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1.0

INTRODUCTION
Thornton O’Connor Town Planning 1 in association with John Fleming Architects 2 , Parkhood
Landscape Architects3, Lohan and Donnelly Engineers 4, Environmental Design Partnership5,
Dr. Philip Blackstock (Arboriculturalist) 6 , 3D Design Bureau 7 , Openfield Ecology 8 , Byrne
Environmental Consulting 9 , JBA Consulting 10 and IAC Archaeology 11 have been retained by
Power Scaffolding Supplies Limited12 to submit a strategic housing application in respect of a
mixed-use residential scheme on a c. 1.19 Ha site at the corner of Airton Road and Belgard Road,
Tallaght, Dublin 24 (see Figure 2.1 below).
This Report has been prepared to address Section 5(5)(iii) of the Planning and Development
(Housing) and Residential Tenancies Act, 2016, which states that any pre-application request to
the Board by a prospective Applicant to enter into consultation in respect of a development
should include ‘a brief assessment of the nature and purpose of the development and of its
possible effects on the environment’. It is now submitted with the application.
This Report is intended to be read in conjunction with the Planning Report, Statement of
Consistency, Preliminary Ecological Appraisal, AA Screening and all other plans and reports
that accompany this application, which provide a detailed overview of the nature and purpose
of the proposed development and detail the relevant environmental considerations of relevant
technical disciplines.
The document is intended as a summary review of the outputs of preliminary scoping carried
out on the proposed development on possible effects on the environment and detail targeted
measures to address any matters potential impacts.

1

No. 1 Kilmacud Road Upper, Dundrum, Dublin 14
No. 103 Upper Leeson Street, Dublin
3
No. 11 Pembroke Lane, Dublin 2
4
No. 13 Gardiner Place, Mountjoy Square, Dublin 1
5
Block B1, Centrepoint Business Park, Oak Road, Dublin 12
6
No. 26 Tullynahinnion Road, Portglenone, Ballymena, Co. Antrim
7
No. 64 Rock Road, Blackrock, Co.Dublin
8
No.12 Maple Avenue, Castleknock, Dublin 15
9
Red Bog, Skryne Road, Dunshaughlin, Co.Meath
10
Block 660 Unit 8, The Plaza, Greenogue Business Park, Rathcoole, Dublin
11
Unit G1, Network Enterprise Park, Kilcoole, Co. Wicklow
12
Unit 1 Riverside, Tallaght Business Park, Whitestown road, Dublin 24
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2.0

Description of Development
The development will consist of the demolition of the existing industrial buildings on site (4,800
sq m) and the construction of 2 No. blocks comprising 328 No. apartments (93 No. 1 bed, 222
No. 2 bed and 13 No. 3 bed), ancillary residential support facilities and commercial floorspace
measuring 31,147 sq m gross floor space above a single basement level measuring 5,861 sq m.
Block A is a part-5 to part-7 No. storey building (13,710 sq m) over basement block comprising
149 No. apartments with office space (222 sq m). Block B is a part-6 to part-9 No. storey (17,437
sq m) over basement block comprising 179 No. apartments, 2 No. double-height Class 1/2
commercial/retail units (as set out in Schedule 2, Part 4, Article 10 of the Planning and
Development Regulations 2001 (as amended)) (354 sq m), café/restaurant (313 sq m), creche (360
sq m), internal residents amenity area (644 sq m) at ground floor including reception (37.7 sq
m), residents lounge (91.3 sq m), private dining area (52.6 sq m), co-working space (45.5 sq m),
games room (47.3 sq m), gym (80 sq m) and communal lounge (220 sq m) at 6th floor level.
The development also consists of the provision of a landscaped courtyard; public plaza at the
corner of Airton and Belgard Road; pedestrian access from Airton Road to the Technological
University campus; balconies; landscaped roof terrace at 6th floor level (7th Storey) of Block B
(671 sq m); 184 No. car parking spaces at basement level including 14 No. club car spaces, 10
No. disabled parking spaces and 4 No. crèche parking spaces; 727 No. basement and surface
bicycle parking spaces; 4 No. motorbike parking spaces; bin storage; boundary treatments;
green roofs; hard and soft landscaping; plant; lighting; Vodafone cabin sub-station; ESB substations, switch rooms and generators; and all other associated site works above and below
ground.
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3.0

SITE LOCATION, CONTEXT AND DESCRIPTION

3.1

Site Location
The subject site comprises a corner plot and has an area of c. 1.19 Ha designated for
‘Regeneration’ in the South Dublin County Council Development Plan 2016- 2022. The brownfield
lands are located on the eastern side of Belgard Road at the junction of Airton Road. TruLife, a
prosthetics orthotics pressure care specialist is located to the east whilst the southern boundary
abuts an ESB substation and Technological University Campus.

3.2

Site Context
The area immediately surrounding the site is principally characterised by a mix of commercial
uses including educational, retail and industrial. As noted above TUD Tallaght is located to the
south of the site, separated from the subject site by an ESB substation. There is also traveller
accommodation to the south of the site, beyond the ESB substation. Industrial type uses are
located to the east further along Airton Road and to the north.
The site directly opposite the subject site on Airton Road comprises a Data Centre. On the
opposite side of Belgard Road to the west lies Belgard Retail Park, which includes Homestore
and More, B&Q, Carpetright, a drive-thru Burger King Restaurant and a car garage.
Tallaght Hospital is situated approximately 1km to the west with the Square Shopping Centre
located approximately 1.5 km to the south-west. The site is proximate to a number of bus
services including Bus Route Nos. 54A, 65, 76, 76A and 77A. Images of the site are provided
below at Figures 3.1 and 3.2.
Figure 3.1 & 3.2:
Image of Building fronting
Airton Road (top) and
Image of the Existing
West Elevation
Source:
Google Maps, 2019 and
Thornton O’Connor Town
Planning, 2019

3.3

Accessibility
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The site is well served by public transport with multiple bus stops located along Belgard Road
(within approximately 60 m north of the subject lands), which provides access to a range of
locations including the city centre (bus No. 65). The following bus routes serve the subject site:
Bus No.

Route

76 / 76a
27
65
77a
54a

Tallaght – Chapelizod
Clare Hall - Jobstown
Poolbeg Street – Blessington/Ballymore
Ringsend Road – Citywest
Pearce Street – Ellensborough/ Kiltipper Way

Frequency
(Peak / Off-peak)
20 mins /30 mins
10 mins/ 30 mins
120 mins
20 mins/ 30 mins
30 mins/ 60 mins

We note that the application site is also served by 4 No. Luas stops. The Belgard Luas stop is
located approximately 770 m north of the application site, c. 12 minute walk, in addition
Tallaght (The Square) Luas stop is located approximately 670 m south-west of the application
site, c. 12 minute walk. Cookstown Luas Stop and Tallaght Hospital Luas stop are also in close
proximity as identified on the map below.

No.1: Belgard Luas Stop
No.2: Cookstown Luas Stop
No.3: Tallaght Hospital Luas
Stop
No.4: Tallaght (The Square)
Luas Stop

Figure 3.3:

Map locating Luas Stops (identified by yellow star) in the Vicinity of the
Application Site (red dot).

Source:

Bing Maps, annotated by Thornton O’Connor Town Planning, 2019.

The provision of Luas stops in close proximity to the application site provides frequent services
towards the city centre with stops on the Red Luas line identified below at Figure 3.4.
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Figure 3.4:

Luas Stops served along the Red Luas Line

Source:

www.luas.ie

We also note that Belgard Road benefits from the provision of cycle lanes connected to a wider
cycle route network. Further to the provision of public transport, the site is easily accessible via
the N7 Naas Road, N81 and M50 off Belgard Road. We submit that the application site benefits
from a high quality provision of transport infrastructure and therefore it is considered that the
subject lands are appropriately sited for the provision of a residential scheme with ancillary
resident amenity spaces and commercial units .

3.4

Employment
The application site is located in close proximity to a range of employment sectors. The Q3
Labour Force Survey published November 2018 by the CSO states that ‘Dublin generated half
(49%) of all new jobs in the last 12 months with the number of people working in the capital
increasing by almost 33,000 No. people’. In addition, it stipulates that the employment growth in
Dublin is 66% higher than the figure for the State as a whole. The proposed development will
contribute to the provision of high quality accommodation for employees in a highly accessible
location.
As detailed above at Section 2.1, the application site benefits from a wide range of transport
infrastructure providing a multitude of transport options for residents of the proposed scheme
to commute to their place of employment. Notwithstanding the above, the surrounding vicinity
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of the application site has a wide range of employers located within the Broomhill Industrial
Estate, Cookstown Industrial Estate and the Square Tallaght. The Square Tallaght is one of
Ireland’s largest shopping and leisure destinations with over 160 No. shops, restaurants and
cinema over 3 No. levels.
The Tallaght University Hospital (approx. 10.1 Ha) site is located to the west (c. 595m) of the
application site. As an academic teaching hospital, it employs c. 3,000 No. people and provides
562 No. beds, 12 No. theatres and 14 No. critical care beds. We also note that Institute of
Technology Tallaght is located to the south of the application site employing 382 No. full time
staff.
Lidl headquarters is located to the south-east of the application site, an approximate 18 minute
walk or 5 minute cycle and employees c.320 No. staff. We also note the Revenue Regional Office
and Irish branch of PM Group (whom provide professional services in project and construction
management, engineering design, architecture and technical consultancy) are both located to
the south of the subject site.
Further to the above, an application (SDCC Reg. Ref. SD18A/0219) for the development of a
23,283 sq m data centre for Amazon has been granted permission by South Dublin County
Council on the site directly to the north of the subject land, which is currently under
construction. It is our professional opinion that the quantum of employment opportunities as
identified within the surrounding environs would strongly support the development of a
residential scheme providing high quality one, two and three bed accommodation with ancillary
resident amenities and commercial units at the subject lands.
Further to the above we highlight that the application site is highly accessible for residents of
the scheme to commute to their place of employment such as to those indicated below:
Bus No.
76 / 76a

27

65
77a
54a
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Route
Tallaght – Chapelizod

Employment including but not limited to:
Park West Business Campus: Sysnet Global
Solutions – Global Operations Centre, Foróige,
the National Youth Development Organisation
and Compass Group Ireland;
Clondalkin Industrial Estate: Greyhound
Liffey Valley and Eircom, Clondalkin
Cherry Orchard Industrial Estate: Pat the Baker,
Epicom and Cherry orchard Hospital
Clare Hall - Jobstown
Tallaght Business Park, Crumlin Children’s
Hospital, Coombe Women’s Hospital, Teelings
Whiskey Distillery, City Centre
Poolbeg
Street
– Wicklow County Council, City West: Milish Foods
Blessington/Ballymore
Limited, UCB Pharma Ireland
Ringsend Road – Citywest
Citywest Business Campus, Magna Business Park,
Crumlin Children’s Hospital,
Pearce
Street
– An Post Delivery Office, Retail and Commercial
Ellensborough/ Kiltipper Way Offices in Kimmage, Terenure and City Centre

3.5

Zoning
The subject site is zoned Objective ‘REGEN’ and is proximate to lands zoned ‘Town Centre’ to
the south. Thus, it is located in a positive transitional area, proximate to land that has the
capacity for significant development (see Figure 3.5 below).

Figure 3.5:

Zoning Map with Subject Site Denoted by the Red Outline

Source:

Extract from South Dublin County Development Plan 2016-2022 Zoning Map
No. 9.

The stated CS2 objective 4 of REGEN zoned sites is ‘to facilitate enterprise and/or residential-led
regeneration’.
This Regeneration zoning has been introduced in the adopted South Dublin Development Plan
2016-2022 to support and facilitate the regeneration of underutilised industrial lands that are
proximate to town centres and/or public transport nodes for more intensive enterprise and
residential led development. The proposed development which comprises a mixed-use scheme
of 328 No. residential units and commercial floorspace is consistent with the above policy
guidance.
‘Permitted in Principle’ uses under this zoning objective include residential, childcare facilities,
offices, restaurant/café and shop-local.

8|P ag e

4.0

EIA SCREENING METHODOLOGY
An Environmental Impact Assessment (EIA) is a process whereby the potential effects of
development projects on the environment are assessed. The particulars of the assessment
procedure are adopted through European Directives and correlate to the provisions set out in
the Planning and Development Act 2001 (as amended). An EIA is required to be carried out as
part of an application whereby the proposed development exceeds the limitations of Schedule
5 of the Planning and Development Regulations 2001 (as amended).
A Sub-Threshold EIAR is required where it is considered by the Planning Authority that the
development would be likely to have a significant effect on the environment. The criteria for
the assessment of sub-threshold impacts is set out in Schedule 7 of the Planning and
Development Regulations 2001 (as amended).
An assessment of the identified direct, indirect, secondary, cumulative, short, medium, and longterm, permanent and temporary, positive and negative effects of the proposed development
during the construction and operational phases of the development is also required to be
carried out in response to Schedule 6 of the Planning and Development Regulations 2001 (as
amended).

4.1

Legislation and Guidance
Schedule 5 of the Planning and Development Regulations, 2001 (as amended) sets out the
criteria for the specific development proposals which are required to be accompanied by an
EIAR as per Article 93 of those same regulations.

4.2

EIA Thresholds
As the proposed development is for residential use the most relevant assessment category of
Schedule 5 is considered to be part 2, paragraph 10 (b) – Infrastructure Projects which identifies
developments requiring EIS as;
(i)

Construction of more than 500 No. dwelling units.

(ii)

Construction of a car-park providing more than 400 No. spaces, other than a car-park
provide part of, and incidental to the primary purpose of, a development.

(iii)

Construction of a shopping centre with a gross floor space exceeding 10,000 square
metres.

(iv)

Urban development which would involve an area greater than 2 hectares in the case of
business district, 10 hectares in the case of other parts of a built-up area and 20 hectares
elsewhere. (In this paragraph, “business district” means a district within a city or town
in which the predominant land use is retail or commercial use.)
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The proposed application will consist of the demolition of the existing industrial buildings
on site and the construction of 2 No. blocks comprising 328 No. apartments, ancillary
residential support facilities and commercial floorspace.
The application site is c.1.19 ha and therefore does not exceed 10 Ha in a built-up area.
Further the proposed development does not propose the construction of 500 No. dwelling
units, provision of more than 400 No. stand-alone parking spaces or the construction of a
shopping centre. Therefore, the proposed development does not exceed the limitations as
set out in Schedule 5 in regard to urban developments.
It is considered that the proposed development is not required to be accompanied by an
EIAR as it has been demonstrated that it does not surpass the limitations as set out in the
Planning and Development Regulations (2001), Schedule 5, Part 2, Paragraph 10 (b) for
Infrastructure projects.

4.3

Sub Threshold Projects Requiring EIA
Part 10 of the Planning and Development Regulations, 2001 defines sub-threshold
developments as ‘development of a type set out in Schedule 5 which does not exceed a quantity,
area or other limit specified in that Schedule in respect of the relevant class of development.’
As the proposal does not exceed the limitations of Schedule 5 as set out above, the proposed
development is required to be assessed against the criteria for sub-thresholds. The assessment
will determine whether the proposal ‘would or would not be likely to have a significant effect on
the environment’.
Furthermore, in assessing whether the proposed development requires an EIA, regard must
also be given to European Directive 2014/52/EU. The EIA Directive 2014/52/EU came into effect
on the 15th May 2014, asserting the rules for assessing the potential effects of development
projects. As of the 16th May 2017, it is compulsory for member states to have due regard of the
Directive in assessing whether a development proposal requires an accompanying EIA.

4.4

EIA Screening Exercise
The proposed development will be assessed against the following criteria;
A.
B.
C.

4.4.1

Characteristics of proposed development;
Location of proposed development; and
Characteristics of potential impacts.

Characteristics of Proposed Development
The characteristics of the proposed development have been assessed with regard to the
following criteria as set out in Annex III of Directive 2014/52/EU and Schedule 7 of the Planning
and Development Regulations, 2001 (as amended);
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(a)

The size and design of the whole project;

This document is submitted in conjunction with a Planning Report prepared by Thornton
O’Connor Town Planning and a Design Statement prepared by John Fleming Architects.
The proposed development comprises a 328 No. unit residential scheme with 184 No. carparking spaces and 727 No. cycle parking spaces. The proposed scheme is located on
‘REGEN’ zoned lands which are designated for residential and/or enterprise led
development, with lands immediately to the south of the site are zoned for Town Centre
land uses.
The high quality development has been designed with due regard of the location and
positioning of this underutilised site, as such it is envisaged that that the development will
act as a catalyst for further regeneration of lands along Airton Road.
We note that the massing and height fronting Belgard Road and Airton Road is maximised
to create a strong frontage, the height and mass of the building towards to the south and
east of the site is reduced respecting the boundaries to light industrial lands and
Technological University campus respectively.
It is considered that an appropriate design response has been provided that strikes a
balance between respecting the character of the surroundings area and ensuring the
development potential of a significantly scaled, strategically positioned and underutilised
plot is maximised.
It is anticipated that the proposed development would not be likely to have a significant
effect on the environment.

(b)

Cumulation with other existing and/or approved projects;

The proposed residential use of the site is consistent with the zoning as per the adopted
South Dublin Development Plan 2016 – 2022. The application site is located within ‘REGEN’
zoned land which aims ‘to facilitate enterprise and/or residential-led regeneration’.
A search of South Dublin’s online planning application directory for existing and/or
determined applications as of the 5th October 2019 did not highlight any applications which
would be of significance to the proposed development scheme. We note that an SHD
application has been granted in the vicinity by An Bord Pleanála (Ref. ABP 303306-19) for the
construction of a mixed use residential development comprising 438 No. apartments and 403
No. student accommodation bedspaces and associated amenity facilities, childcare facilities,
6 No. retail/commercial units and a security room. The site subject to the application is
located on the western side of Belgard Road as illustrated at Figure 4.1.
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Figure 4.1:
Relationship between Atlas
GP Limited Application and
Site Subject to this Report
Source:
http://belgardgardens1shd.ie/
Annotated
by
Thornton
O’Connor Town Planning,
2019

Phase II of Belgard Gardens does not form part of the current planning application. The Phase
I Planning Report states that:
‘The phase II outline design comprises approximately 1,100 residential units…it is
expected that there will be 13 No. residential blocks ranging in height from 4,6,8 storeys
and a 13 storey ‘landmark building’’.
It is considered that the development of both residential schemes on appropriately zoned
lands would not have a significant impact on the wider area. It is anticipated that the
cumulative impact of the proposed development would not be likely to have a significant
effect on the environment in combination with other existing and/or approved projects.

(c)

The Use of Natural Resources, in Particular Land, Soil, Water and Biodiversity;

The demolition and construction phases of proposed development on a brownfield site will
involve the consumption of natural energy sources, the movement of soil and the use of
water and other various raw materials. However, it is anticipated that throughout the
demolition, construction and operation of the scheme, the development would not result in
the use of large amounts of natural resources greater than that associated with comparable
developments or to the extent that would have a significant impact on the environment.
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An Appropriate Assessment statement has prepared by Openfield Ecological Services which
states the following in relation to habitats in and surrounding the subject site:
‘The site is largely composed of artificial habitats which are of negligible ecological
significance. It is located in a built-up area of Dublin city albeit close to the Tymon
Stream (later renamed on maps as the Poddle) which leads to Dublin Bay. It is
connected to a number of Natura 2000 areas via wastewater and surface run-off.’
Furthermore, the Appropriate Assessment states that:
‘At its closest point the site is over 11 km away (as the crow flies) from the boundary of
the Natura 2000 areas within Dublin Bay. In reality however, this distance is greater as
hydrological pathways follow the course of the drainage network to Dublin Bay. There
is no direct pathway to the Tolka estuary from this development as it lies to the north of
the River Liffey. Because of the distance separating the site and the SPA/SAC there is
no pathway for loss or disturbance of important habitats or important species
associated with the features of interest of the SPA.’
The Appropriate Assessment concludes that:
‘There is a pathway from the site via wastewater and surface water flows to Dublin Bay,
via wastewater and surface water flows to Dublin Bay, via the River Poddle and the
Ringsend plant respectively However, there is no evidence that poor water quality is
currently negatively affecting the conservation objectives of Natura 2000 areas in
Dublin Bay.’
In addition, a Preliminary Ecological Appraisal has been prepared by JBA Consulting which
concludes:
‘Regarding Statutory and Non-Statutory Designated Sites, the Natura 2000 sites have
been screened out of any significant impacts on their respective qualifying interests; the
proposed site’s proximity, prevailing wind direction (SW) and lack of hydrological
connections to pNHA within the ZoI means that there will be no adverse impacts upon
these sites.’
It is anticipated that the proposed development would not be likely to have a significant effect
on the environment.

(d)

The production of waste;

It is acknowledged that waste will be generated during the demolition, construction and
operation of the development. A Construction and Demolition Waste Management Plan
(CDWMP) and Operational Waste Management Plan (OWMP) have been prepared by Byrne
Environmental Consulting. The reports outline the measures which have been put in place to
avoid and/or mitigate against any potential impacts.
Construction and Demolition Waste Management Plan
The CDWMP summarises the range of works required for the Demolition & Construction
Phases as follows:
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•
•
•
•
•
•
•
•
•
•

Asbestos Assessment;
Removal of all asbestos under licence;
Soft stripping of all buildings;
Removal of all site plant and infrastructure including generators and diesel tank;
Demolition of existing structures;
Ground excavation to partial double basement;
Development of site infrastructure;
Construction of basement, buildings and hardstanding areas;
Road access Infrastructure works; and
Landscaping of site areas.

In summary, the CDWMP concludes that:
‘In order to ensure that construction wastes generated during the course of the
development are being effectively managed and recorded, a waste management audit
shall be conducted on a routine basis by an independent waste management consultant to
determine compliance with the Demolition & Construction Phase Waste Management
Plan.’
Operational Waste Management Plan
Section 1.0 of the Operational Waste Management Plan prepared by Byrne Environmental
Consulting states the Objective of this Waste Management Plan:
‘to maximise the quantity of waste recycled by residents by providing sufficient waste
recycling infrastructure, waste reduction initiatives and waste collection and waste
management information services to the residents of the development’
As such the OWMP outlines the following Waste Targets:
•
•
•
•

All residential units shall be provided with information on the segregation of waste at
source and how to reduce the generation of waste by the Facilities Management
Company.
All waste handling and storage activities shall occur in the dedicated communal
apartment waste storage areas.
The development’s Facility Management Company shall appoint a dedicated Waste
Services Manager to ensure that waste is correctly and efficiently managed throughout
the development.
The Operational Phase of the Waste Management Plan is defined by the following
stages of waste management for both the residential and commercial aspects of the
development:
→
Stage 1 Occupier Source Segregation;
→
Stage 2 Occupier Deposit and Storage;
→
Stage 3 Bulk Storage and On-Site Management;
→
Stage 4 On-site treatment and Off-Site Removal; and
→
Stage 5 End Destination of wastes.

It is anticipated that the proposed development would not be likely to have a significant
effect on the environment having regard to the mitigation measures proposed.
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(e)

Pollution and nuisances;
As with all planning applications, there will be potential for dust and noise to be produced
during the construction period.
Noise and vibration control measures will be employed by the contractor during the
construction phase in order to avoid significant impacts at the nearest sensitive buildings.
The best practice measures set out in BS 5228 Code of practice for noise and vibration
control on construction and open sites (2009 +A1 2014) Parts 1 and 2 will be complied with.
Standard dust and noise prevention measures will be incorporated into the construction
works using best practice control guidance. We note that in order to reduce the impact of
construction on the surrounding environment, the Noise Assessment prepared by Byrne
Environmental outlines measures to mitigate from noise nuisance including but not limited
to:
•
•
•
•
•
•
•
•

•

Mobile 3 m noise screens shall be used to enclose all pneumatic breaking and piling
activities to control noise at source;
Noisy stationary equipment shall be sited away from sensitive site boundaries as far
as practicable;
Where reasonably practicable, noisy plant or activities shall be replaced by less noisy
alternatives if noise limits breeches and/or complaints occur for extended periods;
Proper use of plant with respect to minimising noise emissions and regular
maintenance will be required;
Selected use of rubber-tyres 360 excavators over steel track equipment where
practicable;
All compressors, generators and pumps shall be silenced models fitted with properly
lined and sealed acoustic covers or enclosures which will be kept closed whenever the
machines are in use;
All pneumatic percussive tools such as pneumatic hammers shall be fitted with
dampers, mufflers or silencers of the type recommended by the manufacturer;
Vehicles and mechanical plant utilised on site for any activity associated with the
works shall be fitted with effective exhaust silencers and shall be maintained in good
working order and operated in a manner such that noise emissions are controlled and
limited as far as reasonably practicable; and
The use of acoustic screens to attenuate noise at source shall be implemented as
deemed necessary. Plant Reversing Alarms: High frequency “beeping” reversing
alarms of all plant vehicles shall not be permitted. Only broadband reversing alarms
that comply with safety regulations shall be permitted.

In respect to the operation of the scheme, the Noise Assessment concludes:
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•

The commercial element of the development includes a café/ restaurant and retail
commercial units which will also have a potential noise impact on the residential
aspect of the development, however, this aspect of the development will not occur
during the more sensitive night-time period;

•

The noise impact of the residential aspect of the development on the receiving
environment will be slight and will be limited to internal vehicle movements entering
and exiting the basement car-park, and residents using the internal courtyard amenity

area which will be screened by the apartment block structures and the public plaza
which will be screened from the residential aspect by the retail units buildings;
•

There will not be an adverse noise impact on the traveller accommodation site located
further south of the subject development site;

•

It is predicted that the operational phase of the proposed development will not have
an adverse noise impact on the receiving environment or on any existing third-party
property; and

•

The sound of children playing in any environment is not regarded as a noise but as a
natural aspect of life in any residential area or development and it is predicted that
the operation of the creche will not adversely impact other units or residential
apartments.

A Traffic and Transport Assessment has been undertaken as part of the planning
application. In this regard the assessment concludes that:
‘the traffic impact of the proposed residential development will be at moderate levels,
with greatest impact being on the already heavily loaded Belgard Road / Airton Road
signalised intersection.
It must be stated that the traffic impact of the proposed development is relatively
light, generating 1.4 exiting vehicles per minute and 0.6 entering vehicles per minute
during the morning peak, and 1.25 entering vehicles per minute and 0.72 exiting
vehicles per minute during the evening peak. Any congestion detailed within this
report for the year of opening and fifteen years thereafter is overwhelmingly the result
of assumed, very conservative, network flow increases and generated volumes from
the adjacent granted development at Belgard Gardens.
The proposed development is not a significant contributor to predicted congestion
levels at critical junctions analysed above.’
It is anticipated that the pollution and nuisances arising from the development would not
be likely to have a significant effect on the environment.

(f)

The risk of major accidents and/or disasters which are relevant to the project
concerned, including those caused by climate change, in accordance with scientific
knowledge;
Throughout the demolition and construction phases of the development, applicable
building and fire regulations and appropriate environmental controls will be put in place.
Furthermore, there are no technologies, materials or substances that are anticipated to be
cause of concern. An Asbestos Assessment will be carried out as outlined in the
accompanying Construction and Demolition Waste Management Plan.
The development is neither a Seveso site nor near any Seveso sites.

16 | P a g e

The lands have been zoned under the South Dublin Development Plan 2016 -2022 and
therefore have been subject to both a Strategic Environmental Assessment and a Strategic
Flood Risk Assessment.
It is anticipated that the proposed development would not be likely to have a significant
effect on the environment through risk of major accidents or disasters.
(g)

The risks to human health (for example due to water contamination or air pollution);

There are no foreseen risks to human health, as noted appropriate noise and pollution
(including water) mitigation measures are to be put in place during the demolition and
construction phases of the development. The proposed development is to be connected to
public foul and storm water systems. There are no foreseen risks to human health during
the operation of the development.
It is anticipated that the proposed development would not be likely to have a significant
effect on the environment in respect of risk to human health.

4.4.2

Location of Proposed Development
Schedule 7 of the Planning and Development Regulations 2001 (as amended) require an
assessment of the environmental sensitivity of the geographical areas likely to be affected by
proposed development, having regard to;
(a)

The existing and approved land use;

The proposed development is located on suitably zoned ‘REGEN’ lands within a commercial
urban location.
The currently proposed development includes the demolition of existing structures and the
construction of a residential development comprising 328 No. residential units in 2 No.
apartment blocks rising from 5 to 9 No. storeys over basement. As such, it is considered that
the proposed development would not be likely to have a significant effect on the
environment in comparison to the existing land-use as an underutilised brownfield site. The
proposed residential development in lieu of any potential industrial uses will contribute to
improving the surrounding environment in the long term.
An Appropriate Assessment Screening has been undertaken by Openfield Ecological
Services in respect to the proposed development and is submitted with planning submission.
The screening report is a documentary record of the AA process carried out on the effects of
the project comprising a Residential Development with resident support facilities and
ancillary retail/commercial, creche, office and restaurant/café floorspace at the subject site
and concludes as follows:
‘This project has been screened for AA under the appropriate methodology. It has found
that significant effects are not likely to arise, either alone or in combination with other
plans or projects to the Natura 2000 network.’
The Preliminary Ecological Appraisal prepared by JBA Consulting outlines the following:
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‘Following the coordination of JBA Ecologists with the proposed development’s
landscape and lighting designers, bat and floral mitigations have been incorporated
into all relevant aspects of the site plan and the lighting and landscape designs for the
proposed site. All recommendations outlined in the above section have been strictly
adhered to, i.e. the installation of bat boxes and suitable lighting designs and
management; and the incorporation of the Pyramidal Orchids and associated floral into
the new landscape masterplan. These mitigations will ensure no aversive behavior from
the three bat species (Lesser Noctule, Common Pipistrelle and Soprano Pipistrelle), that
frequent the site; and will prevent the loss of valuable dry calcareous grassland species.
Therefore, the proposed development is not anticipated to have any adverse impacts
on the populations of these local bat and floral species.’

It is considered that the development would not be likely to have a significant effect on the
environment.
(b)

The relative abundance, quality and regenerative capacity of natural resources in
the area;
The absorption capacity of the natural environment, paying particular attention to the
following areas:
(i)

Wetlands, Riparian Areas and River Mouths;

We note the River Poddle is culverted within the data centre (opposite the site) and only
crosses the road at Airton Road.
It is considered that the development will not be likely to lead to significant effects on the
absorption capacity of wetlands, riparian areas and river mouths.

Figure 4.1:
Location of River Poddle
with indicative site
boundary
of
the
Application Site shown
in red

Source:
Lohan and Donnelly
Consulting Engineers,
2019, annotated by
Thornton
O’Conner
Town Planning
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The Preliminary Ecological Appraisal prepared by JBA Consulting notes:
‘The River Poddle exists just beyond the south-east boundary of the site, in the form of
drainage ditch, exiting its culverted system’.
Furthermore, stating that:
‘During the operational phase of this project the surface and foul water system will
connect to the existing drainage infrastructure in the area ensuring that no deleterious
substances enters the drainage ditch (Poddle) system.’

(ii) Coastal Zones and The Marine Environment;
The application site is located c. 11.17 km from Dún Laoghaire Harbour which is located to
the south of Dublin Bay (see Figure 4.2 below). The proposed use is consistent with the
land use zoning as set out in Section 2.2 of this report and will positively contribute to the
surrounding area.

C. 3.67 km

Having regard to the distance of the subject lands from the coast and the existing built up
commercial nature of the immediate area, it is considered that the development will not
be likely to lead to significant effects on the absorption capacity of the coastal zone and
the marine environment.

Figure 4.2:
Source:
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Site location in relation to coastal zones and SPAs & SACs
Myplan.ie, Annotated by Thornton O’Connor Town Planning, 2019

(iii)

Mountain and Forest Areas;

The application site is located c. 3.67 km, 6.06 km and 13.48 km north of the Glenasmole
Valley, Wicklow Mountains and Knocksink Wood respectfully.
Given the scale of the development on brownfield lands, it is considered that the
development will not be likely to lead to significant effects on the absorption capacity of any
mountain and forest areas.

(iv)

Nature Reserve and Parks;

An online search of the National Parks and Wildlife Service database found that there are no
nature reserves in close proximity to the application site. The application site is c. 690 m from
Bancroft Park and c. 2 km from Tymon Park respectively. It is anticipated that the potential
increase in park usage would not impact on the quality of the amenity nor impact the
absorption capacity of the natural environment.
It is considered that the development will not be likely to lead to significant environmental
effects on any nature reserves or parks and therefore will not impact on the absorption
capacity of the natural environment.
(v)

Natura 2000 Areas Designated Pursuant To 79/409/EEC and 92/43/EEC;

The site is not located within any statutory designated areas. An Appropriate Assessment
(AA) Screening Report prepared by Openfield Ecological Services is enclosed and as noted at
Section 4.4.2 (a) of this report, the AA screening concludes that there will be no significant
effects for any European sites.
The Preliminary Ecological Assessment carried out by JBA Consulting corroborates the above
conclusions, stating in their report that:
‘Regarding Statutory and Non-Statutory Designated Sites, the Natura 2000 sites have
been screened out of any significant impacts on their respective qualifying interests the
proposed site’s proximity, prevailing wind direction (SW) and lack of hydrological
connections to pNHAs within the ZoI means that there will be no adverse impacts upon
these sites.’
It is therefore considered that the development will not be likely to lead to significant effects
on the environment.

(vi)

Areas in which there has already been a failure to meet the environmental
quality standards, laid down in European Union legislation and relevant to
the project, or in which it is considered that there is such a failure;

There are no records of the application site being located in an area as described above.
It is considered that the development will not be likely to lead to significant effects on the
environment.
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(vii)

Densely Populated Areas;

As per the South Dublin Development Plan 2016-2022, the application site is located in area
zoned ‘REGEN’ where the objective is ‘to facilitate enterprise and/or residential-led
regeneration’. ’Residential’ use is permitted in principle under this zoning objective. We note
that the rezoning to ‘REGEN’ land as part of the South Dublin Development Plan 2016 – 2022
would have been screened during the SEA process.
It is therefore concluded that the proposed development would not have a significant likely
impact on the absorption capacity of the natural environment.

(viii)

Landscapes and Sites of Historical, Cultural/Archaeological Significance;

The Archaeological Assessment prepared by IAC Archaeology highlights that:
‘Analysis of the aerial photographic coverage and a field inspection has revealed that
the site has been developed prior to 1995 and contains modern structures and car
parking. The site has been subject to extensive disturbance.’
An online search of the National Monuments Service database found that there are no
recorded national monuments within the subject site or in close proximity to the subject site.
An online search of the National Inventory of Architectural Heritage database found that the
nearest recorded Buildings of Architectural Heritage are St Maelruain’s Church of Ireland and
parochial house (Reg. No. 11215004 – 370 m), St Mary’s Dominican Priory (Reg. No. 11215001
– C. 590 m).
It is noted that there are no recorded protected structures at the subject site. The proposed
application is not considered to negatively impact on any nearby protected structures having
regard to the existing built up nature of the area and the distance of the protected structures
from the subject lands.
The Archaeology Assessment concludes that:

‘Given the level of development that has taken place within the proposed
development area, it is highly likely that any previously unknown archaeological
deposits which may have been located within the site have since been removed. No
adverse impacts upon the archaeological resource are predicted as a result of the
development going ahead.’
It is considered that the proposed development would not have a significant likely impact on
the absorption of the natural environment in regard to landscapes and sites of historical,
cultural and archaeological significance.
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4.4.3

Type and Characteristics of Potential Impacts
The primary impacts of the development identified at Sections 4.4.1 and 4.4.2 of this report
(characteristics of the development and the location of the site) refer to the potential
temporary traffic disruption, increase in noise and dust and production of waste as result of the
demolition, construction and operational phases. The use of the land and the risk of accidents
have been recognised as not being potential impacts during the operation of the development.
Although there are no likely significant impacts envisaged, in accordance with the Annex III of
Directive 2014/52/EU, the impacts identified have been assessed further in regard to the type
and characteristics of potential impacts.
(a)

The magnitude and spatial extent of the impact;

As noted throughout this report, the proposed development is consistent with the
designated land use as per the South Dublin Plan 2016-2022. The demolition and construction
works are expected to have minimal impacts over a short-term period on the immediate area
surrounding the application site.
The development works are not considered to be to an extent which would have a likely
significant effect on the environment.
(b)

The nature of the impact;

The proposed scheme will result in short term impacts during the demolition and construction
phases of the development, such as temporary noise and dust pollution. The impacts of the
development are not considered to be any greater than that associated with typical
developments. There are no significant negative impacts likely to arise.
(c)

The transboundary nature of the impact;

The proposed development is not considered to negatively impact on any sites in the
surrounding vicinity beyond directly adjoining neighbours during the temporary
construction period. The application site is not located within any designated areas.
The application is supported by the submission of an Appropriate Assessment screening
report. As noted at Section 4.4.2 (a), it has been established that the proposed development
would not have potential for significant effects on any European sites.
There are no anticipated significant likely negative impacts on the environment.

(d)

The intensity and complexity of the impact;

The potential impacts identified at Section 5.0 of this report are not considered to result in
an intensity or complexity that would have a long term impact on the environment. The
identified potential impacts as detailed in the technical reports will be moderate and
managed throughout the development. The Appropriate Assessment conducted by
Openfield Ecological Services found the following:
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‘This project has been screened for AA under the appropriate methodology. It has found
that significant effects are not likely to arise, either alone or in combination with other
plans or projects to the Natura 2000 Network’.
There are no anticipated significant likely negative impacts on the environment.

(e)

The expected onset, duration, frequency and reversibility of the impact;

The potential impacts of the demolition and construction phases of the development which
are identified at Section 5.0 of this report are considered to be short term. It is acknowledged
that the extent of these impacts will vary throughout the development process, however it is
not anticipated these impacts on the environment would be significant. There are no
significant negative impacts which are likely to occur during the operational phases of the
proposed mixed-use development, given that the proposed development represents the
sustainable utilisation of a brownfield urban site.
(f)

The cumulation of the impact with the impact of other existing and/or approved
projects;

The application site is located on land zoned for regeneration. As detailed at Section 4.4.1
(b), an SHD was granted by An Bord Pleanála which is located to the west of Belgard Road.
It is re-iterated that cumulation of the impact with the impact of other existing projects is not
considered to cause a likely significant effect on the environment, having regard to the
zoned, urban context of the subject site.
(g)

The possibility of effectively reducing the impact;

The proposed development will undertake all necessary and appropriate mitigation
measures to avoid or limit any likely significant effects on the environment that may arise.
The application will be supported by a Parking and Mobility Management Plan,
Sustainability Statement, Construction and Demolition Waste Management Plan and an
Operational Waste Management Plan.
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5.0

POSSIBLE EFFECTS ON THE ENVIRONMENT
The following section briefly assess the proposed development in the context of environmental
topics referred to in Article 3 of Directive 2014/52/EU.

5.1

Human
The proposed development is located within an urban area dominated by commercial uses,
whereas the wider surrounding of Tallaght is primarily terraced and semi-detached residential
units. The proposed development will provide for 328 No. residential units comprising 93 No.
one bed apartments, 222 No. two bed apartments and 13 No. three apartments. The proposal
responds directly to the housing need for Build-to-Sell accommodation for one and two bed
units and will contribute to alleviating the current housing crisis as demonstrated in the Housing
Assessment Report prepared by Thornton O’Connor Town Planning.
The proposed development is considered to be consistent with national, regional and local
planning policy and guidance, as set out within the accompanying Planning Report and
Statement of Consistency prepared by Thornton O’Connor Town Planning. The proposal will
result in direct and positive effects in terms of facilitating population growth.
As identified throughout Section 4.4 of this report, it is established that there will be short term
impacts at varying levels during the demolition and construction phases of the development.
Mitigation measures to control noise and vibration during the construction phase of the
development site will be undertaken by the contractor having regard to best practice measures
from BS 5228 Code of practice for noise and vibration control on construction and open sites (2009
+A1 2014). There are no projected long term negative impacts of the development. It is noted
that the development comprises 727 No. bicycle parking spaces, therefore encouraging
sustainable modes of transport.
The proposed development has had due regard for water and waste infrastructure throughout
the concept and design process. It has been confirmed by Irish Water that the water and waste
infrastructure is capable of meeting the demand created by the development.

5.2

Biodiversity (Flora and Fauna)
The subject site is not located within any Special Protection Areas (SPA) or National Heritage
Areas (NHA). There are no site specific designations in regard to flora and fauna and there is no
vegetation of value located on site, the existing site has extensive hard surfacing.
In respect to the construction work close to retained trees the Tree Survey and Report prepared
by Dr Philip Blackstock states that:
‘a protective barrier, 2.3 m high and comprising a vertical and horizontal framework of
scaffolding, well braced to resist impacts and securely supporting weldmesh panels, (as
illustrated in Figs 2 & 3 of BS5837:2012) shall be erected around the base of all trees to be
retained on site. This barrier shall be clearly identified on site by the attachment of allweather signs of suitable dimension stating ‘Construction Exclusion Zone-No Access.’’
In addition, the report stipulates that:

24 | P a g e

‘Where permanent surfaces are to be constructed close to retained trees, within the zone
of protection as defined by BS5837: 2012, carefully remove accumulated organic material
and loose soil, leaving existing topsoil in situ. Protect root zone with a layer of sharp sand
and, on this, establish a firm sub-base of no-fines granular material supported on a
geotextile membrane and a three-dimensional cell product.’
The advice and guidance of Dr Philip Blackstock has been incorporated into the design of the
proposed development and will be adhered to during the demolition and construction phases
of the development. The proposed development will be subject to extensive landscaping as per
the Landscape Masterplan prepared by Parkhood Landscape Architects which will bolster the
biodiversity of the subject lands and support the biodiversity of the wider surrounding area.
A preliminary Ecological Appraisal has been prepared by JBA Consulting which concludes that:
‘Regarding statutory and non-statutory designated sites, the Natura 2000 sites have been
screened out of any significant impacts on their respective qualifying interests; the
proposed sites’ s proximity, prevailing wind direction (SW) and lack of hydrological
connections to pNHAs within the ZoI means that there will be no adverse impacts upon
these sites.’
In regard to Biodiversity, no adverse negative impacts are envisaged as result of the proposed
development.

5.3

Environmental Geography (Soil, Water, Air, Climatic Factors and the Landscape)

5.3.1

Soil
The application site is located on brownfield lands. It is anticipated that the proposal would not
be likely to impact on the environment in regard to soil and/or geology.
There is no soil sensitivity issue as the site is typical of recent human activity and the
Construction and Demolition Waste Management Plan prepared by Byrne Environmental
Consulting notes that:
‘As the subject development site is currently brownfield top and subsoils will be
characterised as being inert, non-inert or hazardous in accordance with Landfill Directive
(2003/33/EC) by conducting site investigations. The classification of the soils shall be
established by WAC testing and the results of which shall be maintained by the Project
Manager in the waste file. Excavated soils and stones shall be removed off-site throughout
the development and exported by a waste collection licensed contractor to an
appropriately permitted/licenced waste acceptance facility. It is estimated that up to
23,000 m3 of soils shall be excavated to facilitate the development.’
In regard to the removal of soil accommodating the proposed development no adverse
negative impacts are envisaged.
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5.3.2

Water
The application site is located within the Liffey and Dublin Bay Water Framework Directive
(WFD) catchment area and the Dodder WFD sub catchment area as identified on the EPAs
Water Regions online map. The EPA report that the Dublin Bay Coastal waters are unpolluted.
An increase in water usage will occur as a result of the proposed development however the
existing infrastructure has capacity as confirmed by Irish Water.
As noted at Section 4.4.1 (c), it is not anticipated that the use of natural resources such as water
at the site would be greater than that of ordinary use or have a significant impact on the
environment.
The application site is not located within a Flood Zone as per the South Dublin Development
Plan 2016- 2022 as illustrated on the map below.

5.3.3

Figure 5.1:

Flood Zone indicating Fluvial and Pluvial Flood Risk with Application Site
Indicatively Outlined in Red

Source:

Myplan.ie Annotated by Thornton O’Connor Town Planning, 2019

Air Quality Pollution and Climate
The Environmental Protection Agency classifies the air quality of the application site as ‘Good’
as illustrated below at Figure 5.2. The possible effects on air quality as result of the
development include a short-term increase in dust and emissions arising during the demolition
and construction phases. The contractor will continuously monitor dust throughout the
duration of works, ensuring EPA limits are adhered to.
As noted in Section 3.3 of this Report, it is duly noted that the development will encourage
sustainable modes of transport such as cycling and public transport from the subject site. It is
anticipated that the proposal would not be likely to impact on the environment in regard to air
quality pollution and climate.
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Figure 5.2:
Air Quality Index Surrounding
the Application Site (Indicative
Location Denoted by Red Mark)
Source:
http://www.epa.ie/irelandsenviro
nment/air/,
Annotated
by
Thornton
O’Connor
Town
Planning, 2019

5.3.4

Landscape
The application site is not located within an Area of High Landscape Value or have any specific
amenity, landscape or visual objectives pertaining to the site. The application will however have
a long-term positive impact on the environment through the creation of landscaped courtyard
and the provision of high-quality landscaped spaces throughout the scheme.
Vehicular access will be provided from Airton Road to the car parking at basement level. An
additional access will be maintained at ground level to the eastern side of site utilising the
existing access from Airton Road for emergency and maintenance purposes only. Pedestrian
access is provided throughout the scheme as illustrated at Figure 5.3 below providing
permeability from Belgard Road and Airton Road. The subject development provides an
element of security and passive surveillance to the pedestrian routes, with the provision of
several balconies overlooking the street frontage and communal courtyard. The development
incorporates high-quality external landscaping/amenity spaces for future residents ensuring
that the proposed development can be assimilated into the surrounding landscape.
A Landscape and Visual Impact Assessment and Landscape Masterplan prepared by Parkhood
Landscape Architects are enclosed. Photomontages prepared by 3D Design Bureau are also
enclosed which demonstrate the high-quality design of the proposed development which can
be easily assimilated into its surrounding context.
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5.4

Figure 5.3:

Landscape Masterplan prepared by Parkhood Landscape Architects

Source :

Parkhood Landscape Architects, 2019

Material Assets (Architectural and Architectural Heritage, and the Cultural Heritage)
The buildings situated on the subject site are not listed on the Record of Protected Structures
as set out in South Dublin Council Development Plan 2016 – 2022 or listed on the National
Inventory of Architectural Heritage.
The application site is owned by our Client’s scaffolding business and currently comprises 2 No.
buildings. The site has no material associations to the scaffolding business and as such our
Client has the intention to develop a residential scheme. The industrial buildings are of poor
quality and are of no architectural merit. The justification for the demolition of the industrial
buildings and construction of a high quality residential scheme is detailed within the
accompanying Planning Report. We highlight that the subject lands are underutilised in their
current form and located on appropriately zoned regeneration zoned lands.

5.5

The Existence of the Proposed Development
The proposed development is located on ‘REGEN’ zoned residential land where it is anticipated
that there will not be any resultant negative impacts from the operation of the development. It
is noted that appropriate mitigation measures will be put in place as detailed throughout this
report and the supporting technical reports. This application submission is accompanied by a

28 | P a g e

Planning Report prepared by Thornton O’Connor Town Planning which provides a detailed
rationale and justification for the development of the proposed scheme on an underutilised and
brownfield site.

5.6

The Use of Natural Resources
As outlined at Section 4.4.1 (c), the development will involve the consumption of natural
resources throughout the development process, however it is not anticipated to be to an extent
that would have a significant impact on the environment. It is anticipated that throughout the
demolition, construction and operation of the scheme the development would not result in the
use of large amounts of natural resources greater than that associated with comparable
developments or to the extent that would have a significant impact on the environment.
Materials used in this development will be in full accordance with current standards and
guidelines, and where applicable comply with best practice measures from comparable
jurisdictions.

5.7

The Emission of Pollutants, the Creation of Nuisances and the Elimination of Waste

5.7.1

Traffic and Access
Demolition/ Construction Phase
The temporary traffic impact anticipated during the demolition and construction phase will be
mitigated and controlled in accordance with best practice and mitigation measures will also be
put in place for potential dust and dirt pollution arising from construction vehicles entering and
exiting the site, such as wheel wash facilities and during dry periods dampening down to
prevent dust.
Operational Phase
The proposed development will provide for 184 No. parking spaces (including 10 No. disabled
spaces). Lohan and Donnelly Consulting have prepared a Traffic Impact Assessment which
outlines that:
‘This report demonstrates that the traffic impact of the proposed residential development
will be moderate levels, with greatest impact being on the already heavily loaded Belgard
Road/ Airton Road signalised intersection’
In conclusion:
‘It must be stated that the traffic impact of the proposed development is relatively light,
generating 1.4 exiting vehicles per minute and 0.6 entering vehicles per minute during the
morning peak, and 1.25 entering vehicles per minute and 0.72 exiting vehicles per minute
during the evening peak’
We note that sustainable modes of transport will be encouraged from the highly accessible site
which is served by public bus and 4 No. LUAS stops.
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5.7.2

Noise
The temporary noise emitted during the construction and demolition phases of the
development will have the potential to impact on the surrounding areas. The demolition and
construction works will be carried out in accordance with the recommendations of BS 5228
‘Code of Practice for noise and vibration control on construction and open sites – Part 1: Noise’.
It is anticipated that the operation of the development would not result in any long term noise
impacts to surrounding site due to the nature of the development. The Noise Impact
Assessment prepared by Byrne Environmental Consulting states that:
‘The purpose of the ambient noise survey was to provide data on external ambient noise
levels at the facades of the proposed residential development. It has been established that
the northern and western facades of the development will be exposed to high levels of road
traffic noise during both the daytime and night time periods given its location in a busy
industrial and commercial area of Tallaght. Guidance on internal noise levels for dwellings
is contained within British Standard BS 8233: 2014: Guidance on Sound Insulation and
Noise Reduction for Buildings.’
The NIA states that:
‘All residential units with facades facing towards the Belgard Road and the Airton Road
shall have acoustically rated high performing double/ triple pane window sets (inclusive of
glazing, frames, seals and openable elements) to prevent the breakthrough of external
noise. Given that there is an existing industrial facility located adjacent to the eastern site
boundary and to ensure that any future industrial activity does not have an adverse noise
impact on the eastern facades of the apartment buildings, all windows facing towards the
facility shall have acoustically rated high performing double/ triple pane to prevent the
breakthrough of external noise.’
The NIA stipulates that:
‘All residential units shall be constructed to ensure that they comply with Department of
the Environment, Building Regulations 2014, Technical Guidance Document E – Sound.’
Furthermore, stating that noise levels will be controlled:
‘to ensure any operational plant items will be designed to ensure compliance with BS 4142
Methods for rating and assessing industrial and commercial sound (2014). During the
detailed design stage, the selection of plant items will be reviewed in terms of their
operational noise emissions, their location on site and the potential noise impact and any
requirement for noise control measures.’
Byrne Environmental Consulting note the closest receptors located in proximity to the
development site as the:
•
•
•
•
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Traveller accommodation site south of the site;
EIR depot adjoining the southern site boundary;
Data Centre located further north of the site; and
Industrial Unit adjacent the eastern site boundary.

It is noted that these locations ‘have the highest potential to be impacted by demolition and
construction works’ stating that ‘the monitoring of third-party buildings and property, given their
proximity to development works, will require noise and vibration monitors to be installed at a
number of locations to ensure that works can be effectively managed to ensure adverse impacts do
not occur to third party properties’.

5.7.3

Waste
A Construction and Demolition Waste Management Plan and Operational Waste Management
Plan have been prepared by Byrne Environmental Consulting and are enclosed as part of this
submission as supporting technical documents. These reports set out measures to ensure
effective management of construction waste at the development site, to maximise recycling of
construction waste, and to minimise the environmental impact of construction waste. The
Operational Waste Management Plan notes that the waste strategy complies with all legal
requirements, waste policies and best practice guidelines.

5.8

Analysis of Identified Impacts
Thornton O’Connor Town Planning have identified the potential impacts anticipated to arise
from the proposed development. The identified impacts are not anticipated to have long term
negative impacts on the surrounding environment of the subject site. Similarly, the cumulative
impacts of the development are not considered to be significant. The proposed development
is considered to have a positive impact in terms of meeting the needs of the population who
are seeking residential accommodation. As such, South Dublin County Council recognises that
a wider mix of housing and apartment types are required within the county with Policy H13 of
the South Dublin Development Plan 2016-2022 stating:
'It is Council policy to encourage the establishment of sustainable residential communities
by ensuring that a wide variety of housing and apartment types, sizes and tenures is
provided within the County in accordance with the provisions of the Interim Housing
Strategy.’
As such, the provision of a residential scheme providing 328 No. units comprising 88 No. 1 bed
units, 222 No. 2 bed and 13 No. 3 bed units provides a welcome alternative in the County.

6.0

SUMMARY AND CONCLUSIONS
This report has been prepared in accordance with Schedule 5 and Schedule 7 of the Planning
and Development Regulations 2001 (as amended) and has had due regard of the criteria set out
within the European Directive 2014/52/EU. The report has assessed the proposed development
in terms of the possible effects on the environment including human, biodiversity, flood, air,
water, cultural heritage, traffic and access, noise, material assets and landscape.
A supplementary Preliminary Ecological Appraisal has been prepared by JBA Consulting. The
survey was commissioned to identify any likely ecological constraints and also informs
mitigation measures in relation to the ecological receptors likely to be impacted as a result of
the works.
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Through an EIA screening methodology of EIA thresholds, it has been established that an
Environmental Impact Assessment Report (EIAR) is not required to accompany the subject
application.
The proposed development has been assessed against the criteria for sub threshold projects. It
has been established that it is anticipated that the proposal would not be likely to have a
significant effect on the environment as result of the characteristics of the proposed
development, location of proposed development or the characteristics of potential impacts.
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