growing regions, their cities, towns and villages and rural fabric. 

 
- Building more accessible urban centres of scale. 

 
- Better outcomes for communities and the environment, through more effective 

and coordinated planning, investment and delivery. 
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As a strategic development framework, the Plan sets the long-ǘŜǊƳ ŎƻƴǘŜȄǘ ŦƻǊ LǊŜƭŀƴŘΩǎ 
physical development and associated progress in economic, social and environmental terms 
and in an island, European and global context. Ireland 2040 will be followed and underpinned 
by supporting policies and actions at sectoral, regional and local levels.  
 
¦ƴŘŜǊ ǘƘŜ ƘŜŀŘƛƴƎ ƻŦ Ψ/ƻƳǇŀŎǘ DǊƻǿǘƘΩΣ the NPF is: 
 

ά¢ŀǊƎŜǘƛƴƎ ŀ ƎǊŜŀǘŜǊ ǇǊƻǇƻǊǘƛƻƴ όпл҈ύ ƻŦ ŦǳǘǳǊŜ ƘƻǳǎƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘ ǘƻ ƘŀǇǇŜƴ 
within and close to existing built-up areas. Making better use of under-utilised 
land, ƛƴŎƭǳŘƛƴƎ ΨƛƴŦƛƭƭΩ ŀƴŘ ΨōǊƻǿƴŦƛŜƭŘΩ ŀƴŘ ǇǳōƭƛŎƭȅ ƻǿƴŜŘ ǎƛǘŜǎ ǘƻƎŜǘƘŜǊ ǿƛǘƘ 
higher housing and jobs densities, better serviced by existing facilities and public 
ǘǊŀƴǎǇƻǊǘέΦ 

 
[Our emphasis.] 

 
A recurring theme in the Plan is the requirement to ensure that the future growth of Dublin 
occurs within its Metropolitan limits. The NPF estimates that Dublin City and suburbs will grow 
by c. 264,000 people in the period to 2040. Ireland 2040 targets a significant proportion of 
future urban development on infill/brownfield development sites within the built envelope of 
existing urban areas. This is applicable to all scales of settlement, from the largest city, to the 
smallest village. 
 
National Policy Objectives 
 
The NPF outlines National Policy Objectives, which set out broader aspirations for national 
and regional planning. Several of these are relevant when considering the proposed 
development at this subject site. These include: 

 

¶ National Policy Objective 2a ς A target of half (50%) of future population and 
employment growth will be focused in the existing five Cities and their suburbs. 

¶ National Policy Objective 3b ς Deliver at least half (50%) of all new homes that are 
targeted in the five Cities and suburbs of Dublin, Cork, Limerick, Galway and 
Waterford, within their existing built-up footprints. 

¶ National Policy Objective 5 - Develop cities and towns of sufficient scale and quality 
to compete internationally and to be drivers of national and regional growth, 
investment and prosperity. 

¶ National Policy Objective 6 - Regenerate and rejuvenate cities, towns and villages of 
all types and scale as environmental assets, that can accommodate changing roles 
and functions, increased residential population and employment activity and 
enhanced levels of amenity and design quality, in order to sustainably influence and 
support their surrounding area.  

¶ National Policy Objective 7 - Apply a tailored approach to urban development, that 
will be linked to the Rural and Urban Regeneration and Development Fund, with a 
particular focus on:- Dublin; the four Cities of Cork, Limerick, Galway and Waterford; 
{ǘǊŜƴƎǘƘŜƴƛƴƎ LǊŜƭŀƴŘΩǎ ƻǾŜǊŀƭƭ ǳǊōŀƴ ǎǘǊǳŎǘǳǊŜΣ Χ 9ƴŎƻǳǊŀƎƛƴƎ ǇƻǇǳƭŀǘƛƻƴ ƎǊƻǿǘƘ ƛƴ 
strong employment and service centres of all sizes, supported by employment growth; 



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 25 
 

Reversing the stagnation or decline of many smaller urban centres, by identifying and 
establishing new roles and functions and enhancement of local infrastructure and 
amenities; Addressing the legacy of rapid unplanned growth, by facilitating amenities 
and services catch-ǳǇΣ Ƨƻōǎ Χ Lƴ ƳƻǊŜ ǎŜƭŦ-contained settlements of all sizes, 
supporting a continuation of balanced population and employment growth.  

¶ National Policy Objective 8 ς To ensure that the targeted pattern of population 
ƎǊƻǿǘƘ ƻŦ LǊŜƭŀƴŘΩǎ ŎƛǘƛŜǎ ǘƻ нл40 is in accordance with the targets set out in Table 4.1. 

Figure 3.1: Extract from ¢ŀōƭŜ пΦм ΨLǊŜƭŀƴŘ нлплΥ ¢ŀǊƎŜǘŜŘ tŀǘǘŜǊƴ ƻŦ /ƛǘȅ tƻǇǳƭŀǘƛƻƴ DǊƻǿǘƘΩ 
contained within the National Planning Framework. 

¶ National Policy Objective 11 - In meeting urban development requirements, there will 
be a presumption in favour of development that can encourage more people and 
generate more jobs and activity within existing cities, towns and villages, subject to 
development meeting appropriate planning standards and achieving targeted growth.  

¶ National Policy Objective 28 - Plan for a more diverse and socially inclusive society 
that targets equality of opportunity and a better quality of life for all citizens, through 
improved integration and greater accessibility in the delivery of sustainable 
communities and the provision of associated services. 

¶ National Policy Objective 35 ς Increase residential density in settlements, through a 
range of measures including reductions in vacancy, re-use of existing buildings, infill 
development schemes, area or site-based regeneration and increased building 
heights. 

3.2.2 Sustainable Residential Development in Urban Areas ς Guidelines for Planning Authorities 
(2009) 

 
The Sustainable Residential Development in Urban Areas - Guidelines for Planning Authorities, 
(2009) and its associated document Urban Design Manual ς A Best Practice Guide (2009) 
illustrate essential criteria for sustainable urban residential development and describes how 
a scheme can integrate seamlessly into a site, taking consideration of its surroundings and 
thus presenting the best possible residential design scheme in built-up areas. 
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3.2.3 Rebuilding Ireland ς Action Plan for Housing and Homelessness (2016) 
 

Rebuilding Ireland was launched in 2016 with the aim of addressing ongoing supply issues for 
residential accommodation in Ireland. The overarching aim of the Action Plan is to increase 
the delivery of housing from its current undersupply across all tenures and to help individuals 
and families meet their housing needs.  
 
The Action Plan provides a target to double the number of residential dwellings delivered 
annually by the construction sector and to provide 47,000 social housing units in the period 
up to 2021. 
 

3.2.4 Sustainable Urban Housing: Design Standard for New Apartments: Guidelines for Planning 
Authorities (2020) 

 
The Sustainable Urban Housing Design Standards for New Apartment (2020) provides for an 
update on guidance on apartment developments in response to the National Planning 
Framework and Rebuilding Ireland. 

 
These Guidelines seek to promote high density apartment development on residentially zoned 
land in appropriate locations in line with the above referenced NPF overarching policies in 
relation to encouraging residential development within existing urban settlements.  

 

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

 
The Guidelines for Planning Authorities on Sustainable Residential Development in Urban 
Areas (2009) aim to ensure the sustainable delivery of new development throughout the 
Country. 

 
The Guidelines also provide guidance on the core principles of urban design when creating 
places of high quality and distinct identity. The Guidelines recommend that planning 
authorities should promote high quality design in their policy documents and in their 
development management process. In this regard, the Guidelines are accompanied by a 
Design Manual, discussed below. 
 
Furthermore, the Guidelines provide national guidance in relation to the appropriate locations 
for the siting of higher density residential development, having regard to the locational 
characteristics of the lands in question.   
 

3.2.6 Urban Design Manual ς A Best Practice Guide (2009) 
 

The Urban Design Manual ς A Best Practice Guide (2009) notes 12 no. criteria that should be 
used to facilitate assessment of planning applications and should, therefore, be used as a 
guide to steer best design practice for residential proposals. 

 

3.2.7 Delivering Homes, Sustaining Communities (2007) 
 

This document provides the overarching policy framework for an integrated approach to 
housing and planning.  It notes that demographic factors will continue to underpin strong 
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demand for housing, which in turn will present considerable challenges for the physical 
planning of new housing and the provision of associated services. Sustainable neighbourhoods 
are areas where an efficient use of land, high quality design, and effective integration in the 
provision of p people want to live in.  
 

3.2.8 Childcare Facilities ς Guidelines for Planning Authorities (2001) 
 

The Childcare Guidelines (2001) generally recommend the provision of childcare facilities for 
residential development with 75 no. units or more, albeit having regard to the existing 
geographical distribution of such facilities in the area and the emerging demographic profile 
of the area.   
 

3.2.9 Design Manual for Urban Roads and Streets (DMURS) (2013) 
 

A key objective of DMURS is to achieve safe, attractive and vibrant streets by balancing the 
needs of all users, and prioritising alternatives to car journeys.  The manual advocates a 
design-led approach, which takes account of both the physical and social dimensions of place 
and movement.   
 

3.2.10 The Planning System and Flood Risk Management (2009) 
 

The Office of Public Works (OPW) and the Department of Environment, Heritage and Local 
Government (DEHLG) published The Planning System and Flood Risk Management Guidelines 
for Planning Authorities, November 2009. The Planning Guidelines introduce the principle of 
a risk-based sequential approach to managing flood risk. 
 

3.2.11 Appropriate Assessment of Plans and Projects in Ireland Guidance for Planning Authorities 
(2009) 

 
The Appropriate Assessment Guidance was published to guide compliance with the Birds 
Directive, 1979 and the Habitats Directive, 1992. 
 

3.2.12 Climate Action Plan (2019) 
 

The GovernmentΩs Climate Action Plan (2019) documents a broad spectrum of potential 

actions which can mitigate the effects of climate change as caused by pollution and the over-

exploitation of natural resources.  With regard to the built environment, these measures 

include the rational siting of urban development, the building of compact, dense and well-

designed neighbourhoods, and the imposition of higher energy efficiency performance 

standards.  

  

3.3 Regional Planning Context 
 

3.3.1 Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-2031 
 

The Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-2031 
(RSES) is a strategic plan and investment framework to shape future development and to 
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better manage regional planning and economic development throughout the Eastern & 
Midland Region.  
 
The RSES includes a strategic plan for Dublin, the Metropolitan Area Strategic Plan (MASP). To 
achieve the Vision the MASP identifies a number of Guiding Principles for the sustainable 
development of the Dublin Metropolitan Area including Compact sustainable growth, which 
aims to: 
 

άPromote consolidation of Dublin city and suburbs, refocus on the 
development of brownfield and infill lands to achieve a target of at least 50% 
of all new homes within or contiguous to the existing built up area in Dublin and 
ŀǘ ƭŜŀǎǘ ол҈ ƛƴ ƻǘƘŜǊ ǎŜǘǘƭŜƳŜƴǘǎΦέ 

 
[Our emphasis.] 

 
The RSES includes Policy RPO 5.5 which focuses on housing delivery. It states: 
 

άwth рΦрΥ CǳǘǳǊŜ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ƛƴ ǘƘŜ 5ǳōƭƛƴ aŜǘǊƻǇƻƭƛǘŀƴ !ǊŜŀ ǎƘŀƭƭ 
follow a clear sequential approach, with a primary focus on the consolidation 
of Dublin and suburbs, supported by the development of Key Metropolitan 
Towns in a sequential manner as set out in the Metropolitan Area Strategic Plan 
(MASP) and in line with the overall Settlement Strategy for the draft RSES. 
Identification of suitable residential development sites shall be supported by a 
ǉǳŀƭƛǘȅ ǎƛǘŜ ǎŜƭŜŎǘƛƻƴ ǇǊƻŎŜǎǎ ǘƘŀǘ ŀŘŘǊŜǎǎŜǎ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŎƻƴŎŜǊƴǎΦέ 

 
[Our emphasis.] 

 
 

3.4 Local level - Dún Laoghaire Rathdown County Development Plan 2022-2028 
 

3.4.1 Core Strategy  
 

The Core Strategy, which forms part of the Development Plan (contained in Chapter 2), 
articulates the medium-to-longer term quantitatively based strategy for the spatial 
development of the Dún Laoghaire-Rathdown area. In this regard, the Development Plan 
states that: 

 
άThe central focus of the Core Strategy is on residential development and in ensuring 
that there is an acceptable equilibrium between the supply of zoned, serviced land for 
the projected demand for new housing, over the lifetime of the Plan. As set out in 
Section 10(2A) of The Act, the Core Strategy shall inter alia:  

 

¶ Provide relevant information to demonstrate that the Development 
Plan and the Housing Strategy are consistent with the NPF, RSES and 
with specific planning policy requirements (SPPRs) specified in Section 
28 Guidelines. 

¶ Take account of any policies of the Minister in relation to national and 
regional population targets. 
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¶ Provide details in respect of the area in the Development Plan already 
zoned for residential and mixed-use zonings and the proposed number 
of housing units to be included in the area. 
Provide details in respect of the area in the Development Plan 
proposed to be zoned for residential use and mixed-use zonings and 
how the zoning proposals accord with national policy that 
development of land shall take place on a phased basis. 

¶ Set out a settlement hierarchy for the area of the Development Plan. 

¶ Provide relevant information to show that, in setting out objectives for 
retail development the Planning Authority has had regard to any 
Section 28 Guidelinesέ. 

 

Furthermore, the Core Strategy examines the following factors; population growth trends, 
population projections for the Core Strategy, housing delivery, planning and construction 
activity, evaluation of housing demand, housing target for the Core Strategy, and Residential 
Development Capacity Audit. 
 
As part of the Core strategy, it is an objective to prepare a HNDA analysis, as outlined in policy 
objective CS1: 
 

άLǘ ƛǎ ŀ tƻƭƛŎȅ hōƧŜŎǘƛǾŜ ǘƻ ŀŎŎƻǊŘ ǿƛǘƘ ǘƘŜ IƻǳǎƛƴƎ {ǘǊŀǘŜƎȅ ŀƴŘ IƻǳǎƛƴƎ bŜŜŘǎ 5ŜƳŀƴŘ 
Assessment 2022τ2028 and to carry out a regional HNDA post adoption of the Plan and 
ǘƻ ŎƻƴǎƛŘŜǊ ǾŀǊȅƛƴƎ ǘƘŜ tƭŀƴ ƛŦ ǊŜǉǳƛǊŜŘΦ ό/ƻƴǎƛǎǘŜƴǘ ǿƛǘƘ bth от ƻŦ ǘƘŜ btCύέ 

  
The Core Strategy Housing Target, as shown in Table 3.2 below, provides a housing target of 
20,669 units for Dún Laoghaire-Rathdown for the period of 2020-2028.  
 
Table 3.1: Core Strategy Housing Target. (Source: Draft Dún Laoghaire Rathdown County 
Development Plan 2022-2028, as amended.) 

 2016 Q1 2028 ς RSES High 
Growth Scenario 

Population 218,000 256,125 

Increase in Population N/A 38,125 

Total Housing Stock 86,962 110,969 

Housing Target (2016 ς Q1 2028) N/A 24,007 

Minus CSO Housing Completions (2017 ς Q1 2021) 
+ Estimated Completions Q2 2021 ς Q1 2022) 

N/A 5,492 

Housing Target (Q2 2022 ς Q1 2028) N/A 18,515 
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Figure 3.2: Residential Development Capacity Audit ς Aggregate Data. (Source: Draft Dún Laoghaire 
Rathdown County Development Plan 2022-2028.) 
 

3.4.2 Land Zoning Objective and Designations 
 

¢Ƙƛǎ ǎƛǘŜ ƛǎ ȊƻƴŜŘ ƻōƧŜŎǘƛǾŜ Ψ!Ω ƛƴ ǘƘŜ Dún Laoghaire-Rathdown Development Plan 2022-2028. 
The objective of this land use zoning is άTo provide residential development and/or protect 
and improve residential amenity.έ  
 
ΨResidential ƛǎ ŀ ΨPermitted in tǊƛƴŎƛǇƭŜΩ use, and Residential ς Build to Rent ƛǎ ŀƴ ΨOpen for 
/ƻƴǎƛŘŜǊŀǘƛƻƴΩ use.  
 
The non-residential uses proposed as part of the development include: Childcare Service (i.e., 
the Childcare Facility) and Restaurant.  These uses are ΨtŜǊƳƛǘǘŜŘ ƛƴ tǊƛƴŎƛǇƭŜΩ or ΨhǇŜƴ ŦƻǊ 
/ƻƴǎƛŘŜǊŀǘƛƻƴΩ, respectively under the zoning objective.  ¢ƘŜ ǊŜƳŀƛƴƛƴƎ ΨhǘƘŜǊ ¦ǎŜǎΩ ƛƴŎƭǳŘƛƴƎ 
ǊŜǎƛŘŜƴǘǎΩ ƭƻǳƴƎŜΣ ƎȅƳΣ Ŏƻ-working spaces and management offices are ancillary to the Build 
to Rent residential units.   
 
The northern edge of the site, consisting of a section of the existing entrance Avenue and the 
Entrance Lodge, falls within the Monkstown Architectural Conservation Area.  Dalguise House 
is a Protected Structure (RPS No. 870) located in a central position within the site.  The Zoning 
Map 3 includes a number of ƻōƧŜŎǘƛǾŜǎ άto protect and preserve trees and woodlandsέΦ 
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Figure 3.3: Extract from the Development Plan, illustrating the zoning objective and policy 
designations associated with the application site (site boundary in red). 
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4.3 Homes   
 

In accordance with the National Planning Framework (NPF) and the Regional Spatial and 
Economic Strategy (RSES), to achieve compact growth, 50% of housing must be provided for 
within the built-up area of Dublin City and Suburbs. In addition to the policy support for 
increased housing delivery in Dublin, as outlined within the Core Strategy, this section sets out 
a number of key Development Plan policies relevant to new housing in order to achieve 
compact growth  

 
Residential Density 
 
Section 4.3.1.1 of the Development Plan relates to residential density and contains Policy 
PHP18: Residential Density which states the following: 

 
άIt is a Policy Objective to: 
 

ω Increase housing (houses and apartments) supply and promote 
compact urban growth through the consolidation and re-
intensification of infill/brownfield sites having regard to proximity 
and accessibility considerations, and development management 
criteria set out in Chapter 12. 

ω Encourage higher residential densities provided that proposals 
provide for high quality design and ensure a balance between the 
protection of existing residential amenities and the established 
character of the surrounding area, with the need to provide for 
high quality sustainable residential developmentέ. 

 
Densification of Residential Areas 
 
Section 4.3.1.2 of the Development Plan supports the densification of existing built-up areas 
and contains Policy PHP19: Existing Housing Stock ς Adaptation, which states: 

 
άLǘ ƛǎ ŀ tƻƭƛŎȅ Objective to: 

¶ Conserve and improve existing housing stock through supporting 
improvements and maladaptation of homes consistent with NPO 34 of 
the NPF. 

¶ Densify existing built-up areas in the County through small scale infill 

¶ development having due regard to the amenities of existing 
ŜǎǘŀōƭƛǎƘŜŘ ǊŜǎƛŘŜƴǘƛŀƭ ƴŜƛƎƘōƻǳǊƘƻƻŘǎέΦ 

 
Protection of Existing Residential Amenity. 
 
Section 4.3.1.3 of the Development Plan supports the protection of existing residential 
amenity and contains Policy Objective PHP20: Protection of Existing Residential Amenity, 
which states:  
 

άLǘ ƛǎ ŀ tƻƭƛŎȅ hōƧŜŎǘƛǾŜ ǘƻ ŜƴǎǳǊŜ ǘƘŜ ǊŜǎƛŘŜƴǘƛŀƭ ŀƳŜƴƛǘȅ ƻŦ ŜȄƛǎǘƛƴƎ ƘƻƳŜǎ in the Built-
Up Area is protected where they are adjacent to proposed higher density and greater 
ƘŜƛƎƘǘ ƛƴŦƛƭƭ ŘŜǾŜƭƻǇƳŜƴǘǎέΦ 
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Housing Mix 
 
Section 4.3.2.3 of the Development Plan relates to housing mix and contains Policy PHP27: 
Housing Mix which states: 
 

άIt is a Policy Objective to encourage the establishment of sustainable 
residential communities by ensuring that a wide variety of housing and 
apartment types, sizes and tenures is provided throughout the County in 
accordance with the provisions of the Housing Strategy and Housing Need 
Demand Assessment (HNDA) and any future Regional HNDA.έ 

 
Social Housing (Part V) 
 
Section 4.3.2.7 of the Development Plan relates to Social Housing and contains Policy PHP31: 
Provision of Social Housing which states: 

 
άIt is a Policy Objective to promote the provision of social housing in accordance 
ǿƛǘƘ ǘƘŜ /ƻǳƴŎƛƭΩǎ IƻǳǎƛƴƎ {ǘǊŀǘŜƎȅ ŀƴŘ DƻǾŜǊƴƳŜƴǘ ǇƻƭƛŎȅ ŀǎ ƻǳǘƭƛƴŜŘ ƛƴ ǘƘŜ 
5ƻIt[D Ψ{ƻŎƛŀƭ IƻǳǎƛƴƎ {ǘǊŀǘŜƎȅ нлнлΩΦ ¢ƘŜ !ŦŦƻǊŘŀōƭŜ IƻǳǎƛƴƎ !Ŏǘ нлнм 
provides for 20% for social and affordable homesΦέ 

 
Build-to-Rent  

 
Section 4.3.2.4 of the Development Plan contains Policy Objective PHP28: Build-to 
Rent and Shared Accommodation/Co-living Developments which states:  
 

άIt is a Policy Objective to facilitate the provision of Build-to-Rent in suitable 
locations across the County and accord with the ǇǊƻǾƛǎƛƻƴǎ ƻŦ Ψ{ǳǎǘŀƛƴŀōƭŜ ¦Ǌōŀƴ 
Housing: 5ŜǎƛƎƴ {ǘŀƴŘŀǊŘǎ ŦƻǊ bŜǿ !ǇŀǊǘƳŜƴǘǎΩΣ нлнл (and any amendment 
thereof). Proliferation of Built to rent should be avoided in any one area. As the 
HNDA does not support provision of shared accommodation there shall be a 
presumption against granting planning permission for shared 
accommodation/co-living developmentέ. 

 
Healthy Placemaking  
 
Section 4.4.1.1 of the Development Plan contains Policy Objective PHP35: Healthy 
Placemaking, which states:  
 

άIt is a Policy Objective to: 

¶ Ensure that all development is of high quality design with a focus on healthy 
placemaking consistent with NPO 4, 26 and 27 of the NPF, and RPO 6.1, 6.12, 
9.10 and 9.11 of the RSES. 

¶ Promote the guidance principles set out in ǘƘŜ Ψ¦Ǌōŀƴ 5ŜǎƛƎƴ aŀƴǳŀƭ ς A Best 
Practice DǳƛŘŜΩ όнллфύΣ ŀƴŘ ƛƴ ǘƘŜ Ψ5ŜǎƛƎƴ aŀƴǳŀƭ ŦƻǊ Urban Roads and 
{ǘǊŜŜǘǎΩ όнлмоύΦ 

¶ Ensure that development proposal are cognisant of the need for proper 
consideration of context, connectivity, inclusivity, variety, efficiency, 
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distinctiveness, layout, public realm, adaptability, privacy and amenity, 
parking, wayfinding and detailed designέ. 
 

Public Realm Design  
 
Section 4.4.1.3 of the Development Plan contains Policy Objective PHP37: Public 
Realm Design, which states:  
 

άIt is a Policy Objective that all development proposals, whether in established areas 
or in new growth nodes, should contribute positively to an enhanced public realm and 
should demonstrate that the highest quality in public realm design is achievedέ. 

 
 Building Design and Height  
 
 Section 4.4.1.3 of the Development Plan contains Policy Objective PHP42: Building 

Design & Height, which states:  
 

άIt is a Policy Objective to: 

¶ Encourage high quality design of all new development. 

¶ Ensure new development complies with the Building Height Strategy 
for the County as set out in Appendix 5 (consistent with NPO 13 of the 
NPF)έ. 

 

3.6 Planning History of the Site 
  

One previous application, lodged under ABP Reg. Ref. 30694920, has been made in respect of 
the subject site: a Strategic Housing Development (SHD) of 300 No. units, subsequently 
reduced by ten in the Permission to comprise 266 No. apartment units across 8 No. blocks, 
ranging in height from 5 to 9 storeys, and 24 No. houses, including within the existing 
structures on the site (total 290 No. units).  A creche was also provided under the application, 
as well as communal recreational facilities and 314 No. car parking spaces and 654 No. bicycle 
parking spaces.   
 
In addition to the existing vehicular and pedestrian access, it was proposed to provide a 
further access to Monkstown Road, via Purbeck, and to facilitate additional pedestrian/cycle 
ŎƻƴƴŜŎǘǎ ǘƻ ŀŘƧƻƛƴƛƴƎ ǊƻŀŘǎ ǘƻ ǘƘŜ Ŝŀǎǘ ŀƴŘ ǿŜǎǘΦ  ¢ƘŜ ǎŎƘŜƳŜ ǿŀǎ ŦƻǊ ΨŎƻƴǾŜƴǘƛƻƴŀƭΩ 
residential units ς not BTR.   
 
The Application was granted by An Bord Pleanála, subject to 31 No. conditions. This included 
a condition requiring a reduction in height (by one storey) of 2 No. blocks. The condition meant 
the removal of 10 No. apartments, reducing the overall number of dwelling units to 290 No. 
The decision was subject to Judicial Review and was subsequently overturned by the High 
Court. According to the Judgment, the Judge found that ABP had erred in their conclusion that 
the submitted EIA Screening Report adequately described the effects that the proposed 
development would have on the environment. He also found that ABP had not given adequate 
reasons for its EIA Screening decision that the proposed development would have an 
insignificant effect on cultural heritage. The Judge further held that in its decision to grant 
permission ABP erred by relying on a Specific Planning Policy Requirement concerning building 
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height guidelines and found that the height of the proposed development did materially 
contravene Dún Laoghaire-wŀǘƘŘƻǿƴΩǎ ōǳƛƭŘƛƴƎ ƘŜƛƎƘǘ ǇƻƭƛŎȅΦ 
 

 
In light of the foregoing, the Design Team have reviewed the previously permitted 
development in order to improve the design where possible, and to ensure that the 
development can be constructed as proposed and can adapt the principles of the 
development to meet their requirements as the owner and developer of Build to Rent 
developments.  Furthermore, the Design Team have carefully reviewed the High Court 
judgement on the previous scheme and is preparing this comprehensive EIAR to ensure that 
the application provides a robust assessment of any potential environmental effects of the 
proposed development on the environment. In relation to the Building Heights, the Dún 
Laoghaire Rathdown Development Plan 2022-2028 Building Height Strategy acknowledges 
that greater height can be provided on lands where it can be demonstrated that the proposal 
complies with criteria outlined in Table 5.1 under Section 5 of Appendix 5, Building Height 
Strategy. The accompanying Town Planning Report, prepared by TPA provides a detailed 
assessment of the proposed development in relation to ǘƘŜ ΨtŜǊŦƻǊƳŀƴŎŜ .ŀǎŜŘ /ǊƛǘŜǊƛŀΩ 
outlined in Table 5.1 of the Building Height Strategy to ensure that the proposed heights are 
in accordance with the Development Plan.  
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3.7 Surrounding Development Projects 
 

A number of development projects in the surrounding area have been identified as relevant 
to the assessment of environmental impacts associated with the proposed project, from a 
cumulative perspective.  The methodology surrounding the selection of the below projects, 
which are located within a spatial limit of c. 2km radius of the site boundary, is detailed in 
Chapter 21 of this EIAR.  Figure 3.7 shows the identified projects on a map.  
 

Figure 3.7: Map showing surrounding development selected for the purposes of cumulative impact 
assessment.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 37 
 

3.7.2 Committed (Permitted/ Under Construction) Projects 
 

The below projects have been granted planning permission by Dún Laoghaire-Rathdown 
County Council (DLRCC) or An Bord Pleanála (ABP) within the last 5 years (2017-2022). Each of 
these projects represent developments which consist of 50 residential units or more. These 
represent both mixed-use and residential developments, granted either through Section 34 
process directly to DLRCC, through Strategic Housing Development (SHD) applications directly 
to ABP, or granted by ABP following either first- or third-party appeals. This list includes 
applications within a 2km radius of the subject site at Dalguise House. 
 

DLRCC/ ABP 
Reg. Ref. 

Address 
Decision 

Date 
Overview of 

Development 

Distance to 
Dalguise 
House  

D17A/0590+A
BP-301533-18 

Richmond Cheshire 
Home, Richmond 
Park, Monkstown, 

Co Dublin  

12th April 
2018. 

Granted 
after 

appeal on 
7th January 

2019 

Residential 
development 
consisting of the 
demolition of the 
existing nursing home 
and 5 no. studio 
apartments and the 
construction of a total 
of 56 no. residential 
units in 2 no. 
apartment blocks 

76 car parking spaces, 
5 motorcycle spaces 
and 41 bicycle spaces; 
5 visitor car spaces 
and 26 bicycle spaces 
at surface level 

Adjoining 
Dalguise 
House: < 50 
metres 

D19A/0378+A
BP-305843-19 

Former Richmond 
Cheshire Home, 
Richmond Park, 
Monkstown, Co 

Dublin 

05 Jun 
2019. 

Granted 
after 

appeal on 
26th May 

2020 

Permission for 
revisions to a 
residential 
development 
previously permitted 
under Reg. Ref. 
D17A/0590 / ABP-
301533-18. 

72 no. residential 
units in these 2 no. 
apartment blocks. 

79 car parking spaces, 
7 motorcycle spaces 
and 64 bicycle spaces 

Adjoining 
Dalguise 
House: < 50 
metres 
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ABP30380419 

St. ¢ŜǊŜǎŀΩǎ 
House/Centre and 
{ǘΦ ¢ŜǊŜǎŀΩǎ [ƻŘƎŜ 

(Protected 
Structures), Temple 
Hill, Monkstown, 

Blackrock, Co. 
Dublin. 

10th June 
2019 

294 no. apartments, 
conversion of St. 
¢ŜǊŜǎŀΩǎ IƻǳǎŜΣ 
dismantling and 
relocation of St. 
¢ŜǊŜǎŀΩǎ [ƻŘƎŜΣ 

1.2 km 

ABP31232521 

3Φф Ƙŀ ŀǘ Ψ{ǘΦ 
¢ŜǊŜǎŀΩǎ IƻǳǎŜΩ ό! 

Protected 
{ǘǊǳŎǘǳǊŜύ ŀƴŘ Ψ{ǘΦ 
¢ŜǊŜǎŀΩǎ [ƻŘƎŜΩ ό! 

Protected 
Structure) Temple 
Hill, Monkstown, 

Blackrock, Co. 
Dublin  

14th April 
2022 

New residential and 
mixed use scheme of 
493 residential units 

Including the 
subdivision, 
conversion and re-use 
ƻŦ Ψ{ǘΦ ¢ŜǊŜǎŀΩǎ IƻǳǎŜΩ 

the dismantling, 
relocation and change 
of use from 
residential to café of 
Ψ{ǘΦ ¢ŜǊŜǎŀΩǎ [ƻŘƎŜΩ  
within the site 
development area. 

1.2 km 

ABP30887720 

Former Europa 
Garage Site, 

Newtown Avenue, 
Blackrock, Co. 

Dublin 

12th April 
2021 

Development of 101 
no. apartments 

1.3 km 

D17A/0137 

Newtown Avenue, 
Blackrock, Co. 

Dublin.  This site is 
known as the 
ΨCƻǊƳŜǊ 9ǳǊƻǇŀ 
DŀǊŀƎŜ ǎƛǘŜΩ  

12th April 
2017 (after 

appeal) 

Demolition of the 

garage buildings on 

site. The residential 

scheme shall provide 

for 51 no. residential 

units 

1.3 km  

D21A/0958 

Former Europa 
Garage Site, 

Newtown Avenue, 
Blackrock, Co 

Dublin  

20th April 
2022 

Residential 

development 

providing 91 

residential units 

1.3 km  

 

 

ABP-304682-
19 

Previously 
permitted Blocks 2 
and 3, Cualanor, 

Glenageary, Upper 
Road, Co. Dublin. 

30th 
August 
2019 

368 no. apartments 

and associated site 

works. 

c.1.3km  
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ABP30894620 

Lands adjacent and 
to the rear of 
Cluain Mhuire 
Family Centre, 
Newtownpark 
Avenue, Blackrock, 
Co. Dublin   

15th April 
2021 

Demolition of a single 
storey shed, 
construction of 140 
no. apartments 

1.4 km 

ABP-304249-
19 

Old School House, 
Eblana Avenue, 
Dun Laoghaire, Co. 
Dublin. 

26th July 
2019 

Demolition of existing 
buildings on site, 
construction of 208 
no. Build to Rent 
Shared Living 
Residential 
Development, 
cafe/kiosk and 
associated site works. 

c.1.5km 

ABP-308046-
20 

Frascati Centre, 
Frascati Road, 
Blackrock, Co. 
Dublin. 

16th 

December 
2020 

Alterations to Phase 1 
permission for 45 no. 
apartments from 
second to fourth floor 
permitted under 
Reg.Ref: D17A/0950 
and ABP-300745-18 
to include the 
provision of 57 no. 
additional apartments 
as an extension to 
Phase 1, the subject 
application relates to 
a total of 102 no. 
apartments. 

c.1.85km 

D21A/0706 + 
ABP -313240-

22 

Frascati Centre, 
Frascati Road, 
Blackrock, Co. 
Dublin. 

Granted 
15th March 
2022. 3rd 

party 
appeal to 

ABP 
lodged 5th 
April 2022. 

The proposal relates 
to a Phase 2A 
residential 
development of 41 
no. apartments and 
the allocation of 60 
no. car spaces. 

c.1.85km  

ABP30733220 

5ŜŀƴΩǎ DǊŀƴƎŜ 
Road, 
Deansgrange, Co. 
Dublin 

20th 
September 

2020 

Demolition of existing 
buildings, 
construction of 151 
no. apartments  

1.9 km  

D18A/1184+A
BP-305265-19 

Junction of, 
Fleurville Road and, 
Newtownpark 

29th July 
2019. 

Granted 

Residential 
development 

2 km  
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Avenue, and 
abutting, Annaville 
Avenue to the east, 
Blackrock, Co. 
Dublin  

after 
appeal on 
13th Feb 

2020  

consisting of 68 no. 
apartments 

 
 

3.7.2 Planned Projects 
 

The below projects are planned projects that are at various stages of the planning process.  
The key distinction from the projects listed above is that they do not have planning permission 
at the time of writing. Each of these projects represent developments which consist of 50 
residential units or more. These represent both mixed-use and residential developments, 
granted either through Section 34 process directly to DLRCC, through SHD applications directly 
to ABP, or granted by ABP following either first- or third-party appeals. This list includes 
applications within a 2km radius of the subject site at Dalguise House. 
 
 

DLRCC/ ABP 
Reg. Ref. 

Address 
Lodgement 
Date/ Status 

Overview of 
Development 

Distance 
to 

Dalguise 
House  

D22A/0070 + 
ABP-313363-

22 

Richmond Cheshire 
Home, Richmond Park, 
Monkstown, Co. 
Dublin 

Planning 
Application 
Lodged 31st 
January 
2022. 
Refused by 
DLRCC and is 
now subject 
of a first 
party appeal 
to ABP. 

Residential 
development 
comprising of 96 
no. apartment 
units  

Adjoining 
subject 
site: <50 
metres 

N/A 
Stradbrook/Sallynoggin 
Streams 

Tender 
documents 
for a CCTV 
and flow 
survey have 
been 
prepared 
which is 
envisaged to 
be 
completed 
during 
winter 2021-
2022. 

Roughan & 
hΩ5ƻƴƻǾŀƴ 
Consulting 
Engineers (ROD) 
has been 
commissioned by 
Dún Laoghaire ς 
Rathdown County 
Council (DLRCC) to 
prepare Flood 
Alleviation Options 
(FAO) for the 
Stradbrook and 

Runs 
through 
subject 
site  
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Sallynoggin 
Streams.  

 

 ABP-314041-
22 

Lands located at and 
adjoining Stradbrook 
House, Stradbrook 
Road, Mountashton, 
Blackrock, Co. Dublin. 

Planning 
Application 
lodged 11th 
July 2022 

Demolition of the 
existing Stradbrook 
House and 
adjoining surface 
car park, and the 
construction of 108 
No. Build-to-Rent 
residential senior 
living apartments 

0.5 km 

ABP31207021 

The former Ted Castles 
site and Dun Leary 
House (a Protected 
Structure), Old Dun 
Leary Road, 
Cumberland Street and 
Dun Leary  

Planning 
Application 
Lodged 26th 
November 
2021. 

Ψ.ǳƛƭŘ ǘƻ wŜƴǘΩ 
strategic housing 
development  
consisting of the 
construction of a 
new development 
of 146 no. units 

1.4 km  

D21A/1041 

St. Michael's Hospital 
Car Park, Crofton Road, 
Dun Laoghaire, County 
Dublin, A96 TN26 

3rd Party 
Appeal 
lodged 
against 
decision to 
grant on 
8/8/22. 

Mixed use 
development of 88 
no. Build to Rent 
residential 
apartments, 
commercial unit 
and café across 2 
buildings. 

1.4km 

N/A Deansgrange Stream 

Detailed 
Construction 
Design, 
Compilation 
of Work 
Packages 
and the 
Preparation 
of Tenders 
for 
Contracts 

Improvements to 
the flood defence 
regime 

1.6km at 
closest 
point 

D21A/0996 + 
ABP-314429-

22 

Frascati Centre, 
Frascati Road, 
Blackrock, Co. Dublin. 

3rd Party 
Appeal 
lodged 
against 
decision to 
grant on 
22/08/22. 

The proposal 
relates to a Phase 3 
residential 
development of 98 
no. apartments 
and all associated 
site works. 

c.1.85 km  
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4.0        CONSIDERATION OF ALTERNATIVES 
 

4.1 Introduction 
 

This Chapter provides Ψŀ ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ǘƘŜ ǊŜŀǎƻƴŀōƭŜ ŀƭǘŜǊƴŀǘƛǾŜǎ όŦƻǊ ŜȄŀƳǇƭŜ ƛƴ ǘŜǊƳǎ ƻŦ 

project design, technology, location, size and scale) studied by the person or persons who 

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

characteristics, and an indication of the main reasons for selecting the chosen option, 

ƛƴŎƭǳŘƛƴƎ ŀ ŎƻƳǇŀǊƛǎƻƴ ƻŦ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŜŦŦŜŎǘǎΩ as required by Schedule 6 of the 

Planning and Development Regulations, 2001 (as amended). 

This Chapter has been prepared by Eoghan O'Brien of Reddy Architecture and Urbanism. He 

is a registered Architect with the Royal Institute of the Architects of Ireland (MRIAI No. 

18067ύ ǿƛǘƘ мл ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ƘƻǳǎƛƴƎ ŀƴŘ ǊŜǎƛŘŜƴǘƛŀƭ ŀǊŎƘƛǘŜŎǘǳǊŜΦ  

The preparation of this Chapter has had regard to the Guidelines on the Information to be 

Contained in Environmental Impact Statements, May 2022. Regard has also been had to 

the previous EPA Guidance, to the European Commission Impact Assessment Guidelines, 

2017, and EIA Directive 2014/52/EU, which states that information for the Environmental 

Impact Assessment Report should include: 

 Ψŀ ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ǘƘŜ ǊŜŀǎƻƴŀōƭŜ ŀƭǘŜǊƴŀǘƛǾŜǎ όŦƻǊ ŜȄŀƳǇƭŜ ƛƴ ǘŜǊƳǎ ƻŦ ǇǊƻƧŜŎǘ ŘŜǎƛƎƴΣ 

ǘŜŎƘƴƻƭƻƎȅΣ ƭƻŎŀǘƛƻƴΣ ǎƛȊŜ ŀƴŘ ǎŎŀƭŜύ ǎǘǳŘƛŜŘ ōȅ ǘƘŜ ŘŜǾŜƭƻǇŜǊΦΩ 

The European Commission Guidelines summarise that the Developer needs to provide: 

¶ A description of the reasonable alternatives studied; and 

¶ An indication of the main reasons for selecting the chosen option with regard to their 

environmental impacts. 

The principal rationale for the development proposal is outlined in this section, to provide 

context for the proposed development and the selection of the proposed development site. 

The section goes on to identify the reasonable alternatives considered in terms of size and 

scale, and the environmental factors considered in respect of each alternative and the main 

reasons for select the option chosen. The identification of reasonable alternatives has been 

carried out in the context of the nature and scale of the development proposed being 

predominantly residential, together with the established regulatory context.  
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4.2 Legislative Context 
 

Article 5 (1) of the 2014 Directive requires the consideration of reasonable alternatives which 
are relevant to the project and take into account the effects of the project on the 
environment. It states under Article 5 (1) that;  
 

ά²ƘŜǊŜ ŀƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƛƳǇŀŎǘ ŀǎǎŜǎǎƳŜƴǘ ƛǎ ǊŜǉǳƛǊŜŘΣ ǘƘŜ ŘŜǾŜƭƻǇŜǊ ǎƘŀƭƭ ǇǊŜǇŀǊŜ 
and submit an environmental impact assessment report. The information to be 
ǇǊƻǾƛŘŜŘ ōȅ ǘƘŜ ŘŜǾŜƭƻǇŜǊ ǎƘŀƭƭ ƛƴŎƭǳŘŜ ŀǘ ƭŜŀǎǘΧέ  
 
άΧŀ ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ǘƘŜ ǊŜŀǎƻƴŀōƭŜ ŀƭǘŜǊƴŀǘƛǾes studied by the developer, which are 
relevant to the project and its specific characteristics, and an indication of the main 
reasons for the option chosen, taking into account the effects of the project on the 
ŜƴǾƛǊƻƴƳŜƴǘΦέ  

 
Schedule 6 of the Planning and Development Regulations, 2001 (as amended) sets out the 
information which is to be contained in an EIAR and Part 1 (d) of Schedule 6 states that the 
following shall be included:  
 

ά! ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ǘƘŜ ǊŜŀǎƻƴŀōƭŜ ŀƭǘŜǊƴŀǘƛǾŜǎ ǎǘǳŘƛŜŘ ōȅ ǘƘŜ ǇŜǊǎƻƴ ƻǊ ǇŜrsons who 
prepared the EIAR, which are relevant to the proposed development and its specific 
characteristics, and an indication of the main reasons for the option chosen, taking 
ƛƴǘƻ ŀŎŎƻǳƴǘ ǘƘŜ ŜŦŦŜŎǘǎ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ƻƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘΦέ  

 
In accordance with draft EPA Guidelines, different types of alternatives may be considered at 
several key stages during the process. As environmental issues emerge during the preparation 
of the EIAR, alternative designs may need to be considered early on in the process or 
alternative mitigation options may need to be considered towards the end of the process.  
 
The EPA Guidelines (Draft) states:  
 

ά¢ƘŜ ƻōƧŜŎǘƛǾŜ ƛǎ ŦƻǊ ǘƘŜ ŘŜǾŜƭƻǇŜǊ ǘƻ ǇǊŜǎŜƴǘ ŀ ǊŜǇǊŜǎŜƴǘŀǘƛǾŜ ǊŀƴƎŜ ƻŦ ǘƘŜ ǇǊŀŎǘƛŎŀōƭŜ 
alternatives considered. ¢ƘŜ ŀƭǘŜǊƴŀǘƛǾŜǎ ǎƘƻǳƭŘ ōŜ ŘŜǎŎǊƛōŜŘ ǿƛǘƘ Ψŀƴ ƛƴŘƛŎŀǘƛƻƴ ƻŦ ǘƘŜ 
main reasons for selecting the chosen optionέ.  

 
It is generally sufficient to provide a broad description of each main alternative and the key 
issues associated with each, showing how environmental considerations were taken into 
ŀŎŎƻǳƴǘ ƛƴ ŘŜŎƛŘƛƴƎ ƻƴ ǘƘŜ ǎŜƭŜŎǘŜŘ ƻǇǘƛƻƴΦ ! ŘŜǘŀƛƭŜŘ ŀǎǎŜǎǎƳŜƴǘ όƻǊ ΨƳƛƴƛ-9L!Ωύ ƻŦ ŜŀŎƘ 
ŀƭǘŜǊƴŀǘƛǾŜ ƛǎ ƴƻǘ ǊŜǉǳƛǊŜŘΦέ ¢ƘŜ ŎƻƴǎƛŘŜǊŀǘƛƻƴ ŀƴŘ ŜȄŀƳƛƴŀǘƛƻƴ ƻŦ ŀƭǘŜǊƴŀǘƛǾŜǎ ƛǎ ǎŜǘ ƻǳǘ 
below. 
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4.3 Alternatives Examined 
 

4.3.1 Ψ5ƻ-bƻǘƘƛƴƎΩ Alternative 

 
Figure 4.1: 3D view of existing site. 

! ΨŘƻ-ƴƻǘƘƛƴƎΩ alternative has been considered in respect of the site. It was found to 

represent an unsustainable and inefficient use of strategically important lands for the 

delivery of residential development, as reflected by the land zoning objective and Core 

Strategy contained within the Dún Laoghaire-Rathdown County Development Plan 2022-

2028. 

The subject site has all the attributes required to deliver much needed housing within the 

Greater Dublin Area, it is a large site (c.3.58ha) and located within walking distance to the 

centre of Monkstown Village.  It is also well served by public transportation with Salthill 

and Monkstown DART station within 700m of the site and a number of Bus services running 

along Monkstown Road at the front of the site. 

¢ƻ ΨŘƻ-ƴƻǘƘƛƴƎΩ ƻƴ ŀ ǎƛǘŜ ǿƛǘƘ ǎǳŎƘ ŀŘǾŀƴǘŀƎŜǎ ǿƻǳƭŘ ŎƻƴǘǊŀǾŜƴŜ ƴŀǘƛƻƴŀƭ Ǉƭŀnning 

framework in which government policy states that local authorities ΨǎǳǇǇƻǊǘ ƛƴŎǊŜŀǎŜŘ 

ŘŜƴǎƛǘȅ ƛƴ ƭƻŎŀǘƛƻƴǎ ǿƛǘƘ ƎƻƻŘ ǇǳōƭƛŎ ǘǊŀƴǎǇƻǊǘΣ ŀŎŎŜǎǎƛōƛƭƛǘȅΣ ǇŀǊǘƛŎǳƭŀǊƭȅ ǘƻǿƴ κ Ŏƛǘȅ ŎƻǊŜǎΩ 

(SPPR1-Urban Development and Building Height Guidelines, 2018) 

The Site is also zoned under Objective A which states Ψά¢ƻ ǇǊƻǾƛŘŜ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ 

ŀƴŘ ƛƳǇǊƻǾŜ ǊŜǎƛŘŜƴǘƛŀƭ ŀƳŜƴƛǘȅ ǿƘƛƭŜ ǇǊƻǘŜŎǘƛƴƎ ǘƘŜ ŜȄƛǎǘƛƴƎ ǊŜǎƛŘŜƴǘƛŀƭ ŀƳŜƴƛǘƛŜǎέ in the 

DLR Development Plan 2022-2028.  

Clearly the site is well served in an attractive area with plentiful amenities and transport 

and do nothing would be an inappropriate and unsustainable approach in the current 

context of severe housing pressures in Dublin.  
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Figure 4.2: DLRCC Development Plan Zoning Strategy. 
 

CǊƻƳ ŀƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǇŜǊǎǇŜŎǘƛǾŜΣ ǘƘŜ ΨŘƻ-ƴƻǘƘƛƴƎΩ ŀƭǘŜǊƴŀǘƛǾŜ Ƙŀǎ ōŜŜƴ ŎƻƴǎƛŘŜǊŜŘ ƛƴ 
respect of each environmental factor throughout this EIAR. In population and human health 
terms, if the development was not built, negative impacts would likely arise in respect of the 
non-provision of housing, the associated local services and community and public open space 
ǇǊƻǾƛǎƛƻƴΦ Lƴ ǘƘŜ ΨŘƻ-ƴƻǘƘƛƴƎ ǎŎŜƴŀǊƛƻΩΣ ƛǘ ƛǎ ŀƭǎƻ ŜȄǇŜŎǘŜŘ ǘƘŀǘ ƴŜƎŀǘƛǾŜ ƛƳǇŀŎǘ ǿƻǳƭŘ ŀǊƛǎŜ ƛƴ 
respect of the existing buildings and grounds on the basis that there would be very significant 
risk of the Heritage structures suffering deterioration from lack of use and maintenance, and 
from the increased susceptibility to vandalism. The Protected Structure and curtilage will 
survive through active manŀƎŜƳŜƴǘΣ ǿƘƛŎƘ ǿƻǳƭŘ ƭƛƪŜƭȅ ŎŜŀǎŜ ƛŦ ŀ ΨŘƻ ƴƻǘƘƛƴƎΩ ǎŎŜƴŀǊƛƻ ǿŀǎ 
applied.  
 
CǳǊǘƘŜǊ ǘƻ ǘƘƛǎΣ ǘƘŜ ΨŘƻ-ƴƻǘƘƛƴƎΩ ǎŎŜƴŀǊƛƻ ƛǎ ƭƛƪŜƭȅ ǘƻ ōŜ ƴŜǳǘǊŀƭ ƛƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǘŜǊƳǎΣ ƛƴ 
respect of land, soils, geology and hydrogeology, noise and vibration, townscape and visual 
impact assessment, archaeology and cultural heritage, waste, built services and roads and 
traffic. 
 
In relation to biodiversity, if the site was to remain undeveloped, it is expected that the 
biodiversity value would increase as a result of neglect or a reduction in maintenance of the  
site. 
 
However, as a result of the zoning of the lands and the specific reference to the strategic 
importance of the site from a residential capacity perspective contained within the 
Development Plan, together with consideration of the proximity of the lands and accessibility 
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ǘƻ 5ǳōƭƛƴ /ƛǘȅ ŀƴŘ ǎƛƎƴƛŦƛŎŀƴǘ ŜƳǇƭƻȅƳŜƴǘ ƭƻŎŀǘƛƻƴǎΣ ǘƘŜ ΨŘƻ-ƴƻǘƘƛƴƎΩ ǎŎŜƴŀǊƛƻ ǿŀǎ 
discounted. 

 

With the mitigation measures proposed in this EIAR and having regard to the findings that 

no significant effects on the environment are expected with such measures in place, the 

comparative environmental effects are not considered sufficient to rule out proceeding 

with the proposed development. 

4.3.2 Alternative Locations 
 

The subject site of c. 3.58 hectares lies on an existing residential property within the built-up 
area of Monkstown approximately 1.5 km west of Dún Laoghaire town centre and c. 1.5 km 
southeast of Blackrock village.  The site is within walking distance of Monkstown Village, c 250 
m, which provides a range of local services. The proposed site was specifically identified by 
the applicants, Greystar, who were seeking an appropriate location in the Dublin Region for 
their flagship development, which is intended to set a gold standard for long term residential 
communities in the country. 
 
The convenient location and its proximity to high quality public transport was a key factor in 
the site selection. The site is located less than 400 metres from the Salthill and Monkstown 
Dart Station. There are also a number of bus stops within 200 metres of the site, served by 
routes 7 and 7A, which connect the site to Mountjoy Square to the north to Brides Glen 
Luas/Loughlinstown.  A further bus stop at Temple Hill (c. 800 m to the west) is served by 
routes 4; 46E; 84; 84A.  Furthermore, as per the Dún Laoghaire-Rathdown County 
Development Plan 2022-2028, there are existing and proposed bus priority routes within 1km 
of the site. 
 
It was considered that this site with its size, setting and location is uniquely suited to create a 
high-quality scheme in an area with a very high demand for long term residential 
accommodation. The dominant tenancy in the Monkstown area is that of owner occupier and 
there are very few apartments and / or houses available for the rental market. The proposed 
development represents immense potential to alleviate pent up rental demand in the South 
5ǳōƭƛƴ ŀǊŜŀ ŀƴŘ ŎƻǳƭŘ ŎŀǘŜǊ ŦƻǊ ŀ ǾƛōǊŀƴǘ ƳƛȄ ƻŦ ȅƻǳƴƎ ǇǊƻŦŜǎǎƛƻƴŀƭǎ ŀƴŘ ƻƭŘŜǊ ΨǎƛȊŜ-ŘƻǿƴΩ 
tenants to live in an area of high demand. It was found that there is a finite number of suitable 
sites of comparable quality and size available in the southeast Dublin region, close to public 
transport that would have the capacity for the delivery of a scheme of this nature. See report 
ōȅ ΨHousing Market ReportΩ YtaD ǘƘŀǘ ŀŎŎƻƳǇŀƴƛŜǎ ǘƘƛǎ ŀǇǇƭƛŎŀǘƛƻƴ ŦƻǊ ŦǳǊǘƘŜǊ ŘŜǘŀƛƭǎΦ 
 
¢Ƙƛǎ ǎƛǘŜ ƛǎ ȊƻƴŜŘ ƻōƧŜŎǘƛǾŜ Ψ!Ω ƛƴ ǘƘŜ Dún Laoghaire-Rathdown Development Plan 2022-2028. 
The objective of this land use zoning is ά¢ƻ ǇǊƻǾƛŘŜ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘκƻǊ protect 
ŀƴŘ ƛƳǇǊƻǾŜ ǊŜǎƛŘŜƴǘƛŀƭ ŀƳŜƴƛǘȅΦέ wŜǎƛŘŜƴǘƛŀƭ ƛǎ ŀ ΨtŜǊƳƛǘǘŜŘ ƛƴ tǊƛƴŎƛǇƭŜΩ use, and Residential 
ς Build to Rent ƛǎ ŀƴ ΨhǇŜƴ ŦƻǊ /ƻƴǎƛŘŜǊŀǘƛƻƴΩ use. The non-residential uses proposed as part 
of the development include: Childcare Service (i.e., the Childcare Facility) and Restaurant.  
These uses are ΨtŜǊƳƛǘǘŜŘ ƛƴ tǊƛƴŎƛǇƭŜΩ or ΨhǇŜƴ ŦƻǊ /ƻƴǎƛŘŜǊŀǘƛƻƴΩΣ respectively under the 
ȊƻƴƛƴƎ ƻōƧŜŎǘƛǾŜΦ  ¢ƘŜ ǊŜƳŀƛƴƛƴƎ ΨhǘƘŜǊ ¦ǎŜǎΩ ƛƴŎƭǳŘƛƴƎ ǊŜǎƛŘŜƴǘǎΩ ƭƻǳƴƎŜΣ ƎȅƳΣ Ŏƻ-working 
spaces and management offices are ancillary to the Build to Rent residential units.   
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The planning policy provisions at all tiers support the redevelopment of the subject lands in 
line with the above land zoning objective, the location of the lands in an existing built-up area 
and the scale of the lands which provides capacity for a significant number of new homes. As 
such, from a planning perspective, the site is considered appropriate for a development of the 
proposed nature and will deliver much needed housing, in line with an identified national 
priority.  
 
In addition to the above planning considerations, the following environmental considerations 
were undertaken in respect of the subject lands in relation to their suitability for a higher 
density residential development. The key considerations are noted and discussed below. 

¶ Proximity to public transport and pedestrian and cyclist infrastructure;  

¶ Proximity of surrounding local road network to regional and national roadwork (for 

construction traffic access);  

¶ Availability of social infrastructure and services;  

¶ Built up/ urban surrounding landscape (townscape); 

¶ Availability of utilities, water, electrical and gas infrastructure;  

¶ Proximity to existing population.  

Having regard to the considerations outlined above, the subject site was considered to be a 
suitable location for the proposed development for the following reasons:  
 

¶ The connectivity of the subject site with the regional and national road network, 

public transport provision and existing social infrastructure was considered to have 

the potential to contribute to reduced transport emissions and associated noise and 

air quality impacts that could arise from a residential development.  

¶ The availability of utilities, water, electrical and gas infrastructure provides 

opportunity to connect into existing services and infrastructure (subject to capacity), 

avoiding significant and further reaching construction activities associated with the 

introduction of new piped infrastructure etc. It is considered that this has the 

potential to reduce impact upon the land, soils and local biodiversity.  

¶ The location of the lands in an existing urban built up area and close proximity to 

Monkstown, Dún Laoghaire town centre and Blackrock village is considered to provide 

potential for positive impacts surrounding the population, including employment 

opportunities at the construction and operation stage. It is also considered that the 

site is well located to provide benefits to the existing local population in relation to 

local facilities and amenities, public open space and community uses. It is also 

considered that the proposed extensive open space, along with food and beverage 

offering will benefit the wider community.  

¶ In landscape and visual terms, whilst the site is identified as having notable heritage 

and natural assets, the characteristics of the existing surrounding context (urban/ 

built up) is considered to have the potential to absorb further development. 

In summary, having regard to the environmental considerations above, the proposed location 
is considered to be appropriate for a development of the proposed scale and nature. 
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4.3.3 Alternative Design and Layout 

Several reasonable alternative layouts for the proposed development were considered 

over the design process. The proposals for the development were subject to detailed 

discussion with the Planning Authority prior to the principles of the proposed layout being 

finalised.  

In the following chapter we will show the progression of the scheme over several meetings 

with the local authority responding to the urban design, form, massing, height, and design 

quality of the proposed development. Alternative heights, materiality and rhythm were 

also assessed by the Design Team leading to a much more considered and appropriate 

response to this unique site. The following alternatives will be described in this chapter:  

¶ Alternative Design 01: Previous Planning Permission Ref. No. Ref. 306949-20 

¶ Alternative Design 02: Scheme as presented at pre-S247 meeting  

¶ Alternative Design 03: Proposed Scheme  

 

4.3.3.1 Alternative Design 01 ς Previous Planning Permission Ref. No. Ref. 306949-20 

Figure 4.3: Previous Planning Site Layout.  

The figure above shows the site layout plan for the previous planning application submitted 

in 2020. This design comprises 290 No. units, a childcare facility and associated 

development. The 8 No. new apartment blocks (266 No. units) ranged in height from 5-9 

storeys, some over podium level. 22 No. houses were included (including the converted 

stable yard and refurbishment of an existing gate lodge). Dalguise House was to be 

converted into 2 No. residential units and a childcare facility at basement level. The scheme 

also provided 314 No. Car Parking spaces and 365 No. bicycle spaces. As part of the design 

process, the design team reviewed the design, considered the positive  design decisions to 

be brought forward into the next iteration and discounted  ǘƘŜ ŜƭŜƳŜƴǘǎ ǘƘŀǘ ŘƛŘƴΩǘ ǿƻǊƪΦ 
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Positive Elements of the proposal:  
 

¶ The overall composition of linear Blocks in the central area is the optimal 
configuration for the apartment blocks as this allows for an east / west orientation 
and creates views to Dalguise House from the access road.  

¶ The creation of a plaza in front of Dalguise House and the primacy of the house within 
the overall setting.  

¶ The Pavilion style Blocks at the north of the site was considered the correct response 
to this part of the site in terms of scale and form.  

¶ The creation of distinct character areas across the site as follows:  
- Zone A (Purbeck): Pedestrian link is positive, however the design is congested and 

tree loss is quite large.  
- Zone B (Central lawn): The creation of more formal lawn in front of Dalguise 

House with a plaza in front of the house is considered positive.  
- Zone C (south of Dalguise) Walled Garden: with the retention of the existing 

limestone curved wall at the south of the site creating an enclosed garden 
 

Areas identified for improvement:  
 

¶ The creation of 3 separate basements across the site was deemed too intensive.  

¶ The resulting vehicular strategy was deemed too intensive and would create a very 
busy access road and would necessitate a significant widening of the historic access 
road. 

¶ The position and design of Block D and Block E has left the blocks too close with 
overlooking and overshadowing issues. The position and design also interferes with 
the views to Dalguise House.  

¶ The exit road at the north of Block A results in a considerable loss of category A and 
category B trees (see arborist report for more details)  

¶ Access to the site for pedestrians and cyclists is not considered enough with all traffic 
entering the scheme from 1 entrance.  

¶ The 11no  semi-detached housing at the south of the site was deemed monolithic 
and reads like a wall of development on to Brook Court.  

 
This option was discounted due to issues with proximity between blocks, overlooking to 
neighbours and unit-mix. The understanding of the existing landscape as part of the Protected 
Structure, undermining the need to widen the existing historic lane and the issue of 
emergency access on the walled garden area. The topography and steep nature of the site at 
Block A and response to this condition was also deemed to be an issue and would result in 
more tree loss and the inclusion of a steep road around the front of Block A which reduced 
the green space.  
 
Landscaping Strategy  
 
In terms of the landscaping strategy, principles from the previous planning application were 
carried through with regards to the layout, access, the retention of existing boundaries as far 
as possible and the use of natural play and raised decking in certain areas to avoid impacting 
tree root zones. 
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However, the following significant changes were applied by the landscape team to improve 
on the overall scheme: 

¶ ¢ƘŜ ƘƛǎǘƻǊƛŎ ŀǾŜƴǳŜΩǎ ŜȄƛǎǘing width has been retained where possible, with 
occasional widenings to allow for passing vehicles, resulting in less impact on the trees 
in this area. This has been made possible as the main vehicular access is through 
Purbeck into the basement and therefore the historical avenue will be a shared 
surface.  

¶ The traffic has been diverted into the basement rather than up around the northwest 
part of the scheme, which has allowed the retention of more trees in this area.  

¶ Additional potential connections have been introduced to surrounding 
neighbourhoods. 

¶ A ƳƻǊŜ ƻǊƎŀƴƛŎ ŘŜǎƛƎƴ ŦƛǘǘƛƴƎ ǘƻ ǘƘŜ ǎƛǘŜΩǎ ŎƘŀǊŀŎǘŜǊΣ ǿƛǘƘ ŘŜŦƛƴŜŘ ǾƛŜǿǎ ǘƻǿŀǊŘǎ 
Dalguise House has been created on the site. 

¶ MƻǊŜ ΨƳŀƎƛŎ ƳƻƳŜƴǘǎΩ ǿƘƛŎƘ ŎŜƭŜōǊŀǘŜ ǘƘŜ ǎƛǘŜΩǎ ǎŜǘǘƛƴƎ ŀƴŘ ŀǎǎŜǘǎ have been 
created ς such as the mature trees and bird life - for the public and residents to enjoy 

¶ The biodiversity has been enhanced on site through the provision of various elements 
ς edible food forest within the walled garden, biodiverse pond and swales with 
associated planting, native planting, bird and bat boxes, eco-poles. 

¶ The landscape architects have worked hand in hand with the arboriculturist trying to 
retain as many high value trees as possible, while being realistic as to what can be 
achieved. 

¶ Proposed trees will be a range of mature and semi-mature trees so that the landscape 
looks mature from day 1 and fitting with the rest of the trees on site. 

¶ Various different SUDs features which work with the landscape amenity have been 
introduced on site.  

¶ Moments of elevated play to reduce impact on trees while maximising the function 
of the site have been introduced on the site.  

 
Traffic and Access Strategy  
 
The previous scheme proposed two way accesses at both Purbeck and Dalguise House Access. 
The former required severe gradients requiring significant removal of trees to meet the 
Dalguise House Access. The scheme included provision for permeability connections to 
surrounding land to improve overall connectivity for sustainable modes in the area. 
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 Figure 4.4: Isometric View of Alternative design 01  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 52 
 

4.3.3.2 Alternative Design 02: Scheme as presented at pre-S247 meeting  
 

Following on from the previously submitted scheme in 2020 the design team brought forward 
the positive aspects from this iteration, they included :  
- The orientation / footprint of Blocks E,F,G,H,I,J.  
- The central basement accessed via Purbeck.  
- ¢ƘŜ ΨaŜǿǎΩ style apartments at the southern end of the site.  
- The Pavilion style apartment Blocks A,B and C.  
- Shared access along the main avenue with additional smaller linkages within the site.  
-  The team then improved the response whilst re-thinking the areas of concern as 

identified above.  
 

 
Figure:  4.5 Site Layout of Design Option 02 
 
 

This new proposed scheme comprises 11 no. new apartment blocks ranging from 3-9 storeys 
and the full restoration of 4 existing structures of which the only Protected Structure is the 
5ŀƭƎǳƛǎŜ IƻǳǎŜ ōŜƛƴƎ ŎƻƴǾŜǊǘŜŘ ƛƴǘƻ wŜǎƛŘŜƴǘƛŀƭ ŀǘ ƭŜǾŜƭ лмΣ ǊŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘȅ ŀǘ ƎǊƻǳƴŘ ƭŜǾŜƭ 
and a public F+B offering at lower ground level.  
 
The Site is divided into 4-character areas, the first is Purbeck to the north of the site, the Blocks 
are designed as pavilion blocks with the apartments wrapped around a central core. In the 
Central Lawn area, the Blocks are all designed as linear blocks to take advantage of the 
east/west orientation and maximise the daylight results. The walled garden area is designed 
as an enclosed spaces with Blocks J and H designed as split-level linear blocks. The South of 
the site is the Mews area with Blocks I slightly curved, following the curvature of the existing 
limestone wall.  

 

The Key statistics for this iteration are:  
 

- 482 Apartments 
- 219 Car Parking Spaces 
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- 1000 Bicycle spaces 
- 52% Dual Aspect  
- 22% Site Coverage 
- .98 Plot Ratio 

 
The main overall design changes from the previous iteration are as follows:  
 

¶ A central basement accessed via Purbeck and located under Blocks D,E,F,G. This 
removed the road around the north of Block A to the access road improving the 
setting of Block A and the front of the site.  

¶ Blocks A, B + C have been positioned in order to minimise any negative impact on 
the existing mature trees.  

¶ Blocks D+E have been re-designed as linear blocks making the internal 
configuration more efficient and allowing views towards Dalguise House as one 
moves along the access route.  

¶ The Central Courtyard is arranged in a more formal pattern in response to the 
setting of the historic Dalguise House.  

¶ Internal re-configuration of Blocks F, G and H which improved efficiencies and the 
daylight into the block.  

¶ The impact of the design and construction methodology has been tested more 
rigorously in this iteration. To mitigate damage Block A has been re-oriented, the 
road to the north of Block A has been removed. The location of piles and 
excavation has also been considered and fed into the overall design response.  

¶ The organisation of the site into 5 character areas: Purbeck, Access Road, Central 
Lawn, Walled Garden and Mews area.  

¶ The creation of a much smaller scale mews typology at the south of the site which 
allows for much more generous landscaping around.  

¶ The creation of an F+B offering at the lower ground floor of Dalguise House with 
a southerly aspect and views to the Walled Garden.  

¶ The creche formerly located in Dalguise House is now moved to Block A, allowing 
easier access to the creche and bringing the facility closer to the neighbouring 
areas.  

¶ The addition of a full amenity floor at the top of Block E complete with outdoor 
terrace offering views to the Irish sea beyond.  

 
Positive Elements of the Proposal  
 

¶ The Mews at the southern boundary breaks down the mass to the adjoining semi-
detached dwellings and creates a more open landscaped environment at this part 
of the site.  

¶ The food and beverage offering at the lower level of Dalguise House creates a 
vibrant environment and brings the public into the heart of the scheme, 
connecting the proposal to the wider neighbourhood whilst also bringing 
employment to this part of Monkstown.  

 
Areas identified for improvement  
 

¶ Access to main car park via Purbeck is unresolved; 
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¶ Ground level Block E reads to closed, the space needs to be opened up and to act 
as a fulcrum and meeting point for residents and staff within the scheme;  

¶ Blocks B/C need to be made more efficient in mass and form; 

¶ Block D reads very abrupt to the main historic avenue. The Block could be 
improved in its alignment with the avenue and buildings E and G;  

¶ The Vinery at the rear of Dalguise blocks the view to the walled garden and the 
path of the sun to the south-west; and  

¶ Blocks I x 2 could be made more efficient to allow for a smaller footprint and more 
space in the landscape around the buildings.  

 
 

 
Figure 4.6: Submitted application with Design iteration 02 overlaid in magenta 

 

 
Figure 4.7: Section showing submitted application with Design iteration 02 overlaid in magenta. 
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Figure 4.8: Section showing submitted application with Design iteration 02 overlaid in 
magenta.  

 

 
Figure 4.9 : Early design view of the scheme from Purbeck 

 

 
  

Figure 4.10 : Proposed Scheme Central Courtyard Plan 
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Figure 4.11 : Proposed s247 scheme, walled garden looking north.  

 

 

Figure 4.12 : Proposed Scheme Walled Garden Plan. 

 

From an environmental perspective, this scheme was the subject of detailed considerations including 
the introduction of a significant quantum of new development to an existing residential area, including 
new homes, commercial uses and public open space. Ultimately, the scheme was amended (which 
resulted in the proposed project) to address the planning related concerns raised by Dún Laoghaire 
Rathdown County Council. However, our environmental considerations in respect of the environment 
factors set out in Article 3(1) of the EIA Directive are provided below.  
 

¶ Population and Human Health: It was considered that the development would introduce a 

significant quantum of new development to an existing residential area, including new homes, 

commercial uses and public open space. We therefore identified the potential for the 

proposed development to impact positively upon, inter alia, population, employment and 

amenity. From a human health perspective, we considered the interactions between human 

health with air quality and noise impacts. 
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¶ Biodiversity: This development would result in the demolition of a number of existing 

buildings, the disruption and alteration of the existing and established landscape, as well as 

significant changes to the nature of the use of the site. Ecological survey work was undertaken 

to inform assessments in relation to potential impact upon habitats and flora, mammals, bats 

and wintering birds. In terms of potential impacts, with mitigation measures in place, the 

construction and operation of the proposed development will not have a significant negative 

impact on biodiversity in the Zone of Influence. 

Furthermore, having regard to Article 6(3) of the EU Habitats Directive, due to the identification 
of connectivity between the application site and the Natura 2000 site in Dublin Bay UNESCO 
Biosphere Reserve, the Dublin Bay Important Bird Area (IBA), and the Sandymount Strand/Tolka 
Estuary Wetland of International Importance (WII) an Appropriate Assessment Screening and 
Natura Impact  Statement (NIS) was submitted at the pre-application stage.  
The NIS concluded: 
 

άIt is the considered opinion of ROD, as the author of this NIS, that, in making its AA in 
respect of the proposed Dalguise House Residential Development, Dún Laoghaire 
Rathdown County Council, as the Competent Authority in this case, may determine 
that, given the full and proper implementation of the mitigation prescribed in this NIS, 
the proposed development, either individually or in combination with other plans or 
projects, will not adversely affect the integrity of the South Dublin Bay and River Tolka 
Estuary SPA, South Dublin Bay SAC or the Dalkey Islands SPAΦέ 

 

¶ Land, Soils, Geology and Hydrogeology: This development would be inclusive of both 

demolition and the construction of a number of new buildings and hard landscaping works. 

We therefore identified the potential for impacts in this regard, mainly arising from the 

excavation required during the construction process. Other areas of potential impact were 

considered to arise from the stripping of topsoil, construction traffic, accidental spills and 

leaks/ contamination and any interactions with human health in this regard. 

¶ Hydrology (Surface Water): We identified the potential for the development to impact upon 

the environment in terms of hydrology, during the construction and operational phase, given 

the locational characteristics of the site from a hydrological perspective. In this regard, we 

noted that direct hydrological linkages exist between the Stradbrook Stream (located north of 

the proposed development site) and the Dublin Bay waterbody (EPA online site code: 00206) 

where a number of SACs and SPAs are situated, the closest of which is the South Dublin Bay 

SAC, and the South Dublin Bay and River Tolka Estuary SPA located approximately 400m and 

450m respectively from the north boundary of the proposed development site. The main 

considerations in this regard relate to the potential impacts arising from surface water run-off 

during soil excavation.  

¶ Air Quality and Climatic Factors: We considered the potential for air quality impacts arising 

from the construction stage. The greatest potential for air quality impacts was considered to 

arise from dust emissions and their impact upon nearby sensitive receptors. In terms of the 

operational phase, potential impact arising from traffic movements associated with the 

development was also considered.  

¶ Noise and Vibration: We considered the potential for noise and vibration impacts arising from 

the construction of this scheme upon nearby sensitive receptors, mainly neighbouring 

residential properties. From an operational perspective, potential impacts were identified in 
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respect of changes to noise levels arising from additional traffic associated with the 

development. We also considered the potential for noise impact arising from Mechanical 

Services Plant and the creche.  

¶ Townscape and Visual Impact Assessment: Given the increased height of the development 

when compared to the existing low-rise context, it was expected that the increased height at 

the site (up to 9 storeys) had the potential to impact upon the surrounding townscape which 

may alter its character. From a visual impact perspective, the potential for the development 

to change views to/ across the site was considered in the context of potential impact upon 

visual amenities. The existing lands were considered to have a medium sensitivity to change, 

having regard to the distinct sylvan character and heritage dimensions of the landscape within 

the site boundary.  

¶ Archaeology: From an archaeological perspective, the construction of this development 

would involve extensive disturbance of ground and therefore would have the potential to 

impact upon any archaeological remains or features present at the site. The archaeological 

desk-based study identified the potential for archaeological features in areas where this 

development proposed new built form. 

¶ Architectural Heritage: From an architectural perspective, the application site presents 

heritage value in both the existing buildings and the landscape, potential impact in this regard 

has therefore been considered. The development seeks the demolition of a number of 

buildings and ancillary built form associated with Dalguise House, the construction of new 

built form within the setting of identified heritage buildings, the renovation and 

refurbishment of heritage buildings and significant changes to the landscape.  

¶ Microclimate/ Wind: We considered wind and microclimate impacts on the basis that the 

development, arranged in a number of blocks/ buildings at a height of 3-9 storeys, would 

result in significant changes to the landscape and therefore has the potential to change the 

microclimate and pedestrian comfort levels.  

¶ Roads and Traffic: Due to the scale of this development, the construction phase was 

considered to have the potential to generate a notable number of additional traffic 

movements. Furthermore, the development was inclusive of car parking with a total of 224 

no. spaces and was therefore considered in the context of potential impact arising from 

additional traffic movements within the area. It also includes cycle parking, and a number of 

new access points for vehicles, cyclists and pedestrians. The operational phase of the 

proposed development therefore has potential to change (and therefore impact) the nature 

of the surrounding area from a traffic and transport perspective. 

¶ Waste: This development, both at construction and operation stage, would produce waste. 

We therefore  identified the potential for impacts in this regard, together with the necessity 

for the appropriate management of waste at both stages. 

¶ Built Services: Due to the nature of the development, we have considered the potential for 

the development to impact upon existing site services/ utilities, from both a construction and 

operation phase perspective. The site is serviced as existing, but it is noted that the 

operational development will result in an increased demand upon services such as the public 

watermain system. From an Irish Water perspective, the capacity of existing infrastructure to 

serve the development was considered in consultation with Irish Water themselves. 
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4.3.3.5 Alternative 03 ð The Proposed Project  

 
After the S.247 meeting, the design team listened to and responded to the issues raised by 
DLRCC. This iteration also comprises 11 no. new apartment blocks ranging from 3-9 storeys 
and the full restoration of 4 existing structures of which the only protected structure is 
5ŀƭƎǳƛǎŜ IƻǳǎŜ ōŜƛƴƎ ŎƻƴǾŜǊǘŜŘ ƛƴǘƻ wŜǎƛŘŜƴǘƛŀƭ ŀǘ ƭŜǾŜƭ лмΣ ǊŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘȅ ŀǘ ƎǊƻǳƴŘ ƭŜǾŜƭ 
and a public F+B offering at lower ground level.  
 
The Key statistics for this iteration are:  

- 491 Apartments total  
- 224 Car Parking Spaces 
- 1071 Bicycle spaces 
- 53% Dual Aspect  
- 22% Site Coverage 
- 1.13 Plot Ratio 

 

 
 

Figure 4.13: Proposed Site Layout Plan showing layout and arrangement of the Blocks.  
 

The design changes from the previous iteration are as follows:  
 

¶ The Entrance via Purbeck has been improved with the car parking moved from 
the surface parking to underneath Blocks B+C leaving more space for more 
greening and landscaping.  

¶ A new podium has been designed as a tiered cascading landscaped connection 
piece allowing pedestrians direct access to Block A and the access road above 
directly into the site.  

¶ The re-design and internal re-configuration of Blocks B+C to reduce the mass and 
create a more legible design facing Purbeck.  

¶ The re-design and re-alignment of Block D to address the main historic avenue 
and improve the setting around the Block.  

¶ The Ground Floor of Block E has been re-designed as an open plan, activated on 
all sites containing a Yoga Room, Gym, Lounges, Co-Working spaces, Lounges, 
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Foyer and associated management suite for the scheme including residents 
orientation, parcels etc.  

¶ Responding to concerns raised by the Local Authority the Blocks at the southern 
boundary, have been reduced in footprint and moved further from the southern 
boundary and adjoining housing.  

¶ Internal re-configuration the Coach House to create a private garden space and 
new modern extension.  

 

 
  

Figure 4.14 ς ΨDŀǊŘŜƴΩ [ŜǾŜƭ ς showing ground floor plan of each Block  
 

 Landscaping Strategy  

 

Between the pre-S247 meeting and the current proposal, the landscape scheme has been 
amended to accommodate the following: 
 

¶ More detailed coordination with Fire consultant allowing for emergency routes 
and turning circle. 

¶ More detailed coordination with Lighting consultants and Ecologist. 

¶ Enhancement of the route and view into the basement through Terraced Garden 
bridge. 

¶ Enhanced pedestrian connection from Purbeck to the main avenue and central 
lawn space area.  

¶ Arrival space around Block E with raised decking. 

¶ Increase in number of proposed trees, including a tree that is planted at basement 
level, but can be seen at grade through an opening in the podium. 

¶ Glass house removed south of Dalguise House to allow for uninterrupted views of 
the Walled Garden and House respectively, with outdoor seating provided south 
of the house and vines planted within the edible garden. 

¶ Provision of a raised decking outdoor creche area with associated 
planting/boundaries. 

¶ Provision of more bikes to meet National Apartment Guidelines requirements. 

¶ Design of Roof Terraces on Block E. 
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¶ Changes to architectural layout / entrances / levels etc. 

¶ Provision of more detail on hard and soft landscape materiality / SUDs and water 
features / Cycle provision / Open space provision / Roof terraces / Tree Strategy. 

 
Traffic and Access Strategy  
 
In terms of the traffic and access strategy, the following significant changes to earlier planning 
applications were applied by the design team to improve on the overall scheme: 
 

¶ Current scheme retains principle from earlier schemes of principal access via Purbeck 
and secondary access via Dalguise Access. However, the Purbeck Access has been 
diverted into basement to avoid removal of trees if connecting to Dalguise Access.  

¶ Dalguise Access was previously proposed one-way only. It is now proposed to 
facilitate light two-way traffic via passing bays along the avenue. This simplifies overall 
traffic management and wayfinding. 

¶ The layout and landscaping of the roads has been brought more in line with DMURS. 

¶ The provision for permeability connections to surrounding lands has been retained 
and enhanced.  

¶ Enhanced cycle parking proposed across the site wholly in line with DLRCC and 
National Apartment Guidelines requirements. 

¶ Minor modifications in response to feedback from Dún Laoghaire Rathdown County 
Council Transportation Department.  

 
 

Overall Improvements of this proposal 
 

This proposal responds positively to the setting and respects the positive principles 

established in the previous scheme. However, this design goes further to address the issues 

and unique context of this site creating a vibrant long term residential community. The careful 

arrangement of the blocks, their form, mass, and materiality all respond to the conditions 

found on site. Internal efficiencies found within the internal arrangement of the blocks have 

allowed for a reduced footprint and the scheme works closely with the landscaping design 

with a strong emphasis on retaining the existing setting and trees. Several overall positives 

can be included in the final proposal presented in this application. They include:  

 

¶ Heritage: To retain and re-use the original historic structures found on site. Dalguise 

House will contain residential amenity and a food and beverage offering at Lower Ground 

level facing south towards the walled Garden. The Coach House and Stable Lodge will be 

retained and revitalised as 3 new residential apartments. The Brick Gate Lodge will be 

retained and re-purposed as a residential apartment. And the entrance lodge will also be 

retained and revitalised for use by staff.  

¶ Heritage: The preservation of historic routes and linkages. The main avenue will be 

retained and improved with new linkages created across the scheme. The setting of 

Dalguise House will be improved with the new Blocks framing the view to the house as it 

takes primacy at the center of the scheme.  



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 62 
 

¶ Architecture: The creation of a new long-term rental residential community with top of 
class amenity and exceptionally designed apartments set within this mature woodland 
site. 

¶ Architecture: The careful arrangement of the Blocks that work with the existing site 
conditions, vegetation, and topography to create distinct character areas. At the north of 
the site the split-level pavilion blocks work with the existing levels and minimise the 
impact on the ecology, in the centre of the site the linear arrangement of Blocks E, F, G, H 
minimise the footprint of the blocks and create the setting for Dalguise House, the linear 
arrangement and low profile of Blocks H+J frame the walled garden with the existing wall 
being retained and cleaned. At the south of the site Blocks J + I reduce the height and scale 
to the adjoining properties, taken as a whole, this scheme represents an exceptional 
residential scheme in a site that is tailor made for long term community residences.  

¶ Urban Design: The creation of courtyards, enclosed spaces, linkages, and permeability 

that connects the scheme to the wider community and within.  

¶ Residential: Delivery of an exceptional residential rental scheme with a mix of units 
designed as Build to Rent (BTR) / Build to sell (BTS), active adult and short stay 
accommodation.  

¶ Landscaping: The creation of an innovative landscaped design within the setting of the 
existing parkland. Providing top class amenity spaces for the benefit of the residents and 
public alike.  

¶ Landscaping: The creation of an innovative landscaped design within the setting of the 
existing parkland. Providing top class amenity spaces for the benefit of the residents and 
public alike.  

¶ Landscaping:  To retain the maximum number of trees possible whilst removing damaged 

/ dangerous trees. Planting new / native trees to supplement and improve the setting 

already found on site.  

 

 
Figure 4.15 ς Draft CGI View of Blocks FG and Dalguise House   
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Figure 4.16 ς Draft CGI View of Blocks J and the Rear of Dalguise House showing F+B   

Figure 4.17 ς Draft CGI View of the Coach House and Mews character area (Blocks i)   
 

The proposed project constitutes the final alternative, and preferred, option. The design has 
been progressed via an iterative process with design amendments arising from consultation 
with Dún Laoghaire Rathdown County Council during the pre-application process. The current 
scheme takes account of both planning and environmental considerations arising throughout 
the design process. This planning application submission, which includes this EIAR, provides a 
full assessment of the proposed project from a planning and environmental perspective. 
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4.3.4 Alternative Process  

 

This chapter has sought to assess the reasonable alternatives in the construction, layout 

and design of this project, in accordance with both the European Commission and EPA 

Guidelines. The development strategy surrounding the delivery of the proposal has been 

considered in detail and is documented in the phasing plan, drawing number MKS-RAU-ZZ-

XX-DR-AR-100. Given the residential nature of the scheme, it is not envisaged that there 

are any alternative processes that could have been followed in respect of the assessment 

of environmental impact. It is therefore concluded that the consideration of an alternative 

process is not considered relevant to this EIAR.  
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5.0 DESCRIPTION OF THE PROPOSED PROJECT 
 

5.1 Introduction 
 

 This Chapter, in accordance with Article 5(1)(a) of the EIA Directive, provides: άΧƛƴŦƻǊƳŀǘƛƻƴ 
ƻƴ ǘƘŜ ǎƛǘŜΣ ŘŜǎƛƎƴΣ ǎƛȊŜ ŀƴŘ ƻǘƘŜǊ ǊŜƭŜǾŀƴǘ ŦŜŀǘǳǊŜǎ ƻŦ ǘƘŜ ǇǊƻƧŜŎǘέΦ 
 
The assessment provided in the following Chapters, undertaken by the various specialists, is 
underpinned by the description of the project as set out below.  

 

5.2 Background to the Site 
 

5.2.1 Site History 
 

In terms of the site history, Dalguise House appears on the First Edition Ordnance map of 1837, 
ǿƘŜǊŜ ƛǘ ƛǎ ƴŀƳŜŘ ΨRichmond CottageΩ. On that map the footprint of the main body of the 
house appears similar to the present footprint of the main house, but the 1837 map shows a 
large south western extension or wing that is no longer there. The curved outline of the large 
walled garden appears on the 1837 map as, do the stable yard and some of the present stable 
buildings. On the 1837 map there is a gate lodge shown at the shared entrance to Dalguise 
and Carrick Brennan from Monkstown Road, but this does not have the same footprint as the 
present gate lodge at that location. 

 
On the 25 inch 1907 Ordnance map the house has been renamed as Dalguise. The present 
three storey western extension is on the 1907 map, but the earlier southern wing at the west 
end of the house is gone. The footprint of the gate lodge at Monkstown Road appears to be 
similar to that of the present gate lodge at that location. At the south end of the lane, the 1907 
map shows two further gate lodges, one each for Dalguise and Carrick Brennan, strongly 
suggesting that the gate lodge at the Monkstown Road end of the lane was intended to serve 
both houses. 
 
One previous planning application, lodged under ABP Reg. Ref. 30694920, has been made in 
respect of the subject site: a Strategic Housing Development (SHD) of 300 No. units, 
subsequently reduced by ten in the Permission to comprise 266 No. apartment units across 8 
No. blocks, ranging in height from 5 to 9 storeys, and 24 No. houses, including within the 
existing structures on the site (total 290 No. units).  A creche was also provided under the 
application, as well as communal recreational facilities and 314 No. car parking spaces and 
654 No. bicycle parking spaces.   
 
In addition to the existing vehicular and pedestrian access, it was proposed to provide a 
further access to Monkstown Road, via Purbeck, and to facilitate additional pedestrian/cycle 
ŎƻƴƴŜŎǘǎ ǘƻ ŀŘƧƻƛƴƛƴƎ ǊƻŀŘǎ ǘƻ ǘƘŜ Ŝŀǎǘ ŀƴŘ ǿŜǎǘΦ  ¢ƘŜ ǎŎƘŜƳŜ ǿŀǎ ŦƻǊ ΨŎƻƴǾŜƴǘƛƻƴŀƭΩ 
residential units ς not BTR.   
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That Application was granted by An Bord Pleanála, subject to 31 No. conditions. This included 
a condition requiring a reduction in height (by one storey) of 2 No. blocks. The condition meant 
the removal of 10 No. apartments, reducing the overall number of dwelling units to 290 No. 
The decision was subject to Judicial Review and was subsequently overturned by the High 
Court. According to the Judgment, the judge found that ABP had erred in their conclusion that 
the submitted EIA Screening Report adequately described the effects that the proposed 
development would have on the environment. He also found that ABP had not given adequate 
reasons for its EIA Screening decision that the proposed development would have an 
insignificant effect on cultural heritage. The judge further held that in its decision to grant 
permission ABP erred by relying on a Specific Planning Policy Requirement concerning building 
height guidelines and found that the height of the proposed development did materially 
contravene Dún Laoghaire-wŀǘƘŘƻǿƴΩǎ ōǳƛƭŘƛƴƎ ƘŜƛƎƘǘ ǇƻƭƛŎȅΦ 

 
In the light of the foregoing, no extensive development has been undertaken on the land in 
recent years.  
 

5.2.3 Site Location and Surrounding Area 
 

The subject site of c. 3.58 hectares lies on an existing residential property within the built-up 
area of Monkstown approximately 1.5 km west of Dún Laoghaire town centre and c. 1.5 km 
southeast of Blackrock village.  The site is within walking distance of Monkstown Village, c. 
250 m, which provides a range of local services.  
 
The site is connected to Monkstown Road to the north via an avenue of c. 80m which serves 
as the vehicular and pedestrian access.  It is bounded to the north by modern residential 
dwellings at Drayton Close, Purbeck and Heathfield; to the south by rear gardens of houses at 
Brook Court; to the east by the rear gardens and sides of houses at Richmond Park and family 
hub housing; and residential developments to the west, Southdale, Arundel and The Orchard.  
The housing in the area is a mix of ages, with more modern infill developments to the rear of 
large older structures along Monkstown Road. 
 
In terms of statutory designations, Dalguise House is the only Protected Structure (RPS No. 
870) on the site according to the Dún Laoghaire- Rathdown County Development Plan 2022-
2028.  
 
The site is located ǿƛǘƘƛƴ рллƳ όр ƳƛƴǳǘŜǎΩ ǿŀƭƪύ from the Salthill and Monkstown Dart 
Station. This station provides service for Dart suburban rail service direct to Connolly Station, 
where it connects to the national rail network.  There are also a number of bus stops within 
200 metres of the site, served by routes 7 and 7A, which connect the site to Mountjoy Square 
to the north to Brides Glen Luas/Loughlinstown.  A further bus stop at Temple Hill (c. 800 m 
to the west) is served by routes 4; 46E; 84; 84A.   
 
The proposed development will be fully accessible for pedestrians, cyclists, and the mobility 
impaired and disabled.  All the surrounding main roads have adequate width footpaths on 
both sides and crossing facilities at junctions. Along the R119 Monkstown Road footpath width 
on the south side is approximately 1.8m and between 2-2.5m on the northern side. In terms 
of cyclist accessibility, cycle facilities are present along the R119 Monkstown Road. These 
connect to express routes to the city centre along both the Blackrock Road and Coast Road 
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corridors. These major routes are subject to ongoing improvement as part of the 
implementation of the GDA Cycle Network Plan and the BusConnects programme. 
 
¢ƘŜ ǎƛǘŜ ƛǎ ǎŜǊǾŜŘ ōȅ ŀƴ ŜȄƛǎǘƛƴƎ ǎŎƘƻƻƭǎΩ ƴŜǘǿƻǊƪ ƻŦ мс bƻΦ ǇǊƛƳŀǊy schools (incl. 7 No Special 
education schools) and 8 No. post-primary schools, as well as 31 No. existing childcare facilities 
within c. 2km of the proposed development. A total of 31 No. operational childcare facilities 
were identified within a c. 2km radius of the subject site (equivalent to a c. 15-ƳƛƴǳǘŜǎΩ ŘǊƛǾŜ 
time).  
Other adult education and training facilities such as the Lumen Dominican Centre, Dún 
Laoghaire Community Training Centre, Tivoli Training Centre, and Blackrock Education Centre 
are also available to local residents. Additionally, there are also third level institutions such as 
the National Film School, UCD Michael Smurfit Graduate Business School and the Dun 
Laoghaire Institute of Art, Design, and Technology which are located within 1-2km from the 
subject lands. 
 
The subject site is supported by a number of local community facilities, including the Urban 
Junction, Central Dun Laoghaire Senior Citizens, The Beat Youth Café, Blackrock Community 
Men's Shed, Kill o' the Grange Parish Hall, Boylan Community Centre, Foxrock Parish Pastoral 
Centre, Holy Family Parish Resource Centre, Mountown Community Facility. The Blackrock 
Library and the DLR Lexicon are located just over 1km from the subject site. 

 
Extensive open space and recreational grounds are located in the area, including several parks 
such as Dunedin Park, Vesey Gardens, Temple Park, De Vesci Gardens, Soldiers and Sailors 
Park, Longford Park, Belgrave Square, and Apna Park (Picnic site) along with the Soldiers and 
Sailors playground which are located under 1km from the subject lands.  
There are also a number of sports facilities such as the Monkstown Pool & Fitness Centre, 
Blackrock College RFC, Newpark School Sports Centre, Newpark Swimming Pool, Harbour 
Splash and the Monkstown Swimming Pool in close proximity the subject lands.  
 
The study area is located within c.2km from a number or larger retail centres such as Dún 
Laoghaire Shopping Centre, Bloomfields Shopping Centre, Frascati Shopping Centre, Blackrock 
Village Centre, and the Park Pointe Retail Centre along with a few marketplaces such as the 
Blackrock Market, the People's Park Sunday Market and the Blackrock Food Market. 
 
There are also a number of supermarkets and greengrocers in close proximity including, Tesco, 
SuperValu, ALDI, Lidl, Avoca Food Market, Dunnes Stores, and T. Murphy along with a number 
of local convenience shops.  

 
 

5.2.4 Site Specific Flood Risk Assessment (SSFRA) 
 

As stated in Section 10.3.2 and Section 10.4.2.2 of Chapter 10 (Hydrology), a Stage 3 Flood 
Risk Assessment was carried out by McCloy Consulting in 2021 for the proposed development 
site. This flood risk assessment has been carried out in accordance with the OPW publication 
ά¢ƘŜ Planning System and Flood Risk Assessmeƴǘ DǳƛŘŜƭƛƴŜǎ ŦƻǊ tƭŀƴƴƛƴƎ !ǳǘƘƻǊƛǘƛŜǎέΦ   
 
The analysis shows that the majority of the site will not be affected by a 1 in 100  or 1% AEP 
(Annual Exceedance Probability) year storm event or a 1 in 1000 or 0.1% AEP year storm event 
and as such is located in Flood Zone C. Small areas to the north of the site lie within the 0.1% 
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AEP floodplain of the Stradbrook Stream (Flood Zone B) and the 1% AEP floodplain (Flood 
Zone A) as defined in the Flood Risk Management Guidelines. This has been confirmed with 
the most recent OPW flooding maps (available on www.floodinfo.ie). The development design 
Ƙŀǎ ǘŀƪŜƴ ǘƘƛǎ ƛƴǘƻ ŀŎŎƻǳƴǘ ŀƴŘ ǘƘŜ ΨǎŜǉǳŜƴǘƛŀƭ ŀǇǇǊƻŀŎƘΩ Ƙŀǎ ōŜŜƴ ŀǇǇƭƛŜŘ ǘƻ ǘƘŜ ŜȄƛǎǘƛƴƎ 
flood scenario at the site as follows (McCloy Consulting, 2021): 
 

¶ Highly vulnerable development (residential) has been wholly located in Flood Zone C 
/ outside the 0.1% AEP floodplain (with the exception of 6 m2 of Block B). It is noted 
that Block B lies entirely outside the post-development 0.1% AEP floodplain. 

¶ Less vulnerable development (access roads) has been located in Flood Zone C with the 
exception of the section crossing the watercourse to accommodate site access. It is 
noted that proposed levels of the watercourse crossing will ensure it lies outside / 
above the 0.1% AEP flood level. 

¶ Less vulnerable development (car parking) has been site in Flood Zone C as much as 
possible but sections in the north of the site are by necessity located in Flood Zone A 
/ 1% AEP and Flood Zone B / 0.1% AEP. Finished levels in those areas are subsequently 
raised relative to adjacent flood levels and have a post-development probability of 
flooding equivalent to Flood Zone C. 

¶ Open green space (non-amenity) areas are sited within Flood Zone A but are 
considered appropriate as such under the OPW guidelines. 
 

Furthermore, the site-specific hydraulic modelling has shown that the proposed development 
will not have any off-site effect / increase in flood risk elsewhere.  

5.2.5 Existing Site Access 
 

The site is currently accessed via the vehicular entrance to Dalguise House off the R119 
Monkstown Road.  The site is currently served by a single access point only. 
 

 

5.3 The Need for the Proposed Project 
 

 The proposed project, a large-scale residential development, is supported by planning policy 
at all tiers.  The project delivers a significant number of new homes as required to meet 
housing objectives outlined throughout the relevant policy documents.  The relevant national, 
regional and local planning policy is outlined in in Chapter 3 (Planning and Development 
Context) and further in the supporting planning documentation. 

 
The Applicant GEDV Monkstown Owner Limited will operate the proposed scheme as part of 
the Greystar group.  Greystar is the global leader in rental housing; it provides a full suite of 
services from design, development and operation of high-quality residential assets worldwide, 
with developments in Europe, North and South America, Asia and Australia. With over 750,000 
units managed globally, Greystar has been delivering residential rental opportunities for over 
30 years and has been operating in Ireland since 2019. 
 
Greystar currently operates two schemes in Ireland: 
 

¶ Griffith Wood, Dublin 9 (342 No. units) operational since December 2021; and  

http://www.floodinfo.ie/
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¶ Dublin Landings, North Wall Quay (268 No. units) operational since December 2019.  

 

Dalguise will be the first scheme in Ireland that Greystar have brought from design to 
ƻǇŜǊŀǘƛƻƴΦ  ¢ƘŜ ǎŎƘŜƳŜ ǿƛƭƭ ǊŜŦƭŜŎǘ DǊŜȅǎǘŀǊΩǎ ƭƻƴƎ-term experience as a world class operator 
and will deliver the quality of residential units and associated amenities that residents of 
DǊŜȅǎǘŀǊΩǎ ǎŎƘŜƳŜǎ ŜȄǇŜŎǘ ǿƛǘƘƛƴ ŀƴ ŀŎŎŜǎǎƛōƭŜΣ ƘƛƎƘ-quality environment all of which result 
in an exceptional living experience.    
 
Greystar are long term operators and holders of residential communities. This is a very 
different approach to other developers in the market whose investment ethos is to sell on 
completion.  Greystar is highly motivated by the long-term success of the scheme as a high 
quality, well integrated residential community that is directly managed by a team of on site, 
directly hired personnel. 
 
DǊŜȅǎǘŀǊΩǎ ŎŜƴǘǊŀƭ ƳŀƴŀƎŜƳŜƴǘ ǎȅǎǘŜƳ ƛǎ ŎǊƛǘƛŎŀƭ ǘƻ ƛǘǎ ǎǳŎŎŜǎǎΦ Each development has 
dedicated on-site staff, who provide a 24-hour service.  This ensures that any repairs or 
operational difficulties can be addressed promptly.  Management staff are familiar with the 
ǎǇŜŎƛŦƛŎ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ǊŜǎƛŘŜƴǘǎΣ ǿƘƛŎƘ ŀƭǎƻ ƛƳǇǊƻǾŜǎ ǊŜǎƛŘŜƴǘǎΩ ŜȄǇŜǊƛŜƴŎŜǎ ŀƴŘ ǎǳǇǇƻǊǘǎ 
DǊŜȅǎǘŀǊΩǎ ƘƛƎƘ-quality services. The on-site management also ensures that car, motorcycle 
and cycle parking can be managed effectively, and that mobility measures set out in a Travel 
Plan can be implemented successfully. 
 
The provision of publicly accessible services such as the Restaurant, Childcare Facility and 
ǇǳōƭƛŎ ƻǇŜƴ ǎǇŀŎŜ ŀŎŎƻǊŘǎ ǿƛǘƘ DǊŜȅǎǘŀǊΩǎ Ǝƻŀƭǎ ǘƻ ƛƴǘŜƎǊŀǘŜ ǘƘŜƛǊ ŘŜǾŜƭƻǇƳŜƴǘǎ ǿƛǘƘ ǘƘŜ ƭƻŎŀƭ 
community and area. 
 
The Applicants for this scheme are market leaders in the delivery and operation of Build-to-
Rent (BTR) developments and they consider this development will be their flagship 
development in Ireland and that it will set the standard for BTR developments in the country.  
 
Furthermore, the Applicant (GEDV Monkstown Owner Limited) is making a significant positive 
contribution towards enabling an affordable housing sector in Ireland.  As part of the proposed 
development, the applicant is providing 20% of units for social and affordable homes in 
accordance with the Affordable Housing Act 2021.  

 

5.4 Overview of Construction Phase and Construction Works 
 

For full construction related details, refer to the Construction Environmental Management 
Plan (CEMP) prepared by ByrneLooby and Roughan & O'Donovan Consulting Engineers.  A 
summary is provided below. 
 

5.4.1 Construction Phase 
 

The construction of the project is planned to take between 36 to 42 months. The current 
phasing suggests that the project will be split into three phases, with the accompanying 
infrastructure and green spaces being constructed with each phase. Please refer to Figure 5.1 
of the CEMP for proposed indicative construction phasing details.  
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The substructure works in Phase 2 will commence once the excavations of the basement 
within Phase 1 have advanced. The proposed bridge at Purbeck shall be constructed during 
Phase 1. The refurbishment works to Dalguise House and the Coach House buildings will be in 
Phase 1, with the works in parallel by a specialist contractor with suitable experience working 
on Protected / Historic structures. The installation of buried services and landscaping works 
shall be coordinated with the building substructure works, and the programming of the works 
shall be scheduled depending on the dismantling of scaffolds to buildings, the suitable planting 
period etc. 
 
The final phasing and associated Construction Traffic Management Plans shall be submitted 
by the appointed Contractor to Dún Laoghaire Rathdown County Council for approval prior to 
commencement.  
 

Figure 5.1: Illustrative Plan showing proposed construction phasing. 
 

 

5.4.2 Proposed Construction Works 
 

The proposed development will be divided into a number of phases as set out in the preceding 
section.  Works in each phase will consist of the following: 
 
Phase 1: 

 
Phase 1 will incorporate the construction of the basement. As noted in the site investigation, 
bedrock should not be encountered during excavations. The majority of the excavations can 
utilise battered excavations, but some vertical temporary retaining walls will be required 
along the northern and western boundaries in close proximity to existing trees to be retained. 
The temporary retaining walls will include bored piles. All excavation banks shall be protected 
and inspected regularly. The foundations in the basement area will be integral to the 
basement slab. Some anti-flotation anchors may be necessary at basement level, below 
podium areas, and this will be subject to further monitoring of the groundwater levels over 
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the coming period. The superstructure will then be constructed from the podium level, as 
outlined in the following sections.  
 
Access to this phase will be via the existing roadways, with a cellweb build-up provided on 
roadways that overlay with the tree Root Protection Zone (RPZ). The bridge crossing at the 
Stradbrook Stream will also be constructed in this initial phase.  
 
Phase 2:  
 
The excavations at Phase 2 will overlap with the completion of excavations at Phase 1. As 
noted in the site investigation, bedrock should not be encountered during excavations, and 
the bulk dig in Phase 1 shall be achieved using battered slopes to a safe angle of repose. All 
excavation banks shall be protected and inspected regularly. Excavations near trees to be 
retained shall incorporate specific construction techniques as outlined by the Arborist.  
 
The foundations in Phase 2 shall consist of shallow reinforced concrete strips or pad 
foundations. The superstructure will then be constructed from the foundation, as outlined in 
the following sections. Access to this phase will be via the existing roadways. An existing septic 
tank serving Dalguise House will be removed at the footprint of Block J. The site investigations 
to date do not indicate any contamination in the area, however, a Remediation Plan as set out 
in the Engineering Services Report shall be implemented for the removal of the tank and 
backfill. 
 
Phase 3:  
 
Phase 3 will include the construction of the final blocks. As with Phase 1, some of the 
excavations are adjacent to existing trees to be retained, and as a result, a temporary retaining 
wall shall be employed along the southern boundary of Block A, B and C. The foundations in 
the basement area will be integral with the basement slab. Some anti-flotation anchors may 
be necessary at the undercroft level, below podium areas, and this will be subject to further 
monitoring of the groundwater levels over the coming period. The superstructure will then be 
constructed from the podium level, as outlined in the following sections. Access to this phase 
shall be via a new temporary roadway constructed with a CellWeb buildup over RPZs. Finally, 
any temporary piling platforms will be agreed in advance with the Arborist. 

 

5.4.3 Construction Working Hours 
 

Unless required otherwise by Dún Laoghaire-Rathdown County Council, it is proposed that 
standard construction working hours should apply, i.e.: 7am to 7pm Monday to Saturday. No 
works shall take place on site on Sundays or Bank Holidays. 

 
If there is any occasion where work may be carried out outside normal daytime working hours, 
Dún Laoghaire-Rathdown County City Council, local residents and businesses in the area which 
are likely to be affected by the proposed works will be notified in advance. 

 
The Project Supervisor Construction Stage (PSCS) will liaise with the Client to agree specific 
arrangements for activities outside of normal working hours that will minimise the risk and 
disruption to residents and members of the public. All reasonable precautions will be taken 
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for the operation of plant and equipment to avoid nuisance and excess noise impact on the 
surrounding residents. 

 

5.4.4 Construction Traffic  
 

The works associated with the new development will result in additional traffic on the 
neighbouring road network, with vehicle movements associated with the removal of 
excavated material, demolition waste, construction waste, and the delivery of new materials, 
concrete trucks etc. 

 
The primary access routes to the site shall be determined by the Contractor in their 
Construction Traffic Management Plan (CTMP). Primary vehicle movements shall be limited 
to access/egress via the existing access to the Dalguise House lands off Monkstown Road. The 
Contractor will identify primary access routes that provide the most direct access to the M50 
and limit access along local roads. Based on the quantities of excavation and fill to be moved 
to or from the site, construction waste removal, and general site deliveries for the intended 
construction works, HGV traffic is estimated to be a maximum of 10 movements per hour. The 
figures below identify two routes to/from the site to the M50. 
 

¶ Route 1 (Accessing the site, same return trip): Via the M50 onto the N31 at 
Leopardstown, left onto the N11 (Stillorgan Road), right onto N31 (Mount Merrion 
Avenue), right onto Frascati Road, left on to R119 (Monkstown Road). 

 

Figure 5.2: Construction Route 1 (Source EPA Maps). 
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¶ Route 2 (Accessing the site, same return trip): Via M11/M50 to the south, onto the 
N11 (Bray Road) through Cherrywood / Cornelscourt onto the Stillorgan Road, right 
onto N31 (Mount Merrion Avenue), right on to Frascati Road, left on to R119 
(Monkstown Road). 

 

 
Figure 5.3: Construction Route 2 (Source EPA Maps) 

 
The following are some measures that will be implemented to accommodate smooth traffic 
flows: 

¶ Entrance will be wide enough to ensure two rigid-body vehicles can pass each other. 
Where this is not possible, suitable laybys with a temporary one-lane traffic light 
system shall be provided, with priority to vehicles entering the site. 

¶ Site entrance gate will be set back a minimum of 18m from the footpath edge to 
ensure all vehicles leave the road before stopping. 

¶ Appropriate sight lines will be provided; 

¶ Advanced warning provided to all users on the road and directional signage for site 
traffic. 

 
Detailed measures shall be developed further as part of the CTMP developed by the 
Contractor in consultation with the Design Team and Dún Laoghaire Rathdown County Council 
prior to commencement of works. 
 
The principal objective of the CTMP is to ensure that the impacts of all building activities 
generated during the construction of the proposed development upon both the public (off-
site) and internal (on-site) worker's environments, are fully considered and proactively 
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managed/programmed respecting key stakeholders requirements thereby ensuring that both 
ǘƘŜ ǇǳōƭƛŎΩǎ ŀƴŘ ŎƻƴǎǘǊǳŎǘƛƻƴ ǿƻǊƪŜǊǎ ǎŀŦŜǘȅ ƛǎ ƳŀƛƴǘŀƛƴŜŘ ŀǘ ŀƭƭ ǘƛƳŜǎΣ ŘƛǎǊǳǇǘƛƻƴǎ ƳƛƴƛƳƛǎŜŘ 
and undertaken within a controlled hazard free / minimised environment. It is noted that the 
impact of the construction works will be temporary in nature. 

 
The CTMP shall be prepared in accordance with the principles outlined below and shall always 
comply with the requirements of: 

¶ Chapter 8 of the Department of the Environment Traffic Signs Manual, current 
edition, published by The Stationery Office, and available from the Government 
Publications Office, Sun Alliance House, Molesworth Street, Dublin 2; 

¶ Guidance for the Control and Management of Traffic at Road Works (June 2010) 
prepared by the Local Government Management Services Board; and 

¶ Any additional requirements detailed in the Design Manual for Roads and Bridges & 
Design Manual for Urban Roads & Streets (DMURS). 

¶ In order to ensure satisfactory operation of the construction stage the following is 
proposed: 

¶ Provision of sufficient on-site parking and compounding to ensure no potential 
overflow onto the local network. 

 
Site offices and compound shall be located within the green space area just south of Dalguise 
House. The site will be able to accommodate employee and visitor parking throughout the 
construction period with construction of temporary hardstanding areas.  
 
Finally, truck wheel washes will be installed and any specific recommendations regarding 
construction traffic management made by the Local Authority will be adhered to. The 
following mitigation measures shall be incorporated into the CTMP: 
 

¶ During the pre-construction phase, the site will be securely fenced off from adjacent 
properties, public footpaths and roads. 

¶ The surrounding road network will be signed to define the access and egress routes 
for the development. 

¶ The traffic generated by the construction phase of the development will be strictly 
controlled in order to minimise the impact of this traffic on the surrounding road 
network. 

¶ All road works will be adequately signposted and enclosed to ensure the safety of all 
road users and construction personnel. 

¶ !ƭƭ ŜƳǇƭƻȅŜŜǎϥ ŀƴŘ ǾƛǎƛǘƻǊǎΩ ǾŜƘƛŎƭŜ ǇŀǊƪƛƴƎ ŘŜƳŀƴŘǎ ǿƛƭƭ ōŜ ŀŎŎƻƳƳƻŘŀǘŜŘ ƻƴ-site. 

¶ A programme of street cleaning if/when required. 

¶ Any associated directional signage 

¶ Any proposals to facilitate the delivery of abnormal loads to the site 

¶ Measures to obviate queuing of construction traffic on the adjoining road network. 
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5.4.5 Health and Safety  
 

The site will be made secure during each phase by implementing the following measures: 
 

¶ Operate a site induction process for all site staff. 

¶ 9ƴǎǳǊŜ ŀƭƭ ǎƛǘŜ ǎǘŀŦŦ ǎƘŀƭƭ ƘŀǾŜ ŎǳǊǊŜƴǘ ΨǎŀŦŜ ǇŀǎǎΩ ŎŀǊŘǎΦ 

¶ Install adequate site hoarding to the site boundary. 

¶ Maintain site security staff at all times. 

¶ Pedestrians will have right of way. If required, alternate pedestrian routes around the 
site will be created and clearly signed. 

¶ Ensure restricted access is maintained to the works. 
 

5.4.6 Construction Waste 
 

Construction waste arising from the proposed development will be handled in line with the 
Resource & Waste Management Plan for A Residential Development prepared by AWN and 
enclosed as Appendix 18.1 of this EIAR.  
 

 

5.5 Description of the Operational Phase of the Proposed Project 
 

In summary, the proposed development is a Large Scale Residential Development comprising 
3 No. two storey 3-bed terraced houses (GFA 569 sq m), and 488 No. Build-to-Rent units 
(consisting of 2 No. studio units; 288 No. 1-beds; 32 No. 2-beds/3 persons; 153 No. 2-beds/4-
persons; and 13 No. 3-beds) (with an option for the use of 4 No. of the BTR Units to cater for 
short-term stays of up to 14 days at any one time to cater inter alia for visitors and short-term 
visits to residents of the overall scheme) residential amenities and residential support 
facilities; a childcare facility; and restaurant/café. 
 
The table below provides the key development statistics. 
 

Development Statistic Proposed Development 

Site Area 3.58 ha 

No. of Residential Units 491 (488 no. apartments and 3 no. houses) 

Density  137 units per hectare 

Height 3 ς 9 storeys  

Dual Aspect 53% 

Balconies  63% 

Plot Ratio 1.31 

Site Coverage  22% 

Car and Cycle Parking 

224 no. spaces (20 no. undercroft car 
parking spaces, 148 no. basement car 
parking spaces, 42 no. surface car parking 
spaces, 8 no. car spaces for food & 
Beverage, 6 no. Creche car parking spaces) 
 
1, 071 no. Bicycle Spaces 
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5.5.1 Demolition  
 

The demolition and part-demolition of existing structures (total demolition area 967 sq m), 
including: 

 

¶ White Lodge a 2 storey house (192 sq m);  

¶ Swimming pool extension to the southeast of Dalguise House (250 sq m);  

¶ Residential garage and shed to the southwest of Dalguise House (285 sq m);  

¶ Lean-to structures to the south of the walled garden (142 sq m);  

¶ Part-demolition of Lower Ground Floor at Dalguise House (9 sq m);  

¶ Demolition of single storey extension to the south of the Coach House (29 sq m) and 
three ancillary single-storey structures (8 sq m, 8 sq m, and 31 sq m) within the yard;  

¶ Demolition of potting shed (13 sq m);  

¶ Removal of 2 no. glasshouses; and 

¶ Alterations to, including the creation of 3 No. opes and the removal of a 12.4 m section 
of the walled garden wall to the east.  
 

5.5.2 Residential Development 
 

The development with a total gross floor area of approximately 46,940 sq m (including a 

basement of 5,230 sq m and undercroft parking 1,344 sq m; and 45,712 sq m of new build, 

excluding the retained existing buildings of 1,228 sq m), will consist 491 No. residential units, 

comprising: 

 

¶ 3 No. two storey 3-bed terraced houses;  

¶ 488 No. Build-to-Rent units, residential amenities and residential support facilities;  

¶ A childcare facility; and restaurant/café.     

 
The proposed housing mix is as follows: 
 
 

  Apartments Houses Total 

Studio 2  2 (0.4%) 

1 bed 288  288 (58.6%) 

2 bed 78  78 (15.8%) 

2 bed (3 person) 27  27 (5.4%) 

2 bed (4 person)  80  80 (16.3%) 

3 bed 13 3 2.6 (%)  
3 

(0.6%) 

 488 3 491 
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The proposed residential units will be arranged as follows: 
  
 Northwest Houses 
  

The proposed development includes 3 No. 3-bed terraced houses located at the north west 
of the site at the main Dalguise House entrance. The 3 no. houses are two-storey in height 
and have a total gross floor area of 569 sq m.  

 
 Block A 
 

Block A is located at the Purbeck entrance to the south of the site and is 7 storeys in height.  
The building has a gross floor area of 2, 015 sq m and comprises a creche, which is 540 sq m 
over Ground and First Floor Levels; and 19 no. apartment units, including 15 No. 1-beds and 4 
No. 2-beds.  

 
 Block B & Block C 
 

 Block B & Block C are located to the south of the site at the main vehicular entrance and are 
7 storeys over undercroft parking. Each building has a gross floor area of 3,695 sq m and 
comprises 48 no. apartments units (total 96 no. apartment units) including, 33 No. 1-beds, 6 
No. 2-beds/3 persons, and 9 No. 2-beds/4-persons in each block.  

 
 Block D 
 

 Block D is located at the access to the site to the east and is 7 storeys over basement level car 
park. The building has a gross floor area of 4,150 sq m and 50 no. apartment units, including 
24 No. 1-beds, 26 No. 2-beds.  

 
 Block E 
 

 Block E is located in the centre of the southern part of the site and is 9 storeys over a basement 
level car park. The building has a gross floor area of 5,904 sq m comprising:  
 

¶ 66 No. apartment units including 40 No. 1-beds, 26 No. 2-beds; 

¶ wŜǎƛŘŜƴǘǎΩ ǎǳǇǇƻǊǘ ŦŀŎƛƭƛǘƛŜǎ ƛƴŎƭǳding a concierge/lobby (75 sq m);  
¶ RŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘƛŜǎ όƎȅƳΣ ȅƻƎŀ ǎǘǳŘƛƻΣ ǊŜǎƛŘŜƴǘǎΩ ƭƻǳƴƎŜκŎƻ-working space; lobby 

494 sq m) at Ground Floor Level; and  

¶ RŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘƛŜǎ όǊŜǎƛŘŜƴǘǎΩ ƭƻǳƴƎŜΤ ƎŀƳŜǎ ǊƻƻƳΤ ǎŎǊŜŜƴ ǊƻƻƳΤ ǇǊƛǾŀǘŜ ƭƻǳƴƎŜΤ 
kitchen 333 sq m) with roof terrace (106 sq m) at Eighth Floor Level.  

 
Block F and G 
 
Block F and G are the central blocks flanking the main lawn area creating a formal setting to 
Dalguise House. Each building is 7 storeys over basement level car park and has a gross floor 
area of 5,469 sq m. Each building contains 76 No. apartment units including 46 No. 1-beds, 5 
No. 2-beds/3 persons, 23 No. 2-beds/4-persons, 2 No. 3-beds. 
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Block H 
 
Block H is located at the southern end of the site and forms a courtyard with the walled 
garden. The building is 5 storeys over lower ground and has a gross floor area of 4,252 sq m. 
The building contains 54 No. apartment units including 30 No. 1-beds, 22 No. 2-beds and 2 No. 
3-beds.  

 
Block I (1 & 2)  
 
Block I (1 & 2) are mews style apartment buildings located at the southern end of the site 
behind the Garden Wall.  Each building is 3 storeys with a gross floor area of 1,038 sq m. Each 
building comprises 12 No. apartment units including 3 No. 1-beds, 2 No. 2-beds/3 persons, 7 
No. 2-beds/4-persons. 
 
Block J 
 
Block J is a mews style apartment building located at the southern end of the site to the west 
of the Garden Wall.  The building is 4 storeys in height and has a gross floor area of 1,844 sq 
m. It comprises of 20 No. apartment units including 13 No. 1-beds and 7 No. 3-beds.  
 
Dalguise House and other Historic Buildings  
 
The development includes the refurbishment, adaptation and reuse of the two storey Dalguise 
Lodge (Entrance Lodge) (GFA 55 sq m) comprising residential support facilities; a single storey 
Gate Lodge (GFA 55 sq m) comprising 1 No. 1-bed unit; and two storey Coach House and single 
ǎǘƻǊŜȅ {ǘŀōƭŜƳŀƴΩǎ IƻǳǎŜ όDC! омф ǎǉ Ƴύ ǘƻ ǇǊƻǾƛŘŜ 3 No. apartment units (1 No. 1-bed, 2 
No. 2-bed/4 persons).  
 
The refurbishment, adaptation and change of use of Dalguise House (GFA 799 sq m) from a 
single residential dwelling to provide: 3 No. apartment units (2 No. studios and 1 No. 2-bed/3 
person) at First Floor Level; a restaurant/cafe at Lower Ground Floor Level (GFA 273 sq m); 
ŀƴŘ ǊŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘƛŜǎ ŀǘ DǊƻǳƴŘ CƭƻƻǊ [ŜǾŜƭ όƭƛōǊŀǊȅΣ ǊŜǎƛŘŜƴǘǎΩ ƭƻǳƴƎŜΣ ŜǾŜƴǘǎ ǎǇŀŎŜΣ 
bar/bookable room, 157 sq m). 
 
Works to the existing structures include: removal of existing internal partitions and doors, 
alterations to internal layout including provision of new partitions and doors to Dalguise Lodge 
(Entrance Lodge); the removal of the western chimney and chimney breast, removal of 
existing internal partitions and doors, and alterations to internal layout including provision of 
new partitions and doors to Gate Lodge (Brick Lodge); replacement of existing roof, windows 
and doors, non-original mezzanine floor and stairs of Coach House, creation of new internal 
and external opes, reconstruction of chimney, construction of new stairs, provision of new 
internal partitions and doors, replacement of the demolished single storey structure to south 
of Coach House with a 42 sq m single storey extension, including construction of a link 
ōŜǘǿŜŜƴ /ƻŀŎƘ IƻǳǎŜ ŀƴŘ {ǘŀōƭŜƳŀƴΩǎ IƻǳǎŜΤ ǊŜǇƭŀŎŜƳŜƴǘ ƻŦ ŜȄƛǎǘƛƴƎ ǊƻƻŦǎΣ ǿƛƴŘƻǿǎΣ ŘƻƻǊǎΣ 
creation of new external opes and provision of new internal partitions and doors to 
{ǘŀōƭŜƳŀƴΩǎ IƻǳǎŜΤ ǊŜǎǘƻǊŀǘƛƻƴ ƻŦ /ƻŀŎƘ IƻǳǎŜ ȅŀǊŘ ǿŀƭƭǎΤ ǊŜƳƻǾŀƭ ƻŦ ǎŜŎǳǊity bars from 
windows, internal partitions, doors, two secondary staircases, non-original fireplaces; and the 
reconfiguration of internal layout including introduction of new partitions, doors and 
fireplaces, in-fill of former secondary staircases; removal of an existing window at rear facade 



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 79 
 

of Lower Ground Level, alterations to ope and replacement with a new external door; 
reinstatement of external wall fabric in place of demolished lean-to at the rear facade; and 
removal of external door to swimming pool on eastern facade and closure of ope at Dalguise 
House).   

 

5.5.3 Non-Residential Development 
 

The proposed development will deliver non-residential provision which includes the proposed 
café /restaurant (273 sq m) located at the Lower Ground Floor of Dalguise House at the center 
of the site, and the creche (540 sq m), located at the ground and first floor of Block A at the 
Purbeck entrance to the site.  

 
The proposed non-residential uses will serve both the residents of the proposed development 
and be accessible to the existing community.   

 

5.5.4 Landscape Strategy and Design 
 

The proposed landscape strategy has been developed by the landscape architects in close 
collaboration with other disciplines in the design team. Focus was placed on retaining the 
existing trees on site where possible with minimal re-grading in root protection areas. 
Therefore, this has impacted the distribution of the communal open space and public open 
space. 

 
The general landscape design objectives are to: 

¶ Establish a high-quality parkland space that is in keeping with the historical era of 
Dalguise House. 

¶ Retention and enhancement of existing historical features such as the tree lined 
avenue approach to Dalguise House, the house lodges, stable buildings and the walled 
garden. 

¶ Retention of high-quality mature trees, and increased tree planting 

¶ Maximise views towards the protected coastline and views towards the historical 
Dalguise House 

¶ Create a predominantly public landscape with open space for locals and visitors to 
enjoy with greater permeability and accessibility to the wider townscape. 

¶ Facilitate pedestrian/cycle links with the wider neighbourhood. 

¶ Introduce environmental elements that residents and visitors can interact with and 
learn from.  

¶ Increase biodiversity and management of the site. 

¶ Introduce SUDS in a way that benefits amenity 

¶ Minimal intervention is being sought with manicured areas only where it would be in 
keeping from a historical perspective.  
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Proposed Tree Planting Species 
 
There are a large range of trees on site including native, ornamental varieties and 
complimentary species. There is also a range of tree ages and condition with the majority of 
trees being mature and of fair condition as per the submitted Tree Survey prepared by Leinster 
Tree Services.  
 
The scheme proposes to use many of the same species as the existing trees with some 
additional complimentary species to increase biodiversity and sustainability of tree cover. Tree 
species were selected based on suitability to local soil conditions and microclimate, longevity 
and biodiversity. 
 
Proposed trees have been categorised into different types for different positions/areas within 
the landscape masterplan. These include: 

¶ Large parkland trees 

¶ Native/naturalistic trees 

¶ Ornamental trees 

¶ Swale trees 

¶ Edible trees 

¶ Main avenue trees 
 

Trees planted will be a combination of Mature and Semi-Mature species. Clear Stem Trees will 
be specified to have a range of sizes: 60-70 Girth for the Large Parkland Trees, 40-45 Girth 30-
35 Girth for other categories. These will have a minimum of 2m clear stem. 
 
Multi Stem Trees will be specified to be at least 4-5m high with canopy lifted by at least 1m. 
Espaliers will be 3-4m high. 
 
Where possible trees will be planted in tree pits as part of the SUDs strategy and to increase 
the health of the trees. This will not be possible where there are root protection zones. Trees 
within the podium will either be planted in raised landscape mounds or within raised planters 
to ensure they receive enough build up for healthy, sustainable growth. 

 
Proposed Overall Planting Species 
 
The soft landscape strategy proposes seeding the majority of grass areas with a long meadow 
mixture with the exception of the central lawn area and grass within 1m of paths/roads, which 
will have a shorter flowering lawn mixture. Grass mixtures along swales and pond edges will 
consist of a suitable wetland species. Woodland floors will remain as is, apart from where 
there is too much disruption to the understorey. In these areas a woodland meadow mix will 
be seeded. 
 
Along the main avenue there will be some bulb planting punctuating the route in areas and 
bulb planting will also be used selectively in the main garden areas and central lawn. 
 
Along the periphery of the site native shrub planting and hedges will be introduced in areas 
that are free from root protection zones. 
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Edible plants (all edible forest layers) will be specified within the walled garden and climbers 
will be planted at the base of the walled garden wall and entrance archways to achieve a secret 
garden character. 
Ornamental planting is proposed directly around the blocks, in some areas this will be low 
level planting to account for lower build ups and a no dig planting method within root 
protection zones. In other areas this will also include taller species to allow for more structural 
interest. Marginal (both dry and wet), emergents and submerged aquatics will be proposed 
around the pond area, whereas dry swale species will be used along the slopes of the dry 
swales. A mix of sedum and biodiverse roof planting will be planted within the green/blue 
roofs and sedum boxes will also be provided on the tops of bicycle sheds. 
 
Specifications of healthy, full specimens at a density that allows for instant impact will ensure 
that the site feels like a mature landscape from the start. Species are selected based on their 
suitability of particular positions ς dry swales / shade etc. in addition to their aesthetics and 
ecological criteria. 
 
Refer to the Landscape Soft works drawings (C0135 L300 series) submitted for the planning 
application by Cameo+Partners. 
 
Hard Landscaping 
 
The hard landscape elements have been carefully selected to for their proposed function and 
durability, and their ability to enhance the space and honour its historical parkland character. 
In parts of the site where there are lots of existing trees and therefore root protection zones, 
paving that can be laid using a no dig construction method has been favoured. Sustainability 
has also been a key consideration with a desire to use as much of the high-quality materials 
on site as possible. Materials that will benefit the SUDs strategy have also been proposed 
where possible, such as permeable resin bound paving, permeable concrete blocks, gravel 
suds pavers and reinforced grass. 
 
The main avenue will be resurfaced with a buff macadam over the existing tarmac, this will 
repair the surface and create a shared surface aesthetic that is fitting for its parkland setting, 
but also durable and fit for purpose. As it will be laid on top of the existing tarmac it will have 
less impact on root protection zones. Main paths closer to the residences will be permeable 
resin bound gravel, and woodland paths will be laid with loose bark chip and timber edging 
using a no dig construction to protect tree roots. Where raised decking, bridges and elevated 
walkways are necessary composite timber decking will be used to ensure longevity. With 
timber being used for structures within the woodland ς such as the yoga platform, elevated 
bird hide and elevated tree walk. 
 
The existing granite cobbles from the path that leads up to Dalguise House will be retained 
and used around the main house. These will be supplemented with new granite cobbles, 
(chosen to match existing), and used around the Coach House. Private terraces will be laid 
with granite flags. The two other feature paving areas, such as the area around the outdoor 
pavilion within the central lawn and the terraced gardens will consist of large high quality, 
polished concrete slabs with gravel joints. These materials should complement and further 
enhance the existing hard materials and natural surroundings. 
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Reinforced grass system will be used for the Fire emergency route that runs up the northern 
slopes in addition to various road widening passing bays along the main avenue to help retain 
the parkland character of the site at these points. 

 
Play Strategy 
 
The play strategy proposes three different types of play experience within the site: 
 

¶ Play off the ground (160 sq m) - Play which is mainly elevated off the ground to ensure 
minimal disruption to root protection areas and a different level of interaction with 
the existing trees and canopy. This includes the tree top walk and elevated play nets. 

¶ Natural looking & sculptural play (903 sq m) - Play made out of timber and stone which 
feels in keeping with its natural environment. This includes Stepping Stumps, Existing 
Fallen Logs, Timber Climbing Ramp, Logs, Play Boulders, Jumping Discs, Timber Stilted 
Balance Beam. 

¶ Naturally occurring play (1344 sq m) - Play encouraged by landscape features - such 
as depressions and mounds, slopes, dry swales, woodland, wildflowers. 

 
This amounts to 2,407 sq m of playable landscape across the masterplan, some of which is 
within the public open space and other areas that fall within the communal space. The play 
areas are spread across the site, with most of the areas provide a variety of equipment that 
appeals to different ages - 0-5yrs, 5-11yrs, and 11yr plus. The exception to this is the smaller 
play areas to the north that only contain equipment for 0-11yrs. The elevated tree walk will 
not be restricted to certain ages, but adult supervision will be necessary for under 5yrs. 
 
The proposed play equipment will be designed and manufactured in accordance with 
standards EN 1176 and EN 1177. There will be a mix of impact absorbing play surfaces 
including loose bark mulch in areas of root protection zones and bonded rubber mulch that 
looks like bark mulch within the gardens where root zones are not impacted. Within the walled 
garden a high quality artificial grass will be used as the play safety surface to ensure that it is 
fitting with the Walled garden character. 
 
A list of all play equipment can be found within the landscape package prepared by 
Cameo+Partners and included in this planning application. 
 
Environment Strategy  
 
As per Criterion 4, in accordance with the requirements of DLRCC all new developments are 
ǘƻ ƛƴŎƻǊǇƻǊŀǘŜ ǘƘŜ ǇǊƛƴŎƛǇƭŜǎ ƻŦ Ψ{ǳ5ǎΩΦ ¢ƘŜ ŀƛƳ ƻŦ Ψ{ǳ5ǎΩ ƛƴŎƭǳǎƛƻƴ ŀŎǊƻǎǎ ǘƘŜ ŘŜǾŜƭƻǇƳent is 
to provide an effective system separate from the foul network to mitigate the adverse effects 
of storm water run-off on the environment, through enhanced quality systems and on local 
infrastructure to aid in preventing downstream flooding. The features proposed shall reduce 
runoff volumes, pollution concentrations and enhance groundwater recharge and 
biodiversity. 
 
¢ƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ Ψ{ǳ5ǎΩ ŦŜŀǘǳǊŜǎ ǎƘŀƭƭ Ŏƻƴǎƛǎǘ ƻŦΥ 

a) Green/Blue-roof ς The proposed system is a ACO Roofbloxx Blue roof system, this 
allows the roof areas of the proposed apartments to use a filter layer to direct rainfall 
events into a storage layer below. An 85mm space will be provided for rainfall to be 
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retained in the storage layer. As more intense rain falls on the blue roof can overflow 
from the roof through down pipes and into the schemes main drainage runs. The 
storage area will be covered with a sedum topsoil to increase the water retention on 
each roof. 

b) Permeable Paving ς This system allows rainwater to be directed into carparking bays 
whereby the rainwater can filter through gaps in the paving blocks and percolate into 
the subsoil or to swales. The area which can be drained is subject to the infiltration 
characteristics of the subsoil, (Reference Ground Investigation Report Appendix 9.2) 
which is established following ground investigation testing on site. 

c) Tree Pits ς Tree pits will be located along the existing avenue to capture runoff for the 
existing hard standing area. It is proposed that the tree pits will be connected and act 
like an attenuation basin where the water can then be released slowly into the storm 
network. 

d) Swales and pond ς LǘΩǎ ǇǊƻǇƻǎŜŘ ǘƻ ŀƭƭƻǿ ǎǘƻǊƳ ǿŀǘŜǊ ǘƻ ōŜ ŘƛǊŜŎǘŜŘ ƭƻŎŀƭƭȅ ƛƴǘƻ 
swales when the permeable paving is overflowing to delay storm water from entering 
the main drainage network. As the swales overall can only accommodate relatively 
small surface areas across this site, the proposal cannot be used to drain the site as a 
ǿƘƻƭŜΣ ōǳǘ ǿƛƭƭ ōŜ ƛƴǎǘŀƭƭŜŘ ǘƻ ŎƻƴǘǊƛōǳǘŜ ǘƻ ǘƘŜ ƻǾŜǊŀƭƭ Ψ{ǳ5ǎΩ ǎǘǊŀǘŜƎȅΦ 

e) Filter Strip ς An area of the existing road will have a filter strip located to the North 
to capture rod runoff for small rain fall events. This allows run-off from localised 
hardstanding areas to be filtered and trap silt prior to entering the storm network. 

f) Attenuation Tanks ς As noted above, for extreme storm events, a dedicated system 
to contain the storm water flows generated during a 1-in-100-year storm, increased 
by 20% for climate change are required by DLRCC. It is proposed to use underground 
storage tanks in three locations for this purpose see Drg. No. W3683-DR-1018 
prepared by ByrneLooby Consulting Engineers.  

g) Low Water Usage Appliances ς It is also worth highlighting that low water usage 
appliances should also be utilised to aid in the reduction of water usage on the 
development. 

 
With the above SUDs provisions, it meant that oil separators are not required prior to final 
disposal of storm water from the development drainage network into the Stradbrook Stream 
(at two locations). 
 
The combination of the above noted elements will allow the proposed development to adhere 
to the principles of sustainable drainage practices while enhancing overall storm water quality. 

 

5.5.5 Public Open Space 
 

This landscape consists of a sequence of different open spaces that are open to the public. 
Not all of these are accessible for all - due to the steep topography of the existing site and the 
desire to retain as many high value trees as possible and therefore undertake minimal 
regrading within root protection zones. 
 
However, the landscape masterplan does provide 6,350 sq m of public open space that is 
accessible and usable by all, well over and above the 15% requirement of 5,370 sq m. This 
includes the following areas: 

¶ The central lawn; this area comprises of a formal lawn with meadow planting and 
mounds to the sides, circuitous paths edged with rills and planting beyond. It includes 
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an outdoor pavilion with indoor and external seating opportunities and other 
opportunities for seating within the lawn, with great views towards Dalguise House, 
framed by the trees. There is no play equipment in this area, but the landscape 
mounds and meadow and rills will provide a playable landscape. 

¶ The garden between Blocks E & F; this area includes a raised timber deck to the north 
of Block E with tables and chairs and a more enclosed garden and play area which is 
characterised in part by the existing mature tree at its centre and also by the provision 
of another mature tree (Scotts Pine) rising up from a hole in the podium/basement 
floor. 

¶ The woodland area west and north of Block G; this area comprises of several play 
nodes at ground, the elevated walkway and elevated play nets and the surrounding 
woodland landscape. 

¶ The Walled Garden; this area includes the terrace directly to the south of Dalguise 
House which has provision for outdoor eating and drinking with views of the house to 
the north and the restored wall garden to the south. It also includes the regenerated 
walled garden. The Walled Garden will be split into a more active area with play to 
the north and a quiet, reflective space to the south, where people can grow and pick 
edible plants and rest in this sheltered spot. Plant beds will contain mainly edible 
plants and trees, including herbs, fruits, nuts and vegetables, but also plants of 
botanical interest. An edible forest approach will be used with the trees planted in an 
orchard style. The walled garden wall will be retained and lengthened while access 
into the walled garden will be at points where there is already a break in the wall. The 
two existing trees of value will be retained within the design. There will be interesting 
structures within the garden - such as a long pergola trained with fruit trees. Along 
the paths there will be benches for rest and relaxation. Within the planting there will 
be areas for beehives, insect hotels and bird tables. Growing information boards will 
be positioned in key areas to educate people about the edible forest approach 

 
5.5.6 Communal Open Space  
 

The proposals allow for 3,880 sqm of communal open space (above the required 3,869 sqm 
based upon the communal open space for the apartments and the additional communal open 
space to compensate for units without, or with a shortfall in private open space). This includes 
the following:  
 

¶ The garden area between Blocks D & E; which consists of a play area with water play, 
seating provision, and associated planting including a raised planter. 

¶ The communal roof terrace on Block E, which includes outdoor dining and seating 
provision enclosed within raised planters with views of the coastline to the north and 
a viewing deck. 

¶ The courtyard by the Coach House 

¶ Woodland areas to the north and south of the site that include resting and play 
opportunities and sculpture interspersed within the woodland environment. 

¶ In most places informal boundaries exist between public open space. 
 
 
 

 



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 85 
 

5.5.7 Access  
 

The site is currently accessed via a driveway from the R119 Monkstown Road. This access 
point leads to the historical winding avenue that leads up to Dalguise House. The road is 
currently narrow and not conforming to standards for a two-way route. Increasing the width 
of this road for two-way traffic would have a detrimental effect on the existing trees. 
Therefore, another access route through the adjoining Purbeck development is proposed. This 
new access route will be the main vehicular access and lead directly into the basement of the 
development where there will be underground parking. This was heavily influenced by the 
desire to retain as many high value trees as possible in this part of the site. 
 
The existing winding avenue that leads up to Dalguise House will be repaired and resurfaced 
with Buff macadam, but this will be done on top of the existing surface, so further excavation 
will not be necessary. In most areas the width of the original road will be retained with distinct 
incidences of road widening for passing bays. However, these passing bay areas have been 
carefully chosen so as not to encroach on existing root protection zones. The road will act as 
a shared surface, and not be the main vehicular route into the development, therefore 
widening the road for a pavement is not necessary. 
 
Another objective for the site was increasing cycle and pedestrian permeability. Three 
additional access points are proposed within the new landscape masterplan, two to the east 
and one to the west to link the site with the adjoining neighbourhoods, so that it is easy for 
the locals to benefit from the new amenity of the site. The access route to the west and the 
southern eastern access will enable cycle access in addition to pedestrian access with a wide 
gate and paths leading on from these access points.  
 
The third access point to Cheshire Homes development to the northeast will be for 
pedestrians only, as here narrower 1.2m bark chip paths connect with the site so as not to 
interfere with root protection zones. All pedestrian/cycle access points will be secured with 
lockable cast iron gates, but these are intended to stay open for the majority of the time. 
 
Provision is made in the landscaping proposals for potential future pedestrian and cycle 
connections that would facilitate permeability through the site boundaries with the 
residential estates of Arundel and Richmond Park, respectively, and the former Cheshire 
Home site, subject to agreement with those parties and/or Dún Laoghaire-Rathdown County 
Council, as appropriate. 
 
These proposed access points can be seen on the General Arrangement Drawing supplied by 
Cameo+Partners Ltd as part of the submission. 

 

 5.5.8 Car Parking and Cycle Parking 
 

The proposed development provides car parking for both the residential and non-residential 
components of the scheme, totaling in 227 no. spaces, comprising: 
 

¶ 212 no. residential spaces 

¶ 8 no. food & Beverage car spaces 

¶ 7 no. creche spaces  
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The parking proposal also includes 12 no. cargo bike spaces and 8 no. motorcycle spaces. 
 

In terms of cycle parking, the total residential cycle parking provision will be 713 no. long 
stay spaces and 346 no. short stay spaces (a total of 1,071 no. spaces). 
 

 

5.5.9 Site Utilities 
 
 Foul Infrastructure  
  

The wider area is served by the Ringsend Wastewater Treatment Plant, which has treated 
5ǳōƭƛƴΩǎ ǿŀǎǘŜǿŀǘŜǊ ǎƛƴŎŜ мфлс ŀƴŘ ƛǎ ǘƘŜ ƭŀǊƎŜǎǘ Ǉƭŀƴǘ ƛƴ LǊŜƭŀƴŘ ǇǊƻǾƛŘƛƴƎ пл҈ ƻŦ ǘƘŜ 
/ƻǳƴǘǊȅΩǎ ǘǊŜŀǘƳŜƴǘ ŎŀǇŀŎƛǘȅ όǿŀǘŜǊΦƛŜύΦ ¢ƘŜ Ǉƭŀƴǘ ƛƴŎƭǳŘŜǎ ǎŜŎƻƴŘŀǊȅ ǘǊŜŀǘƳŜƴǘ ǿith capacity 
PE of 1640000 (EPA Maps, 2022). There are no other EPA licenced waste-water treatment 
facilities within 10 km of the site.  
 
The Irish Water service drawings identifies that a main combined sewer exists running under 
on the line of the Stradbrook/Monkstown Stream was obtained. The main is a 450mm 
diameter vitrified clay (VC) line flowing towards Carrickbrennan Road with an existing 
manhole for connection 1 at the Western end of the Purbeck Lodge and Dalguise House site 
intersection while proposed connection 2 is adjacent western boundary to the Drayton Close 
estate.   
 
A further 450mm diameter Irish Water/ DLRCC Vitrified Clay (VC) combined line exists, which 
runs from the Monkstown Valley development onto the application site, current entrance/exit 
roadway, and onto Monkstown Road, down Albany Avenue before connecting onto a main 
combined line on Seapoint Avenue.  
 
Dalguise House is served by a separate septic tank and percolation area located in the lands 
outside to the Walled Garden on the western boundary. This will be removed during the 
construction phase.  

 
 Water Supply 
 

Irish Water is responsible for managing and delivering water services to homes and businesses 
served by Public Water Supplies and Wastewater Agglomerations. 

 
Potable water supply for Monkstown (as well as Blackrock, Booterstown, Clonkeen, 
5ŜŀƴǎƎǊŀƴƎŜΣ 5ǵƴ [ŀƻƎƘŀƛǊŜ ¢ƻǿƴΣ CƻǎǘŜǊΩǎ !ǾŜƴǳŜΣ wƻŜōǳŎƪΣ hŀǘƭŀƴŘǎΣ hǊǇŜƴΣ tƻǘǘŜǊȅ wƻŀŘ 
and Stradbrook) is from the Stillorgan Reservoir (DLR Co Council, 2022). Stillorgan is a treated-
water reservoir that receives water that has been processed in Ballymore Eustace or Vartry, 
before it is dispersed through the network of pipes to a total population of 200,000 people in 
South Dublin. It is located approximately 3km from the site.  

 
There is an existing 160 dia. HPPE or equivalent, Irish Water water main on Monkstown Road 
this was located during a previous site walk over (12 January 2022) and has been confirmed 
by Irish Water.  
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Electricity and Gas Infrastructure  

 
The development shall be supplied from the local ESB Networks Medium Voltage Network, 
which includes Medium Voltage Sub-Stations on Brighton Avenue and at Richmond Park. The 
development will be supplied from the Monkstown Road direction, with potential future 
linkage to the Richmond Park substation, and to locate 2 No. Substations within the 
development, one in Block E and one to the rear of the site in the vicinity of Block H. The 
location and ratings of Sub-Station shall be considered to satisfy architectural and engineering 
design freedom and also to satisfy the statutory requirements of ESB Networks. 
 
As part of the development, a low-pressure gas distribution network shall be extended by Gas 
Networks Ireland from the existing gas supply network, to supply gas to the various tenant 
units proposed throughout the development. It is not proposed to supply gas services to 
individual residential units. 

 
Telecommunications 

 
All main roads / boulevards within the development shall contain ducting / cable ways and 
chambers as deemed necessary for the servicing of the site. The immediate surroundings of 
the site are currently serviced by Eir and Virgin Media infrastructure, which will be extended 
within the site to meet the needs of the development. Fibre-to-the-Home will be extended to 
each unit within the development to provide the development with high-speed broadband, 
TV and telecommunication requirements. 
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6.0 CONSULTATION 
 

6.1 Introduction 
 

This Chapter describes the consultation process in respect of the proposed project. 
 

The EIA Directive places emphasis on effective public participation in decision-making 
procedures for projects that require EIA.  
 
This planning application will be submitted following the consultations prescribed by the LRD 
legislation Section 2 of the Planning and Development (Amendment) (Large-scale Residential 
Development) Act 2021. and includes: 
 

Stage 1 ςPre-Application Consultation with Dún Laoghaire Rathdown County Council 
under Section 247 of the Planning and Development Act 2000, as amended. 
 
Stage 2 ς LRD Meeting with Dún Laoghaire Rathdown County Council under Section 
32C of the Planning and Development (Large Scale Residential Developments) Act 
2021.  
 
Stage 3 ς Planning Application to be submitted directly to Dún Laoghaire Rathdown 
County Council with statutory public consultation. 
 
Stage 4 ς Appeal to An Bord Pleanála.  

 
 

6.2 Consultation with Dún Laoghaire-Rathdown County Council ς Stage 1 
 
Significant pre-application consultation took place with Dún Laoghaire Rathdown County 
Council (DLRCC) as part of the pre-planning process. A Section 247 meeting was held between 
representatives of the Planning Authority and the Applicant and Design Team on Friday 25th 
February (Ref PAC/LRD1/002/22).  The main issues discussed related, inter alia, to 
Conservation, Transportation, Drainage, Landscaping, and Part V.  That consultation informed 
the formal LRD pre-application submission.     

 
Throughout the pre-application consultation process with DLRCC, discussions were 
undertaken with the following Council departments: 
 

¶ Planning 

¶ Conservation 

¶ Roads and Transportation 

¶ Parks and Landscaping 

¶ Drainage 
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6.3 LRD Pre-Application Consultation ς Stage 2 
 

In line with Section 32B of the Planning and Development (Large Scale Residential 
Developments) Act 2021, an LRD meeting was requested with Dún Laoghaire Rathdown 
County Council and a meeting was held on 16th June 2022. The LRD Meeting was allocated 
reference no. PAC/LRD2/006/22.   
 
The documentation provided to Dún Laoghaire Rathdown County Council at this stage 
included a detailed screening and scoping report in respect of Environmental Impact 
Assessment.  
 
The key issues for further consideration, as identified by Dún Laoghaire Rathdown County 
Council in their Opinion, were: 
 

¶ Development Strategy 

¶ Design Strategy 

¶ Drainage  

¶ Landscaping 

¶ Traffic and Transport Assessment  
 
The discussions and following Opinion from the Planning Authority which is addressed in detail 
in the Response to Dún Laoghaire Rathdown County Council Opinion, prepared by Tom Phillips 
+ Associates) resulted in a number of changes to the scheme.  Refer to the enclosed Response 
to Dún Laoghaire Rathdown County Council Opinion for full details.  
 

6.3.1  Other Consultation 
 
 Consultation with Irish Water  
 

Consultation with Irish Water Consultation was first undertaken with Irish Water in the form 
of a pre-connection enquiry back in December 2021 as the Masterplan proposal was emerging 
to ensure sufficient capacity in the system. It was confirmed IN March 2022 that subject to 
further details and conditions, the proposed connection to Irish Water network(s) to provide 
for the proposal could be facilitated. In September 2022 we received an updated Confirmation 
of Feasibility ahead of the planning submission. This detailed in the Confirmation of Feasibility 
letter from Irish Water enclosed as Appendix A of the Engineering Services Report prepared 
by BLP. 

 
In summary the project works associated with the Irish Water comments are as follows:  

 
1. Water: An existing 150mm watermain on Purbeck Road approximately located at the 

proposed bridge location will be connected to facilitate the development. A 
ǎŜŎƻƴŘŀǊȅ ŎƻƴƴŜŎǘƛƻƴ ƛǎ ǊŜǉǳƛǊŜŘ ǘƻ ǘƘŜ ŜȄƛǎǘƛƴƎ пέ κмллƳƳ ¦t±/ ǿŀǘŜǊƳŀƛƴ ǘƻ ǘƘŜ 
East of the site. 

 
2. Wastewater: The developments foul sewers will connect into the existing 450mm 

combined sewer in the Stradbrook Stream North of the development.  
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3. Surface Water: All surface water (rainwater) collected on site will be flow through 
various SUDs facilities before entering the development storm network and 
attenuation systems leading to controlled discharge to the Stradbrook Stream at two 
locations. 

 
Further to this, a design submission was made to Irish Water on the basis of the final proposal. 
On 6 October 2022, Irish Water confirmed that it has no objection to the proposals with a 
Statement of Design Acceptance. 

 
Consultation in relation to Ecology and Nature Conservation 

 
The consultees listed in Table 6.1 were contacted and invited to submit any observations in 
relation to ecology and nature conservation.  Observations received relevant to this chapter 
are summarised in Table 6.1 below. Concerns raised by the consultees have been addressed 
as far as possible. 

 
The purpose of the consultations was to: 

¶ Identify any relevant information that consultees held, including the presence of 
data on protected species or species of conservation concern; 

¶ Identify any concerns that consultees may have in relation to the proposed 
development; and, 

¶ Identify any issues that the consultees would like to see addressed during the 
ecological impact assessment process. 

 
Table 6.1 Details of Consultations 

 

Consultee Date Summary 

Department of 
Housing, 
Department of 
Housing, Local 
Government and 
Heritage (National 
Parks & Wildlife 
Service)Local 
Government and 
Heritage (National 
Parks & Wildlife 
Service) 

24th March 2022 A response to the consultation request was received 
from the NPWS. The NPWS made the following 
observations: 

¶ All the measures to prevent sediments and other 
potential pollutants entering the Stradbrook Stream 
set out in the Outline Construction Management 
Plan and the EcIA supporting this application are 
implemented in full; and that a Construction and 
Environmental Plan detailing these measures and 
the methodology and timetable for their 
implementation be submitted for the written 
agreement of the Planning Authority before any 
development commences on site. 

¶ Any clearance of vegetation from the development 
site should only take place outside the main bird 
nesting season i.e. in the period from the 1st of 
September to the end of February. 

¶ A grey heron conservation plan for the Dalguise 
House site should be drawn up by the applicant, in 
consultation with the Biodiversity Officer of Dún 
Laoghaire- Rathdown County Council and 
submitted for the written agreement of the 
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Consultee Date Summary 

planning authority before any development 
commences on site. 

¶ All measures set out in the submitted Bat Impact 
Assessment and EcIA to conserve bats during the 
construction and occupational phases of the 
proposed development should be implemented in 
full, these to include further bat surveys preceding 
any building demolition or tree felling, the 
supervision of such demolition and felling by a bat 
specialist, the provision of bat boxes and installation 
of bat friendly lighting. 

Inland Fisheries 
Ireland (IFI) 

12th January 
2022 

A response to the consultation request was received 
from IFI. IFI made the following observations: 

IFI stated the following: 

¶ Best practice should be implemented at all times in 
relation to any activities that may impact on surface 
water. 

¶ Disturbance of riparian habitats should be 
minimised. 

¶ Good housekeeping measures are integral to 
achieving prevention of excessive turbid run-off to 
surface water systems. 

¶ An Invasive Species and Biosecurity Plan should be 
included to treat and manage identified invasive 
species onsite. 

¶ The specific details of any works directly affecting 
watercourses or riparian habitats in the area, in 
particular surface water discharges to the stream 
must first be submitted to IFI for assessment. 

In addition to this, IFI highlighted best practice guidance 
material which should be followed in order to avoid 
negative effects on surface waters. 

Dún-Laoghaire 
Rathdown County 
Council Biodiversity 
Officer 

27th June 2022 The Biodiversity Officer referred to the Biodiversity 
Action Plan and DLR Otter Survey, and also made the 
following observations: 

¶ Surveys of rare and protected species including 
large mammals, bats, invasive species, plants and 
breeding birds should be undertaken by specialists. 

¶ Examine how the watercourse can be improved as 
a result of the proposed development. 

¶ Cumulative Impacts should be considered. 

¶ The Zone of Influence for the proposed 
development should be considered. 

¶ Opportunities to improve the area including the 
riparian habitat within the zone of influence should 
be looked at. 

¶ Investigate if there is a weir which can be removed 
as part of enhancement measures. 
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Consultation in relation to Architectural Heritage Conservation  
 

Following the initial research, a number of statutory and voluntary bodies were consulted to 
gain further insight into the cultural background of the background environment, receiving 
environment and study area, as follows: 
 

¶ Department of Housing, Local Government and Heritage (DoHLGH) ς the Heritage 
Service, National Monuments: Record of Monuments and Places; Sites and 
Monuments Record; Monuments in State Care Database and Preservation 
Orders;  

¶ Dublin City Heritage Plan 

¶ Architectural Heritage Protection, Guidelines for Planning Authorities 2011 

¶ Dún Laoghaire-Rathdown County Council: Planning Section. 

¶ Trinity College Dublin, Map Library: Historical and Ordnance Survey Maps. 

 

6.4 Planning Application ς Stage 3 
 

This planning application is submitted directly to Dún Laoghaire-Rathdown County Council for 
assessment; as part of this, further consultation will take place. This will comprise the public 
display of the application and all accompanying documents. Any submissions arising from the 
consultation process will be submitted directly to Dún Laoghaire-Rathdown County Council 
and considered as part of the decision-making process. 

 
Prior to lodging this application, the required information has also been issued to the 
Department of IƻǳǎƛƴƎΣ tƭŀƴƴƛƴƎ ŀƴŘ [ƻŎŀƭ DƻǾŜǊƴƳŜƴǘΩǎ 9L! tƻǊǘŀƭΦ ¢ƘŜ ǇǳǊǇƻǎŜ ƻŦ ǘƘƛǎ ǘƻƻƭ 
is to inform the public, in a timely manner, of applications that are accompanied by an EIAR. 

 

6.4 Appeal to An Bord Pleanálaς Stage 4 
  

The applicant of an LRD can make a First Party appeal to An Bord Pleanála within four weeks 
of receiving a decision from the planning authority. A third party-appeal can be lodged by any 
parties that have made an observation/submission to the planning authority on the proposed 
LRD within four weeks of a decision being made by the Planning Authority. The board is 
required to determine LRD appeals within 16 weeks of receipt of the appeal, where no oral 
hearing or additional information has been requested 
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7.0 POPULATION AND HUMAN HEALTH 

7.1 Introduction  

This chapter has been prepared to assess the likely significant impacts on Population and 
Human Health in respect of the Proposed Development (as defined in Chapter 5 of this EIA 
Report).  

This Chapter was prepared by Jonathan Gauntlett and David Doran. 

Jonathan Gauntlett is a Principal Environmental Consultant in AWN Consulting with 
experience in impact assessment, licensing, environmental compliance and project 
management. Recent projects include; Strategic Housing Development including EIAR and EIA 
Screening Reports, SID and planning applications for ICT facilities; EPA Licence applications for 
ōƛƻǇƘŀǊƳŀ ŀƴŘ L/¢ ŦŀŎƛƭƛǘƛŜǎΦ WƻƴŀǘƘŀƴ Ƙŀǎ ƻǾŜǊ мл ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ 
compliance, planning and management of Environmental Impact Assessments, licensing, and 
urban planning. Jonathan has a BSocSc (Environmental Planning) and BBA (Economics) from 
the Waikato University in New Zealand and has experience working in the environmental 
consultancy, planning, and regulatory fields from Ireland, the UK and New Zealand. 

David DƻǊŀƴ ƛǎ ŀƴ 9ƴǾƛǊƻƴƳŜƴǘŀƭ /ƻƴǎǳƭǘŀƴǘ ǿƛǘƘ !²b /ƻƴǎǳƭǘƛƴƎ ǿƛǘƘ ƻǾŜǊ н ȅŜŀǊǎΩ 
experience in the environmental sector. David has a MSc in Environmental and Energy 
Management (Hons) and is an Affiliate member of the Charted Institute of Waste 
Management. Recent projects include; Strategic Housing Development / Large Scale 
Residential Developments, office developments, logistics park developments and other 
residential, commercial and industrial developments. Inputs for these include EIA Screening 
Reports, Waste Management EIAR Chapters, Operational and C&D/Resource Waste 
Management Plans and Human Health EIAR Chapters. 

This chapter presents the potential for impacts associated with noise and vibration and air 
quality and climate on human health. The discipline-specific sections have been reviewed by 
the relevant consultant. Details presented below. 

¶ Noise and Vibration 

Leo Williams BAI MAI PgDip MIOA, Senior Acoustic Consultant at AWN Consulting who has 
ƻǾŜǊ с ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ŀǎ ŀƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ Ŏƻƴǎǳƭǘŀƴǘ ǎǇŜŎƛŀƭising in Acoustics and 
Environmental Impact Assessment. He graduated from TCD with a BA, BAI (Mechanical and 
Manufacturing Engineering) and an MAI (Mechanical and Manufacturing Engineering). Leo is 
a Member of the Institute of Acoustics and has extensive experience in environmental noise 
impact assessment, in particular residential developments, industrial/manufacturing and 
renewable energy noise sources. He has experience in room and building acoustics modelling 
and assessment. He has completed the IOA Diploma in Acoustics and Noise Control and is a 
registered sound insulation tester under the Sound Insulation Testing Register, Ireland (SITRI).  

¶ Air Quality and Climate 

¶ Dr. Edward Porter is Director with responsibility for Air Quality with AWN Consulting. He holds 
a BSc from the University of Sussex (Chemistry), has completed a PhD in Environmental 
Chemistry (Air Quality) in UCD where he graduated in 1997 and is a Full Member of the Royal 
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Society of Chemistry (MRSC CChem), the Institute of Environmental Sciences (MIEnvSc) and 
the Institute of Air Quality Management (MIAQM). He specialises in the fields of air quality, 
EIA and air dispersion modelling.  

The EU (2017) Guidance on the preparation of the Environmental Impact Assessment Report 
outlines that human health is a very broad factor that is be highly project dependent. This 
guidance states:  

The notion of human health should be considered in the context of the other 
factors in Article 3(1) of the EIA Directive and thus environmentally related health 
issues (such as health effects caused by the release of toxic substances to the 
environment, health risks arising from major hazards associated with the project, 
effects caused by changes in disease vectors caused by the project, changes in 
living conditions, effects on vulnerable groups, exposure to traffic noise or air 
pollutants) are obvious aspects to study.  

7.2 Methodology 

¢ƘŜ ²ƻǊƭŘ IŜŀƭǘƘ hǊƎŀƴƛȊŀǘƛƻƴ ό²Ihύ /ƻƴǎǘƛǘǳǘƛƻƴ ŘŜŦƛƴŜǎ ƘŜŀƭǘƘ ŀǎ Ψŀ ǎǘŀǘŜ ƻŦ ŎƻƳǇƭŜǘŜ 
physical, mental and social well-ōŜƛƴƎ ŀƴŘ ƴƻǘ ƳŜǊŜƭȅ ǘƘŜ ŀōǎŜƴŎŜ ƻŦ ŘƛǎŜŀǎŜ ƻǊ ƛƴŦƛǊƳƛǘȅΩ 
(WHO 1948). This assessment, therefore, includes consideration of potential impacts of the 
Proposed Development on physical, mental and social aspects of health in the context of 
environmental pathways such as air quality, noise, water, soil quality and visual impact. All 
can contribute to effects on human health, for example by facilitating the transport of 
contaminants or effecting the views available to persons due to the construction of the 
Proposed Development. An evaluation of the effects of these pathways on health, by 
considering the accepted standards of safety in dose, exposure or risk of air quality and noise 
levels for example, is considered appropriate, as these standards have been arrived at via 
scientific and medical research. 

The EPA (2015) Advice Notes explains that the scope of population and human health is 
project dependant but should consider significant impacts likely to affect aspects such as: 
convenience (expanded range of transport options); displaced settlement patterns 
(residential); employment opportunities; land use patterns; access for tourism, amenity, 
health impacts and/or nuisance due to noise, dust or water pollution; and health and safety. 
The likelihood of significant effects on the population within the study area (see Section 7.2.3), 
as well as the wider area where deemed appropriate, have been assessed in this EIAR chapter. 

Furthermore, in accordance with the EPA (EPA, 2022), the assessment of impacts on 
population and human health should refer to the assessments of those factors under which 
human health effects might occur, as addressed elsewhere in the EIAR. The likely significant 
impacts on with Human Health and Population in regards to issues such as soils, geology and 
hydrogeology, water, air quality, noise and vibration, traffic and landscape are addressed in 
detail within the following EIA chapters:  

¶ Chapter 9 ς Land, Soils, Geology and Hydrogeology; 

¶ Chapter 10 ςHydrology; 

¶ Chapter 11 ςAir Quality and Climate; 

¶ Chapter 12 ςNoise and Vibration; 

¶ Chapter 13 ςLandscape and Visual; 
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¶ Chapter 14 (Cultural Heritage and Archaeology); 

¶ Chapter 15 (Architectural Heritage); 

¶ Chapter 17 (Material Assets - Roads and Traffic); 

¶ Chapter 19 (Material Assets ς Site Services); and 

¶ Chapter 21 (Cumulative Impacts) 

Where these topics are dealt with in further detail elsewhere in this EIA Report, the relevant 
chapters have been cross referenced in this Chapter to provide the Planning Authority with a 
context for their determination. 

The assessment of other health and safety issues that are carried out under other EU 
Directives are also relevant. These may include reports prepared under the Industrial 
Emissions, Waste Framework, Landfill, Strategic Environmental Assessment, Seveso III, Water 
Framework Directive, Floods or Nuclear Safety Directives. In keeping with the requirement of 
the amended Directive, an EIAR considers the results of such assessments without duplicating 
them. 

The EPA Guidelines (2022), notes that the transposing legislation does not require assessment 
of land-use planning, demographic issues or detailed socioeconomic analysis (EPA, 2022). 
Furthermore, the EPA Advice Notes (2015) states that issues such as employment, commercial 
competition, zoning, property prices, agri-business and other social and economic issues are 
dealt with by more specific instruments  (such as the Planning Acts) (EPA, 2015).A desktop 
study of the available data has been conducted to identify likely sensitivities of the study area 
and characterise it in terms of various demographic measures. This is complete to inform the 
Planning Authority on the broad demographic trends within the study area. 

7.2.1 Relevant Legislation and Guidance 

 The chapter has been prepared in accordance with: 

¶ Environment Protection Agency, Guidelines on the Information to be Contained in 
Environmental Impact Assessment Reports (2022) 

¶ Advice Notes for Preparing Environmental Impact Statements Draft (2015), 

¶ European Commission (EC), Environmental Impact Assessment of Projects: Guidance 
on the preparation of the Environmental Impact Assessment Report (EU, 2017)  

¶ Institute of Public Health (IPH), Health Impact Assessment Guidance: A Manual (2021) 

¶ (EUPHA) Human Health: Ensuring a High Level of Protection. A reference paper on 
addressing Human Health in Environmental Impact Assessment  

¶ Health Impact Assessment in Planning (IEMA 2020); 

¶ Healthy Ireland - A Framework for Improved Health and Wellbeing 2013 ς 2025 (the 
Healthy Ireland Framework) (Department of Health 2019); 

¶ Environmental Noise Guidelines for the European Region (WHO 2018); 

¶ Environmental Impact Assessment of Projects. Guidance on the Preparation of the 
Environmental Impact Assessment Report (European Commission 2017); 

¶ Health in Environmental Impact Assessment ς A Primer for a Proportionate Approach 
(Cave et al. on behalf of Institute of Environmental Management and Assessment 
(IEMA)) (IEMA 2017). 
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This chapter follows these guidelines and will examine the relevant human health and 
population effects that have the potential to result from the proposed development as they 
relate to the relevant study area. 

The description of the sensitivity, magnitude and significance, outlined within this assessment 
are based on the Health Impact Assessment Guidance (IPH, 2021) criteria, while the 
probability and duration of effects are based on the definitions set out within Section 3.7 of 
ǘƘŜ ΨDǳƛŘŜƭƛƴŜǎ ƻƴ ƛƴŦƻǊƳŀǘƛƻƴ ǘƻ ōŜ ŎƻƴǘŀƛƴŜŘ ƛƴ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘǎΩ 
(EPA, 2022). 

 

7.2.2 Data Sources of information 
 

The following sources of information have been used in this assessment:  

¶ 2011 Census carried out by the Central Statistics Office (CSO) 10 April 2011. Made 
available from https://www.cso.ie/en/  

¶ 2016 Census carried out by the Central Statistics Office (CSO) 24 April 2016. Made 
available from https://www.cso.ie/en/ 

¶ Pobal HP Deprivation Index based on 2011 Census Data (CSO) Made available from 
https://www.pobal.ie/ 

¶ Pobal HP Deprivation Index based on 2016 Census Data (CSO) Made available from 
https://www.pobal.ie/ 

¶ Google maps available from https://www.google.com/maps  

¶ OpenStreetMap and contributors available from https://www.openstreetmap.org  

¶ GeoHive contributors and available from https://www.geohive.ie/  

¶ Health Safety Authority (2021) ς www.hsa.ie 

¶ HSE Service Records (2021) ς www.hse.ie 

¶ Central Statistics Office (2021) ς CSO PxStat 

¶ ESRI (2021) - Quarterly Economic Commentary, Winter 2021 

7.2.3 Study Area 

There is no specific guidance available on an appropriate study area to focus the assessment 
of existing land use and/or permitted projects. The research area has been established using 
expert judgement and based on the accessibility of data and taking into consideration the 
potential for impact from the proposed development. 

It is acknowledged that projects like the one proposed can have an impact on activity in a 
larger area other than only the site itself. Generally, the closer to the works, the greater the 
potential for impacts. The most significant environmental impacts are likely to be confined 
within 50-150 m of the proposed development. Some effects from the Proposed 
Development, including air quality and traffic, might have a larger area of effect, and these 
are addressed in further detail in the corresponding expert assessments that set out the 
chapters within this EIAR. Projects such as the proposed development, may have operational 
impacts which effect the population outside of the 50-150m zone. The project being 
considered, is not expected to have Regional, National or International, or Transboundary 
impacts on Human Health. Therefore, the Study area has been restricted to the neighbouring 
community (site-specific population), and wider community (local population). A general 
study area of 1 km from the site location is included for population statistics, while county and 
national statistics (where available) were used in addition to these where this was the only 

https://www.cso.ie/en/
https://www.cso.ie/en/
https://www.pobal.ie/
https://www.google.com/maps
https://www.openstreetmap.org/
https://www.geohive.ie/
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available information or as a relativistic measure to inform the baseline description of the 
area. 

In the desk-based assessment of Population Health Sensitivity the use of Electoral Divisions 
(ED) statistics from CSO have been utilised. Electoral Divisions are the smallest legally defined 
administrative areas in the state; developed with the intention of producing areas roughly 
equivalent in both population and "rateable value" (CSO). 

The Proposed Development site is located in County Dublin, and in the electoral district of 
Blackrock-Monkstown (ED 5012). The area selected for the assessment of the impact on 
human health has been defined as the EDs of Blackrock-Monkstown, Blackrock-Carysfort (ED 
5009), Blackrock-Newpark (ED 5013), Blackrock-Seapoint (ED 5014), Blackrock-Stradbrook (ED 
5015), Blackrock-Templehill (ED 5016), Dun Laoghaire-Monkstown Farm (ED 5045), Dun 
Laoghaire-Mount Town (ED 5046) and Dun Laoghaire-Salthill (ED 5051). Reference is made to 
the most recent census data available from the Central Statistics Office (CSO) which is the 
2016 census. Furthermore, this assessment considers the proximity to social, commercial and 
emergency services within the study area. 

7.2.4 Population Impact Assessment Categories 

7.2.4.1 Assessment Sensitivity of Population 

The assessment of significance of an impact is a professional appraisal based on the sensitivity 
of the receptor and the magnitude of effect. Within any area, the sensitivity of individuals in 
a population will vary. The Health Impact Assessment Guidance (IPH, 2021) sets out 
conceptual model of the different components of sensitivity (Figure 7.1). It uses criteria 
(segments) and indicative classifications (levels) to explore, and explain, a finding of 
sensitivity. The conclusion may be summarised as a high, medium, low or negligible sensitivity 
to change. 

The existing sensitivity of the receiving environment (in terms of population and human 
health) has been appraised for the study area with a desk-based assessment of routine 
demographic and health indicators, rather than the use of surveys or collection of primary 
data. This includes analysis of existing data (based on the availably of information) from the 
Central Statistics Office (CSO) and Pobal to build up a profile of the baseline population 
information within the study area. Topographical maps and Google maps have also been used 
to inform the baseline description of the area to inform the proximity of the Site to areas of 
economic activity, employment, community infrastructure, emergency services, tourism and 
recreation amenities. 

Within any area, the sensitivity of individuals in a population will vary. As such, if an overall 
sensitivity classification was assigned to the population in question, it would not be a fair 
representation of the range of sensitivities within that population. As such, the precautionary 
principle has been adopted for this assessment, which assumes that the population within the 
study area is of a uniformly high sensitivity. 
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Figure 7.1 Health sensitivity: conceptual model (Source: Health Impact Assessment Guidance (IPH, 2021)) 

7.2.4.2 Magnitude of Impact 

Magnitude considers the characteristics of the change which would affect the receptor as a result of 
the proposal. The Health Impact Assessment Guidance (IPH, 2021) sets out a conceptual model of 
the different components of sensitivity (Figure 7.2). Again, this model provides different components 
of magnitude. It uses criteria (segments) and indicative classifications (levels) to explore, and 
explain, a finding of magnitude. The conclusion may be summarised as a high, medium, low or 
negligible magnitude of change. 
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Figure 7.2 Health magnitude: conceptual model (Source: Health Impact Assessment Guidance (IPH, 2021)) 

7.2.4.3 Significance of Effects 

Significance relies on informed, expert judgement about what is important, desirable or 
acceptable with regards to changes triggered by the proposal in question. The assessment of 
the significance of effects in this assessment is a professional appraisal and has been based 
on the relationship between the magnitude of the effects and the sensitivity of the receptor.  

The Health Impact Assessment Guidance (IPH, 2021) sets out a conceptual model of the 
different components of significance. It uses criteria (segments) and indicative classifications 
(levels) to explore, and explain, a finding that a health effect is significant or not significant. 

The Health Impact Assessment Guidance (IPH, 2021) model brings together different types of 
evidence, e.g. scientific literature, public health priorities, regulatory standards and health 
policy. The model thus not only take into account a range of evidence sources, but also a 
diversity of professional perspectives, e.g. academics, public health practitioners, regulators 
and policy makers.  

The model below, includes the factors of magnitude of impact and the sensitivity of receptors. 
This EIA assessment typically relies on regulatory thresholds, where there would be formal 
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monitoring by regulators, to set out the acceptability or desirability of change to population 
health.  

 
Figure 7.3 Health significance: conceptual model (Source: Health Impact Assessment Guidance (IPH, 2021)) 

7.2.5 Difficulties Encountered / Forecasting Methods 

No particular difficulties were encountered in preparing the population assessment.  

There are uncertainties in relation to assessing impacts on individuals or communities due to 
the lack of individual health data and the difficulty in predicting effects, which can only be 
based on general guidance and assumptions.  

Forecasting methods and methodology, if any, are set out within the specialist chapters that 
this assessment relies upon.  

7.3 Receiving Environment 

7.3.1 Population Health Sensitivity within the Study Area 

The purpose of the population health sensitivity assessment is to identify the likely sensitivity 
of the local population and its capacity to absorb change. It is considered that for the purpose 
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of this assessment that available data on: Population; Deprivation; Life Stage; and Health 
Status within the Study Area provides sufficient information to establish the population 
sensitivity and to provide the Planning Authority with a context for this assessment. 

7.3.1.1 Population 

Table 7.1 and 7.2 denotes the population change for the state, and electoral districts for the 
census years 2011 and 2016. The census data shows that the population of Blackrock-
Monkstown ED, the area surrounding the development site, increased in size by 5.4% between 
the years 2011 and 2016 compared with an increase of 3.8% nationally. The average rate of 
population growth across the study area was an increase of 3.88%. The general increase in 
growth rate of surrounding areas, when compared to the state figures, suggests the increasing 
economic role of the areas surrounding the Proposed Development site.  

Table 7.1 State Population change 2011 ς 2016 (Source: www.cso.ie) 

Area 2011 2016 % Change  

State 4,588,252 4,761,865 3.8% 

Table 7.2 Study Area Population change 2011 ς 2016 (Source: www.cso.ie) 

Local Electoral Divisions 2011 2016 % Change  

Blackrock-Monkstown 3,073 3,239 5.40% 

Blackrock-Carysfort 6,160 6,318 2.56% 

Blackrock-Newpark 2,164 2,316 7.02% 

Blackrock-Seapoint 1,438 1,450 0.83% 

Blackrock-Stradbrook 2,299 2,462 7.09% 

Blackrock-Templehill 2,687 2,658 -1.08% 

Dun Laoghaire-Monkstown Farm 2,095 2,225 6.21% 

Dun Laoghaire-Mount Town 1,734 1,779 2.60% 

Dun Laoghaire-Salthill 1,623 1,729 6.53% 

Cumulative ED Study Area 23,273 24,176 3.88% 

7.3.1.2 Deprivation  

The Health Impact Assessment Guidance (IPH, 2021) outlines that impact assessments should 
consider if the population is already stressed by limited resources or high burdens as well as 
if groups are affected that have reduced access to financial, social and political resources. 
Deprivation differences between areas are indicative of social gradients, which are central to 
the consideration of health inequalities. 
 
Deprivation statistics for Ireland are available from the Pobal HP Deprivation Index that shows 
the overall affluence and deprivation. This Index draws on data from the national Census and 
combines three dimensions of relative affluence and deprivation: Demographic Profile, Social 

http://www.cso.ie/
http://www.cso.ie/
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Class Composition and Labour Market Situation that are measured by ten key socio-economic 
indicators from the Census of Population.  

The Pobal HP Deprivation Index Relative Index Score allows for the provision of descriptive 
labels with the scores, which are grouped by standard deviation as seen in Table 7.3 below.  

In order to make a uniform assessment using the conceptual model as set out in Figure 7.3 
ŀōƻǾŜ ŀ ǊŜƭŀǘƛǾŜ tƻǇǳƭŀǘƛƻƴ {ŜƴǎƛǘƛǾƛǘȅ ǘƘŜ 5ŜǇǊƛǾŀǘƛƻƴ {ŎƻǊŜ ƻŦ Ψ±ŜǊȅ ŘƛǎŀŘǾŀƴǘŀƎŜŘΩΣ ƻǊ 
Ψ9ȄǘǊŜƳŜƭȅ ŘƛǎŀŘǾŀƴǘŀƎŜŘΩ ǿƻǳƭŘ ǊŜǇǊŜǎŜƴǘ ŀ ƘƛƎƘ ǎŜƴǎƛǘƛǾƛǘȅΦ /ƻƴǾŜǊǎŜƭȅΣ ŀ Ψ9ȄǘǊŜƳŜƭȅ 
ŀŦŦƭǳŜƴǘΩ ƻǊ Ψ±ŜǊȅ ŀŦŦƭǳŜƴǘΩ ǿƻǳƭŘ ǊŜǇǊŜǎŜƴǘ ŀ ǾŜǊȅ ƭƻǿ ǎŜƴǎitivity. 

Table 7.4 Pobal HP Index Relevant Index Score labels (Source: Pobal HP Deprivation Index) 

Relative Index Score Label Sensitivity of Population 

> 30 Extremely affluent Very Low 

20 ς 30 Very affluent Very Low 

10 ς 20 Affluent Low 

0 ς 10 Marginally above average Low 

0 ς -10 Marginally below average Moderate 

-10 ς -20  Disadvantaged Moderate 

-20 ς -30 Very disadvantaged High 

< -30 Extremely disadvantaged High 

Table 7.3 Basic Model of the Pobal HP Deprivation Index 
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The data in Table 7.4 shows the Pobal HP Index Relevant Index Score Figures at a local and 
County level (Source: Pobal HP Deprivation Index). These figures show that the population 
ƭƛǾƛƴƎ ǿƛǘƘƛƴ ǘƘŜ ǎǘǳŘȅ ŀǊŜŀ ŀǊŜ Ƴƻǎǘ ŎƻƳƳƻƴƭȅ ŎƭŀǎǎƛŦƛŜŘ ŀǎ Ψ!ŦŦƭǳŜƴǘΩ όп 95ǎύ ŀƴŘ ΨaŀǊƎƛƴŀƭƭȅ 
!ōƻǾŜ !ǾŜǊŀƎŜΨ όп 95ǎύΣ ǿƘƛƭŜ ƻƴŜ 95 ƛǎ ŎƭŀǎǎƛŦƛŜŘ ŀǎ ΨaŀǊƎƛƴŀƭƭȅ .Ŝƭƻǿ !ǾŜǊŀƎŜΩΦ ¢ƘŜ Ŏƻǳƴǘȅ 
ƻŦ 5ǳōƭƛƴ ƛǎ ŎƭŀǎǎƛŦƛŜŘ ŀǎ ΨaŀǊƎƛƴŀƭƭȅ !ōƻǾŜ !ǾŜǊŀƎŜΩ ŦƻǊ ǘƘŜ ȅŜŀǊ нлмсΦ CƛƎǳǊŜ тΦп ōŜƭƻǿ 
presents the Pobal HP Index map illustrating the Study Area. This indicates a Low-Moderate 
Population Sensitivity (Deprivation) within the study area. 

Table 7.5 Pobal HP Index Relevant Index (Source: Pobal HP Deprivation Index) 

Area Relative Index Score Pobal HP Description 2016 

Dublin County 4.12 Marginally Above Average 

Blackrock-Monkstown 13.95 Affluent 

Blackrock-Carysfort 13.22 Affluent 

Blackrock-Newpark 9.75 Marginally Above Average 

Blackrock-Seapoint 14.16 Affluent 

Blackrock-Stradbrook 7.48 Marginally Above Average 

Blackrock-Templehill 9.54 Marginally Above Average 

Dun Laoghaire-Monkstown Farm 2.64 Marginally Above Average 

Dun Laoghaire-Mount Town -2.33 Marginally Below Average 

Dun Laoghaire-Salthill 12.64 Affluent 
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Figure 7.4 Pobal HP Index Electoral Division, Site is indicated with a red dot (Source: Pobal HP 
Deprivation Index) 

7.3.1.3 Life Stage (Age Dependency) 

The Health Impact Assessment Guidance (IPH, 2021) outlines that life-course analysis is often 
used in public health and reflects differing health sensitivities and needs at different ages. 
Typically, children and older people are particularly sensitive to change, including due to being 
dependants. Dependents are defined for statistical purposes as people outside the normal 
working age of 15-64. Dependency ratios are used to give a useful indication of the age 
structure of a population with young (0-14) and old (65+) shown as a percentage of the 
population of working age (15-64). 
 
A low dependency ratio indicates that there is a larger proportion of working population age 
(15ς64) years as compared to young (0-14) and old (65+). Conversely, a high dependency ratio 
indicates that there is a larger proportion of young (0-14) and old (65+) as compared to 
working population age. High dependency ratio can also indicate if some groups are more 
likely to be at home during the day (for example, due to childcare, or retired persons) and 
would therefore be more likely to be impacted by a development within the area. 
 
Age dependency ratio are available through the Pobal Online Geo-Profiling tools 
(https://maps.pobal.ie/) which are based on the national Census.  
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The age dependency ratio for the study area is shown in Table 7.5 below. From these 
dependency ratios we can tell that the study area is less dependent when compared with ROI 
ŀǎ ŀ ǿƘƻƭŜΦ LƴŘƛŎŀǘƛƴƎ ŀ ƭŀǊƎŜƭȅ ΨƛƴŘŜǇŜƴŘŜƴǘΩ ǇƻǇǳƭŀǘƛƻƴ ǿƛǘƘƛƴ ǘƘŜ {ǘǳŘȅ !ǊŜŀ ŀǎ ŎƻƳǇŀǊŜŘ 
whL ǿƘƛŎƘ Ŏŀƴ ōŜ ŘŜŦƛƴŜŘ ŀǎ ǇŜǊ ǘƘŜ ŎƻƴŎŜǇǘǳŀƭ ƳƻŘŜƭ ŀǎ ΨǇǊƻǾƛŘƛƴƎ ǎƻƳŜ ŎŀǊŜΩ ǘƻ ΨǇǊƻǾƛŘƛƴƎ 
a lot ƻŦ ŎŀǊŜΩΦ  

Table 7.6 Age Dependency Ratio within the Study Area (Pobal Geo-Profiling, 2016 Census) 

Area 
Age Dependency Ratio for Census Year 

2011 2016 

State - Republic of Ireland 49.30 52.70 

Blackrock-Monkstown 34.43 36.55 

Blackrock-Carysfort 32.16 32.72 

Blackrock-Newpark 38.12 40.42 

Blackrock-Seapoint 30.67 35.69 

Blackrock-Stradbrook 35.84 37.32 

Blackrock-Templehill 31.30 30.11 

Dun Laoghaire-Monkstown Farm 32.98 34.07 

Dun Laoghaire-Mount Town 33.68 32.27 

Dun Laoghaire-Salthill 28.65 32.39 

Study Area (Mean) 33.09 34.61 

7.3.1.4 Health Status (General health) 

The CSO as part of the census records an overall self-reported measure of population health 
within Ireland. Areas with a poor health status are typically considered to be of a higher 
sensitivity and more susceptible to change in environmental conditions. 

Table 7.6 below shows the Self-reported measure of population health within the Study Area 
compared to ROI. This shows the area predominately self-ǊŜǇƻǊǘǎ ǘƘŜƛǊ ƘŜŀƭǘƘ ŀǎ Ψ±ŜǊȅ DƻƻŘΨ 
in-line with national trends.  

Table 7.7 Self-reported measure of population health (CSO, 2016 Census) 

Area 

% population describing their general health  

Not 
Stated 

Very 
Bad 

Bad Fair Good 
Very 
Good 

State - Republic of Ireland 3.33% 0.29% 1.32% 8.04% 27.65 59.38% 

Blackrock-Monkstown 2.83% 0.22% 1.62% 9.12% 26.38% 59.82% 

Blackrock-Carysfort 3.56% 0.40% 1.06% 5.90% 22.25% 66.82% 

Blackrock-Newpark 1.21% 0.65% 1.86% 8.89% 25.52% 61.87% 

Blackrock-Seapoint 4.21% 0.14% 0.62% 5.17% 18.83% 71.03% 

Blackrock-Stradbrook 1.99% 0.37% 1.42% 7.92% 26.20% 62.10% 
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Blackrock-Templehill 3.39% 0.64% 1.47% 7.19% 24.60% 62.72% 

Dun Laoghaire-Monkstown Farm 3.61% 0.09% 0.59% 6.42% 24.76% 64.53% 

Dun Laoghaire-Mount Town 6.80% 0.28% 1.57% 9.16% 26.59% 55.59% 

Dun Laoghaire-Salthill 2.60% 0.23% 0.93% 5.90% 25.91% 59.82% 

Study Area (Mean) 3.36% 0.34% 1.24% 7.30% 24.56% 63.21% 

7.3.1.5 Ability to perform daily activities 

tŜƻǇƭŜΩǎ ŀōƛƭƛǘȅ ǘƻ ǇŜǊŦƻǊƳ Řŀȅ-to-day activities is relevant to population sensitivity, 
particularly where there are changes in access to services or community amenities. Persons 
with disabilities can also be more susceptible to the changes in environmental conditions. The 
CSO as part of the census records an overall self-reported measure of persons with disabilities 
within Ireland.  

Table 7.7 details the number of persons with a disability compared to the population as a 
whole. The data shows that the study area has a higher % of Persons with a disability than the 
national average; indicating that for persons within the area there is relatively greater 
restrictions on daily activity.  

Table 7.8 Persons with a disability (CSO, 2016 Census) 

Area 
Persons with a 

disability 
Population 

% Persons with a 
disability 

State - Republic of Ireland 643,131 4,761,865 11% 

Blackrock-Monkstown 368 3,239 13% 

Blackrock-Carysfort 794 6,318 18% 

Blackrock-Newpark 422 2,316 10% 

Blackrock-Seapoint 141 1,450 14% 

Blackrock-Stradbrook 347 2,462 15% 

Blackrock-Templehill 407 2,658 16% 

Dun Laoghaire-Monkstown Farm 352 2,225 15% 

Dun Laoghaire-Mount Town 260 1,779 12% 

Dun Laoghaire-Salthill 211 1,729 11% 

Study Area 3302 24,176 14% 

7.3.1.6 Summary of Population Health Sensitivity 

The sensitivity of the surrounding area has been considered based on the details of the 
published data available from CSO and Pobal. The study area has seen a population growth 
between the 2011 and 2016 census. The Pobal HP Deprivation Index shows the area be 
Affluent to Marginally Above Average, with one ED having a Marginally Below Average score 
indicating a Low - Moderate Population Sensitivity (Deprivation) within the study area.  

There is a low age dependency ratio, therefore a large proportion of the population is within 
working age, thus considered as largely independent and judged to be not sensitive to change. 
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The information presented above for the study area shows, a high proportion [55.59 ς 71.03] 
ŘŜǎŎǊƛōŜǎ ǘƘŜƛǊ ƘŜŀƭǘƘ ǎǘŀǘǳǎ ŀǎ Ψ±ŜǊȅ DƻƻŘΩ ŀƴŘ ƭƻǿ ǇǊƻǇƻǊǘƛƻƴ ŀǎ ΨōŀŘΩ ƻǊ ΨǾŜǊȅ ōŀŘΩΦ ¢ƘŜ Řŀǘŀ 
shows that the study area has a higher % of Persons with a disability than the national average; 
indicating that for persons within the area there is relatively greater restrictions on daily 
activity. 

The population within the study area is therefore not particularly sensitive to change, with a 
ranking of low to medium sensitivity. 

7.3.2 Location and Character of the Local Environment 

The purpose of describing the location and character of the local environment provides useful 
information on the current local community and usage within the study area provide the 
Planning Authority with a context for this assessment. This includes community and social 
infrastructure that covers a range of services and facilities that meet local and strategic needs 
and contribute towards a good quality of life. In this context it includes local business, 
residential areas, education, health facilities, emergency services, and places of worship, and 
green infrastructure.  

Furthermore, the baseline identifies tourism and landscape amenity within the study Area 
which provides an indication on current intrinsic values placed on the area for local, national 
and international users that may be impacted by the Proposed Development.  

The local environment also includes areas of natural resources that relate to populations and 
human health that may be impacted by the proposed development, this includes economic 
resources, recreational and bathing waters, and drinking water resources. 

A general study area of the ED in which the proposed development would be located and the 
ŀŘƧŀŎŜƴǘ 95Ωǎ ƛǎ ƛƴŎƭǳŘŜŘ ŦƻǊ ǇƻǇǳƭŀǘƛƻƴ ǎǘŀǘƛǎǘƛŎǎΦ 

7.3.2.1 Employment 

Table 7.8 and 7.9 presents the employment statistics nationally and at the ED level in 2016 
compared with 2011. The data shows that unemployment decreased significantly in the study 
area, as well as nationally, reflecting the economic recovery in recent years. 

Table 7. 9 State Employment statistics 2011 and 2016 (Source: www.cso.ie) 

 At Work 
Looking 
for first 

regular job 

Unemployed 
having lost or 

given up 
previous job 

Total in 
labour 
force 

% 
Unemployment 

2011 Labour Force - 
State 

1,807,360 34,166 390,677 2,232,203 19.03% 

2016 Labour Force - 
State 

2,006,641 31,434 265,962 2,304,037 12.91% 

 

 

 

http://www.cso.ie/
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Table 7. 10 Study Area Employment statistics 2011 and 2016 (Source: www.cso.ie) 

 At Work 
Looking 
for first 

regular job 

Unemployed 
having lost or 

given up 
previous job 

Total in 
labour 
force 

% 
Unemployment 

2011 Labour Force 

Blackrock-Monkstown 1,426 7 107 1,540 7.40% 

Blackrock-Carysfort 2704 28 221 2953 8.43% 

Blackrock-Newpark 817 12 76 905 9.72% 

Blackrock-Seapoint 613 10 62 685 10.51% 

Blackrock-Stradbrook 964 8 119 1091 11.64% 

Blackrock-Templehill 1139 18 143 1300 12.38% 

Dun Laoghaire-
Monkstown Farm 

862 12 154 1028 16.15% 

Dun Laoghaire-Mount 
Town 

564 15 175 754 25.20% 

Dun Laoghaire-Salthill 792 7 93 892 11.21% 

Cumulative ED Study 
Area  

9,881 117 1,150 11,148 11.37% 

2016 Labour Force 

Blackrock-Monkstown 1502 10 62 1574 4.37% 

Blackrock-Carysfort 2842 20 164 3026 6.08% 

Blackrock-Newpark 908 4 67 979 7.25% 

Blackrock-Seapoint 638 6 36 680 6.18% 

Blackrock-Stradbrook 1056 7 80 1143 7.61% 

Blackrock-Templehill 1227 21 109 1357 9.58% 

Dun Laoghaire-
Monkstown Farm 

1010 19 99 1128 10.46% 

Dun Laoghaire-Mount 
Town 

730 12 133 875 16.57% 

Dun Laoghaire-Salthill 866 7 66 939 7.77% 

Cumulative ED Study 
Area 

10779 106 816 11701 7.88% 

7.3.2.2 Businesses 

The proposed development site currently comprises the lands of Dalguise House, which 
consists of Dalguise House, associated buildings and structures, various other unoccupied 
residential dwellings and greenfield land. There are no businesses immediately adjacent the 
proposed development site boundary, however, Monkstown village lies c. 200m to the north-

http://www.cso.ie/
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east of the proposed development site which hosts a plethora of restaurants, pubs and various 
other businesses. 

7.3.2.3 Residential Dwellings 

There are significant concentrations of residential houses on all sides of the proposed 
development site. These residential houses are sensitive locations, which respect to proposed 
construction and operational works required for the proposed development. 

Dalguise House is a currently unoccupied residential dwelling on the Proposed Development 

site. Aside from the part-demolition of basement area at Dalguise House (8 sq m), the 
house will be retained and repurposed as 3 no. apartment units at first floor level; a 
ǊŜǎǘŀǳǊŀƴǘκŎŀŦŜ ŀǘ ōŀǎŜƳŜƴǘ ƭŜǾŜƭΤ ŀƴŘ ǊŜǎƛŘŜƴǘǎΩ ŀƳŜƴƛǘƛŜǎ ŀǘ ƎǊƻǳƴŘ ŦƭƻƻǊ ƭŜǾŜƭΦ 

Partial demolition works will also take place at the Coach House (67 sq. m) which will then be 
refurbished, adapted and reused as 3 no. apartment units. 

Brick Gate Lodge and Entrance Gate Lodge will be refurbished, adapted and reused as 1 no. 
apartment unit and to provide residential support facilities, respectively. 

7.3.2.4 Education 

There are a number of primary and secondary schools within 2km of the proposed 
development site: 

¶ Scoil Lorcáin ς 700m north west 

¶ Carysfort National School ς 1.7km west 

¶ Guardian Angel National School ς 840m west 

¶ Newpark Comprehensive School ς 1km west 

¶ All Saints National School ς 1.5 km west 

¶ {ŀƛƴǘ !ǳƎǳǎǘƛƴŜΩǎ {ŎƘƻƻƭ ς 1.6km west 

¶ Saint Patrick Boys National School ς 1.7km south west 

¶ Rockford Manor Secondary School ς 580m south 

¶ Dun Laoghaire Educate Together National School ς 570m south 

¶ Holy Family School ς 650m south 

¶ Monkstown park Junior School ς  630m east 

¶ Saint Oliver Plunkett Special School ς 320m east 

¶ Dominican Primary School ς 1.4km east 

7.3.2.5 Health 

The nearest hospital to the site is {ŀƛƴǘ aƛŎƘŀŜƭΩǎ IƻǎǇƛǘŀƭ located c. 1.4km to the east of the 
site. 

7.3.2.6 Emergency Services 

The Blackrock District Garda Station and Dun Laoghaire Fire Station are located c. 1.6 km north 
west and c. 1.2 km east of the site respectively.  
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7.3.2.7 Places of worship 

There are several places of worship within a 1.5 km vicinity of the development, including: 

¶ Saint John the Baptist 

¶ Church of the Guardian Angels 

¶ !ƭƭ {ŀƛƴǘΩǎ /ƘǳǊŎƘ 

¶ w//D YƛƴƎΩǎ !ǊŜƴŀ 

¶ {ŀƛƴǘ WƻƘƴΩǎ /ƘǳǊŎƘ ŀƴŘ tǊŜōȅǘŜǊȅ 

¶ Dún Laoghaire Presbyterian Church 

¶ {ŀƛƴǘ tŀǘǊƛŎƪΩǎ /ƘǳǊŎƘ 

¶ Church of Ireland Monkstown 

¶ Saint MuichŀŜƭΩǎ /ƘǳǊŎƘ 

¶ The Methodist Church 

¶ Quaker Meeting House 

7.3.2.8 Landscape Amenity and Tourism 

As noted in the Chapter 13 (Landscape and Visual) of this EIAR, the site itself is that of Dalguise 
House, which is approximately 9 acres in size with the protected structure of Dalguise House 
located south-centrally within it amongst extensive gardens, lawns and mature trees. There is 
a small stream that passes through the northern portion of the site. The site is in the heart of 
Monkstown Valley which slightly lower lying than the lands that surround it. Most notably 
there is a small rise to the north in the direction of Monkstown Road, which runs along a low 
crest before the topography falls gently towards the sea at Seapoint Beach. Monkstown Road 
and the streets that link down to the Seapoint Avenue coastal road (Seafield Avenue, Albany 
Avenue and Brighton Avenue) consist of a range of large Victorian Era residences interspersed 
with residential properties for more recent times generally contained within substantial 
mature gardens.  To the east and west of the site are the meandering cul-de-sacs of the 
ΨwƛŎƘƳƻƴŘ tŀǊƪΩ ŀƴŘ Ψ¢ƘŜ .ŜŜŎƘŜǎΩ ǊŜǎǇŜŎǘƛǾŜƭȅΦ ¢ƘŜǎŜ Ƴŀƛƴƭȅ Ŏƻƴǎƛǎǘ ƻŦ ƳƛŘ-low density 
terraced and semi-detached dwellings surrounding small communal green areas. There are 
also some modest apartment buildings contained within The Beeches. To the south, a line of 
generous proportioned detached houses from Brook Crescent back onto the wooded 
southern boundary of the site. The grounds of Stradbrook Rugby Club occupy much of the 
nearby land to the southwest. 

In terms of landscape amenity, there are a number of protected structures listed on the Sites 
and Monuments Record (SMR) on or adjacent to the proposed development site including 
Dalguise House, Richmond Park House and Carrickbrennan House. There are also several 
protected trees on the proposed development site.  

The site is historically the location of Dalguise House, still there today, as is indicated on the 
Historical Ordnance Survey (OS) maps. The land usage has not changed considerably over the 
past 200 years, however all surrounding land which was previously used for recreation (Ashton 
Park) and agriculture is now used for residential purposes. 

The primary areas of landscape amenity in the immediate vicinity of the proposed 
development site are several small green areas, which have a DLRCC Use Class Zoning 
Objective F ς Ψto preserve and provide for open space with ancillary active recreational 
ŀƳŜƴƛǘƛŜǎΩ, and South Dublin Bay proposed Natural Heritage Site to the north of the site. 
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The Proposed Development site is not considered to be significant or sensitive from a natural 
landscape aspect due to it being in a built-up location. The lands are appropriately zoned in 
the Dún Laoghaire-Rathdown Development Plan 2022 ς 2028 as Objective A ς Ψ¢ƻ ǇǊƻǾƛŘŜ 
residential development and improve residential amenity while protecting the existing 
ǊŜǎƛŘŜƴǘƛŀƭ ŀƳŜƴƛǘƛŜǎΩΦ The immediate surrounding area is contained within an environment 
of an established residential setting. 

Tourism is a growing industry in the immediate environs of the proposed development site. 
Dún Laoghaire village and Seapoint Beach are the closest attraction for tourists in the vicinity. 
There is also only a small number of hotels close to the development with the closest being 
Haddington House Hotel in Dún Laoghaire (c. 2 km to the east of the site). Section 3.1.2.14 
Policy E14: Tourism and Recreation of the Dún Laoghaire-Rathdown Development Plan 2016-
2022 is a policy which highlights the opportunities to promote and facilitate tourism in the 
region. 

7.3.2.9 Natural Resources 

Natural resources and land use in the hinterland of the Proposed Development have also been 
considered as they may have implications for the development of the lands.  

Geological Heritage, and Economic Resources 

Data from the Geological Survey of Ireland indicates that there are no areas of geological 
heritage within the vicinity of the proposed site. In terms of extractive industries, the closest 
active quarries are the Lecarrow Limestone Quarry (c. 8.1 km south west of the site) and the 
Murphystone Quarry and Factory (c. 8.3 km south west of the site) both in Barnacullia, Co. 
Dublin. There are no anticipated impacts on these facilities from the proposed development. 
Further detail on extractive industries is presented in Chapter 9 (Land, Soils, Geology and 
Hydrogeology). 

Recreational Waters and Bathing Waterbodies 

A review of Environmental Sensitivity Mapping online maps that includes the Register of 
Protected Areas (RPA) under the Water Framework Directive (WFD) has shown that there are 
two Recreational Waters or Bathing Waterbodies within the Study Area. 

Seapoint Beach is located c. 340 m to the north of the proposed development site. Seapoint 
Beach is a Blue Flag for 2022 and it has a current bathing water classification of excellent water 
quality. 

Sandycove Beach is located c. 2.9 km to the east of the proposed development site. Sandycove 
Beach is a Blue Flag for 2022 and it has a current bathing water classification of excellent water 
quality. 

Chapter 10 (Hydrology) identifies that there is a direct hydrological pathway to Dublin Bay and 
Seapoint Beach via the Stradbrook Stream to the north of the proposed development site. 
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Drinking Water Resources 

A review of Environmental Sensitivity Mapping and Geological Survey of Ireland online maps 
that includes the Water Abstraction locations, and Groundwater Source Protection Areas has 
been undertaken. This shows no Groundwater Source Protection Areas within the Study Area. 

7.3.2.10 Risk of Major Accident Hazards or Disasters 

The potential for a project to cause risks to human health, cultural heritage or the 
environment due to its vulnerability to external accidents or disasters is considered where 
such risks are significant, e.g. the potential effects of floods on sites with sensitive facilities. 
Where such risks are significant then the specific assessment of those risks in the form of a 
Seveso Assessment (where relevant) or Flood Risk Assessment may be required. 

Landslides, Seismic Activity and Volcanic Activity 

There is a negligible risk of landslides occurring at the site and in the immediate vicinity due 
to the topography and soil profile of the site and surrounding areas. There is no history of 
seismic activity in the vicinity of the site. There are no active volcanoes in Ireland so there is 
no risk of volcanic activity. Further detail is provided in Chapter 9 (Land, Soils, Geology and 
Hydrogeology).  

Proximity to Seveso or Industrial Emissions Sites 

The potential for major accidents to occur at the facility has also been considered with 
reference to establishments registered with the Health and Safety Authority in accordance 
with the Control of Major Accident Hazards (COMAH) Regulations that implements the 
implements the Seveso III Directive. The National Oil Reserves Agency Ltd site at Shellybanks 
Road, Ringsend, Dublin 4 is the closest notified Upper Tier Seveso site to the proposed 
development and is located 5.7 km north north-west of the site. The consultation distance for 
the National Oil Reserves Agency Ltd site is 300 m as listed within Appendix 8 of the draft 
Dublin City Development Plan 2022 ς 2028. 

There are no significant risks in relation to the proposed development and Major Accident 
Hazards. The site is not a Seveso facility and is not within the consultation distance of any 
Seveso facility.  

Risk of Flooding 

The potential risk of flooding on the site was also assessed. As stated in Section 10.3.2 and 
Section 10.4.2.2 of Chapter 10 (Hydrology), a Stage 3 Flood Risk Assessment was carried out 
by McCloy Consulting in 2021 for the proposed development site. The analysis shows that the 
majority of the site will not be affected by a 1 in 100  or 1% AEP (Annual Exceedance 
Probability) year storm event or a 1 in 1000 or 0.1% AEP year storm event and as such is 
located in Flood Zone C. Small areas to the north of the site lie within the 0.1% AEP floodplain 
of the Stradbrook Stream (Flood Zone B) and the 1% AEP floodplain (Flood Zone A) as defined 
in the Flood Risk Management Guidelines. This has been confirmed with the most recent OPW 
flooding maps (available on www.floodinfo.ie). The development design has taken this into 
ŀŎŎƻǳƴǘ ŀƴŘ ǘƘŜ ΨǎŜǉǳŜƴǘƛŀƭ ŀǇǇǊƻŀŎƘΩ Ƙŀǎ ōŜŜƴ ŀǇǇƭƛŜŘ ǘƻ ǘƘŜ ŜȄƛǎǘƛƴƎ ŦƭƻƻŘ ǎŎŜƴŀǊƛƻ ŀǘ ǘƘŜ 
site as follows (McCloy Consulting, 2021): 

http://www.floodinfo.ie/
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¶ Highly vulnerable development (residential) has been wholly located in Flood Zone C 
/ outside the 0.1% AEP floodplain (with the exception of 6 m2 of Block B). It is noted 
that Block B lies entirely outside the post-development 0.1% AEP floodplain. 

¶ Less vulnerable development (access roads) has been located in Flood Zone C with the 
exception of the section crossing the watercourse to accommodate site access. It is 
noted that proposed levels of the watercourse crossing will ensure it lies outside / 
above the 0.1% AEP flood level. 

¶ Less vulnerable development (car parking) has been site in Flood Zone C as much as 
possible ut sections in the north of the site are by necessity located in Flood Zone A / 
1% AEP and Flood Zone B / 0.1% AEP. Finished levels in those areas are subsequently 
raised relative to adjacent flood levels and have a post-development probability of 
flooding equivalent to Flood Zone C. 

¶ Open green space (non-amenity) areas are sited within Flood Zone A but are 
considered appropriate as such under the OPW guidelines. 
 

Furthermore, the site-specific hydraulic modelling has shown that the proposed development 
will not have any off-site effect / increase in flood risk elsewhere.  
 

7.4 Potential Impacts of the Proposed Project 

The impact on Population and Human Health of construction and operation of the proposed 
development is considered below.  

7.4.1 Construction Phase 

7.4.1.1 Potential Impacts on Population  

Business and Employment 

It is predicted that there will be a slight, positive impact on local business activity during the 
construction phase with the increased presence of up to 800 no. construction workers using 
local facilities.  

The potential increase in the temporary population of the area during construction as a result 
of the employment of workers from outside the wider Dublin area that may choose to reside 
in the immediate and wider local area is likely to amount to only a small percentage of the 
workforce employed during the construction phase but will result in some additional trade for 
local accommodation and services. It is expected that the majority of the work force will travel 
from existing places of residence to the construction site rather than reside in the immediate 
environs of the site. However, some local employment from within the wider local area is 
expected. 

Construction will have an indirect, positive effect on support industries such as builder 
suppliers, construction material manufacture, maintenance contracts, equipment supply, 
landscaping and other local services which may benefit businesses within or outside the study 
area. There will also be a need to bring in specialist workers on a regular basis that may 
increase the above estimated working population at times. Specialists are only likely to stay 
for shorter periods depending on the nature of the work. 
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The construction phase, therefore, is considered to have the potential to have a slight, short 
term and positive impact on the economy and employment of the local and wider area. 

Local Amenities, Cultural Heritage and Tourism 

There are a number of protected trees and structures listed on the Sites and Monuments 
Record (SMR) on or adjacent to the development site. In particular, Dalguise House is located 
on the development site and will be retained. Dalguise House and the protected trees on the 
proposed development site, along with the adjacent protected buildings, will be protected 
and aside from demolition works stated in the Chapter 5 (Description of Proposed 
Development), these structures will not be impacted by the proposed construction works. 

There will be permanent physical effects to the land cover of the site, which are not readily 
reversible following the construction stage.  

No construction impacts are predicted upon specific cultural heritage sites or areas. 

There is a direct hydrological pathway to Dublin Bay and Seapoint Beach via the Stradbrook 
Stream to the north of the proposed development site. During the construction phase possible 
impacts to the water quality at these amenities could occur due to sedimentation, spillage of 
hydrocarbons and other chemicals, spillage of cementitious materials and inadequate 
treatment of wastewater. As detailed in Chapter 10 (Hydrology), there is up to a moderate 
risk of a temporary impact without mitigation on Stradbrook stream. It is also noted, there is 
no possible impact on water quality status in Dublin Bay due to low contaminant loading and 
attenuation and dilution near source area. 

As detailed in Table 10-3 of Chapter 10 (Hydrology), in the absence of mitigation, water quality 
impacts on the Stradbrook Stream which could arise in the event of accidental pollution from 
the proposed development could constitute short-term, significant and negative impact at the 
local level. Pollutants entering the Stradbrook Stream have the potential to lead to short-term 
and permanent, moderate impacts at Nationally, European and Internationally Designated 
sites. This would include an impact on Seapoint beach. 

It is expected in the absence of specific mitigation measures, there is potential for negative, 
significant and short-term and permanent impacts at Seapoint Beach. 

Material Assets 

The Proposed Development will require electrical power supply from the national grid and the 
requirements for this supply have been detailed in Chapter 19 (Material Assets ς Built 
Services) of this EIA Report. The wider area is served by a 10kV and 400 Volt Network, with 
the site currently supplied with a low voltage connection from the Monkstown Road. A High 
Voltage Line is located on the near carriage of the Monkstown Road, connecting High Voltage 
stations across South Dublin. 

There is currently minor dry infrastructure servicing the development-site, which served the 
existing buildings that are to be decommissioned and removed from site. This includes, but is 
not limited to, service ducting, ESB infrastructure, Gas and Telecoms infrastructure such as 
pipes, ducts, manholes and chambers. 



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 115 
 

There is currently minor wet infrastructure servicing the development-site, which served the 
existing buildings that are to be decommissioned and removed from site. This includes, but is 
not limited to, service ducting, water main and wastewater infrastructure such as pipes, ducts, 
manholes and chambers. 

The new development is likely to require new connections to all service providers as well as 
to public water supply and wastewater networks which, although unlikely, may result in 
temporary disruption of existing services in the vicinity of the development; in order to 
facilitate the connection but this disruption, if any, will be brief and not significant. Therefore, 
there is no likelihood of significant effects as a result of the proposed development. 

The Proposed Development will create a wastewater discharge which will be treated offsite 
at Ringsend WWTP in accordance with Irish Water requirements, and will not have an impact 
on local amenities or the local population (Chapter 19, Material Assets ς Built Services). 
However, as detailed in Chapter 10 (Hydrology), during periods of high rainfall, the public 
surface water drainage system overflows into the foul water drainage system which can then 
become overloaded, releasing untreated foul water into Dublin Bay from overflows along 
South Dublin Bay. This will not constitute an adverse effect, as the proposed development will 
not measurably increase the loading on the system. 

As detailed in Chapter 9 (Land, Soils, Geology and Hydrogeology) of this EIAR, there is no 
evidence of a significant soil hazard on site. No groundwater ingress was observed to the 
bored depths. However, water was present in the boreholes at the end of the drilling. Due to 
the relatively high water table, it is expected during the excavation works that localised 
dewatering works will be required. There is also a minor risk associated with the possibility of 
encountering contaminated soils during the de-commissioning and removal of the existing 
septic tank on site. The following activities have the potential to effect soil, geology and 
hydrogeology on the proposed development site during the construction phase: 

¶ Import of Contaminated Soils, Aggregates & Materials   

¶ Encountering Existing Contamination 

¶ Accidental Spills and Leaks  

¶ Excavation, Loss of Soils and Bedrock Exposure  

¶ Soil Compaction  

¶ Dewatering  
It is expected in the absence of specific mitigation measures, that these activities have the 
potential for imperceptible - slight impacts on soils, geology and hydrogeology. 

Additional Traffic 

An assessment of the additional traffic movements associated with the Proposed 
Development during the construction phase is presented in Chapter 17 (Material Assets ς 
Roads & Traffic). Vehicular movements carrying construction personnel can be broken down 
as follows: 

¶ 800 peak staff working on site (Max) 

¶ 40% arrive during AM or PM Peak Hours 320 

¶ 30% arrive via public transport, walk or cycle 96 

¶ Total arrive via car/van 224 

¶ Average Car Occupancy = 2.2 (including driver) 
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¶ Maximum additional movements AM/PM Peak (800 staff) 102 cars/vans 

¶ With up to 400 staff normally on site 

¶ Normal additional movements AM Peak 51 cars/vans 
This volume of construction traffic estimated to be generated during peak traffic hours is 
lower than the peak volumes of non-construction traffic projected for the operational phase 
of the development. Beyond the bulk earthworks stage, other stages during construction are 
estimated to have lower HGV volumes and lower traffic volumes overall. The projected peak 
volume of construction traffic, including both truck and staff movements, is lower than the 
peak traffic volumes projected for the fully occupied development during the operational 
stage. Therefore, in Traffic Impact Assessment terms, the most onerous scenario to assess in 
terms of capacity and traffic impact is the operational stage of the development. 

It expected that there will be a slight-moderate, short-term impact on population with 
regards to additional traffic during the construction stage of the proposed development 

7.4.1.2 Potential Impacts on Human Health 

 The main potential impacts on human health associated with the proposed development will 
be in relation to air quality, noise, traffic and visual impact. The potential impacts and 
mitigation measures to address them are dealt with within the corresponding chapters of this 
EIA Report as follows: 

Chapter 11 ς Air Quality and Climate; 
Chapter 12 ς Noise and Vibration; 
Chapter 13 ςLandscape and Visual; and 
Chapter 17 ς Material Assets ς Road & Traffic. 

Air Quality 

As outlined in Chapter 11 of this EIA Report (Air Quality and Climate), National and European 
statutory bodies have set limit values in ambient air for a range of air pollutants. These limit 
ǾŀƭǳŜǎ ƻǊ ά!ƛǊ vǳŀƭƛǘȅ {ǘŀƴŘŀǊŘǎέ ŀǊŜ ōŀǎŜŘ ƻƴ ǘƘŜ ǇǊƻǘŜŎǘƛƻƴ ƻŦ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘ ŀǎ ǿŜƭƭ ŀǎ 
the protection of human health. Additional factors such as natural background levels, 
environmental conditions and socio-economic factors are also considered in the limit values 
which are set out below in Table 7.10. The ambient air quality standards established are 
designed to minimise harmful effects to health. 

Table 7.11 Ambient Air Quality Standards (As taken from Chapter 11, Table 11.1) 

Pollutant Regulation Note 1 Limit Type Value 

Nitrogen 
Dioxide 
(NO2) 

2008/50/EC 

Hourly limit for protection of human health ς not to be 
exceeded more than 18 times/year 

нлл ˃ƎκƳ3 

Annual limit for protection of human health пл ˃ƎκƳ3 

Critical level for protection of vegetation ол ˃ƎκƳ3 NO + NO2 

Particulate 
Matter 
(as PM10) 

2008/50/EC 

24-hour limit for protection of human health ς not to 
be exceeded more than 35 times/year 

рл ˃ƎκƳ3 

Annual limit for protection of human health пл ˃ƎκƳ3 
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Pollutant Regulation Note 1 Limit Type Value 

Particulate 
Matter 
(as PM2.5) 

 

2008/50/EC Annual limit for protection of human health нр ˃ƎκƳ3 

Note 1 EU 2008/50/EC ς Clean Air For Europe (CAFÉ) Directive replaces the previous Air Framework Directive 
(1996/30/EC) and daughter directives 1999/30/EC and 2000/69/EC 

As part of the implementation of the Air Quality Standards Regulations 2011 (S.I. No. 180 of 
2011), four air quality zones have been defined in Ireland for air quality management and 
assessment purposes (EPA, 2021a). Dublin is defined as Zone A. Long-term NO2 monitoring 
was carried out at the Zone A suburban locations of Rathmines, Ballyfermot, Dún Laoghaire 
and Swords for the period 2015 ς 2019 (EPA, 2021a). Long-term average concentrations are 
significantly below the annual average limit of 40 µg/m3 for the suburban locations. Average 
results range from 13 ς 22 µg/m3. The NO2 annual average for this five year period suggests 
an upper average limit of no more than 22 µg/m3) as a background concentration for the 
suburban locations. The monitoring site in Dún Laoghaire is approximately 1 km south-east of 
the proposed development and concentrations would be representative of the location. 
Concentrations of NO2 at the Dún Laoghaire site ranged from 15 ς 19 µg/m3 over the period 
2015 ς 2019. Based on the above information, a conservative estimate of the current 
background NO2 concentration for the region of the proposed development is 19 µg/m3. 

Dust emissions from the construction phase of the proposed development have the potential 
to impact human health through the release of PM10 and PM2.5 emissions. As per Table 7.11 
below, PM10 emissions can occur within 50 m of the site for a development of a moderate 
scale. There are a number of high sensitivity receptors bordering the site, a number of which 
are within 15 m of the site boundary. 

Table7.12 Assessment Criteria for the Impact of Dust Emissions from Construction Activities with 
Standard Mitigation in Place (As taken from Chapter 11, Table 11.5) 

Source 
Potential Distance for Significant Effects (Distance 

from source) 

Scale Description Soiling PM10 
Vegetation 

Effects 

Major 
Large construction sites with high use of 
haul routes 

100m 25m 25m 

Moderate 
Moderate sized construction sites with 
moderate use of haul routes 

50m 15m 15m 

Minor 
Minor construction sites with limited use of 
haul routes 

25m 10m 10m 

{ƻǳǊŎŜΥ !ǇǇŜƴŘƛȄ уΥ !ǎǎŜǎǎƳŜƴǘ ƻŦ /ƻƴǎǘǊǳŎǘƛƻƴ LƳǇŀŎǘǎ ǘŀƪŜƴ ŦǊƻƳ άGuidelines for the treatment of Air Quality 
During the Planning & Construction of National Road Schemesέ ό¢LLΣ нлммύ 

Continuous PM10 monitoring was carried out at the Zone A locations of Rathmines, Dún 
Laoghaire, Ballyfermot and Phoenix Park from 2015 ς 2019. These showed an upper average 
limit of no more than 15 µg/m3. Levels range from 9 ς 16 µg/m3 over the five year period, 
with, at most, 9 exceedances of the 24-hour limit value of 50 µg/m3 in Rathmines in 2019 (35 
exceedances are permitted per year). Sufficient data is available for the Dún Laoghaire station 
to observe long-term trends in the data, which suggest an upper average annual mean value 
of at most 13 µg/m3 as a background concentration. Based on the EPA data, a conservative 
estimate of the current background PM10 concentration in the region of the proposed 
development is 16 µg/m3. 
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Monitoring of both PM10 and PM2.5 takes place at the station in Rathmines which allows for 
the PM2.5/PM10 ratio to be calculated. Average PM2.5 levels in Rathmines over the period 2015 
ς 2019 ranged from 9 ς 10 ˃ƎκƳ3, with a PM2.5/PM10 ratio ranging from 0.60 ς 0.68 (EPA, 
2021a). Based on this information, a conservative ratio of 0.7 was used to generate an existing 
PM2.5 concentration in the region of the proposed development of 11.2 ˃ ƎκƳ3.  

Therefore, given the proximity of the closest sensitive receptors and current air quality 
conditions, in the absence of mitigation there is the potential for slight, direct, negative, 
short-term impacts to human health as a result of air quality deterioration during the 
construction phase of the Proposed Development. 

 Noise and Vibration 

Noise and vibration impacts associated with the Proposed Development have been fully 
considered within Chapter 12 (Noise and Vibration) of this EIA Report. Commentary on the 
impact assessment and related noise levels are summarised below with respect to potential 
human health impacts. 

Construction Phase 

Construction noise thresholds are set out in Section 12.4.1 of Chapter 12 (Noise and Vibration) 
of the EIAR. The threshold values are set in accordance with British Standard BS 5228ς1 (BSI 
2014) which is the most widely accepted standard for this purpose in Ireland. The threshold 
values take account of the prevailing ambient noise environment (Discussed in Section 12.3.5, 
Table 12.1) and allow for a proportional increase in noise during the construction phase 
depending on the noise category in which a noise sensitive location is defined within (low, 
medium or high). Significant noise effects are thereby controlled through identifying noise 
threshold values for construction activities to work within. These thresholds relate to human 
response to noise. A short term elevated noise level or identified potential significant noise 
impact does not, however,  equate to the same effect in terms of human health.  

With reference to Table 12.45 in Chapter 12, while works are taking place close to the site 
boundary at distances of 15-30m from noise sensitive locations, in the absence of mitigation 
there is the potential for negative, significant to very significant and temporary noise impacts 
as a result of the construction phase of the Proposed Development. At sensitive locations at 
distances of 60m and greater from construction works, in the absence of mitigation there is 
the potential for negative, moderate and short term noise impacts as a result of the 
construction phase of the Proposed Development. Noise impacts associated with the 

construction phase will be temporary to short -term in duration and therefore any elevated levels 

of noise will be of limited duration a nd, as a result, associated impacts or risks to human health 

are not significant .  

As detailed in Chapter 12 (Noise and Vibration), all construction related vehicles accessing and 
egressing the site will do so from the specified access road off Monkstown Road. The 
assessment has determined, no significant increase in traffic noise levels will occur during the 
construction phase based on a worst case analysis of traffic volumes onto the surrounding 
road network. There are no human health effects associated with any construction traffic 
noise. The resultant impact is not significant . 
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Vibration magnitudes during the construction phase will be orders of magnitude below those 
associated with any adverse human response due to the low levels of vibration associated 
with the construction plant and machinery used on site, therefore no significant impacts will 
occur. There are no human health impacts associated with construction vibration at any 
sensitive receptors. The resultant impact is not significant .In terms of the noise exposure of 

construction workers and potential hearing damage that may be caused due to exposure to 

high levels of noise, the Safety, Health and Welfare at Work (General Application) Regulations 

2007 (Statutory Instrument No. 299 of 2007) provides guidance in terms of allowable workplace 

noise exposure levels for employees. The Regulations specify two noise Action Levels at which 

the employer is legally obliged to reduce the risk of exposure to noise. The appointed contractor 

will be required to comply with the Regulations and provide appropriate noise exposure 

mitigation measures where necessary.   

Major Accident Hazards and/or Natural Disasters 

The Proposed Development has the potential for an impact on the health and safety of 
workers employed on the site, particularly during the construction phase. The activities of 
contractors during the construction phase will be carried out in accordance with the Safety, 
Health and Welfare at Work (Construction) Regulations 2013 (S.I. No. 291 of 2013) as 
ŀƳŜƴŘŜŘ ǘƻ ƳƛƴƛƳƛǎŜ ǘƘŜ ƭƛƪŜƭƛƘƻƻŘ ƻŦ ŀƴȅ ƛƳǇŀŎǘǎ ƻƴ ǿƻǊƪŜǊΩǎ ƘŜŀƭǘƘ ŀƴŘ ǎŀŦŜǘȅΦ ¢ƘŜ ƘŜŀlth 
and safety planning for the construction phase of the Proposed Development will consider any 
ŀǇǇǊƻǇǊƛŀǘŜ ƳŜŀǎǳǊŜǎ ǘƻ ǎŀŦŜƎǳŀǊŘ ǿƻǊƪŜǊǎΩ ƘŜŀƭǘƘ ŀƴŘ ǎŀŦŜǘȅ ǿƛǘƘ ǊŜƎŀǊŘǎ ǘƻ /h±L5-19. 

The site has been assessed in relation to the following external natural disasters: 
landslides, seismic activity, volcanic activity and sea level rise/fl ooding as outlined below.  

There is a negligible risk of landslides occurring at the site and in the immediate vicinity due 
to the topography and soil profile of the site and surrounding areas. There is no history 
of seismic activity in the vicinity of the site. There are no active volcanoes in Ireland so 
there is no risk of volcanic activity. The Proposed Development site is not located within the 
consultation distance of any COMAH establishment that is notified to the Health and Safety 
Authority (HSA). 

There is a potential impact on the receiving environment as a result of minor accidents/ leaks 
of fuel/ oils during the construction phases. However, the implementation of the mitigation 
measures set out in Chapter 9 (Land, Soils, Geology and Hydrogeology) and Chapter 10 
(Hydrology) of the EIA Report will ensure the risk of a minor/accident is low and that the 
residual effect on the environment is imperceptible. 

 Visual Alteration 

During the construction stage of the proposed development, there will be intense 

construction-related activity within and around the site, including approach roads. This will 

include, but is not limited to: 

¶ HGVs transporting materials to and from the site; 

¶ Movement of heavy earth-moving machinery and the erection of several tall tower 
cranes on-site; 

¶ Temporary storage of excavated materials and construction materials on-site; 

¶ Gradual emergence of the three proposed blocks, and associated works; 
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¶ Security fencing and site lighting. 
It is expected the magnitude of construction stage landscape/townscape impacts will be 
negative, moderate and short-term at the closest receptors. 

7.4.2 Operational Stage 

7.4.2.1 Potential Impacts on Population 

Housing Supply 

 Action 2.10 of Healthy Ireland ς A Framework for Improved Health and Wellbeing 2013-2025 
aims to: 

άForge proactive partnerships at the national and local level to activate the 
role of the private sector in addressing the broader determinants of health 
and wellbeing and improving the health of the population. Models of private 
sector involvement will be developed to assist national and local authorities, 
local communities and others in maximising the positive involvement of 
businesses in supporting healthy people, families, towns, cities and 
ŎƻǳƴǘƛŜǎΦέ  

The Proposed Development can be viewed as the activation of the private sector to provide 
the population with a requirement, i.e. housing, which will have an effect on wellbeing of the 
wider population. 

The Proposed Development will significantly reduce the pressure on local housing supply, 
while providing high quality housing which will have a slight, positive, long-term impact on 
the wellbeing of the wider population, outside of the study area, wishing to move into the 
area. 

Business and Employment 

There will be a moderate, positive, long-term impact on local businesses during the 
operational phase due to the residential nature of the scheme and the increase in people 
requiring the use of facilities in Monkstown and surrounding areas. 

The Proposed Development will consist of residential units, along with a crèche unit in Block 
A and a café/restaurant in Dalguise House which will provide employment opportunities which 
will be of direct benefit, allowing members of community to work, and live within the Dún 
Laoghaire-Rathdown area . 

Therefore, the Proposed Development will result in a slight, positive, long-term impact to 
local population in the area. 

Local Amenities, Cultural Heritage and Tourism 

The Proposed Development will consist of residential units, along with a crèche unit in Block 
A and a café/restaurant in Dalguise House, along with enhanced cycling facilities and 
pedestrian permeability (subject to permission from DLRCC) will have a slight and positive 
impact on the local population with regards to the availability of local amenities. 
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As outlined in Chapter 10 (Hydrology), the reduction in water quality in the Stradbrook Stream 
is considered to constitute a permanent moderate impact at the local level. Pollutants 
entering the Stradbrook Stream have the potential to lead to negative, moderate, short-term 
and permanent impacts at Nationally, European and Internationally Designated sites.  

Material Assets 

As detailed in Chapter 19 (Material Assets ς Site Services) the Proposed Development will 
require power supply, gas, telecommunications, fresh water and foul infrastructure and storm 
and surface water assets. It is intended that the national grid will supply power to site. 

The new development will lead to an increase in the demand on the local power supply 
network. However, ESB Networks continually upgrade and extend their networks to meet 
demand, and a new Medium Voltage supply will be taken into the site from the Monkstown 
Road to independently supply the site. As such there will be imperceptible and long-term 
impact on power supply to local residential or business users, who may be reliant upon these. 

The new development will lead to an increase in the demand on the local gas supply network. 
However, Bord Gais continually upgrade and extend their networks to meet demand, and a 
new low pressure supply will be taken into the site from the Monkstown Road, to 
independently supply the site. In addition, it is not proposed to supply gas services to any 
residential unit, therefore the impact could be deemed imperceptible. As such there, will be 
imperceptible and long-term impact on gas services supply to local residential or business 
users, who may be reliant upon these. 

The new development will lead to an increase in the demand on the local Telecoms supply 
network, however both Eir and Virgin Media continually upgrade and extend their networks 
to meet demand, and new Fibre-to-the-Home supplies will be extended to each unit within 
the development to provide the development with high-speed broadband, TV and 
telecommunication requirements. The impact to the population could therefore be deemed 
imperceptible and long-term. 

As discussed in Chapter 19 (Material Assets ς Built Services), tƘŜ ƛƳǇƭŜƳŜƴǘŀǘƛƻƴ ƻŦ Ψ{ǳ5ǎΩ 
across the development will provide an effective system separate from the foul network to 
mitigate the adverse effects of storm water run-off on the environment, through enhanced 
quality systems and on local infrastructure to aid in preventing downstream flooding. The 
features proposed shall reduce runoff volumes, pollution concentrations and enhance 
groundwater recharge and biodiversity. The impact is therefore considered to be positive.  

As discussed in Chapter 19 (Material Assets ς Built Services), basement and undercroft car 
parking areas on site will discharge to the foul system via a petrol interceptor to prevent 
pollution from accidental oil spills. This would again be considered a positive impact. 

Basement and undercroft car parking areas on site will discharge to the foul system via a petrol 
interceptor to prevent pollution from accidental oil spills. This will ensure there is no impact 
on the local population. 

 
The development will result in an increase in the wastewater discharged from the site to the 
public sewer system. The foul outflow from the site will be directed to the municipal 
treatment plant at Ringsend. Upgrade works are needed as the plant is not currently meeting 
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its requirements under the Urban Wastewater Treatment Directive and increased outflow 
from development such as the proposed development will increase loading on the Ringsend 
WWTP. However, planning permission has recently been granted, under Bord Order ABP-
301798-18 for an expansion to the Waste Water Treatment Plant at Ringsend which will 
increase network capacity by 50%. Irish Water have also confirmed feasibility for connection 
of the proposed development to the existing public sewer system subject to controlled flow 
provisions on the new development. Therefore, any impact on the local population from the 
increased wastewater flows on the existing drainage network will be temporary and not 
significant. 

 
The new development will lead to an increase in the water supply demand on the public water 
supply network, however Irish Water has confirmed that there is capacity in the system to 
take additional demand. The impact is therefore imperceptible and long-term on the local 
population.  

Additional Traffic 

As detailed in Chapter 17 (Material Assets ς Roads & Traffic), traffic impacts of less than 5% 
are defined as having a slight traffic impact. Traffic increased of 5% to 10% are defined as 
moderate traffic impact, which traffic greater that 10% increase defined as a significant traffic 
impact. The AADT of Monkstown Road in the Base Year (2022) has been calculated having 
regard to Unit 16.1 of the TII Project Appraisal Guidelines for National Roads, October 2016 as 
13,500. This will increase to 14,000 by the Opening Year as a result of other developments in 
the area. 

The TIA has calculated that the additional annual average daily traffic (AADT) associated with 
the operational stage of the proposed development is 1,350. This is equal to 9.6% of the 
Opening Year AADT and 8.9% of the Design Year AADT. The likely impact of the proposed 
development during the operational phase on the surrounding population will therefore be 
negative, moderate and long-term in the immediate vicinity of the proposed development on 
Monkstown Road. This impact will dissipate on the wider road network, reducing with 
distance from the site.  

7.4.2.2 Potential Impacts on Human Health 

Air Quality 

Traffic related air emissions have the potential to impact human health if they do not comply 
with the ambient Air Quality Standards detailed in Table 7.1. Concentrations of PM10 were 
modelled for the baseline year of 2022 in Chapter 11, Section 11.4.2.1 of this EIAR. The 
modelling showed that concentrations were in compliance with the annual limit value of 40 
˃ƎκƳ3, therefore, further modelling for the opening and design years was not required. 
/ƻƴŎŜƴǘǊŀǘƛƻƴǎ ǊŜŀŎƘŜŘ ŀǘ Ƴƻǎǘ лΦуп ˃ƎκƳ3. When a background concentraǘƛƻƴ ƻŦ мс ˃ƎκƳ3 
is included, the overall impact is 42% of the annual limit value at the worst case receptor. 

Air dispersion modelling of traffic emissions (carried out using the UK DMRB modςl - see 
Chapter 11, Section 11.6.2.1) has shown that levels of all pollutants are below the ambient air 
quality standards set for the protection of human health. It can be determined that the impact 
to human health during the operational stage is long-term, negative and imperceptible. 
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Noise and Vibration 

As detailed in Chapter 12 Noise and Vibration, the main potential sources of outward noise 
from the development during the operational phase will be traffic flows to and from the 
development via public roads, the childcare facility (crèche), mechanical and electrical plant 
used to service the buildings.  

There are no sources of vibration associated with the operational phase of the proposed 
development.  

The nature of on-site sources are comparable to other similar activities in the surrounding 
area which form part of the ambient noise environment. The noise limits at the nearest noise 
sensitive locations are set in line with the best practice guidance in order to control any 
adverse impacts on people.  In addition, operational noise limits also align with those set by 
the WHO Guidelines for Community Noise (WHO 1999) document in order to avoid any 
daytime annoyance or speech interference. Taking the above into consideration, operational 
noise levels associated with the development will be well below any level that has the capacity 
to cause any risk of long-term exposure to noise on human health.  
 
There are therefore no health risks associated with operational noise or vibration resulting 
from the development. The overall impact is neutral to not significant. 

Major Accident Hazards and/or Natural Disasters  

There is a negligible risk of landslides occurring at the site and in the immediate vicinity due 
to the topography and soil profile of the site and surrounding areas. There is no history 
of seismic activity in the vicinity of the site. There are no active volcanoes in Ireland so 
there is no risk of volcanic activity. The Proposed Development site is not located within the 
consultation distance of any COMAH establishment that is notified to the HSA.  

The potential risk of flooding on the site was also assessed. A site-specific flood risk assessment 
(FRA) was carried out by the project engineers, McCloy Consulting and it was concluded 
that there is a low risk of coastal, fluvial, pluvial, ground water and public sewer flooding. The 
FRA will be included with the documents submitted as part of the planning application. 

There is a potential impact on the receiving environment as a result of leaks of fuel/ oils from 
vehicles during the operational phases. However, as there is no bulk fuel store don site 
during operation, no mitigation is required. The implementation of the mitigation measures 
set out in Chapter 9 (Land, Soils, Geology and Hydrogeology) and Chapter 10 (Hydrology) of 
the EIA Report will ensure the risk of a minor accidents / floodings / landslides is low and 
that the residual effect on the environment is imperceptible and long-term. 

Visual Alteration 

Following the completion of the proposed works the former parkland setting of Dalguise 
House and gardens will be permanently transformed and occupied by nine apartment blocks, 
gate lodges, parking buildings / areas, vehicle and pedestrian circulation routes as well as 
intensive landscaped areas. The most notable landscape/townscape impacts of the proposed 
development will result from the permanent presence of eleven apartment buildings ranging 
in height from 9 storeys near the centre of the site, 6, 7 and 4 storeys along the eastern and 
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western sides, down to 3 storeys at the southern end of the site where they abut the rear 
gardens of lower rise / density residential housing. 

In this regard, there will be a legible transition of scale from the central to peripheral portions 
of the site as required by the Building Height Guidelines. Surrounding residences will be 
further buffered and absorbed by the retention of much of the boundary wooded areas and 
mature trees. This is evidenced by the photomontage set, which illustrates that only the 
nearest apartment blocks, and occasional the taller central Block E, rise just above or between 
sections of dense intervening vegetation even when viewed from relatively close by. The 
terrain of the site, being within the comparatively low lying ground of Monkstown Valley also 
serves to deemphasise the height of the proposed apartment blocks when seen from beyond 
the site particularly to the north, south and west. Notably from Monkstown Road and the core 
of Monkstown Village, the development is barely discernible, if visible at all. Consequently, 
there will be little effect on the critical character of the Monkstown Architectural Conservation 
Area and the sensitive coastal corridor. 

It is expected the magnitude of operational stage landscape/townscape impacts will be 
negative-neutral, moderate-slight and long-term at the closest receptors. 

7.5 Mitigation Measures  

7.5.1 Construction Stage 

The mitigation measures to address the potential impacts on population and human health 
from the construction stage of the proposed development have been assessed within the 
corresponding specialist chapters; Chapter 9 (Land, Soils, Geology and Hydrogeology); Chapter 
10 (Hydrology); Chapter 11 (Air Quality and Climate), Chapter 12 (Noise and Vibration); 
Chapter 13 (Landscape and Visual); and Chapter 17 (Material Assets ς Roads and Traffic).As 
the construction stage is expected to have a positive impact on businesses and employment 
in the local area, no mitigation is required. 

P_1: To ensure there is no impact on Seapoint Beach (local amenity), all works in proximity to 
the Stradbrook Stream will follow best practice guidance, as per the following documents: 
 

¶ Guidelines for the crossing of Watercourses During Construction of National Road 

Schemes (TII, 2008). 

¶ Guidelines on Protection of Fisheries during Construction Works in and adjacent to 

Waters (IFI, 2016). 

¶ C532 Control of water pollution from construction sites: guidance for consultants and 

contractors (CIRIA, 2001). 

P_2: To ensure there is no impact on Seapoint Beach (local amenity), as per the project specific 
Construction Management Plan: 

Prior to commencement on site, as part of the overall Construction Management Plan for the 
works detailed meetings will be conducted between the relevant members of the appointed 
Design team, the Main Contractor for the project and DLRCC so that site parameters can be 
agreed regarding the protection of the Stradbrook Stream for construction spillages including 
soil run off, silts and general pollutants resulting from construction activities. 
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¢ƘŜ άDǳƛŘŜƭƛƴŜǎ ƻƴ tǊƻǘŜŎǘƛƻƴ ƻŦ CƛǎƘŜǊƛŜǎ ŘǳǊƛƴƎ /ƻƴǎǘǊǳŎǘƛƻƴ ²ƻǊƪǎ ƛƴ ŀƴŘ ŀŘƧŀŎŜƴǘ ǘƻ 
²ŀǘŜǊǎέ нлмс ǇǊƻŘǳŎŜŘ ōȅ LƴƭŀƴŘ CƛǎƘŜǊƛŜǎ LǊŜƭŀƴŘ Ƴǳǎǘ ōŜ ǳǎŜŘ ŀǎ ŀ ōŀǎŜƭƛƴŜ ǇǳōƭƛŎŀǘƛƻƴ ƛƴ 
the protection of the Stradbrook Stream and surrounds and the detailed recommendations 
contained within should be adhered to where applicable. 

Pre-construction, the Contractor must establish, with the assistance of an approved testing 
consultant, a series of recommended baseline levels in the stream such as existing pollution 
levels, water quality etc, During the construction works, continuous monitoring must be 
carried out to confirm that established water quality levels have not dropped below 
specified/agreed levels set in conjunction with the OPW/ Inland Fisheries and the Local 
Authority. 

The existing Irish Water/ DLRCC main foul line running adjacent to the Stradbrook Stream must 
be protected at all times from excessive discharge. Agreement 26 regarding such discharges, 
if permitted, will be confirmed with the relevant Statutory bodies prior to commencement on 
site. 

¢ƘŜ ǊŜǉǳƛǊŜƳŜƴǘǎ ƻŦ ǘƘŜ 5[w// ŘƻŎǳƳŜƴǘ ά{ǇŜŎƛŀƭ wŜǉǳƛǊŜƳŜƴǘǎ ŦƻǊ ǘƘŜ ǇǊƻǘŜŎǘƛƻƴ ƻŦ ²ŀǘŜǊ 
vǳŀƭƛǘȅ ƛƴ ǘƘŜ aŀƴŀƎŜƳŜƴǘ ƻŦ /ƛǾƛƭ 9ƴƎƛƴŜŜǊƛƴƎ /ƻƴǘŀŎǘǎέ Ƴǳǎǘ ōŜ ŀŘƘŜǊŜŘ ǘƻ ŘǳǊƛƴƎ ǘƘŜ 
construction phase of the development particularly in proximity to the Stradbrook Stream, 
subject to agreed adjustments, where permissible, with the Local Authority. 

Some baseline considerations to be taken during the proposed works are:  

¶ Double silt fences will be installed along the extent of works adjacent to the Stradbrook 

Stream to contain any potential silt or sediment run-off 

¶ Stockpiling, temporary or otherwise, of construction material or topsoil will be 

prohibited within 10m of the watercourse ,in order to minimize sources of sediment 

runoff. 

¶ Site compounds shall not be located within 5m of the Stradbrook Stream, if required in 

that location, fuel storage, temporary or otherwise, shall be permitted within site 

compounds areas and not within 10m of the watercourse at these locations. 

¶ In order to limit the potential for pollution due to run-off from construction, all run off 

waters must be directed through sedimentation ponds prior to discharge. These ponds 

must be in place prior to the main construction works. The purpose of a temporary 

sedimentation basin/pond is to provide an area where sediment laden runoff is allowed 

to pond and suspended solids are allowed to settle 

P_3: A Traffic Management Plan will be prepared by the contractor and agreed with Dún 
LŀƻƎƘŀƛǊŜ wŀǘƘŘƻǿƴ /ƻǳƴǘȅ /ƻǳƴŎƛƭΩǎ ¢ǊŀƴǎǇƻǊǘŀǘƛƻƴ 5ŜǇŀǊǘƳŜƴǘ ŀƴŘ !ƴ DŀǊŘŀ {ƛƻŎƘŀƴŀΣ ǘƻ 
mitigate any impact of construction on the surrounding road network and hence the local 
population. 

P_4: In order to mitigate the potential dust-related health impacts during the construction 
phase, a dust minimisation plan will be formulated. This plan will draw upon best practice 
mitigation measures from Ireland, the UK and the USA to ensure the highest level of mitigation 
possible.  
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P_5: With regard to construction activities, best practice control measures for noise and 
vibration from construction sites are found within BS 5228 (2009 +A1 2014) Code of Practice 
for Noise and Vibration Control on Construction and Open Sites Parts 1 and 2. Whilst 
construction noise and vibration impacts are expected to vary during the construction phase 
depending on the distance between the activities and noise sensitive buildings, the contractor 
will ensure that all best practice noise and vibration control methods will be used, as necessary 
in order to ensure impacts at off-site NSLs are minimised. 
 
The best practice measures set out in BS 5228-1 and BS 5228-2 includes guidance on several 
aspects of construction site mitigation measures, including, but not limited to: 
 

¶ selection of quiet plant; 

¶ noise control at source; 

¶ screening; and, 

¶ liaison with the public. 
Construction activities will vary depending on the phase of construction.  

7.5.2 Operational Stage 

The mitigation measures to address the potential impacts on population and human health 
from the operational stage of the proposed development have been assessed within the 
corresponding specialist chapters; Chapter 9 (Land, Soils, Geology and Hydrogeology); Chapter 
10 (Hydrology); Chapter 11 (Air Quality and Climate), Chapter 12 (Noise and Vibration); 
Chapter 13 (Landscape and Visual); and Chapter 17 (Material Assets ς Roads and Traffic). 

With reference to Chapter 13 (Landscape and Visual), it is not considered necessary to 
introduce specific Townscape and Visual mitigation measures as the main siting, design and 
landscaping measures are all deemed appropriate and are integral to the design of the 
development as already assessed.  

P_6: As detailed in Chapter 9 (Land, Soils, Geology and Hydrogeology) of this EIAR, appropriate 
waste management practises will be implemented to avoid leaks/spills/runoff/accidental 
release or escape of fuels, oils and lubricants, bulk liquid cement, contaminated leachate into 
the ground, and hence avoid impacts to the Stradbrook Stream which may result in impacts 
to Seapoint Beach (local amenity). 

P_7: As detailed in Chapter 10 (Hydrology) of this EIAR, mitigation measures include a surface 
water drainage system for rainwater from the roofs and roads which will consist of a petrol 
interceptor, ponds, swales, rain gardens and attenuation tanks, prior to discharge to the 
Stradbrook Stream. All foul water will be pumped to Ringsend WWTP for treatment. As 
previously mentioned, during high rainfall, overflows of foul water occur at Seapoint pumping 
station Maintenance of the Stradbrook Stream will be undertaken to ensure flow is 
maintained and risk of flooding is not increased by removing blockages and routine clearing. 

P_8: The proposed development will implement SuDS measures across the development in 
compliance with the requirements of the Greater Dublin Strategic Drainage Study reducing 
runoff volumes, pollution concentration and enhancing groundwater recharge, and therefore 
will have a positive impact on the catchment, and contribute to avoiding impacts to the 
Stradbrook Stream which may result in impacts to Seapoint Beach (local amenity). 
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P_9: Best practice guidance details an assessment methodology to derive appropriate noise limits 
at the nearest noise sensitive properties that must be achieved in order to ensure the effect of 
plant noise is acceptable. To achieve these noise limits consideration will be given, at the detailed 

design stage, to a variety of mitigation measures and forms of noise control techniques. 

7.6 Residual Impacts 

The impacts on the local population in terms of residents and businesses are considered to be 
mainly positive in the sense of creating direct employment opportunities and indirect 
additional business, both during the construction and operational phases. The impact on the 
wider population in terms of housing supply is considered to be a positive impact with regards 
to effect on wellbeing. 

7.6.1 Construction Stage 

7.6.1.1 Residual Impacts on Population 

Business and Employment 

Taking into account the mitigation measures outlined in Section 7.5.1 it is predicted that there 
will be no likely significant effect with regard to the construction phase on business and 
employment. 

Local Amenities, Cultural Heritage and Tourism 

It is predicted that there will be no potential impacts on Cultural Heritage and Tourism, 
therefore there are no residual impacts during the construction phase of the Proposed 
Development. 

Taking into account the mitigation measures outlined in Section 7.5.1 and Chapters 9 and 10 
of this EIAR and adherence to the CEMP it is predicted that there will be no likely significant 
effect with regard to the construction phase on the Stradbrook Stream which may result in 
impacts to Seapoint Beach (local amenity). 

Material Assets 

Residual impacts on the built services during the construction phase are considered to be 
temporary in nature and not significant, where service is unavoidably disrupted to facilitate 
the construction phase. 

Additional Traffic 

Traffic movements during the construction phase have been assessed in the Transport Impact 
Assessment Report submitted as part of this planning application and discussed in Chapter 17 
of this EIAR (Material Assets ς Roads and Traffic). It has been deemed that there will be a 
temporary, negative and slight impact on population during the construction stage, however 
there are no likely significant effects predicted to occur. 
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7.6.1.2 Residual Impacts on Human Health 

Air Quality 

The greatest residual impact on air quality during the construction phase of the Proposed 
Development is from construction dust emissions and the potential for nuisance dust. Taking 
into account the dust management plan will be followed along with additional mitigation 
measures in Section 11.5.1 of Chapter 11, there will be no residual impact to human health 
arising from air quality impact. 

Noise and Vibration 

Taking into account the best practice control measures for noise and vibration for construction 
sites and mitigation measures and design recommendations outlined in Section 12.5.1 of 
Chapter 12 of this EIAR, there will be a negative, moderate- significant and short term noise 
impact at the nearest sensitive receptors during the construction phase.  

As the noise impacts associated with the construction phase will be temporary to short -term  

in duration and any elevated levels of noise will be of limited duration, the resultant impact to 

human health is not significant .  

Major Accident Hazards and/or Natural Disasters  

Due to the site location, there is no significant risk from Unplanned Events/Impacts on Health 
and Safety, and therefore no likely significant effect arising from the predicted residual 
impacts with regard to the construction phase for unplanned events and human health and 
safety. 

7.6.2 Operational Stage 

7.6.2.1 Residual Impacts on Population 

Businesses and Residences 

Taking into account the mitigation measures outlined in Section 7.5.2 the predicted residual 
impacts with regard to the operational phase on business and residences is concluded to be 
positive and significant. 

Local Amenities, Cultural Heritage and Tourism 

It is predicted that there will be no potential impacts on local Amenities and Tourism, 
therefore there are no residual impacts during the operational phase of the Proposed 
Development on Local Amenities and Tourism. 

Material Assets 

Residual impacts on the built services during the operational phase given the new 
infrastructure and upgrades to the existing networks are considered to be permanent with a 
constant occurrence, positive and beneficial to all the end users 
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Visual Impact 

The nearest apartment blocks, and occasionally the taller central Block E, rise just above or 
between sections of dense intervening vegetation. 

Taking into account the conclusions of the Townscape and Visual Impact Assessment and 
Chapter 13 (Landscape and Visual), there will be no residual significant and negative effects 
that could impact on human health arising from visual impact. 

Additional Traffic 

Taking into account the conclusions of the Transport Impact Assessment Report and Chapter 
17 (Material Assets ς Roads and Traffic), there will be a moderate increase in the use of the 
immediately adjacent road network by private vehicles. This will dissipate with distance from 
the site 

The impact of the development during the operational phase will be permanent, negative and 
slight on the surrounding population arising from additional traffic. 

7.6.2.2 Residual Impacts on Human Health 

 Air Quality 

It is predicted that there will be no likely significant effect of the residual impact of air quality 
on Human Health. 

Noise & Vibration 

Taking into account the mitigation measures and design recommendations outlined in section 
12.5.2 of Chapter 12 of this EIAR, there will be no residual impact to human health arising from 
noise and vibration. 

Major Accident Hazards and/or Natural Disasters  

There is no significant risk from Major Accident Hazards or Natural Disasters on Health and 
Safety, and therefore no likely significant effect arising from the predicted residual impacts 
with regard to the operational phase for unplanned events and human health and safety. 

7.6.3 Worst Case Effect 

In a worst-case scenario, multiple developments in the area could be developed concurrently 
or overlap in the construction phase and contribute to additional impacts to human health 
and impacts to the population in the study area in terms of traffic, dust, and noise. 

The implementation of mitigation measures within each chapter and detailed in Section 7.5; 
as well as the compliance of adjacent development with their respective planning permissions, 
will ensure there will be minimal residual impacts on human health and on the population 
within the study area during the construction phase of the proposed development.  
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7.7 Monitoring 

7.7.1 Construction Stage 

A monitoring regime will be put in place to protect neighbours, neighbouring properties, land 
and the Stradbrook Stream with a full and detailed vibration, noise, dust, and groundwater 
and surface water monitoring regime, respectively, put in place for the duration of the works.  

Noise and Vibration 

 The contractor will be required to ensure construction activities operate within the noise and 
vibration limits set out within this assessment. The contractor will be required to undertake 
regular noise and vibration monitoring at locations representative of the closest sensitive 
locations to ensure the relevant criteria are not exceeded.  
 
Noise monitoring should be conducted in accordance with the International Standard ISO 
1996: 2017: Acoustics ς Description, measurement and assessment of environmental noise. 

Vibration monitoring should be conducted in accordance with BS 6472:2008 Guide to 
evaluation of human exposure to vibration in buildings. Vibration sources other than blasting 
(human disturbance) and BS ISO 4866:2010 Mechanical vibration and shock. Vibration of fixed 
structures. Guidelines for the measurement of vibrations and evaluation of their effects on 
structures (building damage). 

Air Quality 

Monitoring of construction dust deposition along the site boundary to nearby sensitive 
receptors during the construction phase of the proposed development will take place to 
ensure mitigation measures are working satisfactorily. This can be carried out using the 
Bergerhoff method in accordance with the requirements of the German Standard VDI 2119. 
The Bergerhoff Gauge consists of a collecting vessel and a stand with a protecting gauge. The 
collecting vessel is secured to the stand with the opening of the collecting vessel located 
approximately 2m above ground level. The TA Luft limit value is 350 mg/m2/day during the 
monitoring period of 30 days (+/- 2 days). 

Land, Soils, Geology and Hydrogeology 

Visual monitoring will be undertaken during the construction by a Health, Safety & 
Environmental Officer to determine compliance with the suggested mitigation measures 
described in Chapter 9, Section 9.5. Further, site records will be inspected to determine history 
of any contamination / spillages and how these were addressed. Improvements and lessons 
learnt may be a useful tool to ensure effectiveness.  

Hydrology 

IGSL have been engaged to monitor the groundwater level at the standpipes on a monthly 
basis until construction commences. During the site investigation, the water table level was 
observed above the basement level. Monitoring is required to refine which areas will require 
anti-floatation anchors, foundation design, treatment of temporary excavations, 
perimeter temporary piling design etc. 
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Visual monitoring will be undertaken during the construction by a Health, Safety & 
Environmental Officer to determine compliance with the suggested mitigation measures 
described in Section 10.5. Further, site records will be inspected to determine history of any 
contamination / spillages and how these were addressed. Improvements and lessons learnt 
may be a useful tool to ensure effectiveness.  

Dedicated water quality monitoring of the Stradbrook Stream may be requested by EPA during 
the construction phase, to determine impact across the entire construction phase. This should 
be undertaken by a qualified environmental officer/manager with results reviewed by an 
independent Environmental Consultant, as required, and compared to relevant guidelines. 

7.7.2 Operational Stage 

With regards to vibration, noise and dust, no additional monitoring is required during the 
operational phase of the proposed development due to the impacts of these are predicted to 
be imperceptible. 

With regards to land and soil protection, a regular maintenance regime should be 
implemented by the developer to ensure that all environmental protection measures are 
maintained, including all petrol interceptors in the car parking areas, and all infrastructure is 
kept in good working condition. 

With regards to surface water and drainage networks, A regular maintenance regime should 
be implemented by the developer to ensure that all environmental protection measures are 
maintained at the development, that all infrastructure is kept in good working condition, and 
that the surface water and drainage networks are tended to as appropriate to avoid flood risk.  

7.8  Reinstatement  

No reinstatement works have been proposed as part of the development. 

7.9  Interactions 

With respect to the proposed development, impacts on human health and population occur 
exclusively through interactions with other aspects of the environment which have been 
discussed in the relevant specialist chapters: 

¶ Chapter 9 (Land, Soils, Geology and Hydrogeology); 

¶ Chapter 10 (Hydrology); 

¶ Chapter 11 (Air Quality and Climate), 

¶ Chapter 12 (Noise and Vibration); 

¶ Chapter 13 (Landscape and Visual); and 

¶ Chapter 17 (Material Assets ς Roads and Traffic). 

7.10  Cumulative Impact 

There is a possibility that multiple developments in the area could run concurrently or overlap 
in the construction phase and contribute to additional impacts in terms of traffic, dust and 
noise. 
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Chapter 3, Section 3.7 has outlined the surrounding, both committed (permitted/under 
construction) and planned projects, which are being considered as part of the cumulative 
impact of the proposed development in relation to population and human health. 

However, the mitigation measures highlighted above and included in the individual chapters 
of this EIAR along with the fact that any other significant construction project in the area 
would require an EIAR and consideration of the same/ similar mitigation measures would 
reduce the cumulative impact to receptors in the area. The construction phase of the 
proposed development together with any/all relevant other planned or permitted 
developments would have a positive impact in terms of employment.  

Contractors for the proposed development will be contractually required to operate in 
compliance with a project-specific Construction Environmental Management Plan (CEMP) 
which will include the mitigation measures outlined in this EIAR.  

The overall cumulative effect during construction is therefore concluded as neutral 
imperceptible and short-term with respect to human health. 

The air, noise and traffic assessments indicate that the proposed development is not likely to 
result in significant adverse impacts either alone or in combination with any likely future 
projects. There are no significant cumulative impacts predicted for Human Health and 
Populations during the operational phase of the proposed development. The cumulative 
impact is predicted to be long-term and imperceptible with regards to human health. 

7.9 Ψ5ƻ-bƻǘƘƛƴƎΩ 9ŦŦŜŎǘ 

 If the Proposed Development were not to proceed, the subject land would remain 
undeveloped until such a time that development did take place in line with the zoning of the 
site. In the do-nothing scenario, where the lands remain undeveloped, there is no potential 
for the positive impacts associated with increased housing supply and increased childcare 
availability. 

7.10 Difficulties in Compiling the Chapter 

No particular difficulties were encountered in preparing the population assessment.  

There are uncertainties in relation to assessing impacts on individuals or communities due to 
the lack of individual health data and the difficulty in predicting effects, which can only be 
based on general guidance and assumptions.  

Forecasting methods and methodology, if any, are set out within the specialist chapters that 
this assessment relies upon.  

8.0 Conclusion 

This chapter of the EIAR has provided an assessment of the likely impact of the proposed 
development on population and human health. As set out above, the proposed development 
is not likely to result in any significant adverse long-term effects on population and human 
health, and will result in several positive impacts. These include inter alia a positive economic 
impact on local businesses and employment during both the construction and operational 
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phases of the proposed development, along with positive impacts on the land use and 
settlement patterns (availability of housing). 
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8.0 BIODIVERSITY 
 

8.1 Introduction 
 

This chapter examines the ecology of the receiving environment within and surrounding the 
proposed Dalguise House Large-{ŎŀƭŜ wŜǎƛŘŜƴǘƛŀƭ 5ŜǾŜƭƻǇƳŜƴǘ όάǘƘŜ ǇǊƻǇƻǎŜŘ 
ŘŜǾŜƭƻǇƳŜƴǘέύ ŀƴŘ ŀǎǎŜǎǎŜǎ ǘƘŜ ǇƻǘŜƴǘƛŀƭ ƛƳǇŀŎǘǎ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ƻƴ 
Biodiversity.  The methods employed to establish the ecological baseline within and around 
the proposed development are described, together with the process followed to determine 
the nature conservation importance of the ecological features present.  The ways in which 
habitats, species and ecosystems are likely to be affected by the proposed development are 
described and the magnitude of the likely effects predicted, taking into account the 
conservation condition of the habitats and species under consideration. Mitigation measures 
are proposed, and any residual effects are assessed. 
 
¢ƘŜ ǎǳǊǾŜȅǎ ŀƴŘ ŀǎǎŜǎǎƳŜƴǘǎ ǿŜǊŜ ƭŜŘ ōȅ tŀǘǊƛŎƪ hΩ{ƘŜŀ a/L99aΦ tŀǘǊƛŎƪ ƛǎ ŀ {ŜƴƛƻǊ 9ŎƻƭƻƎƛǎǘ 
in ROD and has a BA in Natural Sciences (Botany) from Trinity College Dublin and an MSc in 
Ecological Management and Conservation Biology from QueŜƴΩǎ ¦ƴƛǾŜǊǎƛǘȅ .ŜƭŦŀǎǘΦ IŜ Ƙŀǎ 
ƴƛƴŜ ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŜŎƻƭƻƎƛŎŀƭ ǎǳǊǾŜȅ ŀƴŘ ŀǎǎŜǎǎƳŜƴǘ ŦƻǊ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ǇǊƻƧŜŎǘǎ ŀƴŘ ƛǎ 
a Full Member of the Chartered Institute for Ecological and Environmental Management. 
Patrick holds licences issued by the National Parks and Wildlife Service for bat roost 
disturbance during surveys (DER-BAT-2022-39) and to handle bats during the course of his 
work (C59/2022). Patrick was assisted by Kalvin Townsend-Smyth, Rachel Heaphy and 
members of the ROD Environmental team. Kalvin has a BSc (Hons) in Wildlife Biology from the 
LƴǎǘƛǘǳǘŜ ƻŦ ¢ŜŎƘƴƻƭƻƎȅΣ ¢ǊŀƭŜŜ ŀƴŘ Ƙŀǎ ǘƘǊŜŜ ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŜŎƻƭƻƎƛŎŀƭ ŎƻƴǎǳƭǘŀƴŎȅΦ 
Rachel holds a BSc (Hons) in Zoology from University College Cork and an MRes degree (with 
distinction) from thŜ ¦ƴƛǾŜǊǎƛǘȅ ƻŦ wƻŜƘŀƳǇǘƻƴ ŀƴŘ Ƙŀǎ ƻƴŜ ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŜŎƻƭƻƎƛŎŀƭ 
assessment.  

 

8.2.1 Methodology (Legislation, Policy and Guidance) 
 

8.2.1 Legislation  
 

The main legislation which provides for biodiversity and nature conservation in Ireland are the 
European Communities (Birds and Natural Habitats) Regulations 2011 (as amended), SI No.477 
ƻŦ нлмм ŀǎ ŀƳŜƴŘŜŘΣ  όάǘƘŜ Iŀōƛǘŀǘǎ wŜƎǳƭŀǘƛƻƴǎέ ƻǊ άǘƘŜ Iŀōƛǘŀǘǎ wŜƎǳƭŀǘƛƻƴǎ нлмм ǘƻ нлнмέ 
and the Wildlife Acts 1976 (as amended) (which includes inter alia the Wildlife Act 1976, the 
Wildlife (Amendment) Act 2000, the Wildlife (Amendment) Act 2010, the Wildlife 
(Amendment) Act 2012, the Heritage Act 2018, including Part 3 thereof, the Planning, Heritage 
and Broadcasting (Amendment) Act 2021, including Chapter 3 thereof). 
 
The Habitats Regulations were inter alia amended by S.I. No. 290 of 2013; S.I. No. 499 of 2013; 
S.I. No. 355 of 2015; Planning, Heritage and Broadcasting (Amendment) Act 2021 (no.11 of 
2021), Chapter 4; S.I. No. 293 of 2021. The National Parks & WiƭŘƭƛŦŜ {ŜǊǾƛŎŜ όΨǘƘŜ bt²{Ωύ Ƙŀǎ 
issued the following circulars as guidance on the implementation of the Habitats Regulations: 
Circular Letter NPWS 1/10; Circular Letter L8/08; Circular Letter NPWS 2/08; Circular Letter 
SEA 1/08 & NPWS 1/08; Circular Letter PD 2/07 & NPWS 1/07; Circular Letter NPWS 2-07 - 
Guidance on Compliance with Regulation 23.  
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¢ƘŜ 9ǳǊƻǇŜŀƴ /ƻƳƳǳƴƛǘƛŜǎ ό.ƛǊŘǎ ŀƴŘ bŀǘǳǊŀƭ Iŀōƛǘŀǘǎύ wŜƎǳƭŀǘƛƻƴǎΣ нлммΣ ŀǎ ŀƳŜƴŘŜŘ όΨǘƘŜ 
Iŀōƛǘŀǘǎ wŜƎǳƭŀǘƛƻƴǎΩύΣ ǘǊŀƴǎǇƻǎŜ ƛƴǘƻ LǊƛǎƘ ƭŀǿ 5ƛǊŜŎǘƛǾŜ нллфκмптκ9/ όǘƘŜ Ψ.ƛǊŘǎ 5ƛǊŜŎǘƛǾŜΩύ 
ŀƴŘ /ƻǳƴŎƛƭ 5ƛǊŜŎǘƛǾŜ фнκпоκ99/ όǘƘŜ ΨIŀōƛǘŀǘǎ 5ƛǊŜŎǘƛǾŜΩύΣ ǿƘƛŎƘ ƭƛǎǘ ǇǊƛƻǊƛǘȅ Ƙŀōƛǘŀǘǎ ŀƴŘ 
species of international (European Union) conservation importance, which require protection.  
This protection is afforded in part through the designation of European sites ς areas that 
represent significant occurrences of listed habitat types and populations of listed species 
within a European context.  Areas designated for bird species are classed as Special Protection 
Areas (SPAs), while those designated for other protected species and/or habitats are classed 
as Special Areas of Conservation (SACs).  Wild bird species in SPAs, and habitats and species 
listed on Annexes I and II (respectively) to the Habitats Directive that are contained in SACs, 
are legally protected. Additionally, species listed on Annex IV to the Habitats Directive are 
strictly protected wherever they occur ς whether inside or outside the Natura 2000 network.  
This protection is afforded to animal and plant species by Sections 51 and 52, respectively, of 
the Habitats Regulations. Annex I habitats outside of SACs are still considered to be of national 
and international importance and, under Section 27(4)(b) of the Habitats Regulations, public 
authorities have a duty to strive to avoid the pollution or deterioration of Annex I habitats and 
all habitats integral to the functioning of SPAs. 
 
¢ƘŜ ²ƛƭŘƭƛŦŜ !ŎǘΣ мфтс όŀǎ ŀƳŜƴŘŜŘύ όΨǘƘŜ ²ƛƭŘƭƛŦŜ !ŎǘǎΩύΣ ƛǎ ǘƘŜ ǇǊƛƴŎƛǇƭŜ ƭŜƎƛǎƭŀǘƛǾŜ ƳŜŎƘŀƴƛǎƳ 
for the protection of wildlife in Ireland.  A network of nationally protected Nature Reserves, 
which public bodies have a duty to protect, is established under the Wildlife Acts. Sites of 
national importance for nature conservation are afforded protection under planning policy 
and the Wildlife Acts. Natural Heritage Areas (NHAs) are sites that are designated under the 
Wildlife Acts for the protection of flora, fauna, habitats and geological features of interest.  
Proposed Natural Heritage Areas (pNHAs) are published sites identified as of similar 
conservation interest, but which have not been statutorily proposed or designated ς but are 
nonetheless afforded some protection under planning policies and objectives.   
 
The Wildlife Acts also protect species of conservation value from injury, disturbance and 
damage to individual entities or to their breeding and resting places.  All species listed on the 
relevant Schedules to the Wildlife Acts must, therefore, constitute a material consideration in 
the planning process.   
 
An additional, important piece of national legislation for the protection of wild flora, i.e. 
vascular plants, mosses, liverworts, lichens and stoneworts, is the Flora (Protection) Order, 
2015, which makes it illegal to cut, uproot or damage listed species in any way or to alter, 
damage or interfere in any way with their habitats. 
 

8.2.2 Policy 
 
This section summaries National policy relevant to this Chapter, including national policy 
documents and policies and objectives in the relevant county development plans. 
 
LǊŜƭŀƴŘΩǎ National Biodiversity Action Plan (2017 ς 2021) (Department of Culture, Heritage 
and the Gaeltacht, 2017), in accordance with the Convention on Biological Diversity, is a 
ŦǊŀƳŜǿƻǊƪ ŦƻǊ ǘƘŜ ŎƻƴǎŜǊǾŀǘƛƻƴ ŀƴŘ ǇǊƻǘŜŎǘƛƻƴ ƻŦ LǊŜƭŀƴŘΩǎ ōƛƻŘƛǾŜǊǎƛǘȅΣ ǿƛǘƘ ŀƴ ƻǾŜǊŀƭƭ 
objective to secure the conservation, including, where possible, the enhancement and 
sustainable use, of biological diversity in Ireland and to contribute to collective efforts for 
conservation of biodiversity globally.  Action 1.1.3 of the National Biodiversity Action Plan 
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ǎǘŀǘŜǎ ǘƘŀǘ άall Public Authorities and private sector bodies move towards no net loss of 
biodiversity through strategies, planning, mitigation measures, appropriate offsetting and/or 
investment in Blue-Green infrastructureέ όǇΦ нуύΦ  ¢ƘŜ Ǉƭŀn is implemented through legislation 
ŀƴŘ ǎǘŀǘǳǘƻǊȅ ƛƴǎǘǊǳƳŜƴǘǎ ŎƻƴŎŜǊƴŜŘ ǿƛǘƘ ƴŀǘǳǊŜ ŎƻƴǎŜǊǾŀǘƛƻƴΦ  LǊŜƭŀƴŘΩǎ пǘƘ bŀǘƛƻƴŀƭ 
Biodiversity Action Plan (NBAP) has been in development since October 2021. The Plan will 
set the national biodiversity agenda for the period 2023-2027. The Plan will be published in 
early 2023. 
 
All-Ireland Pollinator Plan 2021 ς 2025 (NBDC, 2021) seeks to halt the decline in pollinators 
through a range of objectives.  This plan is supplemented by the guidance document Councils: 
Actions to Help Pollinators (NBDC, 2016). 
 
Dún Laoghaire-Rathdown County Development Plan 2022-2028 (DLRCC, 2022) sets out the 
policy objectives and the overall strategy for the proper planning and sustainable 
development of the county over the plan period. The plan sets out an approach centred on 
the core principle of sustainability with a focus on creating vibrant, liveable, climate resilient 
communities. The following policies are relevant in relation to this biodiversity assessment: 

 
GIB18: To protect and conserve the environmental including, in particular, the natural 

heritage of the County and to conserve and manage nationally and internationally 
important and EU designated sites ς such as Special Protection Areas (SPAs), Special 
Areas of Conservation (SACs), proposed Natural Heritage Areas (pNHAs) and Ramsar 
sites (wetlands) - as well as non-designated areas of high nature conservation value 
ƪƴƻǿƴ ŀǎ ƭƻŎŀƭƭȅ ƛƳǇƻǊǘŀƴǘ ŀǊŜŀǎ ǿƘƛŎƘ ŀƭǎƻ ǎŜǊǾŜ ŀǎ ΨǎǘŜǇǇƛƴƎ ǎǘƻƴŜǎΩ ŦƻǊ ǘƘŜ 
purposes of Article 10 of the Habitats Directive. 

 

GIB19: It is a policy objective to ensure the protection of natural heritage and biodiversity, 
including European Sites that form part of the Natura 2000 network, in accordance 
with relevant EU environmental directives and applicable national legislation, policies, 
plans and guidelines. 

 

GIB20: To support the provisions of the forthcoming DLR County Biodiversity Action Plan, 
2021-2025. 

 

GIB21: To protect and preserve areas designated as proposed Natural Heritage Areas, Special 
Areas of Conservation, and Special Protection Areas. It is council policy to promote the 
ƳŀƛƴǘŜƴŀƴŎŜ ŀƴŘ ŀǎ ŀǇǇǊƻǇǊƛŀǘŜΣ ŘŜƭƛǾŜǊȅ ƻŦ ΨŦŀǾƻǳǊŀōƭŜΩ ŎƻƴǎŜǊǾŀǘƛƻƴ ǎǘŀǘǳǎ ƻŦ 
habitats and species within these areas. 

 
GIB22:  To protect and promote the conservation of biodiversity in areas of natural heritage 

importance outside designated areas and to ensure that notable sites, habitats and 
features of biodiversity importance - including species protected under the Wildlife 
Acts 1976 and 2000, the Birds Directive 1979, the Habitats Directive 1992, Birds and 
Habitats Regulations 2011, Flora (Protection) Order, 2015, Annex I habitats, local 
important areas, wildlife corridors and rare species - are adequately protected. 
Ecological assessments will be carried out for all developments in areas that support, 
or have potential to support, features of biodiversity importance or rare and protected 
species and appropriate mitigation/avoidance measures will be implemented. In 
implementing this policy, regard shall be had to the Ecological Network, including the 
forthcoming DLR Wildlife Corridor Plan, and the recommendations and objectives of 
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ǘƘŜ DǊŜŜƴ /ƛǘȅ DǳƛŘŜƭƛƴŜǎ όнллуύ ŀƴŘ Ψ9ŎƻƭƻƎƛŎŀƭ DǳƛŘŀƴŎŜ bƻǘŜǎ ŦƻǊ [ƻŎŀƭ !ǳǘƘƻǊƛǘƛŜǎ 
ŀƴŘ 5ŜǾŜƭƻǇŜǊǎΩ ό5ǵƴ [ŀƻƎƘŀƛǊŜ-Rathdown Version, 2014). 

 
GIB23: To protect the Ecological Network which will be integrated into the updated Green 

Infrastructure Strategy and will align with the DLR County Biodiversity Action Plan. 
Creating this network throughout the County will also improve the ecological 
coherence of the Natura 2000 network in accordance with Article 10 of the Habitats 
Directive. The network will also include non-designated sites. 

 
GIB24: To maintain and protect the natural character and ecological value of the river and 

stream corridors in the County and where possible to enhance existing channels and 
to encourage diversity of habitat and nature-based solutions that incorporate 
biodiversity features. It is also policy (subject to the sensitivity of the riverside habitat), 
to provide public access to riparian corridors, to promote improved passive 
recreational activities. 

 
GIB25:  To retain and protect hedgerows in the County from development, which would 

impact adversely upon them. In addition, the Council will promote the protection of 
existing site boundary hedgerows and where feasible require the retention of these 
when considering a grant of planning permission for all developments. The Council 
ǿƛƭƭ ǇǊƻƳƻǘŜ ǘƘŜ /ƻǳƴǘȅΩǎ ƘŜŘƎŜǊƻǿǎ ōȅ ƛƴŎǊŜŀǎƛƴƎ ŎƻǾŜǊŀƎŜΣ ǿƘŜǊŜ ǇƻǎǎƛōƭŜΣ ǳǎƛƴƎ 
locally native species and to develop an appropriate code of practice for road 
hedgerow maintenance. The Council will promote the protection of existing 
hedgerows when considering a grant of planning permission for all developments. 

 
GIB26: To protect, promote and preserve sites of Geological and Geomorphological 

importance, in particular the proposed Natural Heritage Areas (NHAs), and any County 
Geological Sites (CGS), that become designated during the lifetime of the Plan. 

 
GIB27: To retain the individual physical character of towns and development areas by the 

designation of green belt areas, where appropriate. 
 
GIB28:  ¢ƻ ǇǊŜǇŀǊŜ ŀƴ ΨLƴǾŀǎƛǾŜ !ƭƛŜƴ {ǇŜŎƛŜǎ !Ŏǘƛƻƴ tƭŀƴΩ ŦƻǊ ǘƘŜ /ƻǳƴǘȅ ǿƘƛŎƘ ǿƛƭƭ ƛƴŎƭǳŘŜ 

actions in relation to Invasive Alien Species (IAS) surveys, management and treatment 
and to also ensure that proposals for development do not lead to the spread or 
introduction of invasive species. If developments are proposed on sites where invasive 
species are or were previously present, the applicants will be required to submit a 
control and management program for the particular invasive species as part of the 
planning process and to comply with the provisions of the European Communities 
Birds and Habitats Regulations 2011 (S.I. 477/2011). 

 
GIB29:  To increase the use of Nature Based Solutions (NBS) within the County, and to 

promote and apply adaption and mitigation actions that favour NBS, which can have 
multiple benefits to the environment and communities. NBS has a role not only to 
meet certain infrastructure related needs (e.g. flooding management), and 
development needs, but also to maintain or benefit the quality of ecosystems, 
habitats, and species. 
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GIB30:  To promote biodiversity by avoiding the widespread use of chemical weedkillers, 
herbicides and pesticides such as glyphosate for routine road and park maintenance. 

 
 

Dún Laoghaire-Rathdown County Biodiversity Action Plan 2021 ς 2025 addresses biodiversity 
loss by outlining actions to restore and enhance biodiversity and ecosystems within the 
ŎƻǳƴǘȅΦ ¢ƘŜ Ƴŀƛƴ ƳŜǎǎŀƎŜ ŦƻǊ ǘƘƛǎ Ǉƭŀƴ ƛǎ άNature Recovery, Restoration and Reconnection. 
The action plan contains a map showing the county wide ecological corridors, including the 
Stradbrook Stream and the linear woodland along the northern boundary of the site. This 
ecological corridor has been considered in this assessment under Key Ecological Receptor No. 
м Ψ[ƛƴŜŀǊ ²ƻƻŘƭŀƴŘΩ ŀƴŘ YŜȅ 9ŎƻƭƻƎƛŎŀƭ wŜŎŜǇǘƻǊ bƻΦ п Ψ{ǘǊŀŘōǊƻƻƪ {ǘǊŜŀƳΩΦ ! ƴƻƴ-exhaustive 
list of Actions in the Biodiversity Action Plan, most relevant to the proposed development, 
include: 

 

Action 3.1: Protect existing swift nesting sites where possible; establish new sites in existing 
public and private properties; and request artificial swift nest boxes as part of new 
development in DLR.  

Action 3.6: ¢ƻ ǇǊƻǘŜŎǘΣ ǊŜǎǘƻǊŜ ŀƴŘ ŜȄǇŀƴŘ ƻǳǊ /ƻǳƴǘȅ 9ŎƻƭƻƎƛŎŀƭ bŜǘǿƻǊƪ ŀƴŘ 5[wΩ{ DǊŜŜƴ 
Infrastructure. Deliver Nature Recovery and Restoration as part of our Ecological 
Network and promote the use of Nature-based Solutions where these solutions 
allow the delivery and expansion of our Ecological Network. 

Action 3.9: Complete the actions for councils outlined in the All-Ireland Pollinator Plans 2015-
2020 and 2021- 2025, and create areas for wildlife and pollinators. 

 

8.2.3 Guidance 

The process of identifying, quantifying and evaluating potential impacts of the proposed 
development on habitats, species and ecosystems was undertaken in accordance with the 
Chartered Institute of Ecology and Environmental Management (CIEEM) Guidelines for 
Ecological Impact Assessment in the UK and Ireland (CIEEM, 2019). In addition, reference to 
the following recognised guidance defined the scope and evaluation process: 

¶ Collins (2016) Bat Surveys for Professional Ecologists: Good Practice Guidelines (3rd 
Edition); 

¶ EPA (2002) Guidelines on the Information to be Contained in Environmental Impact 
Statements; 

¶ EPA (2003) Advice Notes on Current Practice in the Preparation of Environmental Impact 
Statements; 

¶ EPA (2015) Draft Advice Notes for preparing Environmental Impact Statements; 

¶ EPA (2022) Guidelines on the information to be contained in Environmental Impact 
Assessment Reports; 

¶ Institution of Lighting Professionals (2020) Guidance notes for the reduction of obtrusive 
light. Guidance Note 01/20;  

¶ Marnell, F. Kelleher, C & Mullen, E. (2022). Bat Mitigation Guidelines for Ireland v2. Irish 
Wildlife Manuals, No. 134; 

¶ NBDC (2021) All Ireland Pollinator Plan 2021-2025; 
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¶ TII (2006a) Best Practice Guidelines for the Conservation of Bats in the Planning of 
National Road Schemes; 

¶ TII (2006b) Guidelines for the Treatment of Bats during the Construction of National 
Road Schemes; 

¶ TII (2006c) Guidelines for the protection and preservation of trees, hedgerows and scrub 
prior to, during and post Construction of National Road Schemes; 

¶ TII (2008a) Environmental Impact Assessment of National Road Schemes ς A Practical 
Guide (Revision 1); 

¶ TII (2008b) Ecological Survey Techniques for Protected Flora and Fauna during the 
Planning of National Road Schemes; 

¶ TII (2008c) Guidelines for the Treatment of Otters Prior to the Construction of National 
Road Schemes; 

¶ TII (2008d) Guidelines for the Crossing of Watercourses During the Construction of 
National Road Schemes; 

¶ TII (2009) Guidelines for Assessment of Ecological Impacts of National Road Schemes; 

¶ TII (2020a) The Management of Invasive Alien Plant Species on National Roads ς 
Standard; and 

¶ TII (2020b) The Management of Invasive Alien Plant Species on National Roads ς 
Technical Guidance. 

 

8.3 Methodology (Ecological Impact Assessment) 
 

This section describes the methodologies that were followed in collecting information, in 
describing the baseline ecological conditions and in assessing the likely impacts of the 
proposed development. 
 

8.3.1 Establishing the Zone of Influence 
 
The key factors to be taken into account when establishing the Zone of Influence for a 
proposed development are: 

¶ The nature, scale, and location of the proposed development; 

¶ The sensitivities of the ecological receptors in the receiving environment; and, 

¶ The potential for cumulative or in-combination impacts. 
 

For example, in the case of a proposed development connected to a river, it may be necessary 
to extend the Zone of Influence a significant distance upstream and/or downstream to capture 
all potential impacts on water-dependent ecological receptors. 

 
Having regard to the above key variables, the Zone of Influence was defined as: 

¶ The proposed development boundary plus a 500 m buffer 

¶ The downstream extent of the Stradbrook Stream 

¶ The Liffey Estuary Lower Transitional Waterbody 

¶ ¢ƘŜ Ŏƻŀǎǘŀƭ ǿŀǘŜǊōƻŘƛŜǎ ƻŦ 5ǳōƭƛƴ .ŀȅ ŦǊƻƳ LǊŜƭŀƴŘΩǎ 9ȅŜ ǘƻ 5ŀƭƪŜȅ Lǎƭŀƴd. 
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This area was defined as the Zone of Influence and extends to the maximum distance at which 
potential adverse effects could occur including via hydrological connections i.e. foul water and 
surface water pathways. In addition, beyond this limit, noise and visual disturbance to birds 
will not occur.  The Zone of Influence is presented in Appendix 8.1. 
 

8.3.2 Establishing the Study Area 
 
The extent of the study area is defined by the ecological features likely to occur within an 
effects distance from the proposed development.  The desk study area covered the entire 
Zone of Influence, as described in the preceding section.  For the field study, however, it was 
not practical to carry out surveys over such a large area.  Therefore, the field study area was 
limited to the area subject to direct impacts or immediate effects, i.e. the proposed 
development boundary, plus a maximum distance of 150m upstream and downstream of the 
Stradbrook Stream where accessible, as well as the location of a heronry in Southdene, a 
residential development adjoining the western side of the site.  This area was considered to 
be adequate to identify all ecological features which could potentially be subject to direct 
impacts from the proposed development or act as pathways for indirect impacts or effects to 
other features in the wider Zone of Influence.  
 

8.3.3 Approach and Objectives 
 
A habitat is the environment in which an animal or plant lives and is generally defined in terms 
of vegetation and physical structures.  Habitats and species of ecological significance occurring 
or likely to occur within the defined Zone of Influence and study area of the proposed 
development were classified as Key Ecological Receptors. 

 
Lƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ¢ǊŀƴǎǇƻǊǘ LƴŦǊŀǎǘǊǳŎǘǳǊŜ LǊŜƭŀƴŘΩǎ ό¢LLύ Guidelines for Assessment of 
Ecological Impacts of National Road Schemes (2009), an impact assessment has been 
undertaken of Key Ecological Receptors within the Zone of Influence of the proposed 
development.  While these guidelines were specifically designed for national road schemes, 
their guidance on how to assess ecological impacts is comprehensive and applicable to a wide 
range of different types of projects. According to these guidelines, the Zone of Influence is the 
άŜŦŦŜŎǘ ŀǊŜŀέ ƻǾŜǊ ǿƘƛŎƘ ŎƘŀƴƎŜ ǊŜǎǳƭǘƛƴƎ ŦǊƻƳ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ƭƛƪŜƭȅ ǘƻ ƻŎŎǳǊΦ  
The Key Ecological Receptors are defined as features of sufficient value as to be material in 
the decision-making process for which potential impacts from the proposed development are 
likely. 

 
In the context of the proposed development, a Key Ecological Receptor is defined as any 
feature valued as being of one of the following levels of importance: 

¶ International Importance 

¶ National Importance 

¶ County Importance 

¶ Local Importance (Higher Value) 
 

Features of Local Importance (Lower Value) and features of no ecological value and are not 
considered to be Key Ecological Receptors.  The assessment does not consider effects on 
aspects of the environment other than Biodiversity. 
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This chapter quantifies the potential impacts on identified Key Ecological Receptors and 
prescribes mitigation measures required to avoid and reduce any likely significant effects. 

 
Determining the ecological issues to be addressed for the assessment was informed by early 
engagement with relevant stakeholders.  During this scoping process, selected consultees 
were provided the opportunity to input into the proposed development through preliminary 
discussions on Key Ecological Receptors that could potentially be affected; strategies to avoid 
negative impacts; and, where possible, compensation or enhancement measures.  Further 
details of the consultation process, including a list of the statutory and non-statutory 
consultees contacted, can be found in Table 8-1. 
 
On completion of scoping, a desk study was undertaken to review all available published data 
describing the ecological conditions within the greater area of the proposed development.  
The desk study cross-referenced this published data with publicly available maps and aerial 
orthophotography from Ordnance Survey Ireland (OSi), National Parks & Wildlife Service 
(NPWS) and Environmental Protection Agency (EPA) to identify Key Ecological Receptors. 
During preparation of this assessment, the statutory conservation agency, the NPWS, 
provided data on nature conservation designations, habitats and species of conservation 
interest.  The baseline information obtained from the desk study was the first stage in defining 
the Zone of Influence of the proposed development. 

 
Determining baseline ecological conditions allows an accurate prediction of the likely impacts 
of the proposed development on Key Ecological Receptors and an assignment of ecological 
significance to them. 
 
Where negative impacts were identified, detailed and specific mitigation measures have been 
proposed in accordance with the hierarchy of options suggested in the research for the 
European Commission publication Assessment of plans and projects in relation to Natura 2000 
sites: Methodological guidance on Article 6(3) and (4) of the Habitats Directive 92/43/EEC (EC, 
2021).  Preference was given to avoiding impacts at their source.  Where this was not possible, 
the following approaches were adopted, in order of decreasing preference: reduce impacts at 
source, abate on site, and finally abate at receptor.  These measures have been incorporated 
into the design of the proposed development. 

 
The information provided in this chapter accurately and comprehensively describes the 
baseline ecological environment, provides an accurate prediction of the likely significant 
ecological impacts of the proposed development, prescribes specific mitigation as necessary 
and describes any residual ecological effects. 

 

8.3.4 Terminology 
 
The evaluation of Key Ecological Receptors and the criteria used to determine ecological value 
is in accordance with the aforementioned guidance (TII, 2009).  The description of effects is in 
accordance with Guidelines on the Information to be Contained in Environmental Impact 
Assessment Reports (EPA, 2022). 
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8.3.5 Desk Study 
 
The desk study undertaken for this Chapter included a review of available ecological data from 
the following sources: 

¶ The National Parks & Wildlife Service (NPWS) Designations Viewer was reviewed to 
determine the location of nationally and internationally designated sites within the 
Zone of Influence of the proposed development 

¶ The National Parks & Wildlife Service (NPWS) provided rare and protected species 
records from within 10km of the proposed development. 

¶ The National Biodiversity Data Centre (NBDC) database provided species records within 
2km of the proposed development. 

¶ Bat Conservation Ireland (BCI) provided records of bat within 1km of the proposed 
development. 

¶ Environmental Protection Agency (EPA) Unified GIS Application provided data in 
relation to the Water Framework Directive Risk/Status of waterbodies in the Zone of 
Influence. 

¶ Irish Wetland Bird Survey (I-WeBS) data from BirdWatch Ireland provided monthly 
counts for survey sub-sites in Dublin Bay 

¶  

¶ The previous planning application documents relevant to biodiversity were also 
reviewed: 

¶ Openfield (2020) Ecological Impact Statement for residential development, Dalguise 
House, Monkstown, Co. Dublin  

¶ Wildlife Surveys (2018) A bat impact assessment of Dalguise House and surrounding 
lands, Monkstown Rd, Monkstown, Dun Laoghaire/Rathdown, Co. Dublin and potential 
impacts of the proposed development. A report for Horan Rainsford Architects, Dublin. 

¶ Enviroguide (2021) Bird survey results 2020/2021 at Lands at Dalguise House, 
Monkstown, Co. Dublin.  

¶ Bat Derogation Licence issued by the NPWS (DER BAT 2020-28) 

¶ The An Bord Pleanála Inspectors Report for the proposed development, including the  

¶ Planning submission from the Development Application Unit of the NPWS 

¶ The Grounding Affidavit of Monkstown Residence Association and others (second 
amended statement) 

¶ The Grounding Affidavit of Starrs Holdings Ltd 

¶ Filed Affidavit of Padraic Fogarty 

¶ Filed Affidavit of Brian Keeley 

¶ Monkstown Road Residents Association vs An Bord Pleanála [2022] IEHC2020/737JR 
 

As with all desk studies, the data is only as good as the data supplied by the recorders and 
recording schemes.  The recording schemes provide disclaimers in relation to the quality and 
quantity of the data they provide, and these were considered when examining the outputs of 
the desk study.  
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8.3.6 Consultation 
 
The consultees listed in Table 8-1 were contacted and invited to submit any observations in 
relation to ecology and nature conservation.  Observations received relevant to this chapter 
are summarised in Table 8-1 below. Concerns raised by the consultees have been addressed 
as far as possible. 

 
The purpose of the consultations was to: 

¶ Identify any relevant information that consultees held, including the presence of data 
on protected species or species of conservation concern; 

¶ Identify any concerns that consultees may have in relation to the proposed 
development; and, 

¶ Identify any issues that the consultees would like to see addressed during the ecological 
impact assessment process. 

 
 

Table 8-13 Details of Consultations 
 

Consultee Date Summary 

Department of 
Housing, 
Department of 
Housing, Local 
Government and 
Heritage (National 
Parks & Wildlife 
Service)Local 
Government and 
Heritage (National 
Parks & Wildlife 
Service) 

24th March 2022 A response to the consultation request was received 
from the NPWS. The NPWS made the following 
observations: 

¶ All the measures to prevent sediments and other 
potential pollutants entering the Stradbrook Stream 
set out in the Outline Construction Management 
Plan and the EcIA supporting this application are 
implemented in full; and that a Construction and 
Environmental Plan detailing these measures and 
the methodology and timetable for their 
implementation be submitted for the written 
agreement of the Planning Authority before any 
development commences on site. 

¶ Any clearance of vegetation from the development 
site should only take place outside the main bird 
nesting season i.e. in the period from the 1st of 
September to the end of February. 

¶ A grey heron conservation plan for the Dalguise 
House site should be drawn up by the applicant, in 
consultation with the Biodiversity Officer of Dún 
Laoghaire- Rathdown County Council and 
submitted for the written agreement of the 
planning authority before any development 
commences on site. 

¶ All measures set out in the submitted Bat Impact 
Assessment and EcIA to conserve bats during the 
construction and occupational phases of the 
proposed development should be implemented in 
full, these to include further bat surveys preceding 
any building demolition or tree felling, the 
supervision of such demolition and felling by a bat 
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Consultee Date Summary 

specialist, the provision of bat boxes and installation 
of bat friendly lighting. 

Inland Fisheries 
Ireland (IFI) 

12th January 
2022 

A response to the consultation request was received 
from IFI. IFI made the following observations: 

IFI stated the following: 

¶ Best practice should be implemented at all times in 
relation to any activities that may impact on surface 
water. 

¶ Disturbance of riparian habitats should be 
minimised. 

¶ Good housekeeping measures are integral to 
achieving prevention of excessive turbid run-off to 
surface water systems. 

¶ An Invasive Species and Biosecurity Plan should be 
included to treat and manage identified invasive 
species onsite. 

¶ The specific details of any works directly affecting 
watercourses or riparian habitats in the area, in 
particular surface water discharges to the stream 
must first be submitted to IFI for assessment. 

In addition to this, IFI highlighted best practice guidance 
material which should be followed in order to avoid 
negative effects on surface waters. 

Dún-Laoghaire 
Rathdown County 
Council Biodiversity 
Officer 

27th June 2022 The Biodiversity Officer referred to the Biodiversity 
Action Plan and DLR Otter Survey, and also made the 
following observations: 

¶ Surveys of rare and protected species including 
large mammals, bats, invasive species, plants and 
breeding birds should be undertaken by specialists. 

¶ Examine how the watercourse can be improved as 
a result of the proposed development. 

¶ Cumulative Impacts should be considered. 

¶ The Zone of Influence for the proposed 
development should be considered. 

¶ Opportunities to improve the area including the 
riparian habitat within the zone of influence should 
be looked at. 

¶ Investigate if there is a weir which can be removed 
as part of enhancement measures. 

 

8.3.7 Ecological Survey Methodology 
 
Field surveys were conducted adhering to the following guidelines: 

¶ Guidelines for Ecological Survey Techniques for Protected Flora and Fauna during the 
Planning of National Road Schemes (TII, 2008b) 

¶ Guidelines for Assessment of Ecological Impacts of National Road Schemes (TII, 2009) 
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¶ Best Practice Guidance for Habitat Survey and Mapping (Smith et al., 2011) 

¶ A Guide to Habitats in Ireland (Fossitt, J. 2000) 

¶ Interpretation Manual of European Union Habitats (EC, 2013) 

¶ Guidelines for the Treatment of Otters prior to the Construction of National Road 
Schemes (TII, 2008c) 

¶ Threat Response Plan: Otter (2009-2011) (NPWS 2009) 

¶ Bat Surveys for Professional Ecologists: Good Practice Guidelines (Collins, J. (ed.) 2016) 

¶ CBS Manual Guidelines for Countryside Bird Survey participants (Birdwatch Ireland 
2012) 

¶ Bird Atlas 2007-11 (BTO, 2011) 
 

8.3.8 Overview of Ecological Surveys 
 
Field surveys were undertaken in 2021 and 2022 (see Table 1-2 for details). The surveys aimed 
to detect the presence, or likely presence, of rare/threatened, protected and invasive species, 
and to record the habitats present in the study area.  The surveys provided baseline 
information regarding the existing ecology of the study area.  Incidental records of plants, bird 
species and protected species were collected throughout the surveys in 2021 and 2022.  
 
Specific ecological surveys were carried out with respect to the following: 

¶ Habitats 

¶ Otter  

¶ Badger 

¶ Bats 

¶ Breeding Birds 

¶ Reptiles and Amphibians 

¶ Invasive Species 

¶ Water Chemistry and Freshwater Invertebrate Sampling 
 
Results of these surveys are presented in Section 8.5.  Table 1-2 below lists the surveys, dates 
and personnel involved.  Where the surveys were carried out over several days, the exact 
dates are listed in the individual sections. 

 
Table 8-14 Ecological Survey Details 

 

Survey Date Surveyor 

Habitats 20th June & 5th July 2021 tŀǘǊƛŎƪ hΩ{ƘŜŀΣ Rachel Heaphy and 
Kalvin Townsend-Smyth 

Otter 26th July 2021 tŀǘǊƛŎƪ hΩ{ƘŜŀ ŀƴŘ wŀŎƘŜƭ IŜŀǇƘȅ 

Badger 20th June & 5th July 2021 tŀǘǊƛŎƪ hΩ{ƘŜŀΣ wŀŎƘŜƭ IŜŀǇƘȅ ŀƴŘ 
Kalvin Townsend-Smyth 

Bats June - August 2021, October 
2021 

tŀǘǊƛŎƪ hΩ{ƘŜŀΣ wŀŎƘŜƭ Heaphy, 
Kalvin Townsend-Smyth and ROD 
Environment Team 
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Survey Date Surveyor 

Breeding Birds 20h June & 5th July 2021, 
17th January 2022, 31st 
March 2022. 

tŀǘǊƛŎƪ hΩ{ƘŜŀΣ wŀŎƘŜƭ IŜŀǇƘȅ ŀƴŘ 
Kalvin Townsend-Smyth 

Reptiles and Amphibians 20th June & 5th July 2021 Patrick hΩ{ƘŜŀΣ wŀŎƘŜƭ IŜŀǇƘȅ ŀƴŘ 
Kalvin Townsend-Smyth 

Invasive Species 20th June & 5th July 2021 tŀǘǊƛŎƪ hΩ{ƘŜŀΣ wŀŎƘŜƭ IŜŀǇƘȅ ŀƴŘ 
Kalvin Townsend-Smyth 

Water Chemistry and 
Freshwater Invertebrate 
Sampling 

12th October 2021 APEM 

 

8.3.8.1 Habitats 
 

Habitat surveys were conducted in accordance with best practice guidance (Smith et al., 
2011). The entire site was systematically surveyed, and all habitats present were assessed, 
classified and sketched onto field maps. Habitats were classified according to A Guide to 
Habitats in Ireland (Fossitt, 2000) and any habitats corresponding to types listed on Annex I 
to the Habitats Directive were identified using the Interpretation Manual of European Union 
Habitats (EC, 2013).  

 

8.3.8.2 Otter 
 

An Otter survey was conducted adhering to best practice guidelines (TII, 2008b,c), and 
involved a systematic search of the entire site, and 150m upstream and downstream along 
the Stradbrook Stream, where accessible. The survey involved a search for signs of otter 
activity (prints, spraints, trails, holts, couches, slides, feeding remains etc.). 

  

8.3.8.3 Badger 
 

The badger survey was conducted as part of the multidisciplinary walkover surveys and 
aimed to identify the presence or likely presence of Badger (Meles meles) in the study area.  
The badger survey was conducted following best practice guidance (TII, 2008b) and involved 
a systematic search for physical evidence of badgers, e.g. setts, latrines, and badger paths.  
The optimal period for badger surveys is during the seasonal peaks in territorial activity and 
when vegetation cover which may obscure signs is at a minimum (January to April and less 
pronounced peak in October). 

 

8.3.8.4 Bats 
 

Bat suitability assessment 

The bat suitability assessment focussed on identifying built or natural features within the 
site of the proposed development. The bat suitability assessment was conducted adhering 
to best practice guidelines (TII, 2006a,b; Collins (ed.), 2016) and involved a visual assessment 
and categorisation of suitable features on trees and structures capable of supporting 
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roosting bats.  Trees and structures were assessed using the recognised criteria outlined in 
Collins (ed.) (2016).   
 
Emergence/Re-entry Surveys  

Following the bat roost suitability assessment, trees and structures which were considered 
suitable for bats to roost in were surveyed.  The emergence surveys were undertaken 
between 15 minutes before sunset and 105 minutes after sunset. The re-entry surveys were 
undertaken from 90 minutes before sunrise to sunrise.  The emergence and re-entry surveys 
adhered to best practice guidelines (Collins (ed.), 2016).  

 
Surveyors undertook their work in pairs or groups.  The surveyors used either Anabat 
Walkabout or Song Meter EM3+ bat detectors. Both detectors allow visual validation of 
echolocation recordings (species identification) in real time. 

 
Following each survey, recordings (detections) were processed using Kaleidoscope Pro 
Analysis or BTO Acoustic Pipeline software to extract information including sound 
recordings, sonograms, GPS coordinates, time, date and species identification confidence 
values.  Recordings with low confidence values or of rare species were validated manually.  

 
Static Bat Surveys 

Static bat detectors (Song Meter Mini Bat) were deployed at the row of sheds at the southern 
edge of the site and at the meadow on the northern side of the site.  The detectors were set 
to record from sunset to sunrise and were left recording for two weeks in June and July.  The 
data collected was analysed using Kaleidoscope Pro Analysis or BTO Acoustic Pipeline 
software. 
 

8.3.8.5 Breeding Birds 
 

The breeding bird survey followed the Countryside Bird Survey (CBS) methodology 
(Birdwatch Ireland, 2012). A predetermined transect route was walked early in the morning 
ŀǘ ŀ ǎƭƻǿ ǇŀŎŜΣ ŀƴŘ ōƛǊŘǎ ǿƛǘƘƛƴ ǘƘŜ ǎǳǊǾŜȅƻǊΩǎ ŦƛŜƭŘ ƻŦ Ǿƛǎƛƻƴ ŀƴŘ hearing were recorded. 
Two breeding bird surveys were undertaken at the site, one on the 20th June and the second 
on 9th July and both surveys lasted approximately 1 hour. The surveyor also used x10 
binoculars to aid the identification of birds at distance. All bird species were recorded using 
standard British Trust for Ornithology (BTO) species codes. Evidence of breeding for each 
ōƛǊŘ ǎǇŜŎƛŜǎ ǿŀǎ ŀƭǎƻ ŎƻƭƭŜŎǘŜŘΣ ƴƻǘƛƴƎ ΨǇƻǎǎƛōƭŜΩΣ ΨǇǊƻōŀōƭŜΩ ŀƴŘ ΨŎƻƴŦƛǊƳŜŘΩ ōǊŜŜŘƛƴƎ ŀǎ 
outlined in Bird Atlas 2007-11 (BTO, 2011). Incidental recordings of bird species were also 
made during the other ecological surveys. 

 
In addition to this, a Grey Heron survey was carried out on 17th January 2022. This survey 
involved an inspection of trees within and adjacent to the site of the proposed development 
for Grey Heron nests. This exercise is easier in the winter when broadleaved trees are not in 
leaf. Notes were take on the location of these nests, what species of tree they were nesting 
in, the size of the nests and whether they appeared to be new or old. A survey of the nests 
was carried out on the 31st January 2022. The purpose of this was to record activity at the 
nests recorded in January 2022. 
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8.3.8.6 Wintering Birds 
 

A wintering bird survey (Enviroguide, 2021) was undertaken in winter 2020/21. The report 
did not record any Qualifying Interest bird species on the site, despite significant survey 
effort, with 36 hours spent surveying over six days. This corroborates the assessment made 
in 2021 as part of the habitat survey which noted that the site is unsuitable for wintering 
wetland birds. Wetland bird species are typically associated with coastal and intertidal 
habitats. While some species, such as Light-bellied brent Geese are known to feed on 
amenity grassland, the site of the proposed development does not contain large open 
spaces, which do not impede their sightlines. The front lawn has fences and is dotted with 
trees, while the northern lawn near Purbeck is on a slope. Both of these areas are surrounded 
by tall trees. 
 

 

8.3.8.7 Other Mammals, Reptiles and Amphibians 
 

During the ecological surveys, the potential for the Study area to support other species 
protected under the Wildlife Acts, such as Irish Hare, Pygmy Shrew, deer species, Irish Stoat, 
Hedgehog and Common Lizard was assessed.  Any natural and built features that could 
potentially support these species were searched thoroughly and any physical evidence, such 
as live sightings, feeding signs and droppings/scats. Any incidental evidence of these species 
observed during the surveys was recorded. 

 

8.3.8.8 Invasive Plant Species 
 

Invasive plants, including species listed on the Third Schedule to the Habitats Regulations, 
but also other species which can negatively impact biodiversity were recorded and their 
distributions sketched on field maps.  Target notes were taken which detailed height, 
density, and any signs of previous management.  

 

8.3.8.9 Water Chemistry and Freshwater Invertebrate Sampling 
 

The water quality assessment included semi-quantitative sampling of benthic 
macroinvertebrates and chemical analysis at two locations on the Stradbrook Stream, 
upstream and downstream of the proposed bridge. The locations were selected to provide 
baseline data upstream and downstream of the proposed in-stream works. The 
methodology used in the water quality assessment report is provided in Appendix 8.6. 

 

8.3.9 Assessment Methodology 
 
The ecological evaluation and impact assessment methodology within this Chapter follows the 
methodology that is set out in Chapter 3 of Guidelines for Assessment of Ecological Impacts of 
National Roads Schemes (TII, 2009). 
 
Evaluation of ecological resources  

The criteria used for the ecological evaluation follow those set out in Section 3.3 of TII (2009).  
These guidelines set out the context for the determination of value on a geographic basis, with 
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a hierarchy assigned in relation to the importance of any receptor based on the following 
scale: 

¶ International Importance 

¶ National Importance 

¶ County Importance 

¶ Local Importance (Higher Value) 

¶ Local Importance (Lower Value) 

 
The Guidelines clearly set out the criteria by which each geographic level of importance can 
be assigned.  For example, Locally Important (Lower Value) receptors contain habitats and 
species that are widespread and of low ecological significance and only of importance in the 
local area. Conversely, Internationally Important sites are either designated for conservation 
as part of the Natura 2000 network (SACs or SPAs) or provide the best examples of habitats or 
internationally important populations of protected species. 

 
All habitats and species within the Zone of Influence and Study area were assigned a level of 
significance on the above basis, and Key Ecological Receptors were established and classified 
on this basis. 
 
Characterisation of ecological impacts  

The impact assessment herein uses the EPA (2022) and is based on the criteria listed in Annex 
III of the amended EIA Directive, but also has regard to the EPA (2015) guidelines in relation 
to characterising the impact of the proposed development on the receiving environment. The 
parameters used to characterise ecological impacts are:  

¶ The magnitude and spatial extent of the impact (for example geographical area and 
size of the population likely to be affected). 

¶ The nature of the impact. 

¶ The transboundary nature of the impact; 

¶ The intensity and complexity of the impact;. 

¶ The probability of the impact. 

¶ The expected onset, duration, frequency and reversibility of the impact; 

¶ The cumulation of the impact with the impact of other existing and/or approved 
project 

¶ The possibility of effectively reducing the impact. 
 

Definitions of terms used when quantifying duration of impacts are defined below, as per EPA 
(2022): 

¶ Momentary ς seconds to minutes 

¶ Brief ς less than a day 

¶ Temporary ς up to 1 year 

¶ Short-term ς 1 to 7 years 

¶ Medium-term ς 7 to 15 years 

¶ Long-term ς 15 to 60 years 

¶ Permanent ς over 60 years 
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It is necessary to ensure that any assessment of impacts takes account of the construction and 
operational phases; direct, indirect and cumulative impacts; and impacts that are temporary, 
reversible and irreversible.   
 
Assessing the Significance of Effects 

The significance of effects was determined following guidelines set out in Section 6.2.20 of TII 
(2009), whereby effects are assigned significance based on the characterisation of impacts, 
irrespective of the value of the receptor. Significance is determined by effects on conservation 
status or integrity, regardless of geographical level at which these would be relevant. 

 
Quality and Significance are the most relevant criteria for the assessment of effects on 
biodiversity. These criteria are defined in EPA (2022) and reproduced in Table 1-3 and Table 
1-4 respectively.   
 
 
Table 8-15 Criteria for assessing quality (EPA, 2022) 
 

Quality Criteria 

Positive 
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). 

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

Negative 
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). 

 
Table 8-16 Criteria for assessing significance (EPA, 2022) 
 

Significance Criteria 

No change  No discernible change in the ecology of the affected feature. 

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

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

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

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

Profound An effect which obliterates sensitive characteristics. 
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Mitigation, compensation and enhancement  

The proposed development has been designed to specifically avoid, reduce and/or minimise 
impacts on all Key Ecological Receptors.  The potential impacts of the proposed development 
have been considered and assessed to ensure that all impacts on Key Ecological Receptors are 
adequately addressed.  Where potential significant impacts on Key Ecological Receptors are 
predicted, mitigation has been prescribed to ameliorate such impacts.  Proposed best practice 
and mitigation measures are specifically set out in this chapter and are realistic in terms of 
cost and practicality.  Mitigation measures follow best practice and have a high probability of 
success in terms of addressing the impacts on the identified Key Ecological Receptors. 
The need for compensation and/or enhancement measures has also been considered.  
/ƻƳǇŜƴǎŀǘƻǊȅ ƳŜŀǎǳǊŜǎ ŀǊŜ ǘƘƻǎŜ ǿƘƛŎƘ ΨƻŦŦǎŜǘΩ ǎƛƎƴƛŦƛŎŀƴǘ ǊŜǎƛŘǳŀƭ όǇƻǎǘ-mitigation) 
ƛƳǇŀŎǘǎΦ 9ƴƘŀƴŎŜƳŜƴǘ ƳŜŀǎǳǊŜǎ ŀǊŜ ǘƘƻǎŜ ǿƘƛŎƘ άseek to provide net benefits for biodiversity 
over and above requirements for avoidance, mitigation or compensationέ ό/IEEM, 2019 p. 12). 
 
 

8.4        Baseline Environment (Desk Study Results) 
 

8.4.1 General Description and Context 
 
The proposed development site is located approximately 300 m to the west of Monkstown 
Village and 240 m south of Seapoint Beach. The site is 3.58 ha in area, predominantly 
rectangular in shape and currently in use as a private dwelling. 
 
The proposed development site is bordered and divided by a network of mature treelines and 
linear woodlands. It is bounded to the south, east and west by residential developments and 
to the north by the Stradbrook Stream, residential developments and Monkstown Road. The 
surrounding area is dominated by suburban residential development. It is within the 
catchment of the Stradbrook Stream, which flows east-west and eventually discharges into 
Dublin Bay. The Stradbrook Stream is characterised by artificial embankments along most of 
its length. The stream is highly modified and is culverted until it reaches its outfall at the west 
pier in Dún Laoghaire. The EPA have no monitoring points and it is not assessed under the 
Water Framework Directive. 
 
The coastal waterbodies of Dublin Bay are monitored by the EPA 

 
The site contains good quality habitat for bats and bird species. An established heronry exists 
in the mature trees along the western site boundary. Grey Heron (Ardea cinerea) was recorded 
on the site on most of the field surveys.  

 
Ringsend Wastewater Treatment Plant, built in 2005, currently discharges treated wastewater 
into the Lower Liffey Estuary via an outfall approximately 1 km from the facility. It is currently 
operating at levels in excess of its intended design capacity and is therefore, not in compliance 
ǿƛǘƘ ǘƘŜ 9ǳǊƻǇŜŀƴ ¦ƴƛƻƴΩǎ ¦Ǌōŀƴ ²ŀǎǘŜǿŀǘŜǊ ¢ǊŜŀǘƳŜƴǘ 5ƛǊŜŎǘƛǾŜΦ LǊƛǎƘ ²ŀǘŜǊ ƘŀǾŜ ōŜƎǳƴ 
to upgrade the current infrastructure to achieve compliance with the Urban Wastewater 
Treatment Directive (91/271/EEC), with aims to have these works completed in 2025. This 
upgrade will provide additional secondary treatment capacity with nutrient reduction, 
additional capacity to the 24 existing secondary tanks, a new phosphorus recovery process 
ŀƴŘ ŜȄǇŀƴǎƛƻƴ ƻŦ ǘƘŜ ǇƭŀƴǘΩǎ ǎƭǳŘƎŜ ǘǊŜŀǘƳŜƴǘ ŦŀŎƛƭƛǘƛŜǎΦ   
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8.4.2 Designated Sites 
 
The NPWS online map viewer was consulted in order to identify the boundaries of designated 
sites within the Zone of Influence. 

 
There are 12 European sites (SAC/SPA) and seven nationally designated sites (pNHA) within 
the Zone of Influence. Other internationally designated sites including the Dublin Bay UNESCO 
Biosphere Reserve, the Dublin Bay Important Bird Area (IBA), and the Sandymount 
Strand/Tolka Estuary Wetland of International Importance (WII) have connectivity to the 
proposed development.  Some of these designated sites refer to the same areas. 

 
The designated sites within the Zone of Influence are presented in Appendix 8.1, and Table 1-5 
and described in the following sections.  

 
 
Table 8-17 Designated sites within the Zone of Influence. 
 

Designated site 
[site code] 

Distance from the proposed development 

European Designated Sites 

South Dublin Bay 
SAC [000210] 

The shortest absolute distance from the proposed development to this site is c. 340 m 
north to Seapoint Beach. This distance is over land and this location is within the ZoI. The 
shortest distance from the proposed development to the site via a hydrological connection 
is 1.1 km north through the Stradbrook Stream and Dublin Bay to Seapoint Beach, which 
is 200 m west of the stream outfall. In addition to this, the site is hydrologically connected 
to the Ringsend Wastewater Treatment Plant outfall hydrologically, around the South Bull 
Wall, over a distance of 3.75km. 

South Dublin Bay 
and River Tolka 
Estuary SPA 
[004024] 

The shortest absolute distance from the proposed development to this site is c. 230 m 
north to Seapoint Beach. This distance is over land and this location is within of the ZoI. 
The shortest distance from the proposed development to the site via a hydrological 
connection is 810 m northeast through the Stradbrook Stream to its outfall on the west 
side of the West Pier Pumping Station. In addition to this, this site located 650m from the 
Ringsend Wastewater Treatment Plant outfall hydrologically, at the ESB Dolphin. 

North Bull Island 
SPA [004006] 

The shortest absolute distance from the proposed development to this site is 5.8 km north 
at the North Bull Lighthouse. This distance is over land and this location is within the ZoI. 
The shortest distance from the proposed development to the site via a hydrological 
connection is 6.4 km north through the Stradbrook Stream and Dublin Bay to the North 
Bull Lighthouse. In addition to this, the site is hydrologically connected to the Ringsend 
Wastewater Treatment Plant outfall at a distance of 2 km. 

North Dublin Bay 
SAC [000206] 

The shortest absolute distance from the proposed development to this site is 5.8 km north 
just beyond the North Bull Lighthouse. This distance is over land and this location is within 
the ZoI. The shortest distance from the proposed development to the site via a 
hydrological connection is 6.4 km north through the Stradbrook Stream and Dublin Bay to 
just beyond the North Bull Lighthouse. In addition to this, the site is hydrologically 
connected to the Ringsend Wastewater Treatment Plant outfall at a distance of 2 km. 
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Designated site 
[site code] 

Distance from the proposed development 

Baldoyle Bay SAC 
[000199] 

The shortest absolute distance from the proposed development to this site is 11.4 km 
north at Sutton Golf Club. This distance is over land and this location is within the ZoI. The 
shortest distance from the proposed development to the site via a hydrological connection 
is 16 km through the Stradbrook Stream and Dublin Bay. In addition to this, the site is 
hydrologically connected to the Ringsend Wastewater Treatment Plant at a distance of 14 
km. Given the assimilative capacity of Dublin Bay, any water quality impacts would be 
negligible by the time they reached this site. Therefore, there are not considered to be any 
pathways for impact between the proposed development and this site. 

Baldoyle Bay SPA 
[004016] 

The shortest absolute distance from the proposed development to this site is 11.4 km 
north at Sutton Golf Club. This distance is over land and this location is within the ZoI. The 
shortest distance from the proposed development to the site via a hydrological connection 
is 17.6 km through the Stradbrook Stream and Dublin Bay, although many wintering birds 
are likely to travel across Dublin Bay so ex-situ pathways are considered to exist. In 
addition to this, the site is hydrologically connected to the Ringsend Wastewater 
Treatment Plant outfall at a distance of 15.8 km. 

Dalkey Islands 
SPA [004172] 

The shortest absolute distance from the proposed development to this site is 4.4 km east 
ōŜȅƻƴŘ {ŎƻǘǎƳŀƴΩǎ .ŀȅΦ ¢Ƙƛǎ ŘƛǎǘŀƴŎŜ ƛǎ ƻǾŜǊ ƭŀƴŘ ŀƴŘ ǘƘƛǎ ƭƻŎŀǘƛon is within the ZoI. The 
shortest distance from the proposed development to the site via a hydrological connection 
is 6.1 km northeast through the Stradbrook Stream, around the east of Dún Laoghaire 
Harbour and off the coast of Dalkey. In addition to this, the site is hydrologically connected 
to the Ringsend Wastewater Treatment Plant outfall at a distance of 10.1 km. 

Rockabill to 
Dalkey Island SAC 
[003000] 

The shortest absolute distance from the proposed development to this site is 4.4 km 
southeast to the northside of Maiden Rock. This distance is over land and this location is 
within the ZoI. The shortest distance from the proposed development to the site via a 
hydrological connection is 5.3 km southeast through the Stradbrook Stream, around the 
east of Dun Laoghaire Harbour and off the coast of Dalkey. In addition to this, the site is 
hydrologically connected to the Ringsend Wastewater Treatment Plant outfall at a 
distance of 6 km. 

Howth Head 
Coast SPA 
[004113] 

The shortest absolute distance from the proposed development to this site is 10.3 km 
northeast to Bailey Lighthouse. This distance is over land and this location is within the ZoI. 
The shortest distance from the proposed development to the site via a hydrological 
connection is 10.6 km northeast through the Stradbrook Stream and Dublin Bay to Bailey 
Lighthouse. In addition to this, the site is hydrologically connected to the Ringsend 
Wastewater Treatment Plant outfall at a distance of 15.8 km. 

Howth Head SAC 
[000202] 

The shortest absolute distance from the proposed development to this site is 9 km 
northeast to Martello Tower, Sutton. This distance is over land and this location is within 
the ZoI. The shortest distance from the proposed development to the site via a 
hydrological connection is 9.5 km northeast through the Stradbrook Stream and Dublin 
Bay to Martello Tower, Sutton. In addition to this, the site is hydrologically connected to 
the Ringsend Wastewater Treatment Plant outfall at a distance of 6.5 km. 

LǊŜƭŀƴŘΩǎ 9ȅŜ {t! 
[004117] 

The shortest absolute distance from the proposed development to this site is 13.1 km 
northeast to the southern perimeter of the site. This distance is over land and this location 
is within the ZoI. The shortest distance from the proposed development to the site via a 
hydrological connection is 14.8 km through the Stradbrook Stream and Dublin Bay, 
although many wintering birds are likely to travel across Dublin Bay so ex-situ pathways 
are considered to exist. In addition to this, the site is hydrologically connected to Ringsend 
Wastewater Treatment Plant outfall at a distance of 13 km. 
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Designated site 
[site code] 

Distance from the proposed development 

LǊŜƭŀƴŘΩǎ 9ȅŜ {!/ 
[002193] 

The shortest absolute distance from the proposed development to this site is 13.6 km 
northeast to the Thulla. This distance is over land and this location is within the ZoI. The 
shortest distance from the proposed development to the site via a hydrological connection 
is 15.6 km through the Stradbrook Stream and Dublin Bay. In addition to this, the site is 
hydrologically connected to the Ringsend Wastewater Treatment Plant outfall at a 
distance of 13.6 km. Given the assimilative capacity of Dublin Bay, any water quality 
impacts would be negligible by the time they reached this site. Therefore, there are not 
considered to be any pathways for impact between the proposed development and this 
site. 

Nationally Designated Sites 

Baldoyle Bay 
pNHA [000199] 

The shortest absolute distance from the proposed development to this site is 11.4 km 
north. This distance is over land. The shortest distance from the proposed development to 
the site via a hydrological connection is 15.8 km (along the Stradbrook Stream and Dublin 
Bay) which is within the Zone of Influence. There is another potential pathway via the foul 
water drainage network between the proposed development and this site through the 
Ringsend Wastewater Treatment Plant outfall pipe which is at a hydrological distance of 
6.1 km from the site.   Therefore, the effective distance to the site is 6.1 km. 

Howth Head 
pNHA [000202] 

The shortest absolute distance from the proposed development to this site is 9 km north-
east. This distance is over land. The shortest distance from the proposed development to 
the site via a hydrological connection is 10.6 km (along the Stradbrook Stream and Dublin 
Bay) which is within the Zone of Influence. There is another potential pathway via the foul 
water drainage network between the proposed development and this site through the 
Ringsend Wastewater Treatment Plant outfall pipe which is at a hydrological distance of 
6.9 km from the site. Therefore, the effective distance to the site is 6.9 km. 

LǊŜƭŀƴŘΩǎ 9ȅŜ 
pNHA [000203] 

The shortest absolute distance from the proposed development to this site is 13.5 km 
north-east. This distance is over land. The shortest distance from the proposed 
development to the site via a hydrological connection is 15.6 km (along the Stradbrook 
Stream and Dublin Bay) which is within the Zone of Influence. There is another potential 
pathway via the foul water drainage network between the proposed development and this 
site through the Ringsend Wastewater Treatment Plant outfall pipe which is at a 
hydrological distance of 13.5 km from the site. Therefore, the effective distance to the site 
is 13.5 km. 

North Dublin Bay 
pNHA [000206] 

The shortest absolute distance from the proposed development to this site is 5.8 km north. 
This distance is over land. The shortest distance from the proposed development to the 
site via a hydrological connection is 6.4 km (along the Stradbrook Stream and Dublin Bay) 
which is within the Zone of Influence. There is another potential pathway via the foul water 
drainage network between the proposed development and this site through the Ringsend 
Wastewater Treatment Plant outfall pipe which is at a hydrological distance of 2.5 km from 
the site. Therefore, the effective distance to the site is 2.5 km. 

South Dublin Bay 
pNHA [000210] 

The shortest absolute distance from the proposed development to this site is 680 m north. 
This distance is over land. The shortest distance from the proposed development to the 
site via a hydrological connection is 350 m (along the Stradbrook Stream and Dublin Bay) 
which is within the Zone of Influence. There is another potential pathway via the foul water 
drainage network between the proposed development and this site through the Ringsend 
Wastewater Treatment Plant outfall pipe which is located immediately adjacent to the 
site.  

Dalkey Coastal 
Zone and Killiney 
Hill [001206] 

The shortest absolute distance from the proposed development to this site is 1.9 km east. 
This distance is over land. The shortest distance from the proposed development to the 
site via a hydrological connection is 4.5 km (along the Stradbrook Stream and Dublin Bay) 
which is within the Zone of Influence. There is another potential pathway via the foul water 
drainage network between the proposed development and this site through the Ringsend 
Wastewater Treatment Plant outfall pipe which is at a hydrological distance of 7.1 km from 
the site. Therefore, the effective distance to the site is 4.5 km. 
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Designated site 
[site code] 

Distance from the proposed development 

Dolphins, Dublin 
Docks pNHA 
[000201] 

The shortest absolute distance from the proposed development to this site is 5.9 km north. 
This distance is over land. The shortest distance from the proposed development to the 
site via a hydrological connection is 8.5 km (along the Stradbrook Stream and Dublin Bay) 
which is within the Zone of Influence. There is another potential pathway via the foul water 
drainage network between the proposed development and this site through the Ringsend 
Wastewater Treatment Plant outfall pipe which is at a hydrological distance of 4.7 km from 
the site. Therefore, the effective distance to the site is 4.7 km. 

Internationally Designated Sites 

Sandymount 
Strand and Tolka 
Estuary Ramsar 
site 

The shortest absolute distance from the proposed development to this site is c. 230 m 
north. This distance is over land. The shortest distance from the proposed development to 
the site via a hydrological connection is c. 810 m (along the Stradbrook Stream and Dublin 
Bay) which is within the Zone of Influence. There is another potential pathway via the foul 
water drainage network between the proposed development and this site through the 
Ringsend Wastewater Treatment Plant outfall pipe which is located immediately adjacent 
to the site.  

North Bull Island 
Ramsar site 

The shortest absolute distance from the proposed development to this site is c. 6 km north. 
This distance is over land. The shortest distance from the proposed development to the 
site via a hydrological connection is c. 6 km (along the Stradbrook Stream and Dublin Bay) 
which is within the Zone of Influence. There is another potential pathway via the foul water 
drainage network between the proposed development and this site through the Ringsend 
Wastewater Treatment Plant outfall pipe which is at a hydrological distance of c. 2.5 km 
from the site.  Therefore, the effective distance to the site is 2.5 km. 

Baldoyle Bay 
Ramsar site 

The shortest absolute distance from the proposed development to this site is c. 11 km 
north. This distance is over land. The shortest distance from the proposed development to 
the site via a hydrological connection is c. 18 km (along the Stradbrook Stream and Dublin 
Bay) which is within the Zone of Influence. There is another potential pathway via the foul 
water drainage network between the proposed development and this site through the 
Ringsend Wastewater Treatment Plant outfall pipe which is at a hydrological distance of c. 
16 km from the site. Therefore, the effective distance to the site is 16 km. 

North Dublin Bay 
MPA 

The shortest absolute distance from the proposed development to this site is c. 6 km north. 
This distance is over land. The shortest distance from the proposed development to the 
site via a hydrological connection is c. 6 km (along the Stradbrook Stream and Dublin Bay) 
which is within the Zone of Influence. There is another potential pathway via the foul water 
drainage network between the proposed development and this site through the Ringsend 
Wastewater Treatment Plant outfall pipe which is at a hydrological distance of c. 2.5 km 
from the site. Therefore, the effective distance to the site is 2.5 km. 

The North Bull 
Island Wildfowl 
Sanctuary 

The shortest absolute distance from the proposed development to this site is c. 6 km north. 
This distance is over land. The shortest distance from the proposed development to the 
site via a hydrological connection is c. 6 km (along the Stradbrook Stream and Dublin Bay) 
which is within the Zone of Influence. There is another potential pathway via the foul water 
drainage network between the proposed development and this site through the Ringsend 
Wastewater Treatment Plant outfall pipe which is at a hydrological distance of c. 2.5 km 
from the site. Therefore, the effective distance to the site is 2.5 km. 

Dublin Bay 
Biosphere 

The shortest absolute distance from the proposed development to this site is c. 230 m 
north. This distance is over land. The shortest distance from the proposed development to 
the site via a hydrological connection is c. 810 m (along the Stradbrook Stream and Dublin 
Bay) which is within the Zone of Influence. There is another potential pathway via the foul 
water drainage network between the proposed development and this site through the 
Ringsend Wastewater Treatment Plant outfall pipe which is located immediately adjacent 
to the site.  



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
 

 

Dalguise House Large Scale Residential Development (LRD) 
Environmental Impact Assessment Report (EIAR) ς Volume 2, Main Report 156 
 

Designated site 
[site code] 

Distance from the proposed development 

Dublin Bay 
Important Bird 
Area 

The shortest absolute distance from the proposed development to this site is 230 m north. 
This distance is over land. The shortest distance from the proposed development to the 
site via a hydrological connection is 810 m (along the Stradbrook Stream and Dublin Bay) 
which is within the Zone of Influence. There is another potential pathway via the foul water 
drainage network between the proposed development and this site through the Ringsend 
Wastewater Treatment Plant outfall pipe which is located immediately adjacent to the 
site. 

 
With regard to European sites, it was determined that likely significant effects as a result of 
the proposed development could not be ruled out. Therefore, a Natura Impact Statement 
(NIS) has been prepared in respect of the proposed development, detailing the potential 
adverse effects and prescribing appropriate measures to mitigate those effects. The NIS states 
the following: 

 
άIt is the considered opinion of ROD, as the author of this NIS, that, in making its AA in respect 
of the proposed Dalguise House Residential Development, Dún Laoghaire Rathdown County 
Council, as the Competent Authority in this case, may determine that, given the full and proper 
implementation of the mitigation prescribed in this NIS, the proposed development, either 
individually or in combination with other plans or projects, will not adversely affect the 
integrity of the South Dublin Bay and River Tolka Estuary SPA, South Dublin Bay SAC or the 
5ŀƭƪŜȅ LǎƭŀƴŘǎ {t!Φέ 
 

 
There are seven pNHAs as well as a number of other designated sites such as Ramsar sites, 
Marine Protected Areas (MPAs) and Wildfowl Sanctuaries located within the Zone of Influence 
which are hydrologically connected to the proposed development. This hydrological 
connection between the proposed development and these designated sites provides a 
pathway for water quality impacts to be carried to these sites.  However, this hydrological 
connection is through Dublin Bay which is a significant waterbody with a high assimilative 
capacity. Theses designated sites support a range of rare and protected species and habitats, 
some of which are listed on Annex I and IV to the Habitats Directive.   

 
The descriptions of the European designated sites in Section 8.4.3 below are based on the Site 
Synopses, Conservation Objectives and Natura 2000 Standard Data Forms, as well as the 
Conservation Objectives supporting documents, where applicable.  The descriptions of the 
pNHAs in Section 8.4.4 are based on the respective Site Synopses, where available. The 
description of the other designated sites in Section 8.4.5 are based on information available 
on their respective websites. 
 

8.4.3 European Designated Sites 
 
South Dublin Bay SAC [000210] 

This site lies south of the River Liffey in Co. Dublin, and extends from the South Wall to the 
west pier at Dun Laoghaire. It is an intertidal site with extensive areas of sand and mudflats. 
The sediments are predominantly sands but grade to sandy muds near the shore at Merrion 
Gates. Several small, sandy beaches with incipient dune formation occur in the northern and 
western sectors of the site, notably at Poolbeg, Irishtown and Merrion/ Booterstown. Drift 
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line vegetation occurs in association with the embryonic and incipient fore dunes. A small area 
of pioneer saltmarsh occurs in the lee of an embryonic sand dune just north of Booterstown 
Station. South Dublin Bay is an important site for waterfowl. Although birds regularly 
commute between the south bay and the north bay, recent studies have shown that certain 
populations which occur in the south bay spend most of their time there. This site is a fine 
example of a coastal system, with extensive sand and mudflats, and incipient dune formations. 
South Dublin Bay is also an internationally important bird site. 

 
South Dublin Bay and River Tolka Estuary SPA [004024] 

The South Dublin Bay and River Tolka Estuary SPA comprises a substantial part of Dublin Bay. 
It includes the intertidal area between the River Liffey and Dun Laoghaire, and the estuary of 
the River Tolka to the north of the River Liffey, as well as Booterstown Marsh. A portion of the 
shallow marine waters of the bay is also included. In the south bay, the intertidal flats extend 
for almost 3 km at their widest. The sediments are predominantly well-aerated sands. Several 
permanent channels exist, the largest being Cockle Lake. A small sandy beach occurs at 
Merrion Gates, while some bedrock shore occurs near Dun Laoghaire. The South Dublin Bay 
and River Tolka Estuary SPA is of ornithological importance as it supports an internationally 
important population of Light-bellied Brent Goose and nationally important populations of a 
further nine wintering species. Furthermore, the site supports a nationally important colony 
of breeding Common Tern and is an internationally important passage/staging site for three 
tern species. It is of note that four of the species that regularly occur at this site are listed on 
Annex I of the Birds Directive, i.e. Bar-tailed Godwit, Common Tern, Arctic Tern and Roseate 
Tern. Sandymount Strand/Tolka Estuary is also a Ramsar Convention site. 

 
North Bull Island SPA [004006] 

This site covers all of the inner part of north Dublin Bay, with the seaward boundary extending 
from the Bull Wall lighthouse across to Drumleck Point at Howth Head. The North Bull Island 
sand spit is a relatively recent depositional feature, formed as a result of improvements to 
Dublin Port during the 18th and 19th Centuries. It is c. 5 km long and 1 km wide and runs 
parallel to the coast between Clontarf and Sutton. Part of the interior of the island has been 
converted to golf courses. The North Bull Island SPA is an excellent example of an estuarine 
complex and is one of the top sites in Ireland for wintering waterfowl. It is of international 
importance on account of both the total number of waterfowl and the individual populations 
of Light-bellied Brent Goose, Black-tailed Godwit and Bar-tailed Godwit that use it. Also of 
significance is the regular presence of several species that are listed on Annex I of the Birds 
Directive, notably Golden Plover and Bar-tailed Godwit, but also Ruff and Short-eared Owl. 
North Bull Island is a Ramsar Convention site, and part of the North Bull Island SPA is a 
Statutory Nature Reserve and a Wildfowl Sanctuary. 

 
North Dublin Bay SAC [000206] 

This site covers the inner part of north Dublin Bay, the seaward boundary extending from the 
Bull Wall lighthouse across to the Martello Tower at Howth Head. North Bull Island is a sandy 
spit which extends for about 5 km in length and is up to 1 km wide in places. A well-developed 
and dynamic dune system stretches along the seaward side of the island. Various types of 
dunes occur, from fixed dune grassland to pioneer communities on foredunes. About 1 km 
from the tip of the island, a large dune slack with a rich flora occurs, usually referred to as the 
'Alder Marsh' because of the presence of Alder trees (Alnus glutinosa). Saltmarsh extends 
ŀƭƻƴƎ ǘƘŜ ƭŜƴƎǘƘ ƻŦ ǘƘŜ ƭŀƴŘǿŀǊŘ ǎƛŘŜ ƻŦ ǘƘŜ ƛǎƭŀƴŘΦ ¢ƘŜ Ƙŀōƛǘŀǘ Ψŀƴƴǳŀƭ ǾŜƎŜǘŀǘƛƻƴ ƻŦ ŘǊƛŦǘ 
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ƭƛƴŜǎΩ ƛǎ found in places, along the length of Dollymount Strand. The island shelters two 
intertidal lagoons which are divided by a solid causeway. The north lagoon has an area known 
ŀǎ ǘƘŜ Ϧ{ŀƭƛŎƻǊƴƛŀ Ŧƭŀǘέ ǿƘƛŎƘ ŎƻǾŜǊǎ ŀōƻǳǘ нр ƘŀΦ ¢ƘǊŜŜ ǊŀǊŜ Ǉƭŀƴǘ ǎǇŜŎƛŜǎ ǿƘƛŎƘ ŀre legally 
protected under the Flora (Protection) Order, 2015 have been recorded on the North Bull 
Island. These are Lesser Centaury (Centaurium pulchellum), Red Hemp-nettle (Galeopsis 
angustifolia) and Meadow Saxifrage (Saxifraga granulata). Petalophyllum ralfsii is a species of 
high conservation value as it is listed on Annex II of the Habitats Directive. The North Bull is 
the only known extant site for the species in Ireland away from the western seaboard. North 
Dublin Bay is of international importance for waterfowl Some of these species frequent South 
Dublin Bay and the River Tolka Estuary for feeding and/or roosting purposes. A well-known 
population of Irish Hare is resident on the island. The invertebrates of the North Bull Island 
have been studied and the island has been shown to contain at least seven species of regional 
or national importance in Ireland. 

 
The main land uses of this site are amenity activities and nature conservation. The North Bull 
Island is the main recreational beach in Co. Dublin and is used throughout the year. Much of 
the land surface of the island is taken up by two golf courses. Two separate Statutory Nature 
Reserves cover much of the island east of the Bull Wall and the surrounding intertidal flats. 
The site is used regularly for educational purposes. North Bull Island has been designated a 
Special Protection Area under the Birds Directive and it is also a statutory Wildfowl Sanctuary, 
a Ramsar Convention site, a Biogenetic Reserve, a Biosphere Reserve and a Special Area 
Amenity Order site. This site is an excellent example of a coastal site with all the main habitats 
represented. The site holds good examples of nine habitats that are listed on Annex I of the 
Habitats Directive; one of these is listed with priority status. Several of the wintering bird 
species have populations of international importance, while some of the invertebrates are of 
national importance. The site contains a number of rare and scarce plants including some 
which are legally protected. Its proximity to the capital city makes North Dublin Bay an 
excellent site for educational studies and research. 

 
Baldoyle Bay SAC [000199] 

Baldoyle Bay SAC extends from just below Portmarnock village to the west pier at Howth in 
Co. Dublin. It is a tidal estuarine bay protected from the open sea by a large sand-dune system. 
Two small rivers, the Mayne and the Sluice, flow into the bay. Large areas of intertidal flats 
are exposed at low tide at this site. These are mostly sands but grade to muds in the inner 
sheltered parts of the estuary. Areas of saltmarsh occur near Portmarnock Bridge and at 
Portmarnock Point, with narrow strips along other parts of the estuary. A few dune hills are 
intact at Portmarnock Point, and there are small dune hills east of Cush Point and below the 
Claremont Hotel. The site includes a brackish marsh along the Mayne River. Soils here have a 
high organic content and are poorly drained, and some pools occur. Knotted Hedgeparsley 
(Torilis nodosa), a scarce plant in eastern Ireland, has been recorded here, along with Brackish 
Water-crowfoot (Ranunculus baudotti), a species of brackish pools and ditches which has 
declined in most places due to habitat loss. Two plant species, legally protected under the 
Flora (Protection) Order, 1999, occur in the Mayne marsh, Borrer's Saltmarsh-grass 
(Puccinellia fasciculata) and Meadow Barley (Hordeum secalinum). Baldoyle Bay is an 
important bird site for wintering waterfowl and the inner part of the estuary is a Special 
Protection Area under the Birds Directive as well as being a Statutory Nature Reserve. 
Internationally important numbers of Pale-bellied Brent Goose and nationally important 
numbers of two Annex I Birds Directive species - Golden Plover and Bar-tailed Godwit - have 
been recorded. Four other species also reached nationally important numbers: Shelduck, 
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Pintail, Grey Plover and Ringed Plover. Breeding wetland birds at the site include Shelduck, 
Mallard and Ringed Plover. Small numbers of Little Tern, a species listed on Annex I of the E.U. 
Birds Directive, have bred on a few occasions at Portmarnock Point. The area surrounding 
Baldoyle Bay is densely populated and so the main threats to the site include visitor pressure, 
disturbance to wildfowl and dumping. In particular, the dumping of spoil onto the foreshore 
presents a threat to the value of the site. Baldoyle Bay is a fine example of an estuarine system. 
It contains four habitats listed on Annex I of the Habitats Directive, and supports two legally 
protected plant species. The site is also an important bird area and part of it is a Special 
Protection Area under the E.U. Birds Directive, as well as being a Statutory Nature Reserve. It 
supports internationally important numbers of Brent Goose and nationally important 
numbers of six other bird species, including two Annex I Birds Directive species. 

 
Baldoyle Bay SPA [004016] 

Baldoyle Bay, located to the north and east of Baldoyle and to the south of Portmarnock, Co. 
Dublin, is a relatively small, narrow estuary separated from the open sea by a large sand dune 
system. Two small rivers, the Mayne River and the Sluice River, flow into the inner part of the 
estuary. 

 
Large areas of intertidal flats are exposed at low tide. Areas of saltmarsh occur near 
Portmarnock Bridge and at Portmarnock Point, with narrow strips found along other parts of 
the estuary. Baldoyle Bay is an important site for wintering waterfowl, providing good quality 
feeding areas and roost sites for an excellent diversity of waterfowl species. It supports an 
internationally important population of Light-bellied Brent Goose and has a further five 
species with nationally important populations. Baldoyle Bay SPA is of high conservation 
importance, for supporting internationally important numbers of Light-bellied Brent Goose as 
well as nationally important populations of a further five species, including Golden Plover and 
Bar-tailed Godwit, both species that are listed on Annex I of Birds Directive. The inner part of 
the site is a Statutory Nature Reserve and also designated as a wetland of international 
importance under the Ramsar Convention. 

 
Dalkey Islands SPA [004172] 

The site comprises Dalkey Island, Lamb Island and Maiden Rock, the intervening rocks and 
reefs, and the surrounding sea to a distance of 200 m. Dalkey Island, which is the largest in the 
group, lies c. 400 m off Sorrento Point on the Co. Dublin mainland from which it is separated 
by a deep channel.  Dalkey Islands SPA is both a breeding and a staging site for Sterna terns. 
There is a good history of nesting by terns though success has been variable over the years. 
Common Tern is the most common species, usually outnumbering Arctic Tern by at least 3:1. 
A tern conservation scheme, co-ordinated by BirdWatch Ireland / National Parks and Wildlife 
Service, began in 1995, with wardening, nestbox deployment and monitoring being carried 
out. The ultimate aim was to attract Roseate Tern to breed. The site, along with other parts of 
south Dublin Bay, is used by the three tern species as a major post-breeding/pre-migration 
autumn roost area. The site is linked to another important post-breeding/pre-migration 
autumn tern roost area in Dublin Bay. Dalkey Islands SPA is of particular importance as a post-
breeding/pre-migration autumn roost area for Roseate Tern, Common Tern and Arctic Tern. 
The recent nesting by Roseate Tern is highly significant. All three tern species using the site 
are listed on Annex I of the Birds Directive. 
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Rockabill to Dalkey Island SAC [003000] 

This site includes a range of dynamic inshore and coastal waters in the western Irish Sea. These 
include sandy and muddy seabed, reefs, sandbanks and islands. This site extends southwards, 
in a strip approximately 7 km wide and 40 km in length, from Rockabill, running adjacent to 
Howth Head, and crosses Dublin Bay to Frazer Bank in south Co. Dublin. The site encompasses 
Dalkey, Muglins and Rockabill islands. Reefs are subject to strong tidal currents with an 
abundant supply of suspended matter resulting in good representation of filter feeding fauna 
such as sponges, anemones and echinoderms. The area selected for designation represents a 
key habitat for the Annex II species Harbour Porpoise within the Irish Sea. The species occurs 
year-round within the site and comparatively high group sizes have been recorded. Porpoises 
with young (i.e. calves) are observed at favourable. The selected site contains a wide array of 
habitats believed to be important for Harbour Porpoise including inshore shallow sand and 
mudbanks and rocky reefs scoured by strong current flow. The site also supports Common 
Seal and Grey Seal, for which terrestrial haul-out sites occur in immediate proximity to the 
site. Bottlenose Dolphins has also occasionally been recorded in the area. A number of other 
marine mammals have been recorded in this area including Minke, Fin and Killer Whales and 
wƛǎǎƻΩǎ ŀƴŘ /ƻƳƳƻƴ 5ƻƭǇƘƛƴǎΦ ¢Ƙƛǎ ǎƛǘŜ ƛǎ ƻŦ ŎƻƴǎŜǊǾŀǘƛƻƴ ƛƳǇƻǊǘŀƴŎŜ ŦƻǊ ǊŜŜŦǎΣ ƭƛǎǘŜŘ ƻƴ 
Annex I, and Harbour Porpoise, listed on Annex II, of the Habitats Directive. 

 
Howth Head Coast SPA [004113] 

Howth Head is a rocky headland situated on the northern side of Dublin Bay. The peninsula is 
composed of Cambrian rock of the Bray Group, the most conspicuous component being 
quartzite. The site comprises the sea cliffs extending from just east of the Nose of Howth to 
the tip of the Bailey Lighthouse peninsula. The marine area to a distance of 500 m from the 
cliff base is included within the site. The cliffs vary from between about 60 m and 90 m in 
height, and in places comprise fairly sheer, exposed rock face. Howth Head Coast SPA is of 
high ornithological importance as it supports a nationally important population of Kittiwake. 
It is also a traditional nesting site for Peregrine Falcon, a species that is listed on Annex I of the 
Birds Directive. The site is easily accessible and has important amenity and educational value 
due to its proximity to Dublin City. 

 
Howth Head SAC [000202] 

Howth Head is a rocky headland situated on the northern side of Dublin Bay. The peninsula is 
composed of Cambrian slates and quartzites, joined to the mainland by a post-glacial raised 
beach. Limestone occurs on the north-west side while glacial drift is deposited against the 
cliffs in places. A mosaic of heathland vegetation occurs on the slopes above the sea cliffs and 
in the area of the summit along with some areas of bare rock. A number of Red Data Book 
plant species, the latter five of which are legally protected under the Flora (Protection) Order, 
1999, have been recorded at this site ς Green-winged Orchid (Orchis morioύΣ .ƛǊŘΩǎ-foot 
(Ornithopus perpusillus), Hairy Violet (Viola hirta), Rough Poppy (Papaver hybridum), 
Pennyroyal (Mentha pulegium), Heath Cudweed (Omalotheca sylvatica) and Betony (Stachys 
officinalis). Howth Head displays a fine range of natural habitats, including two Annex I 
habitats, within surprisingly close proximity to Dublin city. The site is also of scientific 
importance for its seabird colonies, invertebrates and lichens. It also supports populations of 
at least two legally protected plant species and several other scarce plants. 
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LǊŜƭŀƴŘΩǎ Eye SPA [004117] 

Howth Head is a rocky headland situated on the northern side of Dublin Bay. The peninsula is 
composed of Cambrian rock of the Bray Group, the most conspicuous component being 
quartzite. The site comprises the sea cliffs extending from just east of the Nose of Howth to 
the tip of the Bailey Lighthouse peninsula. The marine area to a distance of 500 m from the 
cliff base is included within the site. 
 
LǊŜƭŀƴŘΩǎ Eye SAC [002193] 

Ireland's Eye is located about 1.5 km north of Howth in Co. Dublin. It is a Cambrian island with 
quartzite which forms spectacular cliffs on the north-east side. Elsewhere much of the area is 
covered by drift. There is a Martello tower at the west end of the island and an ancient ruined 
church in the middle. A small area of shingle vegetation occurs above the sandy beach at 
Carrigeen Bay on the western side of the island. The rare Sea-kale (Crambe maritima), a 
characteristic species of this habitat, has been known from this site since 1894 and was 
recorded as recently as 1981. Sea-kale is listed as threatened in the Irish Red Data Book. Also 
occurring on the sandy/ shingle beach is the Red Data Book species Henbane (Hyoscyamus 
niger). Irelands's Eye is of national importance for breeding seabirds.  
 

8.4.4 Nationally Designated Sites 
 
Only two of the seven pNHAs found in the Zone of Influence has a site synopsis.  The 
ŘŜǎŎǊƛǇǘƛƻƴǎ ƻŦ ǘƘŜ ƻǘƘŜǊ ŦƛǾŜ ǇbI!ǎΣ .ŀƭŘƻȅƭŜ .ŀȅ ǇbI!Σ IƻǿǘƘ IŜŀŘ ǇbI!Σ LǊŜƭŀƴŘΩǎ 9ȅŜ 
pNHA, North Dublin Bay pNHA and the South Dublin Bay pNHA are considered to be similar to 
those described in the sections above relating to the Baldoyle Bay SAC/SPA, Howth Head 
όŎƻŀǎǘύ {!/κ{t!Σ LǊŜƭŀƴŘΩǎ 9ȅŜ {!/κ{t!Σ ŀƴŘ {ƻǳǘƘ 5ǳōƭƛƴ .ŀȅ όŀƴŘ wƛǾŜǊ ¢ƻƭƪŀύ {!/κ{t!Φ 
 
Dalkey Coastal Zone and Killiney Hill [001206] 

This site includes the coastal stretch from Scotman's Bay to south of White Rock, the Dalkey 
Island group and Dalkey Sound, and Killiney Hill. Killiney Hill is at the edge of the Wicklow 
mountain intrusion and so it is formed of a mixture of granite and mica schist. The seaward 
parts of Killiney Hill have in addition a covering of calcareous glacial drift. The rocky shore is 
mainly of granite. Dalkey Sound and its environs have been highly regarded as a valuable 
marine collecting area for many years. The Sound is especially noteworthy for the occurrence 
of west and south coast invertebrates. The area is also noted for the occurrence of 
gymnoblastic hydroids, with the rare Antedon bifida being taken regularly. Some rare 
European species which occur are members of the Order Nudibranchia and the Spiny Starfish 
(Marthasterias glacialis). Dalkey Island lies c. 400m off Sorrento Point. The island is low-lying, 
the highest point at c.15m is dominated by a Martello Tower. Lamb Island lies to the north of 
Dalkey Island, attached at low-tide by a line of rocks Further north lies Maiden Rock, a bare 
angular granite rock up to 5m high. Muglins, a small granite rock, lies about 1km north-east of 
Dalkey Island. A small lighthouse is on the rock. Herring Gulls nest on Dalkey Island, Lamb 
Island and Muglins. Great Black-backed Gull nests on Dalkey Island, and two pairs of Lesser 
Black-backed Gull nested there in 1981. Common Terns breed annually on Maiden Rock. One 
pair of Arctic Tern bred on Maiden Rock in several years. Manx Shearwater is suspected of 
breeding on Dalkey Island. Shelduck, Mallard and Oystercatcher nest on Dalkey and Lamb 
Island. Meadow and Rock Pipits breed on Dalkey Island. Maiden Rock is an important autumn 
roosting site for up to 2,000 terns, including Roseates from the Rockabill colony. In autumn 
and winter Dalkey Island is an evening roosting site for Cormorants, Shags, Curlew and large 
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gulls. Turnstones and Purple Sandpipers occur in winter. Killiney Hill is a complex of coastal 
heath and mixed woodland. The woods are mostly planted and include Sycamore (Acer 
pseudoplatanus), and Horse Chestnut (Aesculus hipposcastanum). Many of the rock surfaces 
on the open and bushy areas on the east side of the summit of the hill are roches mountonnes 
while near the summit spodumene is found in a small scarp exposure. This results in an 
interesting flora. The drift banks above and below the railway have warm shallow soils. Here 
grow scarce plants suŎƘ ŀǎ .ƭƻƻŘȅ /ǊŀƴŜΩǎ-bill (Geranium sanguineum), Bee Orchid (Ophrys 
apiferaύΣ {Ŝŀ {ǘƻǊƪΩǎ-bill (Erodium maritimum) and clovers (Trifolium ornithopodioides, T. 
striatum and T. scabrum). Up to five pairs of Fulmar breed on the cliffs below the railway line. 
Kestrel breeds in the area, as well as Stonechat. This site represents a fine example of a coastal 
system with habitats ranging from the sub-littoral to coastal heath. The flora is well developed 
and includes some scarce species. The islands are important bird sites. The site also has 
geological importance. 
 
Dolphins, Dublin Docks pNHA [000201] 

Both Common Tern and Arctic Tern breed in the Dublin Docks, on a man-made mooring 
ǎǘǊǳŎǘǳǊŜǎ ƪƴƻǿƴ ŀǎ ΨŘƻƭǇƘƛƴǎΩΦ  {Ƴŀƭƭ ƴǳƳōŜǊǎ ƻŦ /ƻƳƳƻƴ ¢ŜǊƴ ŀƴŘ !ǊŎǘƛŎ ¢ŜǊƴ ǿŜǊŜ 
recorded nesting on this dolphin in the 1980s.  A survey in 1995 recorded nationally important 
numbers of Common Tern nesting here (52 pairs).  The breeding population of Common Tern 
at this site has increased, with 216 pairs recorded in 2000.  This increase was largely due to 
the ongoing management of the site for breeding terns.  More recent data highlights this site 
as one of the most important Common Tern sites in the country with over 400 pairs recorded 
here in 2007.  South Dublin Bay is an important staging/passage site for a number of tern 
species in the autumn (mostly late July to September).  The origin of many of the birds is likely 
to be the Dublin breeding sites (Rockabill and the Dublin Docks) though numbers suggest that 
the site is also used by birds from other breeding sites, perhaps outside the state. 

 

8.4.5 Other designated Sites 
 

Sandymount Strand and Tolka Estuary Ramsar site 

This Ramsar site is an intertidal system supporting a large bed of Eelgrass (Zostera noltii) with 
extensive areas of sandflats.  The site is important for various species of waterbirds, 
supporting internationally important numbers of Brent Geese and large numbers of roosting 
gulls and terns.  Various species of annelids, bivalves and small gastropods occur.  Bait-digging 
is a regular activity on the sandy flats. 

 
North Bull Island Ramsar site 

A small island built up over 200 years against a harbour wall and the adjoining foreshore of 
sandy beaches, saltmarshes and mudflats. The site is unique in Ireland because it supports 
well-developed saltmarsh and dune systems displaying all stages of development from the 
earliest phase of colonization to full maturity. The site supports five protected or threatened 
plant species and nationally important populations of three insect species. The area is 
important for nesting Sterna albifrons (80 pairs, or about 30% of the Irish population) and for 
numerous species of wintering waterbirds. Human activities include bait digging. 
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Baldoyle Bay Ramsar site 

This estuarine system fed by two small rivers, the Mayne and the Sluice, is separated from the 
sea by a major sand dune peninsula. It is part of the Dublin Bay wetlands complex. In the inner 
estuary there are extensive beds of common cord-grass, while seawards vast mudflats are 
exposed at low tide. These characteristic habitats provide good quality feeding areas and roost 
sites for a wide range of birds such as the regionally threatened pale-bellied brent goose 
(Branta bernicla hrota), which winters there, and the nationally threatened Eurasian 
oystercatcher (Haematopus ostralegus). The area surrounding Baldoyle Bay is densely 
populated, and most of the dunes sheltering the Site are now used as a golf course. The main 
threats to the Site include the disturbance to wildfowl by the high number of visitors, and the 
dumping of spoil onto the foreshore. Besides recreation and research, the Site is important 
for erosion protection and flood control. 

 
North Dublin Bay MPA 

See descriptions from North Bull Island SPA, North Bull Island Ramsar site and North Dublin 
Bay SAC. 

 
The North Bull Island Wildfowl Sanctuary 

See descriptions from North Bull Island SPA, North Bull Island Ramsar site and North Dublin 
Bay SAC. 

 
Dublin Bay UNESCO Biosphere Reserve 

In 1981, UNESCO recognised the importance of Dublin Bay by designating North Bull Island as 
a Biosphere Reserve because of its rare and internationally important habitats and species.  
¢ƻ ǎǳǇǇƻǊǘ ǎǳǎǘŀƛƴŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘΣ ¦b9{/hΩǎ ŎƻƴŎŜǇǘ ƻŦ ŀ .ƛƻǎǇƘŜǊŜ Ƙŀǎ ŜǾƻƭǾŜŘ ǘƻ ƛƴŎƭǳŘŜ 
not just areas of ecological value but also the areas around them and the communities that 
live and work within these areas.  There have since been additional international and national 
designations, covering much of Dublin Bay, to ensure the protection of its water quality and 
biodiversity.  To fulfil these broader management aims for the ecosystem, the Biosphere was 
expanded in 2015.  The Biosphere now covers Dublin Bay, reflecting its significant 
environmental, economic, cultural and tourism importance, and extends to over 300 km². 

 
Dublin Bay Important Bird Area 

Dublin Bay is designated as an Important Bird Area (IBA) by BirdLife International. IBAs are 
monitored using a simple, practical and robust framework.  This involves regular assessments 
in which each IBA is scored using populations of trigger species.  Population species estimates 
ŦƻǊ ǇǊŜǾƛƻǳǎ ƳƻƴƛǘƻǊƛƴƎ ŀǊŜ ƎƛǾŜƴ ŀǎ ΨƎƻƻŘΩ ŦƻǊ ǘƘƛǎ ǎƛǘŜΦ  5ǳōƭƛƴ .ŀȅ ƛǎ ŀ ǿŜǘƭŀƴŘ ƻŦ 
international importance for waterfowl, regularly supporting over 20,000 wintering birds.  
Species wintering in numbers of national importance include Shelduck (1,119 birds, 1995), 
Wigeon (1,270 birds, 1995), Teal (1,490 birds, 1995), Pintail (414 birds, 1995), Shoveler (370 
birds, 1995), Grey Plover (914 birds, 1995), Sanderling (450 birds, 1995) and Black-tailed 
Godwit (466 birds, 1995).  During August, large numbers of terns (typically about 5,000 and 
occasionally up to 30,000 birds) use Sandymount Strand as an evening roost. 
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8.4.6 Rare and Protected Species 
 

This section lists the rare and protected species of flora and fauna recorded in the desk study. 
 

National Parks & Wildlife Service Data 

Records of rare and protected species from within the 10 km grid square O22 in which the site 
of the proposed development is located were provided by the NPWS and are listed in Table 
8-6 below. 
 
Table 8-18 Records for rare and protected species. Source: NPWS (2022). 
 

Common Name Scientific Name Status* 

Mammals 

Badger Meles meles WA 

Hedgehog Erinaceus eeuropaeus WA 

Irish Hare Lepus timidus hibernicus WA, HD V 

Otter Lutra lutra WA, HD II, IV 

Red Squirrel Sciurus vulgaris WA 

Sika Deer Cervus nippon WA 

Whiskered Bat Myotis mystacinus WA, HD IV 

Amphibians & Reptiles 

Common Frog Rana temporaria WA, HD V 

Plants 

Basil Thyme Clinopodium acinos FPO 

Borrer's Saltmarsh-grass Puccinellia fasciculata FPO 

Red Hemp-nettle Galeopsis angustifolia FPO 

Small Cudweed Filago minima FPO 

Lesser Snapdragon Misopates orontium FPO 

*Status (listing conferring protection or describing conservation status) abbreviations: Annex II/IV/V (non-avian 
species) = Habitats Directive (HD); WA = Wildlife Act, 1976 (as amended); FPO = Flora (Protection) Order, 2015. 

 
 

National Biodiversity Data Centre Database 

Table 8-7 lists the rare and protected species records obtained from the NBDC within the 2 
km of the proposed development.  To avoid replication, all records of species represented in 
the NPWS dataset have been removed from the displayed NBDC data. Only those bird species 
which are listed on Annex I to the Birds Directive and/or are Amber- or Red-listed Birds of 
Conservation Concern in Ireland (BoCCI) 2020- 2026, and/or are raptors have been listed here. 
Table 8-8 lists the invasive species recorded within 2km of the proposed development. 
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Table 8-19 Records for rare and protected species. Source: NBDC (2021). 
 

Common name Scientific name Status* 

Mammals 

Bottle-nosed Dolphin  Tursiops truncatus WA, HD II, IV 

Common Dolphin Delphinus delphis WA, HD IV 

Common Pipistrelle Pipistrellus pipistrellus WA, HD IV 

Common Porpoise  Phocoena phocoena WA, HD II, IV 

Common Seal  Phoca vitulina WA, HD II, V 

5ŀǳōŜƴǘƻƴΩǎ .ŀǘ Myotis daubentonii WA, HD IV 

Grey Seal Halichoerus grypus WA, HD II, IV,  

[ŜƛǎƭŜǊΩǎ .ŀǘ Nyctalus leisleri WA, HD IV 

Pygmy Shrew Sorex minutus WA 

Soprano Pipistrelle  Pipistrellus pygmaeus WA, HD IV 

Amphibians and Reptiles 

Smooth Newt  Lissotriton vulgaris WA 

Invertebrates 

Marsh Fritillary Euphydryas aurinia HD II 

Birds 

Arctic Tern  Sterna paradisaea BD I, Amber 

Barn Owl Tyto alba Red 

Barn Swallow Hirundo rustica Amber 

Bar-tailed Godwit Limosa lapponica BD I, Amber 

Black Guillemot Cepphus grylle Amber 

Black Tern  Chlidonias niger BD I, Amber 

Black-headed Gull Larus ridibundus Red 

Black-legged Kittiwake Rissa tridactyla Amber 

Black-necked Grebe Podiceps nigricollis Red 

Black-tailed Godwit Limosa limo Amber 

Brent Goose Branta bernicla Amber 

Coot Fulica atra Amber 

Curlew Numenius arquata Red  

Dunlin Calidris alpina BD I, Amber 

Goldeneye  Bucephala clangula Amber 

Golden Plover  Pluvialis apricaria BD I, Red 

Grasshopper  Locustella naevia Amber 
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Common name Scientific name Status* 

Great Black-backed Gull  Larus marinus Amber 

Great Cormorant Phalacrocorax carbo) Amber 

Great Crested Grebe Podiceps cristatus Amber 

Great Northern Diver Gavia immer BD I 

Grey Plover Pluvialis squatarola Amber 

Greenshank Tringa nebularia Amber 

Guillemot Uria aalge Amber 

Herring Gull Larus argentatus Red 

House Martin  Delichon urbicum Amber 

House Sparrow Passer domesticus Amber 

Kentish Plover Charadrius alexandrinus BD I 

Kingfisher  Alcedo atthis BD I, Amber 

Lesser Black-backed Gull  Larus fuscus Amber 

Linnet Carduelis cannabina Amber 

Little Egret  Egretta garzetta BD I 

Little Grebe Tachybaptus ruficollis Amber 

Little Gull Larus minutus BD I 

Mallard  Anas platyrhynchos Amber 

Manx Shearwater  Puffinus puffinus Amber 

Mediterranean Gull Larus melanocephalus BD I, Amber 

Merlin Falco columbarius BD I, Amber 

Mew Gull Larus canus Amber 

Mute Swan Cygnus olor Amber 

Northern Gannet Morus bassanus Amber 

Northern Lapwing  Vanellus vanellus Red  

Northern Shoveler  Anas clypeata Red 

Northern Wheatear  Oenanthe oenanthe Amber 

Oystercatcher Haematopus ostralegus Amber 

Peregrine Falcon  Falco peregrinus BD I 

Razorbill Alca torda Amber 

Red Knot  Calidris canutus Red 

Red-necked Phalarope  Phalaropus lobatus BD I, Red 

Redshank Tringa totanus Red 

Red-throated Diver Gavia stellata BD I, Amber 
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Common name Scientific name Status* 

Ringed Plover  Charadrius hiaticula Amber 

Sandpiper Actitis hypoleucos Amber 

Scoter Melanitta nigra Red 

Shag Phalacrocorax aristotelis Amber 

Shelduck  Tadorna tadorna Amber 

Snipe  Gallinago gallinago Amber 

Starling Sturnus vulgaris  Amber 

Swift Apus apus Amber 

Teal Anas crecca Amber 

Tern Sterna hirundo BD I, Amber 

Wigeon Anas penelope BD II, Amber 

Wood Pigeon Columba palumbus BD I 

 
*Status (listing conferring protection or describing conservation status) abbreviations: Annex II/IV/V (non-avian 
species) = Habitats Directive (HD); Annex I = Birds Directive (BD); WA = Wildlife Acts and Red/Amber = Birds of 
Conservation Concern in Ireland 2020-2026 (Gilbert et al., 2021).  

 
Table 8-20 Records of Invasive species. Source: NBDC (2021) 
 

Common name Scientific name 

Giant Hogweed  Heracleum mantegazzianum 

Grey Squirrel Sciurus carolinensis 

Harlequin Ladybird  Harmonia axyridis 

Japanese Knotweed  Fallopia japonica 

Japanese Skeleton Shrimp Caprella mutica 

Stalked Sea Squirt Styela clava 

New Zealand Pigmyweed  Crassula helmsii 

Three-cornered Garlic Allium triquetrum 

Wakame  Undaria pinnatifida 
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Habitats 

The habitat survey carried out to inform the Ecological Impact Statement for residential 
development, Dalguise House, Monkstown, Co. Dublin (Openfield, 2020) identified the 
following habitats: 

¶ BL3 - Buildings and artificial surfaces 

¶ FW1 ς Eroding/upland rivers 

¶ GA2 ς Amenity grassland (improved) 

¶ WD2 ς Mixed broadleaved/conifer woodland  

¶ WL2 ς Treelines 
 

No Annex I habitats were identified. 
 

Otter 

There are two records within the last seven years of Otter within 2km of the proposed 
development (NBDC, 2021). these records are from Dublin Bay and Dun Laoghaire Harbour. 
No evidence of Otter was recorded during the surveys undertake in 2020 to inform the 
Ecological Impact Statement for residential development, Dalguise House, Monkstown, Co. 
Dublin (Openfield, 2020). 
 

Badger 

No evidence of Badger was recorded during the surveys carried out to inform the initial 
Ecological Impact Statement for residential development, Dalguise House, Monkstown, Co. 
Dublin (Openfield, 2020). 
 
Bats 

A number of bat surveys were carried out on the site to inform A bat impact assessment of 
Dalguise House and surrounding lands, Monkstown Rd, Monkstown, Dun 
Laoghaire/Rathdown, co. Dublin and potential impacts of the proposed development (Wildlife 
Surveys. 2018). The summary provided within this report states the following: 
 
άA survey of Dalguise House, outbuildings and lands to the south of the house provided 
ŜǾƛŘŜƴŎŜ ƻŦ ǊŜǇŜŀǘ ŎƻƳƳƻƴ ǇƛǇƛǎǘǊŜƭƭŜ ŀŎǘƛǾƛǘȅ ŀƴŘ ƻŎŎŀǎƛƻƴŀƭ [ŜƛǎƭŜǊΩǎ ōŀǘ ŀŎǘƛǾƛǘȅΦ .ŀǘ ŀŎtivity 
did not indicate large numbers of bats and it is probable that individual bats are here for 
extended periods rather than a large number of bats. One mating roost was found in a tree 
close to the pedestrian path at the main entrance leading to Dalguise House. A number of 
mature trees have good potential for roosting bats including the mating perch beech, an oak 
tree and other beech trees. Large conifers within the site offer good cover but are much less 
ǎǳƛǘŀōƭŜ ŀǎ Ǌƻƻǎǘǎέ 

 
άNone of the buildings showed evidence of bats but are considered to offer the highest 
potential within this areaΦέ 

 
¢ǿƻ ōŀǘ ǎǇŜŎƛŜǎΣ [ŜƛǎƭŜǊΩǎ .ŀǘ ŀƴŘ /ƻƳƳƻƴ tƛǇƛǎǘǊŜƭƭŜΣ ǿŜǊŜ ǊŜŎƻǊŘŜŘ ŘǳǊƛƴƎ ǘƘŜǎŜ ǎǳǊǾŜȅǎΦ 
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Birds 

A breeding bird survey was carried out to inform the Ecological Impact Statement for 
residential development, Dalguise House, Monkstown, Co. Dublin (Openfield, 2020). The 
following species were recorded displaying nesting/breeding behaviour within the study area 
during the survey: 

¶ Magpie (Pica pica) 

¶ Wood Pigeon (Columba palumbus) 

¶ Hooded Crow (corvus cornix) 

¶ Blackbird (Turdus merula) 

¶ Blue Tit (Cyanistes caeruleus) 

¶ Coal Tit (Periparus ater) 

¶ Great Tit (Parus major) 

¶ Grey Heron (Ardea cinerea) 
 

The report also stated the following observations in relation to birds: 
 

ά{ǳƛǘŀōƭŜ ƴŜǎǘƛƴƎ Ƙŀōƛǘŀǘ ƛǎ ŀǾŀƛƭŀōƭŜ ŦƻǊ ŎƻƳƳƻƴ ƎŀǊŘŜƴ ōƛǊŘǎ ƛƴ ǘǊŜŜƭƛƴŜǎΣ ǿƻƻŘƭŀƴŘ ŀƴŘ 
areas of horticultural shrubs. There is no suitable habitat which are of high conservation 
coƴŎŜǊƴΦέ 

 
ά²ƘƛƭŜ ǘƘŜ DǊŜȅ IŜǊƻƴ ƛǎ ǎǳōƧŜŎǘ ǘƻ ƴƻ ǎǇŜŎƛŀƭ ǇǊƻǘŜŎǘƛƻƴ ƳŜŀǎǳǊŜǎΣ ŀƴŘ ƛǎ ƴƻǘ ŀ ǎǇŜŎƛŜǎ ƻŦ 
conservation concern, these nesting sites are usual features in a suburban context. In total, 
four nests were observed ς three clustered in three separate Pine trees along the western 
boundary, and one in a Beech trees close to the Stradbrook Stream. The three nests along the 
western boundary complimented by a further three nests which are located outside the site 
boundary, in a tall Pine tree located in the ƴŜƛƎƘōƻǳǊƛƴƎ ǊŜǎƛŘŜƴǘƛŀƭ ŜǎǘŀǘŜΦέ 

 
Wintering bird surveys were carried out at the site of the proposed development in 2020 and 
2021 by Enviroguide (2021). The following species were recorded during these surveys: 

¶ Herring Gull (Larus argentatus) 

¶ Grey Heron (Ardea cinerea) 

¶ Robin (Erithacus rubecula) 

¶ Wren (Troglodytes troglodytes) 

¶ Goldfinch (Carduelis carduelis) 

¶ Dunnock (Prunella modularis) 

¶ Blue Tit (Cyanistes caeruleus) 

¶ Great Tit (Parus major) 

¶ Coal Tit (Periparus ater) 

¶ Long-tailed Tit (Aegithalos caudatus) 

¶ Magpie (Pica pica)  

¶ Hooded Crow (Corvus cornix) 

¶ Wood Pigeon (Columba palumbus) 

¶ Blackbird (Turdus merula) 

¶ Mistle Thrush (Turdus viscivorus) 

¶ Raven (Corvus corax) 

¶ Sparrowhawk (Accipiter nisus) 

¶ Buzzard (Buteo buteo) 
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It was noted in the report ό9ƴǾƛǊƻƎǳƛŘŜΣ нлнмύ ǘƘŀǘ άGrey Heron (Ardea cinerea) which are 
known to nest in mature pine trees along the western Site boundary, were observed standing 
on the front lawns with a peak count of 10 Heron recorded on 12/02/2021έ 

 
In relation to the use of the site by wintering birds, the report states: 

 
άThe initial assessment of the quality and composition of the habitats present at the Site 
confirmed that it is unsuitable as an ex-situ feeding/roosting resource for the aforementioned 
SCI species i.e., geese, waders, and shorebirds. The fragmented nature of the grassland 
component of the Site does not provide any potential feeding resource for the above groups, 
of which the majority favour coastal habitats, or open green spaces such as those of playing 
pitches, maintained greens and golf courses. In addition, the relatively enclosed nature of the 
Site due to the mature treelines that form its margins, further renders it unsuitable for species 
such as Brent Geese, which tend to favour sites with open, unobstructed views of their 
surroundings (Pers. Observ.); likely to limit the potential for predation and provide ample room 
for landing and flight take-off. It is therefore concluded that there will be no loss of any ex-situ 
foraging/roosting habitat, to any of the SCI species listed for the relevant SPAs, as a result of 
the Proposed DevelopmentsΦέ 

 
Other Mammals, Reptiles and Amphibians 

No evidence of other protected mammals was recorded during the surveys carried out to 
inform the Ecological Impact Statement for residential development, Dalguise House, 
Monkstown, Co. Dublin (Openfield, 2020). 

 
Openfield (2020) also states that the site does not provide suitable habitat for amphibians. 

 
Invasive Species 

Grey Squirrel (Sciurus carolinensis) has been recorded within the site of the proposed 
development (Openfield, 2020). 
 

EPA and WFD Watercourse Assessments 

Directive 2000/60/EC of the European Parliament and of the Council establishing a framework 
for the Community action in the field of water policy (the Water Framework Directive or 
Ψ²C5Ωύ ǊŜǉǳƛǊŜǎ ǘƘŀǘ ŜŀŎƘ aŜƳōŜǊ {ǘŀǘŜ ǇǊƻǘŜŎǘ ŀƴŘ ƛƳǇǊƻǾŜ ǿŀǘŜǊ ǉǳŀƭƛǘȅ ƛƴ ŀƭƭ ǿŀǘŜǊǎ ǎƻ 
that good ecological status is achieved.  Additionally, proposed actions (within discrete River 
Basin Management Plans) are also required, to secure national natural water resources for 
the future. The EPA is the competent authority responsible for monitoring, protecting, and 
improving the water environment in the Republic of Ireland. 
 
Lƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ²C5 ƎǳƛŘŜƭƛƴŜǎΣ ǿŀǘŜǊ ǉǳŀƭƛǘȅ Ψ{ǘŀǘǳǎΩ ƛǎ ŀǎǎƛƎƴŜŘ ǳǎƛƴƎ ŀ ǾŀǊƛŜǘȅ ƻŦ 
available data on aquatic flora and fauna (including fish), the availability of nutrients, and 
aspects like salinity, temperature and pollution by chemical pollutants. Morphological 
features, such as quantity, water flow, water depths and structures of the riverbeds, are also 
taken into account. 
 
¢ƘŜ ƻǊƛƎƛƴŀƭ 9t! ǿŀǘŜǊ ǉǳŀƭƛǘȅ ŎƭŀǎǎƛŦƛŎŀǘƛƻƴ ǎȅǎǘŜƳ όǘƘŜ Ψvǳŀƭƛǘȅ wŀǘƛƴƎ {ȅǎǘŜƳΩ ƻǊ Ψv-ǾŀƭǳŜǎΩύ 
is also used to assess water quality in Irish rivers, taking into account aquatic macrophytes, 
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phytobenthos and hydromorphology.  The Quality Rating System has been shown to be a 
robust and sensitive measure of riverine water quality and has been linked with both chemical 
status and land-use pressures in catchments. Individual macroinvertebrate species are ranked 
for their sensitivity to organic pollution and the Q-value is assessed based, primarily, on their 
relative abundance within a biological sample. A review of both the internal EPA Q-value 
status and WFD surface water status for the relevant watercourses was undertaken. 
 
¢ƘŜ 9t!Ωǎ ƻƴƭƛƴŜ ƳŀǇ ǾƛŜǿŜǊ ǇǊƻǾƛŘŜǎ ŀŎŎŜǎǎ ǘƻ ƛƴŦƻǊƳŀǘƛƻƴ ŀǘ ƛƴŘƛǾƛŘǳŀƭ ǿŀǘŜǊōƻŘȅ ƭŜǾŜƭ ƛƴ 
Ireland.  Waterbodies can relate to surface waters (these include rivers, lakes, estuaries 
[transitional waters], and coastal waters) or to groundwater. The Stradbrook Stream is not 
monitored by the EPA and no Q-values are available, however the stream has been assigned 
ŀ wƛǾŜǊ ²ŀǘŜǊōƻŘȅ ²C5 {ǘŀǘǳǎ ƻŦ ΨaƻŘŜǊŀǘŜΩ ǳǎƛƴƎ ŜȄǇŜǊǘ ƧǳŘƎŜƳŜƴǘΦ ¢ƘŜ 5ǳōƭƛƴ .ŀȅ /ƻŀǎǘŀƭ 
²ŀǘŜǊōƻŘȅ Ƙŀǎ ōŜŜƴ ƎƛǾŜƴ ŀ ²C5 ǎǘŀǘǳǎ ƻŦ ΨDƻƻŘΩ ŀƴŘ ŀ ²C5 {ŎƻǊŜ ƻŦ Ψbƻǘ ŀǘ wƛǎƪΩΣ ¢ƘŜ [ƛŦŦŜȅ 
9ǎǘǳŀǊȅ ¢Ǌŀƴǎƛǘƛƻƴŀƭ ²ŀǘŜǊōƻŘȅ Ƙŀǎ ŀ ²C5 ǎǘŀǘǳǎ ƻŦ ΨDƻƻŘΩ ŀƴŘ ŀ ²C5 wƛǎƪ {ŎƻǊŜ ƻŦ Ψbƻǘ ŀǘ 
wƛǎƪΩΣ ǘƘŜ ¢ƻƭƪŀ 9ǎǘǳŀǊȅ ¢Ǌŀƴǎƛǘƛƻƴŀƭ ²ŀǘŜǊōƻŘȅ Ƙŀǎ ŀ ²C5 ǎǘŀǘǳǎ ƻŦ ΨaƻŘŜǊŀǘŜΩ ŀƴŘ ŀ ²C5 
{ŎƻǊŜ ƻŦ Ψ!ǘ wƛǎƪΩΣ ŀƴŘ ǘƘŜ bƻǊǘƘ .ǳƭƭ LǎƭŀƴŘ ¢Ǌŀƴǎƛǘƛƻƴŀƭ ²ŀǘŜǊōƻŘȅ Ƙŀǎ ŀ ²C5 ǎǘŀǘǳǎ ƻŦ 
ΨaƻŘŜǊŀǘŜΩ ŀƴŘ ŀ ²C5 {ŎƻǊŜ ƻŦ ΨwŜǾƛŜǿΩΦ 
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8.5      Baseline Environment (Field Survey Results) 
 

8.5.1 Habitats 
The following section describes the habitats recorded during field surveys in 2021.  A total of 
seven habitats were recorded within the study area.  Table 8-9 lists the habitats recorded. 
Habitat mapping is presented in Appendix 8.2. Habitats were classified according to A Guide 
to Habitats in Ireland (Fossitt, 2000). The site contains linear woodlands that provide habitat 
ŦƻǊ ǎǇŜŎƛŜǎ ŀƴŘ ŎƻƴƴŜŎǘƛǾƛǘȅ ŀŎǊƻǎǎ ŀ ƎŜƴŜǊŀƭ ƛƴƘƻǎǇƛǘŀōƭŜ ƭŀƴŘǎŎŀǇŜΣ ǘƘŜǊŜŦƻǊŜ Ψ[ƛƴŜŀǊ 
²ƻƻŘƭŀƴŘǎΩ Ƙŀǎ ōŜŜƴ ƛƴŎƭǳŘŜŘ ŀǎ ŀ Y9wΦ 

 
Table 8-21 Habitats recorded within the study area 
 

Habitat Name Fossitt Code 

Buildings and Artificial Surfaces BL3 

Eroding/Upland Rivers FW1 

Amenity Grassland (Improved) GA2 

Mixed Broadleaved/Conifer Woodland WD2 

Scattered Trees and Parkland WD5 

Ornamental/ Non-native Shrubs WS3 

Treelines WL2 

 
Buildings and artificial surfaces (BL3) 

This habitat type includes the driveway, car parking, buildings, paths and a tennis court. 
Generally, built habitats are not considered of high ecological significance, but they have the 
potential to contain habitats for bats and birds including swifts. 

 
Eroding/upland rivers (FW1) 

This habitat type includes natural watercourses or sections of these, that are actively eroding, 
unstable and where there is little or no deposition of fine sediment. The Stradbrook Stream 
which flows along the northern boundary of the site is an eroding river. 

 
Amenity grassland (improved) (GA2) 

Amenity grasslands are heavily managed grasslands that are usually species poor and mowed 
to maintain a short sward. Amenity grasslands are found on all of the open lawns throughout 
the site of the proposed development. This habitat is species-poor and dominated by grasses, 
however species such as daisy (Bellis perennis) and Dandelion (Taraxacum majus). 

 
Mixed broadleaved/conifer woodland (WD2) 

This habitat includes woodland areas with mixed stands of broadleaved trees and conifers. 
There are two small areas of woodland within the site. One area of woodland extends along 
the northern boundary of the site and the other lies just west of the main house. The 
woodlands are made up of a variety of native tree species including Beech, Horse Chestnut, 
¸ŜǿΣ IƻƭƭȅΣ {ŎƻǘΩǎ tƛƴŜΣ !ǎƘΣ hŀƪΣ IŀǿǘƘƻǊƴΣ IŀȊŜƭΣ ²ƘƛǘŜōŜŀƳ ŀƴŘ {ƛƭǾŜǊ .ƛǊŎƘ ŀǎ ǿŜƭƭΣ ŀǎ ŀ 
wide variety of non-native ornamental species such as Monterey Pine (Cupressus 
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macrocarpa), Lime (Tilia x vulgare), Laurel (Punus lusitanica), Layland Cypress (Cupressus 
leylandii), Norway Maple (Acer platanoides), Austrian Pine (Pinus nigra), Cherry (Prunus 
avium), Lawson Cypress (Chamaecyparis lawsoniana), Aspen (Populus tremula), Blue Gum 
(Eucalyptus globulus) and Himalayan Cedar (Cedrus deodara). 

 
Scattered Trees and Parkland (WD5) 

This category can be used in situations where scattered trees, standing alone or in small 
clusters, cover less than 30% of the total area under consideration but are a prominent 
structural or visual feature of the habitat. This usually occurs in areas of cultivated grassland, 
particularly amenity areas. This habitat has been created for amenity use in front of the main 
house, and as is typical for this setting, the trees species are generally exotics specimens. The 
walled garden also falls under this category, which contains fruit trees with less than 30% tree 
cover.  

 
Ornamental/ Non-native Shrubs 

This category is represented by formal shrub planting on the north side of the walled garden.  
 

Treelines (WL2) 

Treelines are narrow rows or single lines of trees that are typically planted along roads and 
property boundaries. Well established mature treelines are found throughout the site of the 
proposed development. The treelines are made up of a variety of tree species including Horse 
/ƘŜǎǘƴǳǘ ŀƴŘ {ŎƻǘΩǎ tƛƴŜ ŀǎ well, as a wide variety of non-native ornamental species such as 
Eucalyptus and Monterey Cypress. There is a total length of c. 950m of treelines throughout 
the site. 
 

8.5.2 Fauna 
 

Terrestrial Mammals 

8.5.2.1 Otter  
 

No evidence or signs of Otter was recorded, and this species is considered absent from the 
site of the proposed development. The Stradbrook Stream is a minor watercourse and is 
culverted for much of its length, therefore it is unlikely to support this species. 

 

8.5.2.2   Badger 
 

No evidence or signs of Badger was recorded, and this species is considered absent from the 
site of the proposed development. 

 

8.5.2.3   Bats 
 

Bat Suitability Assessment 

A bat suitability assessment was conducted to identify built or natural features within close 
proximity to the construction envelope of the proposed development and which could 
provide negligible to high potential to support a bat roost. A total of 74 trees within the site 
ǿŜǊŜ ŎŀǘŜƎƻǊƛǎŜŘ ŀǎ ƘŀǾƛƴƎ Ψƭƻǿ ǇƻǘŜƴǘƛŀƭΩΣ ŀƴŘ ǘƘǊŜŜ ǘǊŜŜǎ ǿŜǊŜ ŎŀǘŜƎƻǊƛǎŜŘ ŀǎ ƘŀǾƛƴƎ 
ΨƳƻŘŜǊŀǘŜ ǇƻǘŜƴǘƛŀƭΩ ǘƻ ǎǳǇǇƻǊǘ ǊƻƻǎǘƛƴƎ ōŀǘǎΦ ¢ƘŜ ŎƻŀŎƘ ƘƻǳǎŜ ŀƴŘ ǘƘŜ ƭŜŀƴ-to the south of 
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ǘƘŜ ǿŀƭƭŜŘ ƎŀǊŘŜƴ ǿŜǊŜ ŎŀǘŜƎƻǊƛǎŜŘ ŀǎ ƘŀǾƛƴƎ Ψƭƻǿ ǇƻǘŜƴǘƛŀƭΩ ǘƻ ǎǳǇǇƻǊǘ ǊƻƻǎǘƛƴƎ ōŀǘǎΦ ¢ƘŜǎŜ 
trees and buildings are described in Table 8-10 below. A full list of the trees which were 
ŎŀǘŜƎƻǊƛǎŜŘ ŀǎ ƘŀǾƛƴƎ Ψƭƻǿ ǇƻǘŜƴǘƛŀƭΩ ŀǊŜ ŘƛǎǇƭŀȅŜŘ ƛƴ !ǇǇŜƴŘƛȄ уΦоΦ  
 
In advance of this planning application, several trees which were categorised as dangerous 
ƛƴ ǘƘŜ ŀǊōƻǊƛǎǘΩǎ ǘǊŜŜ ǎǳǊǾŜȅ ǊŜǇƻǊǘ ǿŜǊŜ ǊŜƳƻǾŜŘ ƛƴ ƻǊŘŜǊ ǘƻ ƳŀƪŜ ǘƘŜ ǎƛǘŜ ǎŀŦŜ ŀƴŘ ŀǎ part 
routine estate maintenance. This included a tree (Tree 588) which was confirmed as a 
[ŜƛǎƭŜǊΩǎ ƳŀǘƛƴƎ ǇŜǊŎƘ ƛƴ ǘƘŜ ǇǊŜǾƛƻǳǎ ŀǇǇƭƛŎŀǘƛƻƴΣ ŀƴŘ ŦƻǊ ǿƘƛŎƘ ŀ ƭƛŎŜƴŎŜ ǘƻ ǊŜƳƻǾŜ ǘƘŜ ǘǊŜŜ 
was granted (DER-BAT-2020-28). Following consultation with the National Parks and Wildlife 
Service, a new licence to fell the tree was issued (DER-BAT-2022-65). This licence pertained 
to landscape maintenance works undertaken on site prior to and unrelated to this planning 
application. The tree was removed in June 2022. 
 

Table 8-22 Structures and trees subject to emergence/ re-entry surveys 
 

Building Description Bat Roost Suitability 

Sycamore 
(677) 

Very large tree (15m) with an enormous 
wound at the heart of the stem and lots of 
evidence of decay, located just west of 
the main house. The tree is surrounded by 
suitable foraging habitat for bats and is 
connected to other examples of foraging 
habitats via linear features such as 
treelines and hedgerows along property 
boundaries as well as the Stradbrook 
Stream. 

Considering that this tree is of sufficient 
size and age to support Potential 
Roosting Features (PRFs), with some 
observable from the ground, and that 
the surrounding habitat is of good 
quality for foraging and commuting 
bats, this tree was categorised as 
ƘŀǾƛƴƎ ΨƳƻŘŜǊŀǘŜ ǇƻǘŜƴǘƛŀƭΩ ǘƻ ǎǳǇǇƻǊǘ 
roosting bats. 

Beech (697) Very large and narrow tree (21m) with 
lots of visible holes, located on the 
eastern boundary of the site beside the 
driveway. The tree is surrounded by 
suitable foraging habitat for bats and is 
connected to other examples of foraging 
habitats via linear features such as 
treelines and hedgerows along property 
boundaries as well as the Stradbrook 
Stream. 

Considering that this tree is of sufficient 
size and age to support PRFs, with some 
observable from the ground, and that 
the surrounding habitat is of good 
quality for foraging and commuting 
bats, this tree was categorised as 
ƘŀǾƛƴƎ ΨƳƻŘŜǊŀǘŜ ǇƻǘŜƴǘƛŀƭΩ ǘƻ ǎǳǇǇƻǊǘ 
roosting bats. 

Sycamore 
(568) 

Very large tree (19m) with many visible 
open wounds, located at the north-
eastern corner of the site. This tree is 
surrounded by suitable foraging habitat 
for bats and is connected to other 
examples of foraging habitats via linear 
features such as treelines and hedgerows 
along property boundaries as well as the 
Stradbrook Stream. 

Considering that this tree is of sufficient 
size and age to support PRFs, with some 
observable from the ground, and that 
the surrounding habitat is of good 
quality for foraging and commuting 
bats, this tree was categorised as 
ƘŀǾƛƴƎ ΨƳƻŘŜǊŀǘŜ ǇƻǘŜƴǘƛŀƭΩ ǘƻ ǎǳǇǇƻǊǘ 
roosting bats. 
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Building Description Bat Roost Suitability 

Coach House A line of two-story buildings with slate 
roofs on the south wester corner of the 
site. These buildings were in relatively 
good condition and were dry inside. The 
structure provided a number of openings 
that would allow bats to enter. 

Considering that these buildings are 
infrequently used, have intact slate 
roofs with dry interiors as well as 
supporting some PRFs on the exterior 
of the building, and that the 
surrounding habitat is of good quality 
for foraging and commuting bats, this 
tree is considered to have Low 
potential to support roosting bats. 

 
Emergence/ Re-entry Surveys 

In accordance with Collins (2016), emergence and re-entry surveys were undertaken in August 
and September 2021 in suitable weather conditions. No bat roosts were recorded in any of 
the trees or buildings and no derogation licence is required as part of this application. Details 
of the surveys are presented in Table 8-11 below. The number of bat passes recorded on each 
survey is presented in Table 8-12. 

 
Table 8-23 Dates of emergence and re-entry surveys 
 

Date Location Start 
Time 

End 
Time 

Temperature 
(°C) 

Weather 

18/08/2021 Courtyard/ 
Outbuildings 

04:34 06:15 13 Moderate to strong wind, 
80% cloud cover, dry. 

31/08/2021 Courtyard/ 
Outbuildings 

20:07 21:50 16 Gentle breeze, 100% cloud 
cover, dry. 

01/09/2021 Beech (697) 04:53 06:40 16 Light to moderate breeze, 
90% cloud cover, dry. 

01/09/2021 Sycamore 
(677) 

05:00 06:40 16 Light to moderate breeze, 
100% cloud cover, dry. 

01/09/2021 Sycamore 
(568) 

04:50 06:40 16 Light to moderate breeze, 
100% cloud cover, dry. 

29/09/2021 Beech (697) 19:05 20:30 12 Light breeze, 100% cloud 
cover, dry. 

29/09/2021 Sycamore 
(677) 

19:05 20:30 12 Light breeze, 100% cloud 
cover, dry. 

29/09/2021 Sycamore 
(568) 

19:07 20:30 12 Light breeze, 100% cloud 
cover, dry. 
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Table 8-24 Emergence/ re-entry surveys- no. of bat passes 
 

 [ŜƛǎƭŜǊΩǎ 
Bat 

Common 
Pipistrelle 

Soprano 
Pipistrelle 

Brown 
Long-

eared Bat 

Myotis 
sp. 

Pipistrellus 
spp. 

Sycamore (568) - 21 - - - - 

Sycamore (677) - 3 - - - - 

Beech (697) - 9 - - - - 

Coach House 5 29 1 - - - 

Row of Sheds 5 73 - - - - 

 
Static-detector Bat Surveys 

Two static bat detectors were left on site between the 25th June and 9th July 2021. The total 
number of calls recorded at each location are presented in Table 8-13. 
 
Table 8-25 Static surveys- no. of bat passes 
 

 [ŜƛǎƭŜǊΩǎ 
Bat 

Common 
Pipistrelle 

Soprano 
Pipistrelle 

Brown 
Long-

eared Bat 

Myotis 
sp. 

Pipistrellus 
spp. 

Row of Sheds 288 281 3 3 1 16 

Meadow (north) 106 320 1 - 1 67 

 

Bats could be impacted by the proposed ŘŜǾŜƭƻǇƳŜƴǘΣ ǘƘŜǊŜŦƻǊŜ Ψ.ŀǘǎΩ ƘŀǾŜ ōŜŜƴ ƛƴŎƭǳŘŜŘ 
as a Key Ecological Receptor. 

 

8.5.2.4   Birds 
 

   Details of the surveys are presented in Table 8-14 below. 
 
Table 8-26 Breeding bird survey details 
 

Date Start End Weather Conditions 

25th June 2021 08:20 09:30 Dry, Cloudy, 13°C 

7th July 2021 08:30 09:30 Dry, Cloudy, 15°C  

Eighteen species were recorded during the breeding bird surveys, including three amber listed 
species and one red listed species, which was recorded flying over the site. Table 8-15 lists the 
birds that were recorded during the breeding bird surveys as well as their breeding status. The 
ōǊŜŜŘƛƴƎ ǎǘŀǘǳǎ ƻŦ ǘƘŜǎŜ ǎǇŜŎƛŜǎ ƛǎ ŀǎ ŦƻƭƭƻǿǎΥ ¢ƘǊŜŜ ǎǇŜŎƛŜǎ ŎŀǘŜƎƻǊƛǎŜŘ ŀǎ ΨŎƻƴŦƛǊƳŜŘ 
ōǊŜŜŘƛƴƎΩΣ ǎƛȄ ǿŜǊŜ ŎŀǘŜƎƻǊƛǎŜŘ ŀǎ ΨǇǊƻōŀōƭŜΩΣ ŀƴŘ ŜƛƎƘǘ ǿŜǊŜ ΨǇƻǎǎƛōƭŜΩΦ bƛƴŜ DǊŜȅ IŜǊƻƴ ƴŜǎǘǎ 
were recorded within the trees located along the western boundary of the site. Nesting was 
confirmed at four nests on the 31st March 2022. Birds could be impacted by the proposed 
ŘŜǾŜƭƻǇƳŜƴǘΣ ǘƘŜǊŜŦƻǊŜ Ψ.ƛǊŘǎΩ Ƙŀǎ ōŜŜƴ ƛƴŎƭǳŘŜŘ ŀǎ ŀ YŜȅ 9ŎƻƭƻƎƛŎŀƭ wŜŎŜǇǘƻǊΦ 
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Table 8-27 Bird species recorded during the surveys 
 

Common name Scientific name Breeding Status BoCCI Status (2020) 

Blackbird Turdus merula Probable breeding Green 

Blackcap Sylvia atricapilla Possible breeder Green 

Blue Tit Cyanistes caerileus Possible breeder Green 

Bullfinch Pyrrhula pyrrhula Probable breeding Green 

Chaffinch Fringilla coelebs Probable breeding Green 

Dunnock Prunella modularis Possible breeder Green 

Feral Pigeon Columba livia Possible breeder Green 

Goldcrest Regulus regulus Possible breeder Amber 

Grey Heron Ardea cinerea Confirmed breeding Green 

Herring Gull Larus argentatus Possible breeder Amber 

Hooded Crow Corvus cornix Possible breeder Green 

Magpie Pica pica Confirmed breeding Green 

Robin Erithacus rubecula Probable breeding Green 

Sparrowhawk Accipiter nisus Probable breeding Green 

Starling Sturnus vulgaris Possible breeder Amber 

Swift Apus apus Flying Over Red 

Wood Pigeon Columba palumbus Probable breeding Green 

Wren Troglodytes troglodytes Confirmed breeding Green 

 

8.5.2.5    Other Mammals, Reptiles and Amphibians 
 

Fox was regularly seen on the site and is common in suburban areas. No dens were identified 
on site. No rare or protected species other than those listed in the preceding sections were 
recorded. 

 

8.5.2.6    Flora 
 

No flora listed on the Flora Protection Order 2015 were recorded within the Study Area.  
 

8.5.2.7    Invasive Species  
 

Grey Squirrel (Sciurus carolinensis) and Three-cornered Garlic (Allium triquetrum) were 
recorded on the site. These species are listed on the Third Schedule to the Habitats 
Regulations. Grey Squirrel is highly mobile is common and widespread in Dublin and there is 
no effective mitigation for this species at the site level. Three-cornered Garlic is common in 
gardens, riverbanks, hedgerows and woodland. This species is located in the northeast 
corner of the site on the bank of the Stradbrook Stream. Two other species, Snowberry 

(Symphoricarpos albus) and Cherry Laurel (Prunus laurocerasus) were recorded on the site 
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of the proposed development. These species are common in suburban environments and 
parks and can negatively affect native habitats and species, however they are not subject to 
restrictions. The proposed development could result in the spread of Three-cornered Garlic, 
ǘƘŜǊŜŦƻǊŜ ΨƛƴǾŀǎƛǾŜ ǎǇŜŎƛŜǎΩ Ƙŀǎ ōŜŜƴ ƛƴŎƭǳŘŜŘ ŀǎ ŀ YŜȅ 9ŎƻƭƻƎƛŎŀƭ wŜŎŜǇǘƻǊΦ 

 

8.5.2.8   Water Quality 
 
The macroinvertebrate and water sampling were undertaken at the Stradbrook Stream on 
the 12th October 2021. The macroinvertebrate sampling followed the standard methodology 
used by the Environmental Protection Agency (EPA) as described in Toner et al. (2005). The 
survey was carried out during the optimum survey period (June-October) when flows are 
likely to be relatively low and temperatures highest.  During the macroinvertebrate and 
water chemical survey, each sampling point was assigned an EPA Q-Value and a Water 
Framework Directive (WFD) Ecological Status (Table 8-16). The results from both sampling 
points indicate that the water quality is poor, which is illustrated by the chemical analysis, 
freshwater macroinvertebrate species assemblage and the presence of sewage fungus. 
Watercourses are sensitive to pollution and sedimentation and can act as a conduit for 
Ǉƻƭƭǳǘŀƴǘǎ ŀƴŘ ƛƴǾŀǎƛǾŜ ǎǇŜŎƛŜǎ ǘƻ ǎǇǊŜŀŘΦ ¢ƘŜǊŜŦƻǊŜΣ ΨǘƘŜ {ǘǊŀŘōǊƻƻƪ {ǘǊŜŀƳΩ Ƙŀǎ ōŜŜƴ 
included as a Key Ecological Receptor. 

 
Table 8-28 Water Quality Results 
 

Watercourse Q-Value  WFD Ecological Status 

Stradbrook Stream (Upstream) Q3 Poor 

Stradbrook Stream (Downstream) Q3 Poor 

 
 

8.6 Key Ecological Receptors 
 

This section provides details of the Key Ecological Receptors that were identified during the 
desk study and the subsequent field surveys.  Table 8-17 below presents a list, description, 
and evaluation of the Key Ecological Receptors. 
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Table 8-29 Evaluation of Ecological Receptors for the Proposed Development 
 

Ecological Receptor  Description Evaluation of importance, following TII (2009) 

KER 1 

European Designated 
Sites 

There are 12 European sites within the Zone of Influence, eight of which are 
hydrologically connected to the proposed development. 

International Importance on the basis that these sites are 
designated as Special Areas of Conservations (SAC) or Special 
Protection Areas (SPA). 

KER 2 

Nationally 
Designated Sites 

There are seven pNHAs located within the Zone of Influence which are 
hydrologically connected to the proposed development. These sites provide a range 
of marine and coastal habitats and supports important assemblages of rare and 
protected species.  

National Importance on the basis that these sites are 
designated as proposed Natural Heritage Areas (pNHA).  

KER 3 

Internationally 
Designated Sites 

There are ten internationally designated sites such as Ramsar sites, Marine 
Protected Areas (MPAs) and Wildfowl Sanctuaries located within the Zone of 
Influence which are hydrologically connected to the proposed development. Theses 
designated sites support important assemblages of rare and protected species and 
habitats, some of which are listed on Annex I to the Habitats Directive. 

International Importance on the basis that these sites are 
designated as Ramsar sites, Marine Protected Areas (MPAs) 
and Wildfowl Sanctuaries.  

KER 4 

Linear Woodland 

Linear woodlands are found throughout the site of the proposed development. The 
linear woodlands are a semi-natural habitat in an otherwise managed and urbanised 
landscape and contain a range of native species. These woodlands provide suitable 
habitat for a range of species including bats and breeding birds.  

Local Importance (Higher Value) on the basis that linear 
woodland on site is of high biodiversity value in the local 
context. 

KER 5 

Bats 

Bats and their roosts are protected wherever they occur, and the habitats found 
within and adjacent to the study area provide high-quality commuting and foraging 
habitat. Bats are vulnerable to habitat loss, especially the loss of roosting habitat. 

Local Importance (Higher Value) as these species are listed 
on Annex IV to the Habitats Directive and protected under 
the Wildlife Act and are present within the study area. 

KER 6 

Birds 

Over 20 species that have been recorded at the site of the proposed development, 
including Red and Amber listed species. The heronry on site is of significant 
ornithological interest.  

County Importance on the basis that there is a heronry 
within and adjacent to the site of the proposed 
development. 

KER 7 

Invasive Species 

Three-cornered Garlic was recorded along the Stradbrook Stream (ITM 722851 
728549). 

Invasive plants have the potential to impact negatively on 
biodiversity locally. 
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Ecological Receptor  Description Evaluation of importance, following TII (2009) 

KER 8 

Stradbrook Stream 

The Stradbrook Stream flows along the northern boundary of the site. The shallow 
channel has some natural unmanaged banks at this location that form an important 
natural aquatic habitat for native plants, insects, birds and mammals. 

Local Importance (Higher Value) on the basis that the 
Stradbrook Stream is of high biodiversity value in the local 
context. 
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8.6 Potential Impacts of the Proposed Development 
 

8.7.1 Effects on European Sites 
 
The proposed development is hydrologically connected to eight European sites. As likely 
significant effects could not be excluded at the screening stage, a Natura Impact Statement 
(NIS) has been prepared. The NIS presents all of the predicted effects on these sites and their 
Qualifying Interests and also provides a detailed analysis and evaluation of these effects in the 
context of the relevant Conservation Objectives.  The NIS also prescribes mitigation measures 
to address any adverse effects identified.  As such, there is some overlap between this chapter 
of the EIAR and the NIS for the proposed development. However, both the EIAR and NIS for 
the proposed development are standalone documents which do not rely on each other. 
Impacts on the relevant European sites are dealt with under Key Ecological Receptor 6 
Ψ9ǳǊƻǇŜŀƴ 5ŜǎƛƎƴŀǘŜŘ {ƛǘŜǎΩ. 
 

8.7.2 General Impacts on Key Ecological Receptors 
 

8.7.2.1    Habitat Loss 
 

The design of the proposed development has been undertaken in consultation with an 
Arborist with a view to retaining as many mature trees as possible. Nevertheless, the 
proposed development will lead to habitat loss in order to facilitate the construction of the 
buildings, roads, paths and services.  

 

8.7.2.2   Habitat Fragmentation 
 

The loss of linear woodland will result in habitat fragmentation which could lead to the 
displacement of wildlife from the area, abandonment of bat roosts and the fracture of an 
ecological corridor which will inhibit the movement of species through the area and into 
more natural refuges along the corridor. 

 

8.7.2.3    Habitat Degradation 
 

The construction and operation of the proposed development could lead to habitat 
degradation. The potential impacts include the pollution of the Stradbrook Stream, the 
conversion of woodland habitats to built land, highly modified amenity grasslands and 
parkland, and the addition of artificial lighting which may illuminate these habitats during 
the night. 
 

Water quality impacts arising from both the construction and the operation of the proposed 
development have the potential to affect habitats and species directly and indirectly.  
Accidental pollution events could result in sediment and pollutants entering the Stradbrook 
Stream which discharges into Dublin Bay.  
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Increased storm water overflow incidences at Ringsend Wastewater Treatment Plant (WwTP) 
as a result of the proposed development could also result in increased pollutants entering 
Dublin Bay. Ringsend WwTP is currently operating at levels in excess of its intended design 
ŎŀǇŀŎƛǘȅ ŀƴŘ ƛǎ ǘƘŜǊŜŦƻǊŜ ƴƻǘ ƛƴ ŎƻƳǇƭƛŀƴŎŜ ǿƛǘƘ ǘƘŜ 9ǳǊƻǇŜŀƴ ¦ƴƛƻƴΩǎ ¦Ǌōŀƴ ²ŀǎǘŜǿŀǘŜǊ 
Treatment Directive. Irish Water have begun to upgrade the current infrastructure to achieve 
compliance with the Urban Wastewater Treatment Directive (91/271/EEC), with aims to have 
these works completed in 2025. Under the existing scenario i.e. without consideration of the 
planned upgrade, wastewater will be conveyed from the proposed development to the 
Ringsend WwTP, which is currently treating wastewater for up to 2 million people. Considering 
this as well as the assimilative capacity of Dublin Bay, the proposed development will not 
measurably increase the foul water being supplied to Ringsend WwTP. 
 

8.7.2.4    Disturbance 
 

Construction of the proposed development will result in temporary noise, vibration, lighting 
and visual disturbance and will affect species both within outside the construction footprint. 
In addition to this, proposed boundary walls will create and exclusion barrier for species 
within and adjacent to the site. 
 
The operation of the proposed development will lead to an increase in disturbance though 
the movement of people and vehicles and through the introduction of artificial lighting. 

 

8.7.2.5    Direct Mortality 
 

Direct mortality is possible as a result of site clearance, tree felling and vegetation removal.  
Birds are particularly vulnerable during the nesting season (March-August inclusive) when 
works could lead to the loss of nests.  
 
During the operational phase of the proposed development, the windows of the buildings 
could lead to bird mortality through collision.  The risk of this depends on a variety of factors 
including the local bird population density and the species present, landscape conditions and 
the building design. 
 
Increased traffic as a result of the proposed development will also increase likelihood of 
vehicular collisions with wildlife.  It is not considered, however, that this presents a 
significant negative effect for any of the Key Ecological Receptors identified, as the traffic 
will be slow moving. 

 

8.7.2.6    Spread of Invasive Species 
 

Construction activities could aid the spread of invasive species (Three-cornered Garlic) 
within the site.  In the absence of control measures, there is a possibility that this species 
may be inadvertently spread during construction, through the movement of equipment and 
contaminated soil within the site.  
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8.7.3 Impacts on Key Ecological Receptors 
 
Table 8-18 below describes the likely impacts from the proposed development on each of the 
Key Ecological Receptors. 
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Table 8-30 Characterisation and evaluation of likely impacts on Key Ecological Receptors, following EPA (2022) and TII (2009) 
 

Key Ecological 
Receptor 

Construction phase impacts Operational phase impacts Ecological significance if unmitigated 

KER 1 

European Designated 
Sites 

¶ Habitat degradation ¶ Habitat degradation Construction & Operational Phase 

Pollutants entering the Stradbrook Stream have the potential to lead to Short-
term and Permanent Moderate Impacts at the International Level on European 
Designated Sites downstream of the proposed development. 

KER 2 

Nationally 
Designated Sites 

¶ Habitat degradation ¶ Habitat degradation Construction & Operational Phase 

Pollutants entering the Stradbrook Stream have the potential to lead to Short-
term and Permanent Moderate Impacts at the National Level on Nationally 
Designated Sites downstream of the proposed development. 

KER 3 

Internationally 
Designated Sites 

¶ Habitat degradation ¶ Habitat degradation Construction & Operational Phase 

Pollutants entering the Stradbrook Stream have the potential to lead to Short-
term and Permanent Moderate Impacts at the International Level on 
Internationally Designated Sites downstream of the proposed development. 

KER 4 

Linear Woodland 

¶ Habitat Loss ¶ Habitat degradation Construction Phase 

The permanent loss of linear woodland would constitute a Permanent Slight 
Negative Impact at the Local Level. 

Operational Phase 

Habitat degradation as a result of increased human presence and artificial 
lighting during the operational phase of the proposed development constitutes 
Permanent Slight Negative Impacts at the Local Level. 

KER 5 

Bats 

¶ Habitat loss 

¶ Habitat degradation 

¶ Habitat fragmentation 

¶ Disturbance 

¶ Habitat degradation 

¶ Disturbance 

Construction Phase 

The permanent loss, degradation and fragmentation of habitat would constitute 
a Permanent Moderate Negative Impact at the Local Level. Disturbance during 
the construction phase would constitute a Short-term Moderate Negative 
Impact at the Local Level. 
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Key Ecological 
Receptor 

Construction phase impacts Operational phase impacts Ecological significance if unmitigated 

 

Operational Phase 

Habitat degradation and disturbance as a result of noise, increased human 
presence and artificial lighting during the operational phase would constitute a 
Permanent Moderate Negative Impact at the Local Level.  

KER 6 

Birds 

¶ Habitat loss 

¶ Habitat degradation 

¶ Disturbance 

¶ Habitat degradation 

¶ Disturbance 

¶ Direct Mortality 

Construction Phase 

The permanent loss and degradation of habitat would constitute a Permanent 
Moderate Negative Impact at the County Level. Disturbance during the 
construction phase would constitute a Short-term Moderate Negative Impact 
at the County Level. 

Operational Phase 

Habitat degradation and disturbance as a result of noise, increased human 
presence and artificial lighting during the operational phase would constitute a 
Permanent Moderate Negative Impact at the Local Level. 

 

KER 7 

Invasive Species 

¶ Spread of invasive 
species. 

¶ Spread of invasive 
species. 

The construction and operation of the proposed development may lead to the 
spread of Three-cornered Garlic. It is considered that the spread of this invasive 
species is a permanent significant negative impact at the local level. 

It is considered that without mitigation, invasive species have the potential to 
lead to significant impacts at the local level. 

KER 8 

Stradbrook Stream 

¶ Habitat degradation ¶ Habitat degradation Construction Phase 

Water quality impacts which could arise in the event of accidental pollution from 
the proposed development has the potential to constitute Short-term 
Significant Negative Impact at the local level.  

Operational Phase 

The reduction in water quality in the Stradbrook Stream is considered to 
constitute a Permanent Moderate Impact at the Local Level.  
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8.8 Mitigation 
 
This section describes the measures that are in place to mitigate any harmful or negative 
impacts associated with the proposed development and the identified Key Ecological 
Receptors, as described in the preceding sections. Construction phase mitigation measures 
are described first, followed by general mitigation measures which will apply during the 
construction and operational phases. Lastly, mitigation measures which relates specifically to 
the Key Ecological Receptors is described.  
 
The proposed development has been developed having regard to EU and Irish legislation and 
all relevant guidelines in relation to ecology and engineering best practice for the planning 
and construction. These guidelines provide practical measures that can be incorporated into 
the design to minimise impacts and protect the receiving environment.  The design has 
followed the basic principles outlined above to eliminate the potential for ecological impacts, 
where possible, and to minimise such impacts where total elimination is not possible. The 
design has followed the TII Publications (Standards) and the TII Environmental Assessment 
and Construction Guidelines. 

 

8.8.1 Construction Phase Mitigation 
 
The following general mitigation measures will be employed to minimise potential significant 
negative effects on biodiversity which might arise during the construction of the proposed 
development. 

¶ B_1 The contractor will appoint a suitably qualified Ecological Clerk of Works (ECoW) 
for the duration of the construction contract to ensure that the mitigation and 
monitoring proposed in this chapter are implemented during the construction phase. 
¢ƘŜ 9Ŏƻ² ǿƛƭƭ ƘŀǾŜ ŀǘ ƭŜŀǎǘ ŦƛǾŜ ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŜŎƻƭƻƎƛŎŀƭ ŎƻƴǎǳƭǘŀƴŎȅΦ ¢ƘŜ 
contractor will also appoint a bat specialist who holds NPWS licences to disturb bat 
roosts and handle bats in the course of normal survey work. The EcoW and the bat 
specialist role may be undertaken by the same person provided they have the 
necessary qualifications and experience. 

¶ B_2 Any lighting being used at night on site during construction should be considerate 
of the impacts it might have on nocturnal species in the area. The lights will not be 
left on overnight. If lighting is required during construction the lights will only be 
illuminating work areas when necessary and will avoid illuminating any woodland 
habitats and trees. 

¶ B_3 Trees which are being retained will be protected by fencing in accordance with  
.{ руотΥнлмнΣ ŀǎ ŘŜŦƛƴŜŘ ƛƴ ǘƘŜ ΨTree Survey, Arboricultural Impact Assessment and 
Tree Protectiƻƴ {ŎƘŜƳŜ ǘƻ .{ руотΥнлмнΩ report, which is included as part of the 
planning application. See Part 5 ς Tree Protection Scheme of the report for full 
descriptions of the tree protection measures that will be implemented during the 
construction phase of the proposed development. An Arborist be retained as required 
by the principal contractor to monitor and advise on any works within the Root 
Protection Area (RPA) of retained trees to ensure successful tree retention and 
planning compliance. All recommendationǎ ŎƻƴǘŀƛƴŜŘ ƛƴ ǘƘŜ ΨTree Survey, 
Arboricultural Impact Assessment and Tree Protection Scheme to BS 5837:2012Ω ǿƛƭƭ 
be followed.  
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¶ B_4 The mitigation measures presented in other chapters of this EIAR, including, but 
ƴƻǘ ƭƛƳƛǘŜŘ ǘƻ /ƘŀǇǘŜǊ мл ΨIȅŘǊƻƭƻƎȅΩ ŀƴŘ /ƘŀǇǘŜǊ мо Ψ[ŀƴŘǎŎŀǇŜ ŀƴŘ ±ƛǎǳŀƭΩ ǿƛƭƭ ōŜ 
implemented in full.  

 

¶ B_5 All works in proximity to the Stradbrook Stream will follow best practice guidance, 
as per the following documents: 

o Guidelines for the crossing of Watercourses During Construction of 
National Road Schemes (TII, 2008); and, 

o Guidelines on Protection of Fisheries during Construction Works in 
and adjacent to Waters (IFI, 2016). 

o C532 Control of water pollution from construction sites: guidance 
for consultants and contractors (CIRIA, 2001).  

 
The following mitigation measures relating to the protection of water quality will apply during 
the construction and operation of the proposed development: 
 

¶ B_6 No instream works will be carried out as part of the proposed development, other 
than the removal of block walls and other river channel improvement measures.  

¶ B_7 Double silt fences will be installed along the extent of works adjacent to the 
Stradbrook Stream to contain any potential silt or sediment run-off 

¶ B_8 Stockpiling, temporary or otherwise, of construction material or topsoil will be 
prohibited within 10m of the watercourse ,in order to minimize sources of sediment 
runoff. 

¶ B_9 Site compounds shall not be located within 5m of the Stradbrook Stream, if 
required in that location, fuel storage, temporary or otherwise, shall be permitted 
within site compounds areas and not within 10m of the watercourse at these 
locations. 

¶ B_10 In order to limit the potential for pollution due to run-off from construction, all 
run off waters will be directed through sedimentation ponds prior to discharge. These 
ponds will be in place prior to the main construction works. The purpose of a 
temporary sedimentation basin/pond is to provide an area where sediment laden 
runoff is allowed to pond and suspended solids are allowed to settle. 

 
The following measures prescribed regarding surface water run-off will also minimise the risk 
of any input of cementitious material into the Stradbrook Stream: 
 

¶ B_11 When working in or near the surface water and the application of in-situ 
materials cannot be avoided, the use of alternative materials such as biodegradable 
shutter oils shall be used; 

¶ B_12 Any plant operating close to the water will require special consideration on the 
transport of concrete from the point of discharge from the mixer to final discharge 
into the delivery pipe (tremie).  Care will be exercised when slewing concrete skips 
or mobile concrete pumps over or near the watercourses; 

¶ B_13 Placing of concrete in or near the watercourses will be carried out only under 
the supervision of a suitably qualified Environmental Manager; 
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¶ B_14 There will be no hosing into surface water drains of spills of concrete, cement, 
grout or similar materials.  Such spills shall be contained immediately, and runoff 
prevented from entering watercourses ; 

¶ B_15 Concrete waste and wash-down water will be contained and managed on site 
to prevent pollution of the watercourses; 

¶ B_16 On-site concrete batching and mixing activities will only be allowed at the 
identified construction compound; 

¶ B_17 Washout from concrete lorries, with the exception of the chute, will not be 
permitted on site and will only take place at the construction compound (or other 
appropriate facility designated by the supplier);  

¶ B_18 Chute washout will be carried out at designated locations only. These locations 
will be signposted.  The Concrete Plant and all Delivery Drivers will be informed of 
their location with the order information and on arrival on site; and, 

¶ B-19 Chute washout locations will be provided with appropriate designated, 
contained impermeable area and treatment facilities including adequately sized 
settlement tanks.  The clear water from the settlement tanks shall be pH corrected 
prior to discharge (which shall be by means of one of the construction stage 
settlement facilities) or alternatively disposed of as waste in accordance with the 
/ƻƴǘǊŀŎǘƻǊΩǎ ²ŀǎǘŜ aŀƴŀƎŜƳŜƴǘ tƭŀƴΦ 

¶ B_20 Method statements that are prepared for the works will be reviewed / 
approved by the Client Project Manager and were necessary the relevant 
Environmental Specialist. All method statements for works in, near or liable to 
impact on a waterway must have prior agreement with IFI and NPWS. 

 
The measures prescribed regarding surface water run-off will also minimise the risk of any 
input of hydrocarbons and other chemicals into the Stradbrook Stream.  However, the 
following additional measures shall also apply: 

¶ B_21 Surface runoff from the compound will be minimised by ensuring that the 
paved/ impervious area is minimised.  All surface water runoff will be intercepted 
and directed to appropriate treatment systems (settlement facilities and oil trap) for 
the removal of pollutants and/or silt prior to discharge.  The site compound will be 
fenced off as part of the site establishment period. 

¶ B_22 Fuel storage tanks shall have secondary containment provided by means of an 
above ground bund to capture any oil leakage.  

¶ B_23 Storage tanks and associated provision, including bunds, will conform to the 
current best practice for oil storage and will be undertaken in accordance with Best 
Practice Guide BPGCS005 ς Oil Storage Guidelines (Enterprise Ireland). 

¶ B_24 Wastewater drainage from all site offices and construction facilities will be 
contained and disposed of in an appropriate manner to prevent water pollution and 
in accordance with the relevant statutory requirements. 

 
Given the full and proper implementation of these water quality protection measures, the 
construction, operation, and maintenance of the proposed development will not give rise to 
significant effects. 
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8.8.2 Non-specific Mitigation Measures 
 
The following is an overview of the non-specific mitigation measures that will be employed to 
avoid or reduce significant impacts on the Key Ecological Receptors: 
 

8.8.2.1 Landscaping 
 

¶ B_25 The landscape design has been carefully co-ordinated to retain as many high-
value trees as possible. There are currently 346 No. trees on the proposed 
development site. 95 No. trees will be lost to the proposed development. Of these 95 
No. trees, 68 No. are considered to be low-ǉǳŀƭƛǘȅ ǘǊŜŜǎ ό/ŀǘŜƎƻǊȅ Ψ/Ωύ ǊŜǇǊŜǎŜƴǘƛƴƎ 
72% of trees lost, 24 No. are good-ǉǳŀƭƛǘȅ ǘǊŜŜǎ ό/ŀǘŜƎƻǊȅ Ψ.ΩύΣ ǊŜǇǊŜǎŜƴǘƛƴƎ нр҈ ƻŦ 
trees lost and 3 No. are high-ǉǳŀƭƛǘȅ ǘǊŜŜǎ ό/ŀǘŜƎƻǊȅ Ψ!ΩύΣ ǊŜǇǊŜǎŜƴǘƛƴƎ о҈ ƻŦ ǘǊŜŜǎ ƭƻǎǘΦ 
There are 213 No. trees of high-quality and large girth standard proposed for planting 
ƛƴ ƻǊŘŜǊ ǘƻ ŎƻƳǇŜƴǎŀǘŜ ŦƻǊ ǘƘƻǎŜ ƭƻǎǘΦ Lƴ ŀŘŘƛǘƛƻƴΣ млф /ŀǘŜƎƻǊȅ ΨwΩ ǘǊŜŜǎ ǿƛƭƭ ōŜ ƭƻǎǘΦ 
Category R trees are trees that are deemed to be of no value within 10 years of the 
assessment ŀƴŘ ǎƘƻǳƭŘ ōŜ ǊŜƳƻǾŜŘΦ Lǘ ǎƘƻǳƭŘ ōŜ ƴƻǘŜŘ ǘƘŀǘ ǘƘŜ ΨǾŀƭǳŜΩ ƻŦ ŀ ǘǊŜŜ ƛƴ 
the arboricultural assessment is not comparable to the biodiversity value of a tree, 
and is in fact often the inverse, however, in general, Category A and B trees are large 
trees and of higher biodiversity value than smaller trees.  

¶ B_26 The Landscape design for the proposed development includes tree, shrub, 
climber, swale and marginal planting around the site. Species selected includes native 
and nectar rich flowering plants to increase the availability of nectar for pollinators, 
and indirectly food for bats and birds. These species include, but are not limited 
to:  Dog rose (Rosa canina), Crab apple (Malus sylvestris), Creeping blue blossom 
(Ceanothus thyrsiflorus var. repens), Mexican orange blossom (Choidya ternata), 
Mountain hydrangea (Hydrangea serrata), Snowdrop (Galanthus nivalisύΣ {ƴŀƪŜΩǎ 
head fritillary (Fritillaria meleagris) and Common camas (Camassia quamash).  

¶ B_27 The landscape design includes an edible forest in the existing walled garden. This 
will mimic the stable ecosystem at the periphery of the site. The edible plants will be 
perennials specific to their location and climate and stacked in layers (eight layers in 
total). Each layer of this edible forest will have a high percentage of fruit, food and nut 
species. Species which will be planted includes: Sweet Chestnut (Castanea sativa), 
Walnut (Juglans regia), Plum (Prunus domestica), Apple (Malus domestica), Rosemary 
(Rosmarinus officionalis), Wild strawberry (Fragaria vesca), Wild garlic (Allium 
ursinum) and Blackberries (Rubus allegheniensis).   

¶ B_28 The landscape design also includes a pond on the western boundary. The pond 
has been designed to hold water year-round and have deeper areas to provide habitat 
for a range of freshwater species. The edges of the pond will be planted with native 
riparian species such as Purple loosestrife (Lythrum salicaria), Yellow flag iris (Iris 
pseudacorus) and Soft rush (Juncus effusus).  

¶ B_29 No laurel-leaved evergreens will be planted. This includes Cherry Laurel.  

¶ B_30 Three trees will be retained as ecopoles (Table 8-19). Transforming the trees 
into ecopoles will involve removing the tree crown to a set height and using 
veteranisation techniques to create features that mimic an ancient tree. These 
techniques will create habitats for fungi, insects, birds and bats. Techniques include: 

o Coronette cutting of the main trunk, approx. 3 m high.  
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o Vertical cuts & crevices 

o Hollows 

o Wounds   
Table 8-19 Trees being retained as Ecopoles. 

Tree No. Location within the site Species Current Height 

634 NW corner of site Sycamore 15m 

737 Most SE corner of 
site 

Norway 
Maple 

7 m 

770 Southern boundary Scots Elm 13 m 

 

8.8.2.2 Lighting 
 

¶ B_31 The public lighting has been designed will comply with the following: 

o Lux levels on roads and paths will be set to the minimum required by BS 5489-
1:2013, P4. 

o Bollard lighting will be used in wooded areas which will avoid light spill above 
the horizontal.  

o Lighting outside the intended area of illumination will be minimised. Where 
light spill cannot be avoided, louvres, cowls or shields will be fitted to the 
columns.  

o Lighting will be LED and have no upward light spill (apart from intentional up-
lighting) and a sharp horizontal cut off.   

o Lighting will be a warm-white colour of 2700K or less. 

o There will be no lighting on the pond.  

o Up-lighting will be limited to discreet points of interest.  
 

8.8.2.3  Water Quality 
 

¶ B_32 During the operational phase, rainwater from the roofs and roads will be 
conveyed directly to a surface water drainage system (designed following SUDS 
principles), which will include a petrol interceptor, a pond, swales and rain gardens, 
and attenuation tanks.  

¶ B_33 Measures will be employed to improve the physical characteristics of the 
Stradbrook Stream. The location of these measures will be limited to the south bank 
of the river which is within the ownership of the Applicant. The measures will include 
the removal of block walls which were constructed to form the bank, the setting 
back of mesh fencing. The riverbank will be regraded to provide a more natural 
channel. The regrading of the bank will need to be cognisant of, and may be 
restricted by, the root protection zones of trees. The use of coir or similar may be 
required to prevent erosion while natural vegetation becomes established. 
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8.8.3 Specific Mitigation Measures 
 

8.8.3.1 Bats (KER 5) 
 

In addition to the non-specific mitigation measures listed in 8.8.1 and 8.8.2, the following 
specific mitigation measures apply: 

¶ B_34 A pre-construction bat suitability assessment will be carried out prior to site 
clearance. Any moderate or high potential features will be examined by a suitably 
qualified bat specialist to ensure no bats are present.  

¶ B_35 A suitably qualified bat specialist is required to supervise the felling of all trees 
and the demolition of any buildings classified as having low to moderate suitability for 
supporting bat roosts, and which may contain features invisible from ground level. If 
any bats are found, they will be removed by the bat specialist and placed in a box and 
released on site at dusk. 

¶ B_36 Following the completion of the elements of the construction phase which could 
lead to the disturbance of a bat roost (to be dictated by the EcoW), twenty-six bat boxes 
will be placed on mature trees that will be retained. Twenty-six equates to one bat box 
for every tree and building wiǘƘΩ ƭƻǿ ǇƻǘŜƴǘƛŀƭΩΣ ŀƴŘ ǘƘǊŜŜ ōŀǘ ōƻȄŜǎ ŦƻǊ ŜǾŜǊȅ ǘǊŜŜ ǿƛǘƘ 
ΨƳƻŘŜǊŀǘŜ ǇƻǘŜƴǘƛŀƭΩΦ {ŎƘǿŜƎƭŜǊ ǘȅǇŜ ŎǊŜǾƛŎŜ ōŀǘ ōƻȄŜǎ όŀǾŀƛƭŀōƭŜ ŦǊƻƳ www.nhbs.com) 
that are self-cleaning will be used. The bat boxes will be positioned by a suitably 
qualified bat specialist to maximise the likelihood of use. 

¶ B_37 These bat boxes will be protected during the construction phase of the project 
through the establishment of Root Protection Areas and any artificial lighting that will 
be used during this phase of the proposed development will avoid illuminating any of 
these trees at night. 

¶ B_38 The felling of trees and demolition of outbuildings will take place in the months of 
September to November inclusive, or in February and March in order to avoid the 
months when bats are most sensitive to disturbance. Note that this programme must 
also consider the presence of nesting birds. 

¶ B_39 The final lighting plan for the proposed development will be designed in 
accordance with Bats and Lighting in the UK (BCT, 2018). The design should consider 
this and only have as much lighting as necessary and should not exceed the baseline 
requirements. 

 

8.8.3.2    Birds (KER 6) 
 

In addition to the non-specific mitigation measures listed in 8.8.1 and 8.8.2, the following 
specific mitigation measures apply to this KER: 

¶ B_40 Site clearance during construction and tree and shrub maintenance during 
operation will take place outside the nesting bird season (1st March - 31st August 
inclusive). If site clearance is required during the nesting bird season, the area will be 
checked by a suitably qualified ecologist. If nesting birds are found to be present, the 
site clearance works will cease until the chicks have fledged, or, until the NPWS have 
been consulted to determine the course of action.  

¶ B_41 In order to protect the heronry from disturbance which could lead to nest 
abandonment, no site clearance works will commence during the pre-nesting and 

http://www.nhbs.com/
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nesting season (February- July). The absence of active nests will be confirmed by the 
ECoW. 

¶ B_42 A Grey Heron Conservation Plan has been developed to ensure the protection of 
Grey Heron within the site and will be followed during both construction and 
operational phases of the proposed development. This Conservation Plan can be found 
in Appendix 8.4. 

¶ B_43 Fencing will be erected around the trees containing the heronry within the site as 
part of the tree protection plan. These will also serve to reduce disturbance close to the 
trees. The tree protection fencing will be retained for the duration of the construction 
phase. 

¶ B_44 Bird-friendly glass (e.g. ornilux) will be used on all windows, doors and glass 
facades in the new development which will increase the reflectivity of the windows and 
significantly reduce the risk of collision. 

¶ B_45 Twenty-five no. bird boxes will be erected.  

¶ B_46 Five no. 17A Schwegler Swift Nest Boxes (triple cavity) will be incorporated into 
the development. These will be positioned on the north faces of the buildings out of the 
prevailing wind and at least 4.5m high. The type and position should be confirmed by 
the ECoW. Notes on the Common Swift and Setting up nest boxes (Linda Huxley, 2014) 
provides guidance on setting up swift boxes. 

¶ B_47 Two No. Grey wagtail / Dipper nest boxes will be provided under the newly 
constructed bridge over the Stradbrook Stream. 

¶ B_48 All bird boxes will be positioned by the ECoW to maximise the likelihood of use. 

¶ B_49 The heronry will be surveyed during the breeding season for three consecutive 
years. The tree number of each tree containing a nest will be recorded (using the 
numbering convention in the tree report for this application), and any signs of activity 
will also be recorded. The results will be sent to the NPWS and Dún Laoghaire Rathdown 
County Council following each survey. Should a noticeable decline in the heronry be 
discovered, protective measures will be put in place, in consultation with the NPWS. 

 

8.8.3.3   Invasive Species (KER 7) 
 

¶ B_50 An Invasive Species Control and Management Plan has been developed in 
accordance with objective GIB28 of the County Development Plan (DLRCC, 2022) and can 
be found in Appendix 8.5. This management plan will be followed during construction to 
ensure invasive species are eradicated from the site and that all works shall be executed 
in accordance with best practice for biosecurity in construction. 

¶ B_51 All plant and equipment employed on the construction site (e.g. excavators) will be 
thoroughly cleaned down using a power washer unit prior to arrival on site to prevent the 
spread of IAPS. 

¶ B_52 All washing must be undertaken in areas with no potential to result in the spread of 
IAPS, as detailed in the Construction Environmental Management Plan. 

¶ B_53 Any soil and topsoil required on the site will be sourced from a stock that has been 
screened for the presence of any IAPS and where it is confirmed that none are present.  

¶ B_54 In advance of the works, the extent of Three-cornered Garlic established will be 
fenced off. Under the direction of the ECoW, the bulbs will be excavated by hand to avoid 
damaging the roots of nearby trees.  
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¶ B_55 The bulbs will be broken up using a spade and buried on site to a minimum depth of 
1 m. 

¶ B_56 The site will be resurveyed the following year to check if any plants have re-
established. If Three-cornered Garlic is found, the process will be repeated until none re-
appear.   

¶ B_57 If the infestation of Three-cornered Garlic cannot be eradicated prior to 
construction, it should be fenced off at the outset and the access prohibited except for 
ƳƻƴƛǘƻǊƛƴƎ ŦƻǊ ǘǊŜŀǘƳŜƴǘ ǇǳǊǇƻǎŜǎΦ !ƭƭ ǎƛǘŜ ǎǘŀŦŦ ǎƘŀƭƭ ōŜ ƳŀŘŜ ŀǿŀǊŜ ƻŦ ǘƘŜ /ƻƴǘǊŀŎǘƻǊΩǎ 
Biosecurity Protocol and receive training in the importance of good site biosecurity. 
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8.9 Residual Impacts on Key Ecological Receptors 
 
Table 8-19 below asses the significance of the residual impacts on the Key Ecological Receptors 
following the inclusion of the mitigation measures described in Section 8.9. 
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Table 8-31 Assessment of significance of residual impacts, following EPA (2022) and TII (2009) 
 

Key Ecological 
Receptor 

Pre-mitigation impacts Ecological significance following mitigation 

KER 1  

European 
Designated Sites 

Pollutants entering the Stradbrook Stream have the potential to lead to 
Short-term and Permanent Moderate Impacts at the International Level 
on European Designated Sites downstream of the proposed development 

Pollutants entering the Stradbrook Stream have the potential to lead to 
Short-term and Permanent Imperceptible Impacts at the International 
Level on European Designated Sites downstream of the proposed 
development 

KER 2 

Nationally 
Designated Sites 

Pollutants entering the Stradbrook Stream have the potential to lead to 
Short-term and Permanent Moderate Impacts at the National Level on 
Nationally Designated Sites downstream of the proposed development. 

Pollutants entering the Stradbrook Stream have the potential to lead to 
Short-term and Permanent Imperceptible Impacts at the National Level 
on Nationally Designated Sites downstream of the proposed 
development. 

KER 3 

Internationally 
Designated Sites 

Pollutants entering the Stradbrook Stream have the potential to lead to 
Short-term and Permanent Moderate Impacts at the International Level 
on Internationally Designated Sites downstream of the proposed 
development. 

Pollutants entering the Stradbrook Stream have the potential to lead to 
Short-term and Permanent Imperceptible Impacts at the International 
Level on Internationally Designated Sites downstream of the proposed 
development. 

KER 4 

Linear Woodland 

The permanent loss of linear woodland would constitute a Permanent 
Very Significant Negative Impact at the Local Level. 

Habitat degradation as a result of increased human presence and 
artificial lighting during the operational phase of the proposed 
development constitutes Permanent Significant Negative Impacts at the 
Local Level. 

The permanent loss of linear woodland would constitute a Permanent 
Moderate Negative Impact at the Local Level. 

Habitat degradation as a result of increased human presence and 
artificial lighting during the operational phase of the proposed 
development constitutes Permanent Slight Negative Impacts at the 
Local Level. 

KER 5 

Bats 

The permanent loss, degradation and fragmentation of habitat would 
constitute a Permanent Moderate Negative Impact at the Local Level. 
Disturbance during the construction phase would constitute a Short-term 
Moderate Negative Impact at the Local Level. 

Habitat degradation and disturbance as a result of noise, increased 
human presence and artificial lighting during the operational phase 
would constitute a Permanent Moderate Negative Impact at the Local 
Level.  

The permanent loss, degradation and fragmentation of habitat would 
constitute a Permanent Slight Negative Impact at the Local Level. 
Disturbance during the construction phase would constitute a Short-term 
Slight Negative Impact at the Local Level. 

Habitat degradation and disturbance as a result of noise, increased 
human presence and artificial lighting during the operational phase 
would constitute a Permanent Slight Negative Impact at the Local Level.  
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Key Ecological 
Receptor 

Pre-mitigation impacts Ecological significance following mitigation 

KER 6  

Birds 

The permanent loss and degradation of habitat would constitute a 
Permanent Moderate Negative Impact at the County Level. Disturbance 
during the construction phase would constitute a Short-term Moderate 
Negative Impact at the County Level. 

Habitat degradation and disturbance as a result of noise, increased 
human presence and artificial lighting during the operational phase 
would constitute a Permanent Moderate Negative Impact at the Local 
Level. 

The permanent loss and degradation of habitat would constitute a 
Permanent Slight Negative Impact at the County Level. Disturbance 
during the construction phase would constitute a Short-term Slight 
Negative Impact at the County Level. 

Habitat degradation and disturbance as a result of noise, increased 
human presence and artificial lighting during the operational phase 
would constitute a Permanent Slight Negative Impact at the Local Level. 

KER 7 

Invasive Species 

The spread of invasive species. The management of invasive species is considered to constitute a 
permanent significant positive impact at the local level. 

KER 8 

Stradbrook 
Stream 

Water quality impacts which could arise in the event of accidental 
pollution from the proposed development could constitute Short-term 
Significant Negative Impact at the local level.  

The reduction in water quality in the Stradbrook Stream is considered to 
constitute a Permanent Moderate Negative Impact at the Local Level.  

Water quality impacts which could arise in the event of accidental 
pollution from the proposed development could constitute Short-term 
Significant Negative Impact at the local level.  

The reduction in water quality in the Stradbrook Stream is considered to 
constitute a Permanent Imperceptible Impact at the Local Level.  
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8.10 Monitoring 
 

Preconstruction Surveys will be carried out in accordance with Section 8.8 of this Chapter. The 
contractor will appoint a suitably qualified Ecological Clerk of Works (ECoW) for the duration 
of the construction contract to ensure that the mitigation and monitoring proposed in this 
chapter are implemented during the construction phase. 
 

8.11 Reinstatement 
 

No reinstatement works are required for ecological features.  
 

8.12 Interactions 
 

The preparation of this Biodiversity Chapter involved collaboration and discussion with the 
project team, particularly in relation to the following Chapters: 
 

8.12.1 Chapter 9 Land, Soils, Geology, Hydrogeology 
The construction of the proposed development will require the excavation and 
importation of large amounts of material. This will lead to habitat loss and the 
potential for pollution within the site and outside the site. Following the 
implementation of the mitigation measures in Chapter 8 and 9, there will be no 
significant effect on the Key Ecological Receptors. 

 

8.12.2 Chapter 10 Hydrology- Surface Water 
There is potential for the construction and operation of the proposed development 
to lead to pollution of the Stradbrook Stream and connected habitats downstream. 
Following the implementation of the mitigation measures in Chapter 8 and 10, there 
will be no significant effect on the Key Ecological Receptors. 

 

8.12.3 Chapter 12 Noise and Vibration 
There is potential for the construction and operation of the proposed development 
to lead to increased disturbance.  Following the implementation of the mitigation 
measures in Chapter 8 and 12, there will be no significant effect on the Key Ecological 
Receptors. 
 

8.12.4 Chapter 13 Landscape and Visual 
There is potential for the construction and operation of the proposed development 
to lead to habitat loss, habitat degradation, the introduction of species of low 
biodiversity value and the introduction of artificial lighting.  Following the 
implementation of the mitigation measures in Chapter 8 and 13, there will be no 
significant effect on the Key Ecological Receptors. 

 

8.12.5 Chapter 18 Material Assets- Waste Management 
There is potential for the construction and operation of the proposed development 
to lead to pollution within the site and the wider environment.  Following the 
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implementation of the mitigation measures in Chapter 8 and 18, there will be no 
significant effect on the Key Ecological Receptors. 

 

8.12.6 Chapter 19 Material Assets- Built Services 
There is potential for the construction and operation of the proposed development to 
lead to impacts on local biodiversity and downstream impacts on proximate 
watercourses and designated sites via excavation and installation works during the 
proposed implementation of infrastructure throughout the site. Following the 
implementation of the mitigation measures in Chapter 8 and 19, there will be no 
significant effect on the Key Ecological Receptors. 

 

8.13 Assessment of Cumulative Impacts 
 

Cumulative effects are those which accrue to Key Ecological Receptors as a result of 
incremental changes caused by other existing or proposed plans or projects together those 
caused by the proposed development.   
 
A scoping exercise was first undertaken to identify an appropriate study area in respect of 
cumulative assessment.  This comprised an initial survey of all planning applications within a 
spatial limit of c. 2km radius of the site boundary.  A radius of c. 2km was selected for the 
reasons outlined in Chapter 21, Table 21.1.  

 
For the purposes of this initial survey, a search of all planning applications which were 
recorded on the National Planning Applications Database (DoHPLG) with extant permissions 
or were otherwise under consideration at the time of writing were included.   
 
A screening exercise was then undertaken to determine whether each identified project had 

the potential to generate cumulative impacts of significance on the environment, when 

considered in combination with the proposed development.  There were two stages to this: 

 

1. LŘŜƴǘƛŦȅƛƴƎ ǇǊƻƧŜŎǘǎ ƻŦ ŀ ǎŎŀƭŜ ŀƴŘ ƴŀǘǳǊŜ όΨƳŀƧƻǊΩ ǇǊƻƧŜŎǘǎύ ǿƛǘƘ ǘƘŜ ǇƻǘŜƴǘƛŀƭ ǘƻ 

generate cumulative impacts of significance (in line with the parameters set out in 

Table 21.1 below); 

2. The record of applications resulting from (1) was further reviewed by the expert 

Ŏƻƴǎǳƭǘŀƴǘǎ ǘƻ ŘŜǘŜǊƳƛƴŜ ǿƘŜǘƘŜǊ ǘƘŜ ƛŘŜƴǘƛŦƛŜŘ ΨƳŀƧƻǊΩ ǇǊƻƧŜŎǘǎΣ ƭƻŎŀǘŜŘ ǿƛǘƘƛƴ ŀ 

2km radius of the subject site, have the potential, in respect of each environmental 

aspect, to interact with the proposed development from a cumulative impact 

perspective.  

Following the above screening exercise, a consolidated list of projects emerged, including both 

committed and planned projects that were determined to have the potential to give rise to 

cumulative impacts with the proposed development.  Some of the projects were identified by 

more than one expert consultant whereas others were identified in relation to only one 

environmental aspect.  
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This final list was then distributed to the expert consultants undertaking the assessment of 

each environmental aspect.  For completeness, despite the initial screening process, each 

chapter has regard to all of the projects identified in Chapter 3 (Sections 3.7.1 and 3.7.2). 

 

 

For the purposes of this chapter, the cumulative impact assessment considers cumulative 
impacts on biodiversity which are: 
 
 
(a) Likely; 
(b) Significant; and 
(c) Relating to a future event, reasonably foreseeable. 

 
None of the developments identified during the cumulative assessment were determined to 
result in significant negative cumulative effects with regard to biodiversity, as defined in 
Chapter 21 Cumulative Impacts of this EIAR. This Chapter presents an in-depth assessment of 
potential cumulative effects. 
 

8.14 ¢ƘŜ ά5ƻ-bƻǘƘƛƴƎέ {ŎŜƴŀǊƛƻ 
 

If the proposed development does not proceed, there will be no loss of the existing habitats 
on the site. There would be no increase in the noise and visual disturbance from construction 
traffic and the increase of pedestrian and motor traffic to the area in the long term. The 
current management of the site would continue i.e. as a private residence. It is likely that 
invasive species such as Snowberry and Cherry Laurel would continue to spread through the 
site. 

 

8.15 Difficulties Encountered in Compiling this Chapter 
 

Standard survey methods were followed, however a section of the Stradbrook Stream corridor 
was inaccessible due to dense vegetation and a steel grate across the stream. This area will 
not be directly impacted by the proposed development and therefore this limitation is not 
considered to be significant. No other difficulties were encountered during the completion of 
the surveys described above. However, any biases or limitations associated with these 
methods could potentially affect the results collected. While every effort was made to provide 
a full assessment and comprehensive description of the study area, ecological trends (e.g., 
population trends) may not be fully reflected due to the instantaneous/short-term nature of 
the field surveys.  However, the data obtained from field surveys coupled with the desk study 
provides a robust representation of the baseline for the habitats and species within the Zone 
of Influence. 
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8.16 Conclusion 
 

It is considered that, with the implementation of the mitigation measures set out in this 
Chapter and in the CEMP, the construction and operation of the proposed development will 
not have a significant negative impact on biodiversity in the Zone of Influence. 
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9.0 LAND, SOILS, GEOLOGY AND HYDROGEOLOGY 
 

9.1 Introduction 
 

This Chapter describes the likely significant effects of the proposed Dalguise House Large-Scale 
wŜǎƛŘŜƴǘƛŀƭ 5ŜǾŜƭƻǇƳŜƴǘ όǘƘŜ ΨǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘΩύ ƻƴ ƭŀƴŘΣ ǎƻƛƭǎΣ ƎŜƻƭƻƎȅΣ ŀƴŘ 
hydrogeology. The following aspects have been considered relevant to this assessment: 

 

¶ Design: 

¶ Design features of the proposed development that take into account the 

particular ground conditions, and the properties of the underlying soils and 

hydrogeology to ensure that works do not have any potentially significant 

impacts on land, soils, geology and hydrogeology.  

 

¶ Construction: 

¶ Excavations, both above and below the water table, that will require special 

consideration in terms of both the stability of the excavations and the 

logistics required to facilitate the works. Additionally, disposal of surplus 

excavated material, including possible contaminated soils and groundwater, 

must be considered.  

 

¶ Operation Phase:  

¶ The potential for contamination to soils, geology and hydrogeology from 

operational activities, although these are considered minimal.  

This Chapter has been prepared by Jackelyn Wren, Senior Environmental Specialist at 
ByrneLooby. Jackelyn is an Affiliate Member of IEMA with a Honours Bachelor of Arts Degree 
ƛƴ DŜƻƎǊŀǇƘȅΣ ŀƴŘ ŜƛƎƘǘ ȅŜŀǊǎΩ ǇǊƻŦŜǎǎƛƻƴŀƭ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ǘƘŜ ǇǊŜǇŀǊŀǘƛƻƴ ƻŦ 9ƴǾƛǊƻƴƳŜƴǘŀƭ 
Impact Assessment (EIA) Reports in Ireland and the Middle East. Jackelyn has worked on 
numerous projects varying in environmental restrictions and working with different 
government bodies, e.g Amaala Service Marinas, an ultra-luxury destination along Saudi 
!ǊŀōƛŀΩǎ ƴƻǊǘƘǿŜǎǘŜǊƴ ŎƻŀǎǘΣ {ŀƎƎŀǊǘ wŜǎŜǊǾƻƛǊΣ 5ǳōƭƛƴΣ LǊŜƭŀƴŘΣ ŎƻƳǇƭŜǘƛƴƎ Environmental 
Impact Assessment (EIA), Waste Management Plan (WMP) and Oil Spill Contingency Plan 
(OSCP). 
 

 

9.2 Methodology 
 

9.2.1  Legislation  
 

The main legislation which provides for hydrogeological protection in Ireland is the Water 
Framework Directive (WFD, 2000/60/EC) which establishes a legislative framework and 
regime which sets groundwater quality standards and introduces measures to prevent or limit 
inputs of pollutants into groundwater. 
 
Other legislation particularly relevant to the management of groundwater includes: 
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o The Groundwater Directive, 2006/118/EC. 

o European Communities (Water Policy) Regulations 2014 (S.I. No. 350 of 2014). 

o European Communities Environmental Objectives (Groundwater) Regulations 2010 

(S.I. No. 9 of 2010), as amended by the European Communities Environmental 

Objectives (Groundwater) (Amendment) Regulations 2011 (S.I. No. 389 of 2011), the 

European Communities Environmental Objectives (Groundwater) (Amendment) 

Regulations 2012 (S.I. No. 149 of 2012 ) and the European Union Environmental 

Objectives (Groundwater) (Amendment) Regulations 2016 (S.I. NO. 366 of 2016). 

o European Communities (Water Policy) Regulations 2003 (S.I. No. 722 of 2003) as 

amended by the European Communities (Water Policy) (Amendment) Regulations, 

2005 (S.I. No. 413 of 2005). 

o European Communities (Water Policy) (Amendment) Regulations, 2008 (S.I. No. 219 

of 2008). 

o European Communities (Water Policy) (Amendment) Regulations, 2010 (S.I. No. 93 of 

2010). 

o EIA Directive and transposing regulations:  Directive 2011/92/EU as amended by 

Directive 2014/52/EU  

o European Union (Planning and Development) (Environmental Impact Assessment) 

Regulations 2018 (S.I. No. 296 of 2018) 

o Water Services Acts (2007-2019). 

Despite the importance of soil, there is little in the way of direct EU or national legislation 
obliging Ireland to maintain soil quality, however indirectly issues such as contaminated land 
have been dealt with through other legislation (e.g. waste) including the 1996 Waste 
Management Act (as amended) and the EU Council Directive 99/31/EC (the Landfill Directive) 
on the landfilling of waste. In Ireland some soil protection legislation has been enacted 
including the 2011 EIA Regulations for On Farm Development which, include a requirement 
for EIA of soil operations such as soil drainage.  

 

9.2.3  Policy 
 

The Dún Laoghaire-Rathdown County Development Plan 2022-2028 sets out the policy 
objectives and the overall strategy for the proper planning and sustainable development of 
the county over the plan period. The plan sets out an approach centred on the core principle 
of sustainability with a focus on creating vibrant, liveable, climate resilient communities. The 
following policies are relevant in relation to this hydrology assessment:  
 

Policy Objective GIB26: Geological Sites. It is a Policy Objective to protect, promote 

and preserve sites of Geological and Geomorphological importance, in particular 

the proposed Natural Heritage Areas (NHAs), and any County Geological Sites 

(CGS), that become designated during the lifetime of the Plan. 
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Policy Objective EI8: Groundwater Protection and Appropriate Assessment. It is a 

Policy Objective to ensure the protection of the groundwater resources in and 

around the County and associated habitats and species in accordance with the 

Groundwater Directive 2006/118/EC and the European Communities 

Environmental Objectives (Groundwater) Regulations, 2010. In this regard, the 

/ƻǳƴŎƛƭ ǿƛƭƭ ǎǳǇǇƻǊǘ ǘƘŜ ƛƳǇƭŜƳŜƴǘŀǘƛƻƴ ƻŦ LǊƛǎƘ ²ŀǘŜǊΩǎ ²ŀǘŜǊ {ŀŦŜǘȅ tƭŀƴǎ ǘƻ 

protect sources of public water supply and their contributing catchment. 

 

9.2.3  Impact Assessment Guidance 
 

The Land, Soils, Geology and Hydrogeology Chapter for this EIAR has been prepared in line 
with the suggested topics outlined in relation the Guidelines on the Information to be 
Contained in Environmental Impact Assessment Reports (EPA, 2022) and guidance by the 
IEMA on the perspective of land and soil in an EIA ((IEMA), 2022)Σ ƛƴŎƭǳŘƛƴƎ ΨƭŀƴŘΩΣ ΨǎƻƛƭΩΣ 
ΨƎŜƻƭƻƎȅΩ ŀƴŘ ΨƘȅŘǊƻƎŜƻƭƻƎȅΩΦ ¢ƘŜ ǘƻǇƛŎ ƻŦ ΨƭŀƴŘΩ ƛǎ ŘŜŦƛƴŜŘ ƛƴ ǘƘŜ DǳƛŘŜƭƛƴŜǎ ŀǎ ΨǊŜƭŀǘŜŘ ǘƻ 
issueǎ ƻŦ ƭŀƴŘ ǘŀƪŜΩ ŀƴŘ ΨǊŜƳƻǾŀƭ ƻŦ ǇǊƻŘǳŎǘƛǾŜ ƭŀƴŘ ŦǊƻƳ ǇƻǘŜƴǘƛŀƭ ŀƎǊƛŎǳƭǘǳǊŀƭ ƻǊ ƻǘƘŜǊ 
ōŜƴŜŦƛŎƛŀƭ ǳǎŜΩΦ ¢ƘŜ ǎǳƎƎŜǎǘŜŘ ǘƻǇƛŎ ƻŦ ΨŀƎǊƛŎǳƭǘǳǊŀƭ ŎŀǇŀōƛƭƛǘȅϥ ƛǎ ƴƻǘ ŎƻƴǎƛŘŜǊŜŘ ŘǳŜ ǘƻ ǘƘŜ 
nature of the study area as one of suburban development.  According to (EPA, 2022), the topic 
ƻŦ ΨƘȅŘǊƻƎŜƻƭƻƎȅΩ ƛǎ ŀōƭŜ ǘƻ ōŜ ŎƻǾŜǊŜŘ ǳƴŘŜǊ ǘƘŜ Ψ[ŀƴŘ ŀƴŘ {ƻƛƭǎΩ ƻǊ ǘƘŜ Ψ²ŀǘŜǊΩ ŎƘŀǇǘŜǊǎ ƻŦ 
the EIAR; the former (this chapter) is relevant in this case. 

 

9.2.3.1 Assessment of Impacts to Land  
 

With regards to land, the assessment presents the baseline land uses based upon information 
received from desk-ōŀǎŜŘ ǊŜǾƛŜǿΦ ! ǊŜǾƛŜǿ ƻŦ ǘƘŜ ΨƭŀƴŘ ǘŀƪŜΩ ŀǎǎƻŎƛŀǘŜŘ ǿƛǘƘ ǘƘŜ ǇǊƻǇƻǎŜŘ 
scheme is then reviewed, assessing the likely change from baseline conditions. Further 
mention of land zoning is included, and how this may be altered from the construction and 
operation of the Proposed Scheme.  
 
Likely significant effects are categorised in accordance with the EPA 2022 Guidelines. 
Significant effects are assessed for the construction and operation phases and arise from 
direct, indirect, secondary and cumulative effects on environmental conditions. Significant 
effects can be positive, neutral or negative. These are outlined further below.  

 
Table 9-32: Significance Criteria for Likely Significant Effects on Land  

Significance Level  Criteria 

Quality of Effects 

Positive Effects  
 

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). 

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

Negative/adverse Effects  
 

A change which reduces the quality of the environment (for 
example, lessening species diversity or diminishing the 
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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 of Effect 

Momentary Effects  Effects lasting from seconds to minutes. 

Brief Effects Effects lasting less than a day. 

Temporary Effects Effects lasting less than a year. 

Short-term Effects Effects lasting one to seven years. 

Medium-term Effects Effects lasting seven to fifteen years. 

Long-term Effects Effects lasting fifteen to sixty years. 

Permanent Effects Effects lasting over sixty years. 

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

 

9.2.3.2 Assessment of Impacts to Soil, Geology & Hydrogeology  
 

With regards to soils, geology and hydrogeology, the assessment presents the baseline 
conditions of these features based on readily available information and data provided during 
the course of the Project and determines how the construction and operation of the Project 
will cause potential impact to these features.  The following guidance was used specifically in 
the assessment of impacts to soils, geology and hydrogeology:  

 
o NRA (2009) Guidelines on Procedures for Assessment and Treatment of Geology, 

Hydrology and Hydrogeology for National Road Schemes.  

o IGI (2013) Guidelines for the Preparation of Soils, Geology and Hydrogeology Chapters 

of Environmental Impact Statements.  

The impact assessment ranking methodology and terminology used in this section is in line 
with Guidelines on Procedures for Assessment and Treatment of Geology, Hydrology and 
Hydrogeology for National Road Schemes (NRA, 2009). A summary of the NRA (2008) 
methodology is provided in (IGI, 2013). The (NRA, 2009) impact assessment methodology 
provides a robust assessment for ranking potential impacts to geology, soil and hydrogeology 
and has been successfully adopted for environmental impact assessment outside of road 
sector projects in Ireland. The process is summarised as follows: 
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o {ǘŜǇ мΥ vǳŀƴǘƛŦȅ ǘƘŜ ΨLƳǇƻǊǘŀƴŎŜΩ ƻŦ ŀ ŦŜŀǘǳǊŜ ŦƻǊ ƎŜƻƭƻƎȅΣ ǎƻƛƭǎ ŀƴŘ ƘȅŘǊƻƎŜƻƭƻƎȅ 

using criteria based on quality, significance, scale, and extent attributes for a feature. 

LƳǇƻǊǘŀƴŎŜ ƛǎ ǉǳŀƭƛŦƛŜŘ ƛƴ ǘŜǊƳǎ ƻŦ ΨƭƻǿΩΣ ΨƳŜŘƛǳƳΩΣ ΨƘƛƎƘΩΣ ƻǊ ΨǾŜǊȅ ƘƛƎƘΩ όǎŜŜ ōƻȄ пΦмΣ 

box 4.2 and box 4.3 in (NRA, 2009). 

o {ǘŜǇ нΥ 9ǎǘƛƳŀǘŜ ǘƘŜ ΨaŀƎƴƛǘǳŘŜΩ ƻŦ ǘƘŜ ƛƳǇŀŎǘ ƻƴ ǘƘŜ ŦŜŀǘǳǊŜ ŦǊƻƳ ǘƘŜ ǇǊƻǇƻǎŜŘ 

development using criteria based on degree of loss, change of gain in terms of volume, 

quality or integrity attributes for a feature. Magnitude of impact is qualified in terms 

ƻŦ ΨƭŀǊƎŜΩΣ ΨƳƻŘŜǊŀǘŜΩΣ ΨǎƳŀƭƭΩΣ ƻǊ ΨƴŜƎƭƛƎƛōƭŜΩ ŀǎ ǿŜƭƭ ŀǎ ΨōŜƴŜŦƛŎƛŀƭΩ ƻǊ ΨŀŘǾŜǊǎŜΩ όǎŜŜ ōƻȄ 

5.1, box 5.2 and box 5.3 in (NRA, 2009). 

o {ǘŜǇ оΥ 5ŜǘŜǊƳƛƴŜ ǘƘŜ ǊŀǘƛƴƎ ƻŦ Ψ{ƛƎƴƛŦƛŎŀƴŎŜΩ ƻŦ ǘƘŜ ƛƳǇŀŎǘ ǳǎƛƴƎ ǘƘŜ ƳŀǘǊƛȄ ǎƘƻǿƴ 

below using the outcome from steps 1 and 2 (see box 5.4 in (NRA, 2009). This is also 

provided in the tables below.   

Table 9-33: Rating of Significant Environmental Impacts (NRA, 2009) 

Importance of 

attribute 

Magnitude of impact 

 Negligible Small  Moderate  Large  

 

Extremely High Imperceptible Significant Profound Profound 

Very high Imperceptible Significant/ 

Moderate 

Profound/ 

Significant 

Profound 

High Imperceptible Moderate/ Slight Significant/ 

Moderate 

Profound/ 

Significant 

Medium Imperceptible Slight Moderate Significant 

Low Imperceptible Imperceptible Slight Slight/ 

Moderate 

 

Table 9-34: Criteria for Rating (NRA, 2009) 

Importance   Criteria Description  Typical Examples  

Extremely High Attribute has a high quality or 
value on an international scale.  

Groundwater supports river, wetland or 
surface water body ecosystem protected 
by EU legislation e.g. SAC or SPA status. 

Very high Attribute has a high quality or 
value on a regional or national 
scale.  

Regionally Important Aquifer with 
multiple wellfields Groundwater supports 
river, wetland or surface water body 
ecosystem protected by national 
legislation ς NHA status Regionally 
important potable water source supplying 
>2500 homes Inner source protection 
area for regionally important water 
source. 

High Attribute has a high quality or 
value on a local scale.  

Regionally Important Aquifer 
Groundwater provides large proportion of 
baseflow to local rivers Locally important 
potable water source supplying >1000 
homes Outer source protection area for 
regionally important water source Inner 
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source protection area for locally 
important water source. 

Medium Attribute has a medium quality or 
value on a local scale.  

Locally Important Aquifer Potable water 
source supplying >50 homes Outer source 
protection area for locally important 
water source. 

Low Attribute has a low quality or 
value on a local scale.  

Poor Bedrock Aquifer Potable water 
source supplying. 

 
The significance ranking is initially determined pre-mitigation (i.e. prior to the introduction of 
mitigation measures) and residual impacts are ranked based on the assumptions that all 
mitigation measures are adopted. 

 

9.2.4 Data Sources   
 

The appraisal of likely significant effects on land, soils, geology and hydrogeology was 
conducted through an initial desk-top review of the existing conditions within the study area. 
Baseline information was sourced from a number of secondary data resources including: 

 
o Aerial Photography: Bing Maps and Google Maps (accessed 2022). 

o Geological Survey of Ireland (GSI) (accessed 2022) Online map viewer and associated 

data products.  

o Department of Communication, Climate Action and the Environment (2018, accessed 

2022).  

o Environmental Protection Agency (EPA) (2012, accessed 2022). EPA Maps, Corine 

Land Cover.  

o EPA (accessed 2022). EPA Maps, GroundWater, Water Framework Directive. 

o EPA. Office of Licensing and Permitting (EPA website, accessed 2022).  

o GSI (2014). Directory of Active Quarries, Pits and Mines in Ireland (accessed 2022).  

o Teagasc and the Environmental Protection Agency (EPA) (2017). Irish Soil Information 

System (accessed 2022).   

o Exploration and Mining Division (EMD) data and map viewer. 

o Dún Laoghaire-Rathdown County Development Plan 2022-2028 (Dún Laoghaire-

Rathdown County Council, 2022).  

o Dún Laoghaire-Rathdown County Development Plan 2022-2028 (Dun Laoighre 

Rathdown County Council, 2022). 

o Hydrological & Hydrogeological Qualitative Risk Assessment for Proposed Residential 

Development Site at Dalguise House (Awn, 2020). 

o Site Investigation Report (Ground Investigations Ireland, 2018). 

o Ground Investigation Report (IGSL Ltd. (2022). 
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o Waste Characterisation Assessment (O'Callaghan Moran & Associates. (2022)). 

o EIA Screening Report in respect of Lands at Dalguise House, Monstown Road, 

Monkstown (John Spain Associates, 2020).  

o L9a! ά! bŜǿ tŜǊǎǇŜŎǘƛǾŜ ƻƴ [ŀƴŘ ŀƴŘ {ƻƛƭ ƛƴ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘϦ  

((IEMA), 2022). 

 

 

9.2.5 Site Investigations and Project-Specific Reporting   
 

A Site Investigation was undertaken by Ground Investigations Ireland in 2018 including 
Soakaways to determine soil infiltration (nos. 7), Cable Percussion Boreholes to a maximum 
depth of 6m below ground level (nos. 4) and installation of no. 1 groundwater monitoring well. 
Results are outlined in the Baseline Environment section.  
 
Additional investigations were undertaken by IGSL in February (IGSL Ltd, 2022), with 
objectives to: 
 

1. Ascertain the ground conditions at the site; 
2. Identify suitable bearing strata for structural foundations; 
3. Ascertain soil parameters for use in the design of roads and paved areas; 
4. Determine the geometry of existing boundary wall foundations in selected locations; 
5. Investigate the presence of soil contamination; and 
6. Investigate the potential for sulphate attack on buried concrete.  

 
The field work included the boring of 6 nos. cable percussive boreholes, rotary coreholes, trial 
pits, sampling, Plate Bearing Tests, foundation inspection pits and infiltration tests. Results are 
discussed in Section 9.3.  
 
Direct reference has also been made to Project-specific reporting, including the Hydrological 
& Hydrogeological Qualitative Risk Assessment for Proposed Residential Development Site at 
Dalguise House prepared by Awn Consulting in 2020. Here, a Conceptual Site Model (CMS) 
was prepared to ascertain the potential impacts of the Project to hydrology and hydrogeology 
resources, the latter of which is used to inform the impact assessment of this Chapter.  

  

9.3 Baseline Environment 
 

9.3.1 Site Topography 
 

The general topography of the site falls from south to north towards the Stradbrook stream. 
Levels vary in the region of 29.15m ς 15.26m. The highest area in the site is the area 
surrounding Dalguise House and the lowest point on site is at the northern boundary adjacent 
to Stradbrook stream (ByrneLooby, 2022).  
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Figure 9-1: Topographical Survey with key levels highlighted (falls in site indicated) 
(ByrneLooby, 2022). 

 
 

9.3.2 Land Zoning 
 

The subject site is located in the Monkstown area of South County Dublin and falls within the 
administrative area of Dun Laoghaire Rathdown County Council (DLRCC). It extends to circa 
3.57 ha and forms part of the wider curtilage of Dalguise House, a Protected Structure which 
is located approximately 80 metres south of the boundary of the subject site. A full description 
of the Project is provided in Chapter 5 ς Description of Proposed Project.  
 
In zoning the land for residential use under the Dun Laoghaire Rathdown County Development 
Plan 2022-2028 (Dun Laoighre Rathdown County Council, 2022), the Planning Authority have 
assessed the nature of the site to ascertain its capacity to accommodate residential 
development and merit a zoning as designated.  
 
¢ƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ŎƻƳǇƭƛŀƴǘ ǿƛǘƘ ǘƘŜ ǎƛǘŜΩǎ ȊƻƴƛƴƎ ΨhōƧŜŎǘƛǾŜ !Ω ǿƛǘƘƛƴ ǘƘŜ Dun 
Laoghaire Rathdown Development Plan 2022-2028, which seeks άǘƻ ǇǊƻǾƛŘŜ ǊŜǎƛŘŜƴǘƛŀƭ 
ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘκƻǊ ǇǊƻǘŜŎǘ ŀƴŘ ƛƳǇǊƻǾŜ ǊŜǎƛŘŜƴǘƛŀƭ ŀƳŜƴƛǘȅέΦ  
 
Currently, the site comprises Dalguise House, two gate lodges and a dwelling house, walled 
garden and associated buildings and garden lands. There is also a disused tennis court and 
swimming pool with associated structure. There is significant tree coverage (nos. 364) and 
walls surrounding the majority of the perimeter.   
 

9.3.3 Bedrock Geology and Soils  
 

9.3.3.1 Desk-based Information  
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The Geological Survey of Ireland GSI (2022) classifies the bedrock beneath the overall site and 
the surrounding area as Type 2p microcline porphyritic Formation which comprises Granite 
with microcline phenocrysts.  
 
GSI data indicates that Quaternary geology in the study area is comprised of till derived from 
limestones and till derived from granites. Alluvium is reported in very small, dispersed patches.  
 
The formations and lithological descriptions of geology within a 3km radius of the site are 
presented in the table below (GSI, 2022).  

 
Table 9-35: Bedrock Geology in the Study Area  

Formation Lithology System 

Type 2p microcline 
porphyritic 

Type 2p has in addition euhedral 
microcline phenocrysts up to 30mm. 
Accessory minerals are Fe-oxide, 
sphene, apatite, zircon, garnet and 
rutile.  

Caledonian 

Type 2e equigranular Type 2e consists of quartz, plagioclase, 
microcline, muscovite and biotite with 
grainsize 1-5mm 

Caledonian 

Type 3 muscovite 
porphyritic 

Type 3 is similar to type 2e with 
muscovite phenocrysts in addition, 
exceptionally up to 70mm across and 
accessory tourmaline and topaz. 

Caledonian 

Lucan Formation The formation comprises dark-grey to 
black, fine-grained, occasionally cherty, 
micritic limestones that weather paler, 
usually to pale grey. There are rare dark 
coarser grained calcarenitic limestones, 
sometimes graded, and interbedded 
dark-grey calcar. 

Carboniferous, 
Dinantian (Series) 

 
Teagasc (GSI, 2022) data indicates that soils in the study area are generally mineral soils, 
largely derived from mainly acidic parent materials. Soils range from shallow to deep and 
poorly to well drained, with the majority of soils present in the study reported to be well 
draining. 
 
The GSI/ Teagasc (2022) mapping database of the quaternary sediments in the area of the 
subject site indicates the principal subsoil type in the study area is gravels derived from 
limestone (GLs), and the underlying subsoil namely made ground which reflects the urbanised 
land use in the immediate area. 
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9.3.3.1 Site Investigations  
 

Initially, a Site Investigation was undertaken by Ground Investigations Ireland in 2018 
including Soakaways to determine soil infiltration (nos. 7), Cable Percussion Boreholes to a 
maximum depth of 6m below ground level (nos. 4) and installation of no. 1 groundwater 
monitoring well (Ground Investigations Ireland, 2018).  
 
The following describes the soils encountered on site:  

 
o Generally, this found that the subsoil is relatively shallow and there are pockets of 

rock close to the surface. 

o Topsoil: Topsoil was encountered in all the exploratory toles and was present to a 

maximum depth of 0.30m below ground level.  

o Made Ground: Made ground deposits were encountered beneath the surfacing in 

BH03 and was present to a depth of 0.30m below ground level. These deposits were 

described generally as grey angular gravel fill.  

o Cohesive Deposits: Cohesive deposits were encountered beneath the topsoil or made 

ground and described typically as brown/light brown slightly sandy gravelly clay with 

occasional cobbles overlying stiff brown/grey slightly sandy gravelly clay with mane 

cobbles.  

Laboratory Testing was carried out on samples of the ground/soil on the site and the results 
have found that the soil material is above the inert limits as outlined within the European 
Council Directive 1999 131/EC Article 16 Annex II. No soil contamination was noted.  
 
Follow up investigations conducted by ISGL Limited in February 2022 the following was noted 
(IGSL Ltd, 2022): 
 

o The boreholes revealed firm to dark brown sandy clay (subsoil) extending to depths 

ranging from 0.7m to 2.9m, underlain by stiff (high strength (light brown sandy clay 

which was generally underlain by very stiff (very high strength (dark grey/brown sandy 

gravelly clay containing cobbles and boulders.  

o Rock was identified as medium strong to strong fine to medium grained granite, fresh 

to moderately weathered (see table below).  
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Table 9-36: Cable Percussive Borehole Results  

 

 

Table 9-37: Corehole Results  

 
 

A Waste Characterisation Assessment (WCA) was undertaken of samples of made 

ground and natural ground collected from six (6 No.) trial pits, six (6 No.) cable 

percussion and five (5 No.) window sample boreholes (O'Callaghan Moran & 

Associates, 2022). The samples were tested for a series of parameters including Total 

Heavy Metals, Total Organic Carbon (TOC), BTEX (benzene, toluene, ethylbenzene and 

xylene) aliphatic and aromatic hydrocarbons, Polychlorinated Biphenyls (PCB), 

Mineral Oil, Polyaromatic Hydrocarbons (PAH) and asbestos. Leachate generated 
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from the samples was tested for arsenic, barium, cadmium, chromium, copper, 

mercury, molybdenum, nickel, lead, antimony, selenium and zinc, chloride, fluoride, 

soluble sulphate, phenols, dissolved organic carbon (DOC), total dissolved solids 

(TDS). The results are presented in the table below. In summary, all results were 

ŎƭŀǎǎŜŘ ŀǎ Ψƴƻƴ-ƘŀȊŀǊŘƻǳǎΩ ŀƴŘ ǘƘŜ ŀǇǇǊƻǇǊƛŀǘŜ [ƛŦǘ of Waste Code given is 17 05 04 

(Soil and Stone). All samples met the inert Waste Acceptance Criteria (WAC). Further, 

no asbestos was detected in any of the samples.  

 

Table 9-38: Waste Classification Assessment Results   

 

9.3.4 Karst Features  
 

No karst features have been identified within a 3km radius of the proposed development.  
 

9.3.5 Geo-heritage  
 

GSI data indicates that there are no audited or unaudited sites of geological heritage in the 
study area.  

 

9.3.6 Geohazards  
 

GSI data indicates that there are no landslides reported from the area. The closest recorded 
event was on the M50 Motorway Ballinteer Interchange where an artificial slope collapsed at 
the edge of a carriageway due to heavy precipitation. (GSI map viewer, 2022). 






























































































































































































































































































































































































































































































































































































































































