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Birchwell Developments Ltd. (the applicant) is applying to An Bord Pleanála for planning permission 

for 415 no. residential dwellings, comprising 252 no. houses, 135 no. apartments, and 28 no. duplexes 

(the development) on 12.5ha of lands off the Back Road and Kinsealy Lane, Kinsaley, Broomfield, 

Malahide, Co. Dublin (the application site). The planning application is made to An Bord Pleanála as a 

Strategic Housing Development (SHD) application.  

The application site of 12.5 hectares falls in what can be considered a built-up area. On this basis, the 

proposal is environmental impact assessment (EIA) development under Part 2 of Schedule 5 (Annex 

II) of the EIA Regulations 2018.  

This Environmental Impact Assessment Report (EIAR) has been prepared under the following 

assessment chapters:

1. Introduction 

2. Description of Project & Alternatives 

Considered 

3. Planning and Development Context 

4. Population and Human Health 

5. Biodiversity 

6. Land and Soils 

7. Water 

8. Air Quality  

9. Noise and Vibration   

10. Climate 

11. Landscape and Visual Impact  

12. Material Assets - Traffic and Transport  

13. Cultural Heritage 

14. Material Assets - Utilities and Waste  

15. Interactions and Cumulative effects 

16. Summary of Mitigation & Monitoring 

Measures 

This EIAR has been prepared by an experienced and suitably qualified team of consultants, as 

described in the following table:  

Name Role 

Downey Planning  
 
John Downey, Planning Consultant, BA (Hons), 
MRUP, MBA, MIPI, MRTPI – 25 years’ 
experience  
& 
Eva Bridgeman, Planning Consultant BA 
(Hons), MRUP, MIPI – 10 years’ experience  

EIAR Project Managers & Planning Consultants 
 
Preparation of the following EIAR chapters: 
▪ Chapter 1: Introduction 
▪ Chapter 2: Description of Project & Alternatives 

Considered 
▪ Chapter 3: Planning and Development Context 
▪ Chapter 4: Population & Human Health 
▪ Chapter 15: Interactions 
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures  
▪ Compilation of EIAR and NTS 

MCORM Architects 
 
Stephen Manning, MRIAI 

Preparation of the following EIAR chapters: 
▪ Chapter 2: Description of Project & Alternatives 

Considered  
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 



 

Waterman Moylan Consulting Engineers 
 
Mark Duignan, Associate Director, Engineer, 
MA BAI CEng MIEI 
 

Preparation of the following EIAR chapters: 
▪ Chapter 6: Land and Soils 
▪ Chapter 7: Water 
▪ Chapter 12: Traffic & Transport 
▪ Chapter 14: Utilities & Waste 
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

KFLA Landscape Architects 
 
Kevin Fitzpatrick, MILI 

Preparation of the following EIAR chapters: 
▪ Chapter 11: Landscape and Visual Impact Assessment 
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

Dermot Nelis Archaeology 
 
Dermot Nelis, BA ArchOxon AIFA MIAI 

Preparation of the following EIAR chapters: 
▪ Chapter 13: Cultural Heritage 
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

Faith Wilson Ecological Consultant  
 
Ecological Consultant BSc CEnv MCIEEM 

Preparation of the following EIAR chapters: 
▪ Chapter 5: Biodiversity  
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

AWN Consulting 
 
Ciara Nolan, Environmental Consultant, BSc 
MSc AMIAQM AMIEnvSc  
 
Leo Williams BAI MAI PgDip AMIOA, Acoustic 
Consultant 

Preparation of the following EIAR chapters: 
▪ Chapter 8: Air Quality 
▪ Chapter 9: Noise & Vibration 
▪ Chapter 10: Climate  
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

Further information on the basis for the EIAR and project team is provided in Chapter 1 of this EIAR. 

 

 

The subject site is located off Back Road and off Kinsealy Lane, in the townlands of Kinsaley, 

Broomfield, Malahide, in the northern periphery of Dublin and within 12 km distance from its city 

centre. The site is located within the administrative boundaries of Fingal County Council.  

With an approximate area of 12.5 ha, the subject site is situated within the development boundary of 

Malahide. The proposed development appears to be a natural extension to two adjoining, existing 

developments currently under construction by the same applicant (Birchwell Developments Ltd.), 

namely Ashwood Hall and Brookfield. These two schemes were planned and are being delivered as 

part of the development of the Broomfield lands which were subject to the objectives of the 

Broomfield Local Area Plan (LAP) 2010. The proposed development will represent the completion of 

the developable lands originally envisaged for residential development within the LAP. Access to the 

site is currently via an entrance off the Back Road, 0.55km east of the junction between Back Road 

and Kinsealy Lane. The overall proposed development is divided into 2 no. sites. The northern parcel 

is bound by Ashwood Hall to the west, the Dublin-Belfast rail line to the east, agricultural lands to the 

south, and by existing properties to the north. The southern parcel is bound by Hazelbrook to the 

west, Brookfield to the north and agricultural lands to the south and east. 



 

 
Figure 1. Site Context Diagrammatic 

With an approximate area of 12.5 hectares, the site splits into two distinct sections; the northern land 

parcel which is generally bound by the railway track to the east, Ashwood Hall to the west and 

agricultural lands to the south, and the southern land parcel which lies to the east of Hazelbrook and 

to the south of Brookfield. The surrounding area is predominately characterised by residential 

development and agricultural land. The application site is spread across irregularly shaped fields, with 

the northern lands partly framed by existing field boundaries of trees and hedgerow. It is important 

to note that Malahide Demesne, the castle, and gardens, are located immediately to the north of the 

site on the opposite side of Back Road, which has created a sylvan character of the landscape forming 

part of the site. Furthermore, the agricultural lands to the south have provided a strong visual amenity 

for the residents in the area, with a significant number of the dwellings planned to have a pleasant 

aspect overlooking these lands. 

 
Figure 2. Aerial View of the Application Site (approximate boundaries of the subject site outlined in red) 



 

 

The baseline scenario including a description of the current receiving environment has been 

considered as part of this EIAR through the collection and collation of data, tests, site visits, desktop 

reviews, etc, including analytical data for traffic, noise levels, surface water quality, etc. A description 

of the existing environment is presented in each relevant section for the various environmental 

chapters. 

The application lands are located at Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, in 

the northern periphery of Dublin and within the administrative boundaries of Fingal County Council. 

The surrounding land uses are generally residential with Malahide Castle and Demesne located 800m 

to the north of the land and accessed via Back Road. To the northeast of the site there is Malahide 

DART Station at 1.3km and Malahide Beach at 1.8km. Malahide village centre is located to the north-

east of the subject lands and provides a wide array of shops and services. The application site is 

provided across irregular shaped fields, partly framed by existing field boundaries of trees and 

hedgerow, and residential developments.  

The proposed development appears to be a natural extension to two existing developments currently 

under construction by the same applicant, namely Ashwood Hall and Brookfield. These two schemes 

are being developed as part of the Broomfield Lands which were subject to the objectives of the 

Broomfield LAP 2010.  

 

Birchwell Developments Ltd. (the applicant) intend to apply to An Bord Pleanála for planning 

permission for the following development, as described in the public notices: 

“We, Birchwell Developments Ltd., intend to apply to An Bord Pleanála for permission for a 

strategic housing development on lands at Back Road and Kinsealy Lane, Kinsaley, Broomfield, 

Malahide, Co. Dublin. The northern lands are generally bound by Ashwood Hall to the west, and 

the southern lands are generally bound by Hazelbrook to the west and Brookfield to the north. 

The development will consist of the demolition of the former rugby clubhouse structure on site and 

the construction of a total of 415 no. residential units (252 no. houses, 135 no. apartments, and 28 

no. duplex units); with 1 no. childcare facility and ancillary residential amenity facilities to be 

provided as follows: 

• 252 no. residential houses (192 no. 3 bed units, 48 no. 4 bed units, 12 no. 5 bed units) in 

detached, semi-detached, mid-terraced and end-terraced houses ranging from two to 

three storey in height;  

• Apartment Blocks A & B are connected at ground and first floor level sharing an undercroft 

car park at ground floor level and a landscaped podium garden at first floor level, and 

contain a total of 110 no. units in 2 no. buildings ranging from one to five storeys in height, 

with Apartment Block A containing a total of 54 no. units comprising of 14 no. 1 bed units, 

39 no. 2 bed units, and 1 no. 3 bed unit, and Apartment Block B containing a total of 56 

no. units comprising of 14 no. 1 bed units, 40 no. 2 bed units, and 2 no. 3 bed units, with 



 

all units provided with private balconies/terraces; internal bicycle stores, bin stores and 

plant rooms at ground floor level; and on-street car parking and bicycle parking. Ancillary 

residential amenity facilities are also proposed including concierge/reception, meeting 

room, gym, and multi-purpose room; 

• Apartment Block C containing a total of 25 no. units comprising of 9 no. 1 bed units, 14 no. 

2 bed units and 2 no. 3 bed units, with all units provided with private balconies/terraces, 

in a building four storeys in height; with on-street car parking and bicycle parking; with 

access to a communal bin store and bike store; 

• Duplex Block D containing a total of 12 no. units comprising of 6 no. 2 bed units and 6 no. 

3 bed units, with all units provided with private balconies/terraces, with a communal bin 

store and bike store; and 1 no. childcare facility with outdoor play area, all in a building 

ranging from one to three storeys in height; with residential on-street car parking; and 

childcare on-street drop-off area, car parking and bicycle parking; 

• Duplex Block E containing a total of 8 no. units comprising of 4 no. 1 bed units and 4 no. 2 

bed units, with all units provided with private balconies/terraces; in a three storey building; 

with a communal bin store and bike store, and on-street car parking; 

• Duplex Block F containing a total of 8 no. units comprising of 4 no. 1 bed units and 4 no. 2 

bed units, with all units provided with private balconies/terraces; in a three storey building; 

with a communal bin store and bike store, and on-street car parking. 

The development will provide for a total of 721 no. car parking spaces within the scheme; a total 

of 227 no. bicycle spaces serving the apartments, duplexes and childcare facility; proposed use 

of the existing vehicular access off Back Road (proposed vehicular access via Ashwood Hall and 

Brookfield) and proposed use of the existing vehicular access off Kinsealy Lane (proposed 

vehicular access via Hazelbrook); proposed upgrades to public realm including footpaths, 

landscaping including play equipment, boundary treatments, and public lighting; and all 

associated engineering and site works necessary to facilitate the development including 

proposed upgrade of part of the existing foul drainage network in Hazelbrook, and proposed 

connection and associated works to the existing foul network along Kinsealy Lane which will be 

upgraded under planning permission Reg. Ref. F21A/0451. 

The application contains a statement setting out how the proposal will be consistent with the 

objectives of the Fingal Development Plan 2017-2023. The application contains a statement 

indicating why permission should be granted for the proposed development, having regard to a 

consideration specified in section 37(2)(b) of the Planning and Development Act, 2000, as 

amended, notwithstanding that the proposed development materially contravenes a relevant 

development plan or local area plan other than in relation to the zoning of the land. 

An Environmental Impact Assessment Report (EIAR) and a Natura Impact Statement (NIS) 

have been prepared in respect of the proposed development”. 

Further information on the proposed development is provided in Chapter 2 of this EIAR. 



 

 

This EIAR has considered the following alternatives to the development proposal: 

1. Do Nothing Scenario: A “Do Nothing” scenario would not be consistent with the RA land-use 

zoning pertaining to the lands and the objectives of the Development Plan to facilitate a new 

residential development on the subject lands as part of a wider development of the Broomfield 

lands, and Malahide. Given the subject site’s location within Malahide as well as access to public 

transport and mobility, failure to develop these lands would significantly impair the quality of the 

urban landscape and viability for a mix of sustainable uses and amenities for existing and future 

residents. The level of demand for housing within the development boundary of the Malahide 

area, based on the future population growth predictions, would not be met, resulting in 

downstream impacts including housing needs and affordability. As such, it is considered that the 

“Do Nothing” scenario is not a suitable alternative option for the subject lands. Furthermore, to 

not develop these zoned and serviced lands would be inconsistent with national planning policy 

as set out in the National Planning Framework, Regional Spatial Economic Strategy and Urban 

Development and Building Height Guidelines.  

2. Alternative Uses: As previously stated, the subject site is located within the functional area of 

Fingal County Council. As such, the development of the site is informed by the policies and 

objectives of the Fingal County Council Development Plan 2017-2023. Under the current 

Development Plan, the subject lands are zoned as “RA – Residential Area” zoning objective. Thus, 

the proposed development is considered permitted in principle uses under the pertaining zoning 

objective.  

3. Alternative Designs and Layouts: The alternatives to the proposed development considered 

during the course of the preparation of this EIAR were related to the overall layout and internal 

roads pertaining to the proposed scheme. The design of the proposed project has evolved 

throughout the pre-application consultation process, resulting in various alterations to the 

proposal. It is worth noting that the proposal may continue to develop following the application 

submission and continued consultation with relevant stakeholders. The main environmental 

issues that have most informed the chosen design relates to the impact on trees and hedgerows, 

as well as visual impact.  

Further information on the alternatives considered as part of this EIAR is provided in Chapter 2 of this 

EIAR. 

 

Chapter 3 of this EIAR considers in detail the planning policy and legislative context of the site, 

development proposal and this EIA at European, national, regional, and local levels. This chapter of 

the EIAR also considers the planning history of the scheme and the surrounding area. For the purposes 

of this Non-Technical Summary, this section will consider the site’s zoning policy contained in the 

Fingal County Council Development Plan (2017 to 2023). Under this Plan, the site is zoned “RA – 

Residential Area” which seeks: “Provide for new residential communities subject to the provision of the 

necessary social and physical infrastructure.” 



 

The vision for the “RA – Residential Area” seeks to: “Ensure the provision of high quality new residential 

environments with good layout and design, with adequate public transport and cycle links and within 

walking distance of community facilities. Provide an appropriate mix of house sizes, types and tenures 

in order to meet household needs and to promote balanced communities.” 

The uses proposed as part of this development are permitted under the pertaining zoning objectives. 

The proposed development is in accordance with relevant national, regional, and local planning policy 

documents. 

 

This section of the EIAR has been prepared by Downey. The subject site and proposed development 

were examined in terms of the impact on the human environment in the general area. The proposed 

development will have a positive impact on population, in that it caters for predicted future increase 

in population for the Malahide area. 

 

The assessment was carried out by way of site visits and desktop research of the demographic profile 

of the area, assessment of community and social infrastructure facilities, employment, educational 

and commercial facilities in the area. 

 

The proposed development is located within the Kinsaley ED, appearing as an extension to the 

Malahide East and Malahide West ED’s. The Table below shows the population change within these 

Electoral Divisions (ED’s) defined as the receiving environment of this assessment. The latest Census 

results show that the population of the receiving environment stood at 22,199 in April 2016, an 

increase of 572 (2.6%) since April 2011 

Table 1. Population Change in the Catchment Area over 2011-2016 

Area 2011 2016 Actual Change % Change 

Kinsaley ED 8,475 9,621 +1,146 +13.5% 

Malahide West ED 6,273 6,149 -124 -2.0% 

Malahide East ED  6,879 6,429 +550 +8.0% 

Total 21,627 22,199 572 +2.6 
Source: CSO StatBank 

 

5.3.1 Construction Phase 

The construction of this project, like any project, has potential to give rise to an impact on health and 

safety of human beings if construction activities are not managed appropriately.  

5.3.2 Operation Phase 

The proposed development will see an increase in population from the operation phase of the 

development. This will support an increase in economic activity in the area and employment. This will 

take place close to people’s homes and public transportation. This is seen as a positive impact. The 



 

development will generate an increase in traffic and noise, which will have a slight and permanent 

impact on human health, if not mitigated.  

 

5.4.1 Construction Phase 

Measures to address such health and safety considerations will be addressed in the Construction 

Management Plan, including Construction Traffic Management Plan for the development, which shall 

be agreed with the Planning Authority pending a grant of permission is obtained.  

5.4.2 Operation Phase 

No mitigation or remedial measures are required in relation to population or human health during the 

operational phase of the development.  

 

5.5.1 Construction Phase 

The development will have a positive and temporary impact on employment during the construction 

phase, providing significant construction sector and related employment over the construction period 

of the development. 

5.5.2 Operation Phase 

The development will have a positive and long-term impact in terms of community and recreational 

facilities in that it will provide areas of green amenity space and will contribute to the critical mass 

needed to support community and recreational facilities in the wider area. There will be a change in 

the density of the land use pattern of the site although the use itself is currently residential. This is 

seen to be a neutral impact.  

 

In terms of population and human health, measures to avoid negative impacts have been a key 

consideration in the design evolution of the buildings and the overall layout of the proposed project. 

Conditions will be attached to any grant of planning permission to ensure compliance in this regard. 

Building Regulations will also be adhered to during the construction phase to ensure a fully compliant 

development is constructed. Health & Safety requirements, which are site-specific to the proposed 

project, will be carried out by the Project Manager on site. Impacts from Air Quality, Noise and 

Vibration, Climate, and Traffic and Transport and monitoring measures in this regard are addressed in 

the relevant chapters of this EIAR. 

 

An assessment of the potential effects of the construction and occupation of a housing development 

on lands at Broomfield has been carried out. To establish the current baseline terrestrial biodiversity 

within the planning boundary and adjacent areas, a series of site visits and specialist surveys were 

completed. The baseline was also informed by previous surveys of adjoining lands some of which are 



 

currently under construction. The surveys included terrestrial ecology and habitat surveys, invasive 

plant species surveys, bird surveys, bat surveys and badger surveys. Other sources of information used 

to inform the baseline included information held by the National Biodiversity Data Centre (NBDC), Bat 

Conservation Ireland, BirdWatch Ireland and the National Parks and Wildlife Service.  

The habitats present within the lands are typical of the farmed landscape of North Dublin and include 

areas of tilled ground, arable crops, dry meadows and grassy verges, soil and disturbed ground, 

hedgerows, treelines, earthen banks, drainage ditches, scrub, the former rugby club building and a 

lowland depositing watercourse.  No legally protected species plant species was recorded on the site. 

A stand of Japanese knotweed within the lands has been treated since 2018. 

These support a diversity of common countryside birds and animal species including bats, badger, and 

rabbit.  A bat derogation licence has been granted for the demolition of the former rugby club building, 

which had previously been used by bats.     

Mitigation measures to avoid or ameliorate impacts on biodiversity within the site include protection 

measures for retained vegetation and habitats, protection measures for birds, bats, badgers, and a 

proposed naturalisation of the Hazelbrook Stream, as well as measures for invasive species, soil 

handling and the use of native species in landscaping proposals within the development. 

The overall impact on flora and fauna within the site is deemed moderate negative as they are 

undeveloped and offer ecological structure and diversity.  They provide habitat for wildlife in what is 

becoming an increasingly urbanised area along Back Road.  This will be permanently altered through 

their development for residential purposes; however, the land is zoned for Residential Development 

and is identified as such within the Fingal County Council Development Plan.  As such residential 

development will occur on this site and the environment on the site will change.  The proposed 

development retains and enhances some of the natural features of the site where possible and 

includes positive planting proposals which will add some diversity to the site and will favour some 

species. A Natura Impact Statement has been prepared which accompanies the planning application. 

Comprehensive mitigation is proposed which is detailed in Chapter 5 and 16. 

 

This section of the Environmental Impact Assessment Report (EIAR) has been prepared by Waterman 

Moylan Consulting Engineers and provides a Non-Technical Summary of the assessment of the impact 

that the proposed residential development of lands, over 2 parcels of land, at Broomfield, Malahide, 

Co. Dublin will have on the surrounding soil and geology within the vicinity of the site. It also sets out 

mitigation and remedial measures and methods of monitoring once the development is operational. 

A desktop study was carried out to assess existing data from the Geological Survey of Ireland (GSI). 

This information was supplemented by a review of geotechnical Site Investigations carried out within 

the Broomfield sites by Site investigations Ltd. in March 2021 for the northern and southern land 

parcels. A further Site investigation Report was also consulted, this report was undertaken in April 

2020 by Ground Investigations Ireland Ltd. and was conducted in the location where there was known 

to be an area of historical in-fill. These comprehensive ground investigations assessed the soil, rock, 



 

and groundwater conditions across the site. The details of the review of these documents have formed 

the basis for the identification of potential issues and mitigation/remedial measures, which are 

discussed in the following sections in a non-technical manner. 

The subject sites are located at Broomfield, Malahide, Co. Dublin. A topographic survey of the area 

indicated that the north site generally slopes uniformly from north-east to south, from a height of 

20.5m to 11.5m, with an existing dry ditch system along the south-east boundary, and ditch to the 

south-west. The southern site also slopes from north to south from a height of 6m to 4.7m, with 

localised high points. 

The site is primarily greenfield in nature (agricultural) however, a section of the northern site was 

formerly home to Malahide Rugby Club and thus there are on-site structures in the form of the former 

clubhouse and associated buildings. These structures have been heavily vandalised, including serious 

fire damage, and their demolition is included as part of the subject application. The groundwater 

vulnerability of the site is considered to be high to extreme. 

A review of historic maps for the locality indicates that the lands have historically been used for 

agricultural purposes only. 

As part of the ground investigation reporting, Various tests, including Waste Acceptance Criteria 

(WAC) testing, were carried out on soil samples obtained. The depth of topsoil on-site is generally 

0.3m deep. The area and volume of historic infill was determined as this will need to be disposed of 

appropriately off-site. It has been calculated that the collective volume of historic in-fill material to be 

excavated and disposed of is 17,280m³, based on an area of 11,520m² and average depth of 1.5m. 

An invasive species (Japanese knotweed) has been found on-site. Once its presence was identified the 

area surround the knotweed was immediately fenced off to avoid accidental disturbance. The 

treatment and removal method are detailed in full in Chapter 6, Section 6.5. 

The Broomfield SHD development is divided into two land parcels, north and south. The northern 

parcel is bound the east by the Dublin-Belfast rail line, to the south by Agricultural fields, to the west 

by the Ashwood Hall residential development, and to the north by individual residential units. The 

southern parcel is bound to the east by agricultural land, the south by Hazelbrook Stream, the west 

by Hazelbrook residential development and to the north by the Brookfield residential development. 

The proposed development is primarily residential in nature, totalling 415 units comprising 252 

houses, 28 duplexes, and 135 apartments, and also includes ancillary services such as creche and gym 

facilities etc., and all other services required for the development. 

The proposed development of the north and south sites, with respect to soils and geology, includes 

excavation of road and building foundations, excavation for drainage sewers and utilities, minor 

regrading and landscaping and disposal of any surplus excavated soils including any contaminated 

material. The proposed road layout is as per drawing number 18-091-P100, with typical cross sections 

as per P130. The drainage and watermain layouts can be seen on drawing numbers P200 & P300, 

respectively. 



 

The removal of topsoil during earthworks and the construction of roads, services, and buildings, in 

particular road and building foundations, will expose subsoil to weathering and may result in the 

erosion of soils during adverse weather conditions. Surface water runoff from the surface of the 

excavated areas may result in silt discharges to the Hazelbrook stream. Excavations for foundations, 

remaining roadworks and services will result in a surplus of subsoil. Surplus subsoil will be used in fill 

areas where applicable. 

Dust from the site and from soil spillages on the existing road network around the site may be 

problematic, especially during dry conditions. Accidental oil or diesel spillages from construction plant 

and equipment, in particular at refuelling areas, may result in oil contamination of the soils and 

underlying geological structures. Construction traffic may also lead to the compaction of soil in a very 

limited area during the development of the structures and access roads. 

During the operational stage of the development, it is not envisaged that there will be any ongoing 

impacts on the underlying soil as a result of the proposed development. 

It is not anticipated that potential cumulative impacts will be generated on land, soils, and geology 

during the construction or operation phases, or in the event of future developments adjacent to the 

site should they implement the appropriate mitigation measures. 

Building and road levels are designed to minimise the cut and fill balance. Nonetheless, given the 

proposed design levels, it is anticipated that there will be a surplus of soil to be removed from these 

locations, but is envisaged to be utilised elsewhere on-site. Surplus subsoil and rock that may be 

required to be removed from site will be deposited in approved fill areas on-site or to an approved 

waste disposal facility. 

Where contaminated soils are encountered during the works, they will be excavated and disposed of 

off-site in accordance with the Waste Management Acts, 1998-2006, and associated regulations and 

guidance. Wheel wash facilities at the construction entrances and regular cleaning of the adjoining 

road network will prevent the build-up of soils from the development site on the existing public roads. 

Dampening down measures with water sprays will be implemented during periods of dry weather to 

reduce dust levels arising from the development works.  

Measures will be implemented throughout the construction stage to prevent contamination of the 

soil and adjacent watercourses from oil and petrol leakages. During excavation works, temporary 

sumps will be used to collect any surface water run-off thereby avoiding of standing water within the 

building foundation trenches and other excavations. Silt traps, silt fences and tailing ponds will need 

to be provided by the contractor where necessary to prevent silts and soils being washed away by 

heavy rains during the course of the construction stage.  

After implementation of the above measures, the proposed development will not give rise to any 

significant long term adverse impact. Moderate negative impacts during the construction stage will 

be short term only in duration. 



 

Within the development, landscaped areas will be topsoiled and planted in accordance with the 

proposed landscaping plan. Following completion of these reinstatement works, no significant 

adverse impacts on the soils and geology of the subject lads are envisaged. 

A comprehensive drainage network will be constructed to ensure that the lands drain effectively 

following their reshaping/re-profiling. The drainage system shall incorporate sustainable urban 

drainage methods to clean flows prior to discharge. 

With the protective measures noted above in place during excavation works, any potential impacts on 

soils and geology in the area will be minimised. The proposed development will result in a surplus of 

excavated material, which may contain contaminants. Any contaminated material will be exported to 

an approved licensed waste facility. No significant adverse impacts on the soils and geology of the 

subject lands are envisaged. 

Monitoring during the construction stage is recommended, including monitoring surface water 

discharging to the existing drainage network, monitoring cleanliness of the adjoining road network 

and to ensure prevention of oil and petrol spillages. 

The ground conditions will remain as they currently are. 

A potential risk to human health due to the associated works during the construction is the direct 

contact, ingestion, or inhalation of receptors (i.e., construction works), with any soils which may 

potentially contain low level hydrocarbon concentrations from site activities (potential minor leaks, 

oils, and paint).  

No human health risks associated with long term exposure to contaminants (via direct contact, 

ingestion, or inhalation), resulting from the proposed development are anticipated. 

 

Trenches opened during construction will be backfilled with subsoil to reinstate existing ground levels. 

Upon completion no impact is foreseen. 

Any potential rock breaking will generate noise and excavations on site will give rise to dust. From 

review of the Site Investigation reports, it is not anticipated that rock breaking will be necessary. 

There were no difficulties encountered when undertaking this assessment. 



 

 

This section of the EIAR has been prepared by Waterman Moylan Consulting Engineers and provides 

a Non-Technical Summary of the assessment of the impact that the proposed residential development 

of lands, over 2 sites, at Broomfield, Malahide, Co. Dublin will have on the surface water, groundwater, 

foul water, water supply network, and flood risk in the vicinity of the site, during both the construction 

and operation phase of the proposed development. 

It also sets out mitigation and remedial measures and methods of monitoring to reduce the impact of 

the proposed development. 

The following information sources were used in the assessment of the local hydrology and 

hydrogeological aspects of the proposed development site. 

• Geological Survey of Ireland (GSI) Website 

• Environmental Protection Agency 

• Office of Public Works (OPW) National Flood Hazard Mapping 

• OPW Catchment Flood Risk and Management Studies 

• Fingal County Council Drainage Record Maps 

• Ordinance Survey Mapping 

• Topographical Survey 

• Site investigation reports and soakaway testing 

• Irish Water confirmation of feasibility letter 

The subject lands are located at Broomfield, Malahide, Co. Dublin. The northern parcel is bound to the 

west by Ashwood Hall Residential development, to the east by the Dublin-Belfast Rail line, the north 

by existing residential units fronting onto the Back Road, and to the south by agricultural land. The 

southern parcel is bound to the west by Hazelbrook residential development, to the north by 

Brookfield residential development, to the east by agricultural land and to the south by Hazelbrook 

stream. 

The northern parcel will primarily be accessed via the existing junction to Back Road serving the 

Ashwood Hall residential development. The southern site was to be accessed from its northern 

boundary via the Brookfield residential development. Fingal County Council have requested as part of 

their Opinion Report to ABP, and in specific their Internal Consultee Report from their Transport 

Planning Section, that an additional access will need to be provided for the southern parcel via the 

Hazelbrook residential development. This request has been incorporated to the revised layout. 

A topographic survey of the area indicated that the northern parcel generally slopes uniformly from 

north-east to south, from a height of 20.5m to 11.5m, with an existing dry ditch system along the 



 

south-east boundary, and ditch to the south-west. The southern site also slopes from north to south 

from a height of 6m to 4.7m, with localised high points. 

The existing dry ditch on the southern boundary of the north site serves the subject site only due to 

topography, water flowing to this ditch is percolated locally and there is no connection to any 

watercourse. The drainage ditch to the south-west eventually connects to the Hazelbrook stream. The 

ditch to the north of the south site flows from east to west and connects to Hazelbrook Stream. 

Hazelbrook stream forms the southern boundary flowing from west to east. Hazelbrook stream is a 

tributary of the Sluice River with an ultimate outfall to Baldoyle Bay. 

The location of the subject sites is as indicated in Figure 1 below: 

There are no foul sewers internal to the site to facilitate foul drainage. It is proposed to drain foul 

water in a westerly direction from both sites to the existing foul water infrastructure. These existing 

foul networks have been sized accordingly, with spurs already constructed, in anticipation of the 

proposed development. The north site is proposed to drain to the adjacent Ashwood Hall and 

Brookfield residential development, while the south site will drain to the adjacent Hazelbrook 

residential development. Letters of consent to connect to these adjacent developments have ben 

obtained. These existing developments currently flow to Connolly Avenue pumping station, however 

due to capacity constraints, a new pumping station named Castleway pumping station is to be 

constructed on Kinsealy Lane, Fingal County Council Planning Register Reference: F21A/0451, Final 

Permission Grant date: 21/01/2022. This pumping station will alleviate the capacity constraints in the 

existing network and has been sized in conjunction with Irish Water to accept the additional volumes 

from the proposed development and further facilitate continued development in the locality. 

Similar to the foul network, there are no watermains on the subject site. It is proposed to connect to 

the watermains in the adjacent development, which again have been sized and have had spurs 

constructed in anticipation of the proposed development. Letters of consent have been obtained for 

the connections to these networks. The Irish Water Confirmation of Feasibility letter advised that 

minor upgrades are required to the local public network in order to facilitate the development. 

A new surface water drainage network is proposed to serve the development and will outfall to the 

local ditches which form the site boundary. These ditches flow to the Hazelbrook Stream, which is a 

tributary of the Sluice River. The south site will outfall to its boundary ditch on the north and to the 

Hazelbrook Stream on the south. 

The proposed and existing foul and surface water networks can be seen on drawing numbers 18-

091P200 to P206, with the proposed and existing watermain networks on P300 to P306. 



 

 
Figure 3. Site Location (Source: Google Earth) 

The potential impacts of the proposed development from both a hydrology (surface water), and 

hydrogeology (groundwater) perspective at construction and operational stages are outlined as 

follows: 

Significant amounts of site stripping and excavation will be required in order to construct the 

development. When the site has been stripped, layers of sub-soil will be exposed to weathering and 

there will be potential for erosion due to rainfall and subsequent runoff. The erosion of soil can lead 

to sediments being washed into the receiving watercourses /sewers at higher rates of runoff.    

There is also potential during the development’s construction stage that contaminants from 

cement/concrete be washed into the receiving watercourses/sewers. 

There is a risk of pollution of groundwater/watercourses/soils by accidental spillage of oils/diesel from 

temporary storage areas or where maintaining construction equipment. Foul water could be 

connected to the surface water drainage network resulting in the contamination of the receiving 
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watercourses. Furthermore, if there is damage to any foul pipes, there is potential for contaminants 

to seep into the groundwater. The construction of the proposed development has potential to cause 

a slight, adverse, temporary, residual impact on receiving watercourses/groundwater.    

The proposed development will result in increased impermeable areas and there is potential for an 

increase in risk of higher rates of surface water runoff leading to increased downstream flooding.  

There is a potential impact for the discharge of contaminants from the proposed development and 

road surfaces to the surrounding drainage sewers. These would include particulates, oil, soluble 

extracts from the bitumen binder etc. The quality of runoff from the site would be dependent on the 

time of year, weather, particulate deposition from the atmosphere and any gritting or salting carried 

out by the Local Authority. The time of year has a major bearing on the quality of storm water run-off, 

in particular the first rains after a prolonged dry period where accumulated deposits of rubber, 

particulates, oils, etc. are, washed away. There is potential for leaks in the foul network to result in 

contamination of the groundwater. Accidental spills of fuels/hydrocarbons and washing down into the 

drainage pipe network has the potential to impact on the receiving hydrogeology.   

The operation of the proposed development has the potential to cause a slight, adverse, temporary, 

residual impact on receiving watercourses/groundwater. There is a potential for Watermain leaks 

which would increase the volume of water permeating through the underground soil strata. Mitigation 

measures are discussed later in this chapter. 

There are no anticipated cumulative impacts arising from the proposed development in relation to 

water other than those noted in the section above. 

In this scenario, surface water runoff would continue to be discharges at existing unrestricted 

discharge rates. The receiving watercourses and groundwater aquifers would remain in their current 

state and there would be no change. There would be no increase in loading to the foul water network, 

nor any increase in demand to the water supply network. 

There is a risk to Human Health should the ground water or the existing water supply become 

contaminated during the construction or operational stages, and the water is consumed. In order to 

mitigate these risks, the measures outlined below will be adopted.  

Construction Stage 

A Construction Management Plan has been prepared for this application and is included under a 

separate cover. It is considered that the Construction Management Plan (CMP) will be updated by the 

appointed contractor. In order to minimise the potential impact of the construction phase of the 

proposed development on the surrounding surface water and groundwater environs, the following 

construction stage mitigation measures are to be included in the plan and be implemented in full. 



 

• The contractor will appoint a suitably qualified person to oversee the implementation of 

measures for the prevention of pollution to the receiving surface water environment.  

• To minimise the adverse effects, the prevailing weather conditions and time of year is to be taken 

into account when the site development manager is planning the stripping back of the site.  

• Site stripping will be minimised as far as practicable.   

• Settlement ponds/silt traps will be provided to prevent silt runoff into the existing 

sewers/watercourses during the drainage works. 

• Regular testing of surface water discharges will be undertaken at the outfall from the subject 

lands. The location for testing and trigger levels for halting works will be agreed between the 

project ecologist and the site foreman at the commencement of works.   

• Where silt control measures are noted to be failing or not working adequately, works will cease 

in the relevant area. The project ecologist will review and agree alternative pollution control 

measures, such as deepening or redirecting trenches as appropriate, before works may 

recommence.   

• All fuels and chemicals will be bunded, and where applicable, stored within double skinned 

tanks/containers with the capacity to hold 110% of the volume of chemicals and fuels contents. 

Bunds will be located on flat ground a suitable distance from any watercourse or other water 

conducting features, including the cut off trenches. 

• Foul and surface water pipes will be carefully laid so as to minimise the potential for cross 

connections which results in contamination of receiving watercourses. 

• Site personnel inductions are to be conducted such that all site personnel are made aware of the 

procedures and the best practices in relation to the management of surface water runoff and 

ground water protection.   

• Where possible, precast concrete units are to be used to avoid on-site “wet” mix concrete usage. 

In situ concrete pours are to be managed in accordance with best practice to avoid overspills 

• Concrete truck and wheel wash down facilities are to be provided in designated areas.  Discharge 

from these areas is to be directed into the settlement ponds/silt traps. 

• Topsoil for landscaping will be located in such a manner as to reduce the risk of washing away 

into local drainage or watercourses.   

• All new foul sewers will be tested by means of an approved air test during the construction stage 

in accordance with Irish Water’s Code of practice and Standard Details. 

• All private drainage will be inspected and signed off by the Design Engineer in accordance with 

the Building Regulations Part H. 

• Method statements setting out in detail the procedures to be used when working in the vicinity 

of existing watermains will be produced by the contractor for any construction works within the 

vicinity of watermains or for roads and services crossing watermains. 

• The connection of new foul sewers to the public sewer will be carried out under the supervision 

of Irish Water and will be checked prior to commissioning. 

Operational Stage 

The implementation of the following operation stage mitigation measures will minimise the impact 

on the hydrology and hydrogeology aspects of the development lands. 



 

• The surface water drainage network has been designed in accordance with the CIRIA SUDS 

Manual and the Greater Dublin Strategic Drainage Scheme. The appropriate interception 

mechanisms and treatment train process has been incorporated into the design. 

• Surface water outflow will be restricted to the equivalent greenfield runoff rate from the 

proposed attenuation tanks. 

• Sustainable urban drainage measures, including green roofs, permeable paving and filter 

strips/swales will be provided to improve water quality. 

• A petrol interceptor will be installed at all outfalls to prevent hydrocarbons entering the natural 

surface drainage system.  

• Regular inspection and maintenance of the drainage network, including petrol interceptors. 

• Water metering via district meters will be installed to Irish Water requirements. Monitoring of 

the telemetry data will indicate any excessive water usage which may indicate the potential for a 

leak in the watermain network, Early identification of potential leaks will lead to a faster response 

in determining the exact location of leaks and completion of remedial works. 

With the protective measures noted above in place during excavation works, any potential impacts on 

soils and geology in the area will be minimised. 

The proposed development will result in a surplus of excavated material, which may contain 

contaminants. Any contaminated material will be exported to an approved licensed waste facility. 

No significant adverse impacts on the soils and geology of the subject lands are envisaged. 

Due to the proposed mitigation measures outlined above, and the implementation of a Construction 

Management Plan, the impact during construction stage on the hydrology, hydrogeological, and flood 

risk aspects of the lands is not significant. Due to the proposed mitigation measures outlined above 

many of the potential impacts will not arise during the operational phase of the proposed 

development on surface water and groundwater quality. Surface water discharge from the site will be 

restricted by means of attenuation, therefore, no adverse impact in respect of flooding downstream 

will arise from the proposed development. The installation of a Sustainable Drainage System will 

ensure surface water runoff will be of high quality before discharge to the natural surface 

watercourse. The impact following the operational phase mitigation measures outlined above is 

imperceptible.  There will be increased loading of the foul water network, and an increased demand 

to the water supply network. 

The worst-case scenario in relation to hydrology and hydrogeology during construction phase would 

be the failure to implement the mitigation measures outlined above. This may result in the 

contamination of the receiving surface water network and/or groundwater.   

In relation to the operation stage, the worst case would be the flooding of the surface water drainage 

network. In this regard, the network has been designed to accommodate a 20% increase in flows due 

to climate change. Finished floor levels have also been set with appropriate freeboard and an overland 

flood route through the site has been provided.   



 

Implementation of the mitigation measures outlined in this document will reduce the risk of the worst-

case scenario occurring, making this unlikely.  

Monitoring 

Implementation of the Construction Management Plan is required to protect the hydrology and 

groundwater elements of the subject lands during construction stage. Maintenance of the mitigation 

measures and monitoring of the management process is required to ensure best practice.   

The monitoring measures to be implemented include: 

• Monitoring of the management and storage of dangerous chemicals and fuel. 

• Monitoring and maintenance of the wheel wash facilities. 

• Regular maintenance and monitoring of the sediment control measures. 

• Monitoring and maintenance of the watermain telemetry, SUDS features, road gullies, and 

attenuation tanks during the construction phase of the development.    

Monitoring and maintenance of the SUDS features, road gullies, attenuation and flow control devices 

are imperative during the operation phase of the development.    

No reinstatement is anticipated on site with respect to the water environment. 

The main interactions relating to this EIAR Chapter are Land & Soils, Biodiversity, and Utilities.   

During construction stage, the connection of wastewater services has the potential to impact 

groundwater if wastewater were to leak from the network during the construction process. There are 

potential implications for the local populations if there is a disruption to utility services during the 

connection of the new services to the proposed development. The construction of the various services 

will also interact with construction traffic as outlined in the Traffic and Transport Chapter.     

During the operation stage, the water supply and foul drainage services have a potential interaction 

with the available water supply and with potential pollution to natural water bodies.   

In respect of Land & Soils, interaction between surface and ground water and the bedrock geology is 

feasible. Any impact will be negligible as the aquifer is at low risk and is not considered to be regionally 

important. The implementation of the mitigation measures outlined in this chapter will reduce the 

potential of surface contaminants into the underlying geology. 

In respect of Biodiversity, there is interaction between hydrology and the downstream habitats 

present along the Hazelbrook Stream and Sluice River. The mitigation measures ensure that surface 

water runoff is treated to the required standards so that downstream habitats are not negatively 

impacted. 

There were no difficulties encountered when undertaking this assessment 



 

 

 

 AWN Consulting Limited has conducted an assessment of the likely impact on air quality associated 

with the proposed residential development Back Road, Broomfield, Malahide, Co. Dublin. 

In terms of the existing air quality environment, baseline data and data available from similar 

environments indicates that levels of nitrogen dioxide, particulate matter less than 10 microns and 

less than 2.5 microns are generally well below the National and European Union (EU) ambient air 

quality standards. 

 

Impacts to air quality can occur during both the construction and operational phases of the proposed 

development. With regard to the construction stage the greatest potential for air quality impacts is 

from fugitive dust emissions impacting nearby sensitive receptors. In terms of the operational stage 

air quality impacts will predominantly occur as a result of the change in traffic flows on the road links 

near the proposed development. 

There are a number of sensitive receptors in close proximity to the site. Provided the dust mitigation 

measures outlined in Appendix 8.3 of Chapter 8 are implemented, dust emissions are predicted to be 

short-term, negative and imperceptible and will not cause a nuisance at nearby sensitive receptors. 

 

The best practice dust mitigation measures that will be put in place during construction of the 

proposed development will ensure that the impact of the development complies with all EU ambient 

air quality legislative limit values which are based on the protection of human health. Therefore, the 

impact of construction of the proposed development is likely to be short-term, localised, negative and 

imperceptible with respect to human health. 

Potential impacts to air quality during the operational phase of the proposed development are as a 

result of increased traffic volumes on the local road network.  The changes in traffic flows were 

assessed against the UK Design Manual for Roads and Bridges (DMRB) screening criteria for an air 

quality assessment.  The operational phase air quality modelling assessment determined that there is 

no potential for significant impacts as a result of traffic related to the proposed development. It can 

therefore be determined that the impact to air quality as a result of increased traffic volumes during 

the operational phase of the proposed development is localised, negative, imperceptible and long-

term. 

As the National and EU standards for air quality are based on the protection of human health, and 

concentrations of pollutants in the operational stage of the proposed development are predicted to 

be significantly below these standards, the impact to human health is predicted to be imperceptible, 

negative and long term. 

No significant impacts to air quality are predicted during the construction or operational phases of the 

proposed development. 



 

 

 

AWN Consulting Limited has been commissioned to conduct an assessment of the likely noise and 

vibration impacts associated with the proposed residential development at the Back Road, Malahide, 

Dublin. The existing noise climate in the vicinity of the proposed development has been surveyed. 

Prevailing noise levels are primarily due to local road and rail traffic with contributions from aircraft 

movements. 

The noise impact assessment has focused on the potential outward impacts associated with the 

construction and operational phases of the proposed development on its surrounding environment. 

 

During the main construction phase involving site clearance, building construction works, and 

landscaping the assessment has determined that for the majority of works, the construction noise 

criteria can be complied with at the nearest sensitive properties. During the operational phase, the 

outward noise impact to the surrounding environment will be include any additional traffic on 

surrounding roads and plant noise from the residential and commercial buildings as part of the 

development. The impact assessment has concluded that additional traffic from the proposed 

development on local roads will have an insignificant impact on the surrounding noise environment.  

 

Mechanical plant items will be designed to ensure any noise and vibration impacts during this phase 

will not exceed the recommended limit values. The resulting impact is of neutral, permanent, and 

imperceptible. The impact of noise on the development itself has been assessed. Traffic noise along 

the adjacent rail line is the primary noise source, with contribution from aircraft noise making up the 

noise environment across the development site. Mitigation measures have been recommended to 

facades overlooking the local rail network and to the roofs of the residential units so that appropriate 

internal noise levels are achieved. 

 

AWN Consulting Limited has conducted an assessment of the likely impact on climate associated with 

the proposed residential development at Back Road, Broomfield, Malahide, Co. Dublin. 

 

The existing climate baseline can be determined by reference to data from the EPA on Ireland’s total 

greenhouse gas (GHG) emissions and compliance with European Union’s Effort Sharing Decision “EU 

2020 Strategy” (Decision 406/2009/EC). The EPA state that Ireland had total GHG emissions of 57.7 Mt 

CO2eq in 2020. This is 6.73 Mt CO2eq higher than Ireland’s annual target for emissions in 2020.  The 

EPA predict that Ireland can comply with the GHG targets for 2021 – 2030 provided full 

implementation of the measures outlined within the Climate Action Plan and the use of the flexibilities 

available. 



 

 

Impacts to climate can occur during both the construction and operational phases of the proposed 

development. With regard to the construction stage impacts to climate can occur as a result of vehicle 

and machinery emissions. In terms of the operational stage climate impacts will predominantly occur 

as a result of the change in traffic flows on the road links near the proposed development. 

Based on the scale and short-term nature of the construction works, the potential impact on climate 

change and CO2 emissions from the construction of the proposed development is deemed to be short-

term, neutral and imperceptible in relation to Ireland’s obligations under the EU 2030 target set out 

under Regulation (EU) No. 525/2013. Potential impacts to climate during the operational phase of the 

proposed development are as a result of increased traffic volumes on the local road network.  The 

changes in traffic flows were assessed against the UK Design Manual for Roads and Bridges (DMRB) 

screening criteria for a climate assessment.  The operational phase climate modelling assessment 

determined that there is no potential for significant impacts as a result of traffic related to the 

proposed development. It can therefore be determined that the impact to climate as a result of 

increased traffic volumes during the operational phase of the proposed development is negative, 

imperceptible and long-term. In addition, the proposed development has been designed to reduce 

the impact to climate where possible. 

No significant impacts to climate are predicted during the construction or operational phases of the 

proposed development. 

 

The proposed development site is located on the outskirts of Malahide, along Back Road and to the 

immediate south of Malahide Castle and its associated grounds. The site is surrounded mostly by low-

density residential development and farmland. The site boundaries are formed primarily by existing 

vegetation in the form of native hedgerow, hedging and trees, however in some parts of the site there 

are no physical boundaries or temporary boundaries associated with neighbouring construction sites. 

The subject lands and surrounding area are relatively flat agricultural land with many mature trees 

along boundaries, along streets, roads and neighbouring open spaces and within Malahide Castle, 

directly to the North. Malahide Castle is an important feature in the surrounding lands and contributes 

towards the landscape character of the area with a number of protected trees and heritage features. 

There are also a number of low-density housing estates and many individual suburban and rural style 

houses in the local area. 

The landscape character of the site itself is changing from various previous uses such as sports, 

residential garden, construction storage and agriculture to a landscape dominated by scrub and 

natural development of wild trees, noxious weeds and saplings. 

There is a high amount of tree cover both on and around the site and the site is set back from any 

main road. As a result of this the existing views of the site are very limited to non-existent. 

There are a number of potential visual impacts and impacts on landscape character which could arise 

as a result of the proposed development of houses, apartments, duplexes and associated 



 

infrastructure, boundaries and landscape proposals. During construction there are potential negative 

impacts on the existing trees, which would have an effect on the landscape character of the site. The 

construction process would also introduce new machinery, storage, access roads, structures and so 

on which could cause a visual intrusion into the landscape and change the current use of the site in 

relation to landscape character. Upon completion of the development, the potential impacts relate to 

the visual impacts of the new buildings and infrastructure and installation of a new landscape and 

impacts on landscape character due to changes in use. 

Several mitigation measures are proposed as part of the development including design mitigation and 

mitigation through construction and operation. Design mitigation measures include tree retention, 

proposed boundary planting, proposed woodland and proposed street trees, parkland and 

ornamental trees. During construction the management of a well organised construction site and 

appropriate protection of existing trees will mitigate negative impacts while during operation 

appropriate landscape and tree management will do the same. 

During construction, the predicted impacts in relation to tree removal are negative, however they are 

only slight and short-term, while impacts due to a change of use are also negative, moderate and again 

short-term. During operation the impacts are more positive due to the design mitigation, notably the 

installation of a new landscape. The landscape proposals will cause a change to landscape type and a 

resultant positive impact on landscape character, the impact is slight and long-term. The landscape 

and visual impacts of the new landscape itself are also positive, moderate and long-term. Visual 

impacts during operation are non-existent. 

 

This chapter of the EIAR assesses the likely traffic and transportation impacts on the receiving 

environment during the construction and operational phases of the proposed development. The 

existing and proposed transport infrastructure in the area is described, and an assessment of the 

current and the future traffic environment is made. The impact of the development in terms of public 

transportation, pedestrians and cyclists are also assessed. 

The chapter describes: the methodology; the receiving environment at the application site and 

surroundings; the characteristics of the proposal in terms of physical infrastructure; the potential 

impact that proposals of this kind would be likely to produce; the predicted impact of the proposal 

examining the effects of the proposed development on the local road network; the remedial or 

reductive measures required to prevent, reduce or offset any significant adverse effects; and the 

monitoring. 

The following methodology has been adopted for this assessment: 

• Review of relevant available information including, current Development Plan, existing traffic 

information and other relevant studies; 

• Site visit to gain an understanding of the site access and observe the existing traffic situation; 

• Consultations with Fingal County Council Road Department to agree the site access arrangements 

and determine the scope of the traffic analysis required to accompany a planning application; 



 

• Detailed estimation of the transport demand that will be generated by the development. The 

morning and evening peak times will be addressed as well as an estimation of under-construction 

and potential future developments in the surrounding area. 

• Assessment of the impact of traffic on local junctions, car parking requirements and accessibility 

of the site by sustainable modes including walking, cycling and public transport. 

The subject site is located in Broomfield, Malahide, Co. Dublin. The development entrance is from 

Back Road, 0.55km east of the junction between Back Road and Kinsealy Lane. 

The north site is located between the existing Ashwood Hall residential development to the west and 

the Dublin-Belfast rail line to the east, with agricultural land to the south and residential properties 

and Back Road to the north. The southern site is bounded by the Hazelbrook development to the west, 

Brookfield Residential development to the north and agricultural lands to the south and east. 

The northern site will primarily be accessed via the existing junction to Back Road serving the Ashwood 

Hall residential development. The southern site was to be accessed from its northern boundary via 

the Brookfield residential development. Fingal County Council have requested as part of their Opinion 

Report to ABP, and in specific their Internal Consultee Report from their Transport Planning Section, 

that an additional access will need to be provided for the southern site via the Hazelbrook residential 

development. This request has been incorporated to the revised layout. 

The location of the subject sites is as indicated in Figure 12.1 below: 

Local Road Network 

The site is located 2.6km south-west of Malahide Town centre and is in close proximity to regional 

roads including the R107 Malahide Road, Back Road, Streamstown Lane, Careys Lane and Feltirim 

Road which serve the area with residential, commercial and agricultural lands. R107 Malahide Road is 

a regional road in north Dublin which runs for approximately 10.5km from Fairview to Malahide. The 

speed limit along the Back Road adjacent to the site is 60kph. This road is approximately 700m in 

length from the priority-controlled junction with Back Road through to a signalised junction with R106 

Swords Road. Along this section, R107 Malahide Road comprises a carriageway of c. 7.5m wide with a 

narrow footpath provided on the western side. No cycle lanes are provided. 

Back Road is a single carriageway road running west-east for approximately 1.8km from the priority 

junction with R107 Malahide Road through to a priority junction with R124 The Hill. This road, which 

crosses the railway line via an existing bridge, currently comprises a carriageway of approximately 

7.30m with narrow footpaths running along both sides of the road for the majority of its length. 

Kinsealy Lane is a local road running north-south for approximately 1.8km from a priority T-junction 

with Back Road through to a priority junction with Chaple Road. This road is currently comprising a 

carriageway of approximately 5.50m with no footpaths for the majority of the road. The Hill Road is a 

single carriageway road running north-south for approximately 3.2km from a priority junction with St. 

Margrets Park to a priority junction with the Chapel Road. This road currently comprises a carriageway 

of approximately 7.00m with narrow footpaths running along both sides of the road for the majority 

of its length. 



 

 
Figure 4. Site Location (Source: Google Earth) 

Pedestrian and Cyclist facilities  

The site is well located to provide non-car access for residents and visitors of the proposed 

development with good local walk-in access from the local catchment. Proposals for the Greater 

Dublin Area Cycle Network Plan were published by the National Transport Authority in December 

2013. The plan sets out a vision and a strategy for the construction and/or designation of a 

comprehensive network of cycling routes throughout the Greater Dublin Area (Counties Dublin, 

Meath, Kildare and Wicklow). 

Public Transport 

The assessment of the public transport and the surrounding existing roads, junctions and pathways is 

shown below. The proposed development has adequate capacity of current public transport 

infrastructure with access to Malahide Dart Station and several Dublin Bus routes.  

Train Services Accessibility  

The nearest train station to the subject site is the Malahide station, located approximately 1.6km from 

the northern site (c. 20-minute walk or c.6-minute cycle) and 2.7km north-east of the southern site 



 

(c.34-minute walk or c.10-minute cycle). It is also possible to take the 42 Bus to Malahide Train Station, 

which reduces the travel time from the northern site from c.20 minutes to c.14 minutes. 

The route though Malahide Castle Gardens closes at certain times. The alternative route using The Hill 

Road is shown in Figure 12.2 below. It is approximately 1.8km (22-miinute walk or 7-minute cycle) 

from the proposed site entrance to Malahide Dart Station using this route. 

The Malahide Station is served by Commuter Rail and DART services. The Commuter Rail service 

through Malahide Station serves all main stations from Dundalk through Dublin City Centre to Gorey. 

The service operates at 3 to 4 services per hour in both direction on weekdays. 

The DART service through Malahide Station serves all stations from Malahide through Dublin City 

Centre to Bray and Greystones. On weekdays, this service operates at a 20-minute frequency in both 

directions. 

 
Figure 5. Walking Distance to Nearest Dart Station 

Bus Services Accessibility  

The subject site is served by Dublin Bus Routes 42 and 142. Route 42 connects Sand’s Hotel in 

Portmarnock to Talbot Street in Dublin City Centre, and Route 142 connects Portmarnock to UCD 

Belfield via the Port Tunnel. 

The nearest bus stops to the subject site are located on either side of The Hill Road (R124), 

immediately south of the junction with Back Road. These stops are approximately 900m north-east of 

the subject site entrance. This equates to a c.9-minute walk from the northern site. 

The walking distance to these bus stops from the southern site is longer, approximately 1.7km, which 

equates to a c.22-minute walk. Residents at the southern site also have the option of walking to bus 

stops on the Malahide Road (R107), immediately north of the junction with Back Road, which are 

served by the 42 Bus Route. The walking route is via Hazelbrook and Kinsealy Lane, and is 

approximately 1.6km, which equates to a c.20-minute walk. 

A summary of the Dublin Bus Route frequencies is presented in the Table below. Travel time on the 

42 bus between Malahide and Talbot Street is approximately 42 minutes in either direction, while the 



 

travel time on the 142 between Malahide and UCD Belfield is approximately 60 minutes in either 

direction. 

Table 2. Bus Frequency 

Route 
No. 

From To 
AM Weekday Frequency PM Weekday Frequency 

(07:00 to 09:00) (17:00 to 19:00) 

42 
Sand’s Hotel 

(Portmarnock) 
Talbot Street Every 20 minutes Every 20 to 25 minutes 

42 Talbot Street 
Sand’s Hotel 

(Portmarnock) 
Every 15 to 30 minutes Every 20 to 25 minutes 

142 Portmarnock UCD Belfield 
Bus leaves terminus at: 

07:10, 07:35, 07:55 
No evening buses 

142 UCD Belfield Portmarnock No morning buses 
Bus leaves terminus at: 

16:35, 17:05 
 

 
Figure 6. Walking Distance to Nearest Bus Stops 

Construction Traffic 

There is potential for construction traffic to impact from a noise and dust perspective in relation to 

the surrounding road network.  Deliveries to and from the site by heavy good vehicles will impact on 

noise levels, whilst dust may result from vehicles travelling along gravel roads. There is also potential 

for traffic congestion, due to increased heavy good vehicles on the road network which may also 

perform turning movements, unloading, etc., in areas that impact on traffic.  The potential for 

inappropriate parking whilst waiting for access to the site, may also impact local road users.  There is 

potential for construction traffic to have a moderate effect on the surrounding environment.  

However, the duration of this impact will be short-term (i.e., one to three years). 

Operation Traffic 



 

The proposed development will generate a number of trips by various modes of travel including 

vehicular, pedestrian, cycle and public transport. These trips may have an impact on the surrounding 

road network and could contribute to increased congestion. 

Traffic count data was obtained for the purposes of the planning application. The data surveyed is 

expected to reflect the peak traffic conditions on the local road network. An estimation of the traffic 

generation and distribution of the proposed development has been set out in the previous section. 

This will be compared to the background traffic counts in order to ascertain the impact the proposed 

development will have on the local road network. 

There are no anticipated cumulative impacts arising from the proposed development in relation to 

traffic other than those noted in the section above. 

Should the proposed development not take place, the access roads and infrastructure will remain in 

their current state and there will be no change. Background traffic would be expected to grow over 

time. Given the location and zoning of the subject site, it is reasonable to assume that a similar 

development, with a potentially more intensive requirement for vehicular trips would be established 

on this site at some stage in the future. 

Construction Stage 

It is considered that a Construction Management Plan (CMP) will be prepared by the appointed 

contractor in order to minimise the potential impact of the construction phase of the proposed 

development on the safety and amenity of other users of the public road. The CMP will consider the 

following aspects: 

• Dust and dirt control measures. 

• Noise assessment and control measures 

• Routes to be used by vehicles 

• Working hours of the site 

• Details of construction traffic forecasts 

• Time when vehicle movements and deliveries will be made to the site 

• Facilities for loading and unloading 

• Facilities for parking cars and other vehicles 

Further to the above, a detailed Traffic Management Plan (TMP) will be prepared by the main 

contractor. This document will outline proposals in relation to construction traffic and associated 

construction activities that impact the surrounding roads network. The document will be prepared in 

coordination and agreed with the local authority. 

Care will be taken to ensure existing pedestrian and cycling routes are suitably maintained or 

appropriately diverted as necessary during the construction period, and temporary car parking is 



 

provided within the site for contractor’s vehicles. It is likely that construction will have an 

imperceptible impact on pedestrian and cycle infrastructure. 

Through the implementation of the CMP and TMP, it is anticipated that the effect of traffic during the 

construction phase will have a slight effect on the surrounding road network for short-term period. 

Operational Stage 

The proposed development is situated adjacent to suitable infrastructure and transport services for 

travel by sustainable modes. A key barrier to modal shift towards sustainable modes of travel is often 

a lack of information about potential alternatives to the car. As such, it is proposed that residents will 

be made aware of potential alternatives including information on walking, cycle routes and public 

transport. Residents will be encouraged to avail of these facilities for travel to and from work. 

Provision of this information would be made during the sales process and will be included in the new 

homeowner’s pack upon the sale of each unit, as this represents the best opportunity to make 

residents aware and to secure travel behaviour change. It is anticipated that this measure may help 

to reduce the level of traffic at the proposed development, thus providing mitigation against any traffic 

and transport effects of the development. A Travel Plan has been included in this application under 

separate cover. This Plan sets out method to reduce the dependence on private car journeys and 

encourage residents within the development to avail of sustainable forms of transport such as walking, 

cycling and public transport. 

Construction Stage 

During the Construction Phase the following monitoring is advised.  The specific compliance exercises 

to be undertaken in relation to the range of measures detailed in the final construction management 

plan will be agreed with the planning authority. 

• Construction vehicles routes and parking 

• Internal and external road conditions 

• Construction activities hours of work 

Operational Phase 

The Travel Plan for the proposed development will be monitored and updated at regular intervals. 

This will enable tracking in terms of a reduction in the dependence on private car journeys and a shift 

towards sustainable transport options such as walking, cycling and the use of public transport such as 

buses and trains.   

No reinstatement is anticipated on site with respect to the transport 

Interactions 

There may be temporary negative impacts to human health during the Construction Phase caused by 

noise, dust, air quality and visual impacts which are covered in other chapters of this EIAR. There may 



 

also be interaction with the surrounding water bodies through surface water runoff during topsoil 

stripping and earthworks which will be required to construct the roads. 

The effects of these will be mitigated through the implementation of the measures outlined in this 

Chapter and within the Construction Management Plan. 

There were no difficulties encountered when undertaking this assessment. 

 

This chapter has been prepared to assess and define any likely significant impacts or effects which the 

proposed development may have on the archaeological, architectural and cultural heritage resource. 

The chapter provides an assessment of the archaeological, architectural and cultural heritage 

background of the proposed development area and outlines mitigation measures, based on current 

information, which may be used to avoid, reduce or offset any likely adverse impacts or effects. 

As a result of carrying out this assessment the following potential archaeological, architectural and 

cultural heritage direct, indirect, construction, operational and residual impacts have been assessed. 

Two phases of Licensed test trenching carried out within the proposed development area revealed 

the presence of four previously unrecorded below-ground archaeological features (a pit; a 

hearth/burnt pit; and two possible enclosure ditches). Construction works will have a significant, 

permanent, direct impact on these previously unrecorded archaeological remains. Construction works 

will have a significant, permanent, direct impact on any previously unrecorded archaeological remains 

that may exist within the development area and which may be discovered during the construction 

phase. There will be no indirect construction phase impact on the archaeological resource. There will 

be no operational phase impact on the archaeological resource. 

There is one historic park and garden (Broomfield House) recorded on the National Inventory of 

Architectural Heritage (NIAH) within the proposed development area. With the exception of the 

western boundary, there are no features associated with Broomfield demesne extant within the 

proposed development area. As a result, it is assessed that there will be no construction or operational 

phase impacts on Broomfield demesne.  

There are no Protected Structures within the proposed development area or the 500m study area. 

There are no Architectural Conservation Areas within the proposed development area. There are two 

Architectural Conservation Areas within the 500m study area. There are no structures recorded on 

the NIAH within the proposed development area. There are four structures recorded on the NIAH 

within the 500m study area. There are an additional two historic parks and gardens recorded on the 

NIAH within the 500m study area. It is assessed that there will be an imperceptible, permanent, visual 

impact on the above-mentioned architectural heritage features recorded within the 500m study area. 

There will be no construction phase impact on the architectural resource. There will be no indirect 

operational phase impact on the architectural resource.  

Proposed access roads and footpaths will truncate a townland and parish boundary in six places. 

Construction works will have an imperceptible, permanent, direct impact on the townland and parish 



 

boundary. There will be no indirect construction phase impact on the cultural heritage resource. There 

will be no operational phase impact on the cultural heritage resource.  

It is recommended that the four archaeological features (a pit; a hearth/burnt pit; and two possible 

enclosure ditches) revealed during the test trenching programmes be fully excavated and recorded 

well in advance of groundworks commencing on site. Excavation would be carried out under Licence 

to the Department of Housing, Local Government and Heritage and the National Museum of Ireland. 

It is recommended that monitoring of all groundworks be undertaken in Fields 1, 2 and 5. Monitoring 

would be carried out under Licence to the Department of Housing, Local Government and Heritage 

and the National Museum of Ireland. Provision would be made for the full excavation and recording 

of any archaeological features or deposits that may be exposed during monitoring. It is considered 

monitoring is not required in Fields 3, 4, 6, 7, 8, 9 and 10 as fieldwork failed to reveal any archaeological 

features or artefacts in these areas. 

It is recommended that written and photographic records be created, well in advance of groundworks 

commencing on site, where the proposed access roads and footpaths truncate the townland and 

parish boundary. 

There are no mitigation measures available to offset the imperceptible, permanent, visual impact on 

the architectural heritage features recorded within the 500m study area. 

There will be no residual impacts on the archaeological resource if the mitigation measures outlined 

above are implemented in full. 

There will be no residual impacts on the cultural heritage resource if the mitigation measures outlined 

above are implemented in full.  

It is assessed that there will be a residual imperceptible, permanent, visual impact on the architectural 

heritage features recorded within the 500m study area. 

 

This Chapter has been prepared by Waterman Moylan Consulting Engineers and describes in a non-

technical manner, the material assets – Utilities & Waste, that are potentially impacted by the 

proposed Project at Broomfield. Material assets are resources that are valued and intrinsic to the site 

of the proposed Project and surrounding environs. 

This Chapter considers and assesses the effects of the proposed Project on the material assets, 

including major utilities within and around the site during the construction and operational phases 

such as built services (i.e. gas, electricity, telecommunications, etc.) and waste management. Water, 

Roads and Traffic are also counted as material assets and are assessed under separate chapters of this 

EIAR. 

A Preliminary Construction and Demolition Waste Management Plan (CDWMP) has been prepared by 

Waterman Moylan Consulting Engineers which may be used as a guide for the Main Contractor to 

prepare their Construction Waste Management Plan.  



 

Operational waste management will be managed by the management companies on site and the 

appointed licenced waste contractor which will ensure the sustainable management of domestic and 

commercial waste arising from the development in accordance with legislative requirements and best 

practice standards.  

 

14.2.1 Desk Study 

The methodology followed for this Chapter is in accordance with the EPA’s “Environmental Impact 

Assessment Reports. Draft Guidelines 2017”. Information on built assets in the vicinity of the 

development lands was assembled from the following sources: 

• A Desktop review of ESB, GNI, Eir and Virgin utility network maps. 

• Site inspection/walkover. 

• Review of the topographical survey map. 

14.2.2 Rating of Impacts 

Material assets are generally considered to be location sensitive. The likely significance of all impacts 

is determined in consideration of the magnitude of the impact and the baseline rating upon which the 

impact has an effect. Having assessed the magnitude of impact with respect to the sensitivity/value 

of the asset, the overall significance of the impact is then classified as imperceptible, slight, moderate, 

significant, or profound.  

 

14.3.1 Site Location and Context

The subject site is located at Broomfield, Malahide, Co. Dublin, as indicated in Figure 14.1, overleaf. 

The north site is bound to the west by Ashwood Hall residential development, to the east by the 

Dublin-Belfast rail line, the north by existing residential; units fronting Back Road, and to the south by 

agricultural land. The south site is bound to the west by Hazelbrook residential development, to the 

north by Brookfield residential development, to the east by agricultural land, and to the south by the 

Hazelbrook Stream. 

The northern site will primarily be accessed via the existing junction to Back Road serving the Ashwood 

Hall residential development. The southern site was to be accessed from its northern boundary via 

the Brookfield residential development. Fingal County Council have requested as part of their Opinion 

Report to An Bord Pleanála, that an additional access will need to be provided for the southern site 

via the Hazelbrook residential development to connect to Kinsealy Lane. This instruction has been 

incorporated to the revised layout. 

 

There is currently electricity, gas, and telecommunications utilities available to the site.  

Based on the information received from ESB Networks (ESBN), the subject lands are traversed by 

existing ESB cables with overhead lines. Underground networks have been constructed to the existing 

residential developments adjacent to the subject site. There is an existing Gas network in the adjacent 



 

sites. The gas network to the adjacent site is served via a connection across Kinsealy Lane to the Sleepy 

Hollow residential development. In terms of telecommunications, it is known from Eir E-Maps that 

there are existing networks in the adjacent residential development, Back Road and Kinsealy Lane. 

Maps for the Virgin Media networks also inform of the same. 

 

In terms of waste management, the receiving environment is defined by Fingal County Council as the 

Local Authority with responsibility for setting standards and targets and for monitoring/regulating 

waste management activities in the area, as set out by the management plan for the region. The Fingal 

County Development Plan 2017-2023 sets out these policies and objectives regarding waste 

management. In addition, waste operators already service the area as there are existing residential 

properties adjacent to the subject lands.  

 
Figure 7. Existing ESB Network Layout 
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This section provides a description of the potential impacts of the proposed Project may have during 

the Construction and Operational phases. The impact assessment addresses the direct, indirect, 

cumulative, short, medium, and long term, permanent, temporary, positive, and negative effects.  

 

Site Location and Context 

The Construction phase will likely have a temporary impact on the existing settlement in the vicinity 

of the subject lands. There may also be some slight and temporary impacts to the existing population 

which may arise during the construction phase, refer to the following EIAR Chapters: population and 

human health, air quality, noise and vibration, and climate for further information. 

Access 

During the construction phase, access will be affected by hoarding and security fencing required onto 

the site boundary. A detailed traffic management plan will be prepared and implemented by the Main 

Contractor and agreed with the Local Authority prior to commencing works. As a result, there will be 

a temporary disturbance to traffic in the surrounding area during construction.  

The number of construction vehicle movements anticipated is low compared to the number of trips 

expected to be generated by the proposed development during the operational phase. It should be 

noted that the majority of such vehicle movements would be undertaken outside of the traditional 

peak hours, and it is not considered that this level of traffic would result in any operational problems.  

It is estimated that 75% of construction traffic will come from M50 / Swords and 25% from city centre 

/ Baldoyle direction. Delivery trucks will be instructed to access the site via the main site access from 

Back Road. Flag men shall operate to ensure safe access and egress of HGV’s. It is likely that 

construction will have a negligible impact on pedestrian and cycle infrastructure. It is proposed that a 

Construction Management Plan (CMP) would be prepared by the appointed contractor in order to 

minimise the potential impact of the construction phase of the proposed development on the safety 

and amenity of other users of the public road.  

The proposal will also involve the provision of a new foul water line along Kinsealy Lane, under the 

road, which is in the charge of Fingal County Council. This will involve a temporary dig of the road and 

result in some traffic restrictions on a temporary basis. The impact of this would be temporary and 

slight.  

Electricity, Gas and Telecommunications 

Electricity will be required during the construction phase. In conjunction with the ESB, the provision 

of a temporary builders’ power supply will be provided. There is potential for temporary impacts to 

the local electricity supply network, by way of disruption in supply to the local area during electricity 

connection works for the proposed Project. However, this is a potential impact which is likely to be 

neutral, slight, and temporary.  



 

The supply of gas will not be operational during the construction phase of the proposed Project. There 

is potential for temporary impacts to the local gas supply network, by way of disruption in gas supply 

to the local area. However, this is a potential impact which is likely to be neutral.  

Telecommunications will not be operational during the construction phase of the proposed Project. 

There is potential for temporary impacts to local supply, by way of disruption during connections 

works. However, this is a potential impact which is likely to be neutral, slight, and temporary.  

Waste Management 

The proposed Project will generate a range of waste materials during the excavation and construction 

phase as outlined in the Construction and Demolition Waste Management Plan that is prepared under 

separate cover as part of the planning application. Typical municipal waste will also be generated by 

construction works on sites such as food waste. Waste materials will be stored temporarily on site 

until such time as collection takes place by a licenced waste contractor. Dedicated, easily accessible 

locations for collection will be clearly identified across the construction sites.  

If waste is not managed or stored appropriately, it is likely to give rise to litter and/or pollution issues 

on the construction sites and surrounding area. In addition, if unauthorised waste contractors were 

used, waste materials could be incorrectly managed and disposed of illegally and result in negative 

environmental impacts or pollution. Thus, all waste generated must be managed in accordance with 

regional and national waste legislation and taken to suitably registered and licenced waste facilities 

for processing, segregation, reuse, recycling, recovery, or disposal, as deemed appropriate. There are 

numerous licensed waste facilities in the region which can accept waste generated. The potential 

effect of construction waste generated from the proposed Project is considered to be short-term, not 

significant, and neutral. For further information, please refer to the Construction and Demolition 

Waste Management Plan (C&DWMP).  

 

Site Location and Context 

The proposed development consists of a total of 415 residential units, comprising 252 houses, 28 

duplex units and 135 apartments. The proposed development will also include the construction of a 

creche. The development includes all associated site works, boundary treatments, drainage, and 

additional service connections. 

Access 

The operational phase of the proposed Project will result in increased traffic volumes to the local road 

network, primarily the Back Road. A Traffic and Transport Assessment has been prepared and is 

submitted as part of the planning applications for the proposed Project. Please also refer to the 

Chapter on transport, included in this document for further information. 

 

 

 



 

Electricity, Gas and Telecommunications 

Electricity will be required during the operational phase. In conjunction with the ESB, the provision of 

supply will be facilitated. This will result in increased demand for electricity in the area. The potential 

impact from the operational phase is likely to be slight and long term.  

The supply of gas will be required during the operational phase. In conjunction with Gas Networks 

Ireland, the provision of supply will be facilitated. The proposed Project will result in increased demand 

for gas in the area. The potential impact from the operational phase is likely to be moderate and long 

term.  

Telecommunications will be required during the operational phase of the proposed Project. The 

proposed Project will result in increased demand for telecommunications in the area. The potential 

impact from the operational phase is likely to be neutral, imperceptible, and long term.  

A utilities layout drawing has been prepared as part of the planning application with the appropriate 

services being designed as part of the proposed development.  

Waste Management 

Given the nature of the proposed Project i.e. a residential development comprising 415 no. new 

residential units and 1 no. childcare facility, waste materials during the operational phase will be 

generated. As Malahide is an established suburb of Dublin City, an existing network of waste 

collection, treatment and disposal contractors and facilities serve the area. If waste is not managed or 

stored appropriately, it is likely to give rise to litter and/or pollution issues. The implications of such 

are that vermin may be attracted to the immediate area as a result. In addition, if unauthorised waste 

contractors were used, waste materials could be incorrectly managed and disposed of illegally and 

result in negative environmental impacts or pollution. Thus, all waste generated must be managed in 

accordance with regional and national waste legislation and taken to suitably registered and licenced 

waste facilities for processing, segregation, reuse, recycling, recovery or disposal, as deemed 

appropriate. There are numerous licensed waste facilities in the region which can accept waste 

generated.  

It is noted that appropriate waste storage areas have been incorporated into the design of the 

development with shared waste stores serving the apartments and duplex units while the houses will 

be provided with their own bin stores. The proposed development will also be managed by a 

Management Company ensuring that waste will be managed correctly. Waste materials generated 

will be segregated on site, where it is practical. Where the on-site segregation of certain waste types 

is not practical, off-site segregation will be carried out. There will be bins and receptacles provided to 

facilitate segregation at source. The appointed waste contractor will collect and transfer the wastes 

to the licensed waste facility. Waste contractors will be required to service the development on a 

regular basis each week. The potential effect of operational waste generated from the proposed 

Project is considered to be long-term, not significant and negative.   

 

 



 

 

All possible precautions shall be taken to avoid unplanned disruptions to any services or utilities during 

the construction phase of the proposed Project. It should be noted that a number of mitigation 

measures proposed in other EIAR chapters are also of relevance to Material Assets and should be 

referred to when reading this EIAR.  

The construction phase mitigation measures include, avoidance, reduction and remedy measures as 

set out within the Development Management Guidelines document. The design and construction of 

the necessary service infrastructure will be in accordance with relevant codes of practice and 

guidelines. As a result, this is likely to mitigate any potential impacts during the operational phase of 

the proposed Project. However, routine maintenance of the site services will be required from time 

to time, as such any mitigation measures will be advised by the relevant service provider. 

A Preliminary Construction and Demolition Waste Management Plan (PC&DWMP) has been prepared 

to deal with waste generation during the construction phase of the proposed Project and is included 

as part of the application packs. This document was prepared in accordance with best practice 

guidelines. Operational waste management will be managed by a designated management company 

on site and the appointed licenced waste contractor which will ensure the sustainable management 

of domestic and commercial waste arising from the development in accordance with legislative 

requirements and best practice standards.  

 

If unregulated, predicted impacts associated with the construction phase of the proposed Project 

would be expected to include potential disruption to local natural and human material assets resulting 

in both short-term and long-term impacts. The implementation of the mitigation measures set out in 

this chapter and other chapters of this EIAR would ensure that there is unlikely to be significant 

residual impacts during the construction phase. Therefore, impacts are likely to be temporary and 

neutral. During the operational phase, the impact to services and utilities is considered to be positive 

and permanent positive to all end users.  

 

Prior to the operational phase of the proposed Project, all services/utility connections will be tested 

by a suitably qualified professional under the supervision of the service provider. 

Any monitoring of the built services required during the operational phase of the proposed Project 

will be as advised by the relevant service provider. 

The management of waste during the construction and operational phases of the proposed Project 

should be monitored to ensure compliance with best practice and relevant legislative requirements.  

 

No reinstatement will be required regarding Material Assets. Residual impacts on services and utilities 

are considered to be imperceptible.  



 

 

The main interactions relating to Material Assets are water, air quality, and population and human 

health.  

During the operational phase, the water supply and wastewater services will have a potential 

interaction with the available water supply and the potential emissions to the water cycle.  

 

The exact location of existing service infrastructure is reliant upon the records obtained, where 

relevant. Overall, no difficulties were encountered in compiling this chapter. 

 

The assessment has considered cumulative impacts of construction and operational phases of the 

proposed Project, in conjunction with surrounding developments.  

Considering the minimal use of material assets during the construction phase, there is no likely impact. 

Multiple sites under construction at the one time may result in cumulative impacts in terms of noise 

and vibration during the construction period. However, such impacts are short term and neutral.  

During the operational phase of the development there will be similar existing and residential 

developments in proximity to the proposed Project, such as at Ashwood Hall, Brookfield, and 

Hazelbrook, which will generate similar waste types. Authorised waste collectors will be required to 

collect segregated waste materials from multiple development which is likely to result in an 

improvement of efficiencies of waste collection and indeed is likely to result in an improvement in 

waste targets in line with national and local legislation. As such the long-term effect will be 

imperceptible and neutral. 

 

A ‘do-nothing’ scenario is not considered valid as the lands are currently zoned for development under 

the Fingal County Development Plan. However, if a do-nothing scenario were to occur, the lands would 

not be developed and therefore would be no adverse impacts to material assets. In the event that the 

proposed Project does not proceed, the lands would remain in its current condition in the short-term 

or until alternative development proposals are granted planning permission.  

 

• Environmental Protection Agency (EPA), Guidelines on the information to be contained in 

Environmental Impact Statements (March 2002). 

• Preliminary Construction and Demolition Waste Management Plan, Preliminary Construction 

Management Plan, and Traffic & transport Assessment Reports, prepared by Waterman Moylan 

Consulting Engineers. 

• ESB Network Maps 

• Virgin Media Network Maps 

• GNI network Maps 



 

• Eir online E-map Viewer 

 

 

The interaction of impacts, as considered in the EIAR, and their relationship to the information 

requirements outlined in the European Communities (Environmental Impacts Assessment) 

Regulations, are summarised as the following: 

No. Heading 

Populati

on and 

Human 

Health 

Biodiver

sity 

Land, 

Soils & 

Geology 

Water 
Air 

Quality 

Noise & 

Vibratio

n 

Climate 

Landsc

ape & 

Visual 

Impact 

Transpo

rtation 

Cultural 

Heritage 

Utilities 

& Waste 

4 

Population 

and Human 

Health 

   X X X   X   

5 Biodiversity    X    X X   

6 
Land and 

Soils 
           

7 Water  X X        X 

8 Air Quality X     X   X   

9 
Noise & 

Vibration 
X    X    X   

10 Climate X    X X   X   

11 Landscape X X        X  

12 
Traffic and 

Transport 
    X X  X    

13 
Cultural 

Heritage 
           

14 
Utilities & 

Waste 
X   X X       

 

The Environmental Impact Assessment Report has assessed the characteristics of the proposal for 

significant environmental impacts. Each topic was examined and the resultant environmental impact, 

if any, noted and mitigation or reductive measures have been put in place.  Whilst the development 

will give rise to some short-term environmental impacts which are adverse in nature (such as the 

impact on the landscape or noise activities during construction processes), it is considered that these 

are outweighed by positive impacts associated with the scheme. These include meeting housing 

needs, supporting the local economy, the delivery of community facilities as well as beneficial long-

term impacts on the landscape. Equally, the development mitigates harm on traffic junctions through 

embedded and additional mitigation and the provision of linkages to public transport and adequate 

pedestrian and cyclist facilities as part of the proposed development, will result in a positive effect on 

sustainable transport modes. Accordingly, the proposed development will result in no significant 

negative long-term impacts on the environment as a result of the mitigation measures proposed as 

part of the design and at operation stage. 
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Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

1.0 INTRODUCTION 

1.1 Purpose of This Report  

This Environmental Impact Assessment Report (EIAR) has been prepared in parallel with the 

preparation and formulation of a proposed Strategic Housing Development (SHD) on lands at Back 

Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin (the application site). 

The subject lands extend to approximately 12.5 hectares and are located off the Back Road and off 

Kinsealy Lane in the townlands of Kinsaley, Broomfield, Malahide, Co. Dublin, and within the 

administrative area of Fingal County Council. The subject site is situated 1.3 km to the south of the 

existing built-up area of Malahide. Access to the site is currently via an entrance off the Back Road, 

0.55km east of the junction between Back Road and Kinsealy Lane. The overall proposed development 

is divided into 2 no. sites. The northern parcel is bound by Ashwood Hall to the west, the Dublin-Belfast 

rail line to the east, agricultural lands to the south, and by existing properties to the north. The 

southern parcel is bound by the Hazelbrook housing development to the west, Brookfield to the north 

and agricultural lands to the south and east. 

The proposed development (the project) that is subject to this SHD application and EIAR provides for 

the construction of 415 no. residential dwellings, comprising 252 no. houses, 135 no. apartments, and 

28 no. duplexes. The proposed development also provides for 1 no. childcare facility along with 

ancillary residential amenity facilities designed within the Apartment Block A&B of the proposed 

development.  

1.2 Nature and Extent of Proposed Development  

Birchwell Developments Ltd. (the applicant) intend to apply to An Bord Pleanála for planning 

permission for the following development, as described in the public notices: 

“We, Birchwell Developments Ltd., intend to apply to An Bord Pleanála for permission for 

a strategic housing development on lands at Back Road and Kinsealy Lane, Kinsaley, 

Broomfield, Malahide, Co. Dublin. The northern lands are generally bound by Ashwood 

Hall to the west, and the southern lands are generally bound by Hazelbrook to the west 

and Brookfield to the north. 

The development will consist of the demolition of the former rugby clubhouse structure 

on site and the construction of a total of 415 no. residential units (252 no. houses, 135 no. 

apartments, and 28 no. duplex units); with 1 no. childcare facility and ancillary residential 

amenity facilities to be provided as follows: 

• 252 no. residential houses (192 no. 3 bed units, 48 no. 4 bed units, 12 no. 5 bed units) 

in detached, semi-detached, mid-terraced and end-terraced houses ranging from two 

to three storey in height;  

• Apartment Blocks A & B are connected at ground and first floor level sharing an 

undercroft car park at ground floor level and a landscaped podium garden at first 

floor level, and contain a total of 110 no. units in 2 no. buildings ranging from one to 

five storeys in height, with Apartment Block A containing a total of 54 no. units 
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comprising of 14 no. 1 bed units, 39 no. 2 bed units, and 1 no. 3 bed unit, and 

Apartment Block B containing a total of 56 no. units comprising of 14 no. 1 bed units, 

40 no. 2 bed units, and 2 no. 3 bed units, with all units provided with private 

balconies/terraces; internal bicycle stores, bin stores and plant rooms at ground floor 

level; and on-street car parking and bicycle parking. Ancillary residential amenity 

facilities are also proposed including concierge/reception, meeting room, gym, and 

multi-purpose room; 

• Apartment Block C containing a total of 25 no. units comprising of 9 no. 1 bed units, 

14 no. 2 bed units and 2 no. 3 bed units, with all units provided with private 

balconies/terraces, in a building four storeys in height; with on-street car parking and 

bicycle parking; with access to a communal bin store and bike store; 

• Duplex Block D containing a total of 12 no. units comprising of 6 no. 2 bed units and 

6 no. 3 bed units, with all units provided with private balconies/terraces, with a 

communal bin store and bike store; and 1 no. childcare facility with outdoor play area, 

all in a building ranging from one to three storeys in height; with residential on-street 

car parking; and childcare on-street drop-off area, car parking and bicycle parking; 

• Duplex Block E containing a total of 8 no. units comprising of 4 no. 1 bed units and 4 

no. 2 bed units, with all units provided with private balconies/terraces; in a three 

storey building; with a communal bin store and bike store, and on-street car parking; 

• Duplex Block F containing a total of 8 no. units comprising of 4 no. 1 bed units and 4 

no. 2 bed units, with all units provided with private balconies/terraces; in a three 

storey building; with a communal bin store and bike store, and on-street car parking. 

The development will provide for a total of 721 no. car parking spaces within the scheme; a 

total of 227 no. bicycle spaces serving the apartments, duplexes and childcare facility; 

proposed use of the existing vehicular access off Back Road (proposed vehicular access via 

Ashwood Hall and Brookfield) and proposed use of the existing vehicular access off Kinsealy 

Lane (proposed vehicular access via Hazelbrook); proposed upgrades to public realm 

including footpaths, landscaping including play equipment, boundary treatments, and public 

lighting; and all associated engineering and site works necessary to facilitate the 

development including proposed upgrade of part of the existing foul drainage network in 

Hazelbrook, and proposed connection and associated works to the existing foul network 

along Kinsealy Lane which will be upgraded under planning permission Reg. Ref. F21A/0451. 

The application contains a statement setting out how the proposal will be consistent with 
the objectives of the Fingal Development Plan 2017-2023.  

The application contains a statement indicating why permission should be granted for the 
proposed development, having regard to a consideration specified in section 37(2)(b) of the 
Planning and Development Act, 2000, as amended, notwithstanding that the proposed 
development materially contravenes a relevant development plan or local area plan other 
than in relation to the zoning of the land. 

An Environmental Impact Assessment Report (EIAR) and a Natura Impact Statement (NIS) 
have been prepared in respect of the proposed development”. 
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Figure 1.1. Site Location Map (full extent of application site outlined in red) 
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Figure 1.2. Approximate outline of Developable Site Boundary and Aerial View (source: Google Maps) 

1.3 EIA Process 

The requirements for an Environmental Impact Assessment (EIA) of development proposals (projects) 

are governed by Directive 2014/52/EU, which amends the previous EIA Directive (Directive 

2011/92/EU). The primary purpose of an EIA is to ensure that certain projects that are likely to have 

significant effects on the environment are subjected to an assessment of their likely environmental 

impacts. The EIA process itself forms part of the planning consenting process and is carried out by the 

Competent Authority (An Bord Pleanála in this instance).  

An EIAR is prepared by and on behalf of an applicant/developer in respect of development proposal / 

project that they are seeking planning consent/permission. Therefore, the EIAR becomes a central 

element that informs the Competent Authority’s determination of the planning permission.  

The 2014 Directive introduced strict requirements in respect of the competency of experts responsible 

for the preparation of the EIAR. It is possible to summarise the EIA process as follows:  

1. Screening - Is EIA required?  

2. Scoping - If EIA is required, what aspects of the Environment should be considered?  

3. Preparation of EIAR.  

4. EIAR informs EIA (as part of the consent process). 

1.4 The Need for an Environmental Impact Assessment Report 

The EIA Directive was transposed into Irish Planning Legislation on 1st September 2018. Section 172(1) 

of the Planning and Development Act 2000 (as amended) sets out the requirement for EIA. This current 

proposed project has been screened for EIA in accordance with the European Union (Planning and 

Development) (Environmental Impact Assessment) Regulations 2018). 
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The EIA Directives list those projects for which an EIA is mandatory (Annex I) and those projects for 

which an EIA may be required (Annex II). Annex I projects are listed in Part 1 of Schedule 5 of the 

Planning and Development Regulations 2001 (as amended, ‘the Regulations’). The Project is not listed 

within Part 1 of Schedule 5 of the Regulations and therefore mandatory EIA is not required under 

Annex 1. With respect to Part 2 of Schedule 5 (Annex II) Projects, the relevant thresholds relating to 

the subject proposal are outlined below: 

• Class 10(b)(i) “Construction of more than 500 dwelling units”: This project (the proposed 

development) comprises a residential development including the provision of 415 no. new 

residential dwelling units and a childcare facility. Therefore, the Project falls below the stated 

threshold, and an EIA is not required on this basis.  

 

• Class 10(b)(ii): “Construction of a car-park providing more than 400 spaces, other than a car-

park provided as part of, and incidental to the primary purpose of a development.”: The project 

(the proposed development) does not include a car park providing 400 no. spaces or more. 

Furthermore, all car parking being provided within the project is incidental to the primary 

purpose of the residential development. Therefore, the car parking element of the project does 

not fall within this Class of Regulations. An EIA is not required on this basis. 

 

• Class 10(b)(iv): “Urban development which would involve an area greater than 2 hectares in 

the case of a business district, 10 hectares in the case of other parts of a built-up area and 20 

hectares elsewhere”. In this instance, the application site extends to c. 12.5 hectares within what 

can be considered a built-up area. An EIA is required on this basis and, as a consequence, an EIAR 

has been prepared to accompany the planning application.  

This EIAR has been prepared in accordance with the requirements of the following statutory 

documents: 

• The European Community Directive on Environmental Impact Assessment (No 85/337/EEC); 

• The European Community Directive (97/11/EC) amending Directive 85/337/EEC on the 

assessment of the effects of certain public and private projects on the environment; 

• The Planning and Development Act, 2000 (as amended); 

• The Planning and Development Regulations 2000 (as amended); 

• European Commission, Guidelines for the Assessment of Indirect and Cumulative Impacts as well 

as Impact Interactions (May 1999); 

• European Commission, Guidance on EIA Screening (June 2001); 

• European Commission, Guidance on EIA Scoping (June 2001); 

• Environmental Protection Agency (EPA), Guidelines on the information to be contained in 

Environmental Impact Statements (March 2002); 

• EPA, Advice Notes on Current Practice (in the preparation of Environmental Impact Statements) 

(September 2003); 
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• EPA, Guidelines on the Information to be contained in Environmental Impact Assessment Reports 

(August 2017); 

• EPA, Advice notes for preparing Environmental Impact Statements Draft (September 2015); 

• European Commission, Guidance on Integrating Climate Change and Biodiversity into 

Environmental Impact Assessment (April 2013) 

• Circular Letter Pl 1/2017: Implementation of Directive 2014/52/EU on the effects of certain 

public and private projects on the environment (EIA Directive) 

• The European Union (Planning and Development) (Environmental Impact Assessment) 

Regulations 2018 (S.I. No. 296 of 2018); and, 

• The Guidelines for Planning Authorities and An Bord Pleanála on Carrying Out Environmental 

Impact Assessment (August 2018).  

The European Union (Planning and Development) (Environmental Impact Assessment) Regulations 

2018 (S.I. No. 296 of 2018) transposed the requirements of the 2014 EIA Directive into Irish Planning 

Law. On 1st September 2018, the provisions of the Regulations came into effect. This EIAR has been 

prepared in light of these EIAR Regulations and has also had specific regard to the ‘Guidelines for 

Planning Authorities and An Bord Pleanála on Carrying Out Environmental Impact Assessment’ which 

were published in August 2018. 

1.5 Scope of Environmental Impact Assessment Report 

The scope of this EIAR has had regard to the following: 

• Guidelines on the recommended information to be contained in EIAR, which have been 

published by the EPA (March 2022, September 2003, September 2015, and August 2017); 

• The requirements of Part X of the Planning and Development Act, 2000 (as amended) and also 

Part 10 of the Planning and Development Regulations, 2001 (as amended); 

• The requirements of the Fingal Development Plan 2017-2023; 

• The location, scale, and nature of the proposed development; 

• The receiving environment and any vulnerable or sensitive local features and current uses; 

• Previous planning applications that have been submitted on lands adjoining the subject site; 

• The likely and significant impacts (including interactive effects, indirect and cumulative effects) 

of the proposed development on the environment; and, 

• Available mitigation measures (including mitigation embedded in the project design) for 

reducing or eliminating any potential undesirable impacts. 

Other assessments made pursuant to EU legislation have been considered for this EIAR, however, 

these have been ruled out as irrelevant for this chapter, which include, the Environmental Noise 

Directive (2002/49/EC) and the Strategic Environmental Assessment Directive (2001/42/EC). 
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1.6 Structure of Environmental Impact Assessment Report 

An EIAR is a process of examining and assessing the environment in tandem with a proposed 

development in a series of loops and flow systems to ensure that all potential environmental impacts 

are documented and taken into consideration in the overall formulation of the proposed development 

inter alia through the design process. This process allows for the creation of a series of steps in the 

assessment of potential impacts on various elements of the environment. 

The overall structuring of this EIAR has regard to the information requirements of the Directives and 

Irish Statutory Law and Regulations. In accordance with the statutory regulations, a Non-Technical 

Summary has been prepared and is included as part of this EIAR. The structure used in this report is a 

grouped format structure in the form of chapters that examine the broadened scope of environmental 

considerations introduced by the 2014 Directive.  

The structure of this EIAR is based on the requirement to provide a detailed and systematic analysis 

of the environment at the subject lands and the potential impacts of the development; proposed 

mitigation measures and future monitoring of environmental indicators. 

1.7 The EIAR Study Team 

This EIAR has been prepared by an experienced and suitably qualified team of consultants led by 

Downey Planning. The table below provides information on the members of the EIAR study team and 

their respective inputs within the report.  

Table 1.1 The EIAR Study Team 

Name Role 

Downey Planning  
 
John Downey, Planning Consultant, BA (Hons), 
MRUP, MBA, MIPI, MRTPI – 25 years’ 
experience  
& 
Eva Bridgeman, Planning Consultant BA 
(Hons), MRUP, MIPI – 10 years’ experience  

EIAR Project Managers & Planning Consultants 
 
Preparation of the following EIAR chapters: 
▪ Chapter 1: Introduction 
▪ Chapter 2: Description of Project & Alternatives 

Considered 
▪ Chapter 3: Planning and Development Context 
▪ Chapter 4: Population & Human Health 
▪ Chapter 15: Interactions 
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures  
▪ Compilation of EIAR and NTS 

MCORM Architects 
 
Stephen Manning, MRIAI 

Preparation of the following EIAR chapters: 
▪ Chapter 2: Description of Project & Alternatives 

Considered  
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

Waterman Moylan Consulting Engineers 
 
Mark Duignan, Associate Director, Engineer, 
MA BAI CEng MIEI 
 

Preparation of the following EIAR chapters: 
▪ Chapter 6: Land and Soils 
▪ Chapter 7: Water 
▪ Chapter 12: Traffic & Transport 
▪ Chapter 14: Utilities & Waste 
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 
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KFLA Landscape Architects 
 
Kevin Fitzpatrick, MILI 

Preparation of the following EIAR chapters: 
▪ Chapter 11: Landscape and Visual Impact Assessment 
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

Dermot Nelis Archaeology 
 
Dermot Nelis, BA ArchOxon AIFA MIAI 

Preparation of the following EIAR chapters: 
▪ Chapter 13: Cultural Heritage 
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

Faith Wilson Ecological Consultant  
 
Ecological Consultant BSc CEnv MCIEEM 

Preparation of the following EIAR chapters: 
▪ Chapter 5: Biodiversity  
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

AWN Consulting 
 
Ciara Nolan, Environmental Consultant, BSc 
MSc AMIAQM AMIEnvSc  
 
Leo Williams BAI MAI PgDip AMIOA, Acoustic 
Consultant 

Preparation of the following EIAR chapters: 
▪ Chapter 8: Air Quality 
▪ Chapter 9: Noise & Vibration 
▪ Chapter 10: Climate  
▪ Chapter 16: Summary of Mitigation & Monitoring 

Measures 

 
The development is being proposed by Birchwell Developments Ltd., Kinsealy Hall, Kinsealy, Co. Dublin 

(the applicant).  

1.8 Impartiality 

This EIAR has been prepared in reference to a standardised methodology that is accepted and 

acknowledged universally. Competently qualified and experienced specialists have been used 

throughout the EIA process in order to ensure that this document is robust, subjective, and impartial. 

1.9 Statement of Difficulties Encountered 

No exceptional difficulties were experienced in compiling this EIAR. However, where difficulties and 

limitations have been encountered by the study team, this shall be stated within the relevant 

section(s) of the EIAR. 

1.10 Errors 

Every effort has been made to ensure that the EIAR is error-free and accurate. However, there may 

be instances within the document where typographical errors or minor errors may occur. Where 

minor in nature, any such cases are unlikely to have any material impact on the overall and final 

findings contained in the EIAR. 

1.11 References  

A reference list detailing the sources used for the descriptions and assessment has been included with 

each chapter, where necessary. 
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2.0 DESCRIPTION OF PROJECT & ALTERNATIVES CONSIDERED 

2.1 Site Location  

The subject site is located off Back Road and off Kinsealy Lane, in the townlands of Kinsaley, 

Broomfield, Malahide, in the northern periphery of Dublin and within 12 km distance from its city 

centre. The site is located within the administrative boundaries of Fingal County Council.  

With an approximate area of 12.5 ha, the subject site is situated within the development boundary of 

Malahide. The proposed development appears to be a natural extension to two adjoining, existing 

developments currently under construction by the same applicant (Birchwell Developments Ltd.), 

namely Ashwood Hall and Brookfield. These two schemes were planned and are being delivered as 

part of the development of the Broomfield lands which were subject to the objectives of the 

Broomfield Local Area Plan (LAP) 2010. The proposed development will represent the completion of 

the developable lands originally envisaged for residential development within the LAP. Access to the 

site is currently via an entrance off the Back Road, 0.55km east of the junction between Back Road 

and Kinsealy Lane. The overall proposed development is divided into 2 no. sites. The northern parcel 

is bound by Ashwood Hall to the west, the Dublin-Belfast rail line to the east, agricultural lands to the 

south, and by existing properties to the north. The southern parcel is bound by Hazelbrook to the 

west, Brookfield to the north and agricultural lands to the south and east. 

 
Figure 2-1. Site Context Diagrammatic  

The land uses surrounding the site are generally residential. Malahide Castle and Demesne is located 

800m to the north of the subject site and can be accessed via Back Road. To the northeast of the site 

is Malahide DART Station (1.3km) and Malahide Beach (1.8km). Malahide Golf Club is also located 

c.1.5 km to the south of the site. Malahide village centre is located to the north-east of the subject 
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lands (1.3km) and provides a wide array of shops and services. The site enjoys excellent connectivity 

to Dublin City Centre via Dublin Bus services that run along Malahide Road, as well as commuter 

services from Malahide DART Station. The site in its context is depicted on Figure 2-1. 

2.2 Site Description 

With an approximate area of 12.5 hectares, the site splits into two distinct sections; the northern land 

parcel which is generally bound by the railway track to the east, Ashwood Hall to the west and 

agricultural lands to the south, and the southern land parcel which lies to the east of Hazelbrook and 

to the south of Brookfield. The surrounding area is predominately characterised by residential 

development and agricultural land. The application site is spread across irregularly shaped fields, with 

the northern lands partly framed by existing field boundaries of trees and hedgerow. 

It is important to note that Malahide Demesne, the castle, and gardens, are located immediately to 

the north of the site on the opposite side of Back Road, which has created a sylvan character of the 

landscape forming part of the site. Furthermore, the agricultural lands to the south have provided a 

strong visual amenity for the residents in the area, with a significant number of the dwellings planned 

to have a pleasant aspect overlooking these lands.  

 
Figure 2-2. Aerial View of the Application Site (approximate boundaries of the subject site outlined in red) 

2.3 Description of the Design  

It was determined that in addition to the Fingal County Council zoning objectives pertaining to the 

subject site, the design was also guided by the relevant national, regional, and local policy documents 

and guidelines. Full details in this regard can be found in Chapter 3.0 (Planning and Development 

Context) of this EIAR. Furthermore, the design brief for the development proposal was set to create 
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an exemplar of sustainable design to ensure all new development can be delivered in a manner that 

protects and enhances the biodiversity of the local environment, mitigates climate change, and 

delivers high energy efficiency in accordance with NZEB strategies in all typologies. 

2.4 Description of Proposed Development  

The proposed development subject to this Strategic Housing Development (SHD) application provides 

for the demolition of the former rugby clubhouse structure on site and the construction of 415 no. 

residential dwellings, comprising of 252 no. houses, 135 no. apartments, and 28 no. duplexes. The 

proposed development also provides for 1 no. childcare facility along with ancillary residential amenity 

facilities and numerous pocket parks and communal open spaces across the subject lands, with car 

parking and bicycle parking spaces also proposed, and all associated ancillary site development 

infrastructure works necessary to facilitate the development. Furthermore, the proposed 

development provides for proposed use of the existing vehicular access off Back Road (proposed 

vehicular access via Ashwood Hall and Brookfield) and proposed use of the existing vehicular access 

off Kinsealy Lane (proposed vehicular access via Hazelbrook. 

 
Figure 2-3. Proposed Site Layout (source: MCORM Architects) 

The form and buildings envelope of the proposed residential scheme will range from conventional 

own door housing on own curtilage to three-storey duplex blocks and four to five-storey apartment 

buildings, which have been designed for to provide an appropriate variation from the surrounding 
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residential areas, to create a legible development with various character areas, respectful of the site 

setting. Design and materials will be of high quality and there will be a mixture of unit configurations 

across the site to avoid a homogenous block appearance and to facilitate the various types of people 

and families that will ultimately occupy the units. It is proposed to provide a mix of one, two, and 

three-bed apartments, one, two, and three-bed duplexes, and three, four, and five-bed houses 

providing for a mix of units.   

2.5 Characteristics of the Proposed Development  

The following provides a detailed overview of the characteristics of the proposed SHD.  

2.5.1 Site Location  

The proposed development is located on lands at Back Road and Kinsealy Lane, Kinsaley, Broomfield, 

Malahide, Co. Dublin, and within the administrative area of the Fingal County Council.  

2.5.2 Site Area 

The site subject to this SHD application extends to an area of approximately 12.5 hectares which also 

includes the access road and proposed engineering upgrade works, however, the quantum of 

developable land for the provision of housing and directly associated uses stands at 11.1 hectares (the 

developable site area).  

 
Figure 2-4. Site Boundaries (source: MCORM Architects) 
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2.5.3 Density of Development  

As outlined earlier, the application site extends to approximately 12.5 hectares, however, the 

quantum of developable land for the provision of housing and directly associated uses stands at 11.1 

hectares. The Development Plan provides that the number of dwellings to be provided on a site should 

be determined with reference to the ‘Sustainable Residential Development in Urban Areas – 

Guidelines for Planning Authorities’ (2009). As a general principle and to promote sustainable forms 

of development, higher residential densities will be promoted within walking distance of town and 

district centres and high-capacity public transport facilities.  

With respect to the overall proposed number of units at 415 dwellings, the proposed development 

provides for a sustainable development with an overall net density of c. 37 dwellings per hectare, on 

appropriately zoned lands within the development boundary of Malahide and therefore accords with 

the density requirements of both the Development Plan and national guidelines. This has been 

calculated according to the provided guidance on Appendix A of the “Sustainable Residential 

Development in Urban Areas and Best Practice Urban Design Guidelines (2009)”.  

Overall Site Area Subject to this SHD Application: 12.5 ha 

Net Site Area: 11.1 ha 

Net Density: 415 units ÷ 11.1 ha = 37.4 uph 

The residential density of the proposed development is therefore in keeping with the DEHLG 

Guidelines on “Sustainable Residential Development in Urban Areas and Best Practice Urban Design 

Guidelines (2009)” and accompanying Design Manual (Best Practice Urban Design Manual, May 2009). 

In light of the objectives and constraints associated with the development site, it is considered that 

the density proposed represents a sustainable and efficient use of the subject lands. 

2.5.4 Detailed Description of Proposed Development  

The proposed development, as per the description contained within the statutory planning notices, 

provides for: 

“The development will consist of the demolition of the former rugby clubhouse structure 

on site and the construction of a total of 415 no. residential units (252 no. houses, 135 no. 

apartments, and 28 no. duplex units); with 1 no. childcare facility and ancillary residential 

amenity facilities to be provided as follows: 

• 252 no. residential houses (192 no. 3 bed units, 48 no. 4 bed units, 12 no. 5 bed units) 

in detached, semi-detached, mid-terraced and end-terraced houses ranging from two 

to three storey in height;  

• Apartment Blocks A & B are connected at ground and first floor level sharing an 

undercroft car park at ground floor level and a landscaped podium garden at first floor 

level, and contain a total of 110 no. units in 2 no. buildings ranging from one to five 

storeys in height, with Apartment Block A containing a total of 54 no. units comprising 

of 14 no. 1 bed units, 39 no. 2 bed units, and 1 no. 3 bed unit, and Apartment Block B 

containing a total of 56 no. units comprising of 14 no. 1 bed units, 40 no. 2 bed units, 

and 2 no. 3 bed units, with all units provided with private balconies/terraces; internal 
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bicycle stores, bin stores and plant rooms at ground floor level; and on-street car 

parking and bicycle parking. Ancillary residential amenity facilities are also proposed 

including concierge/reception, meeting room, gym, and multi-purpose room; 

• Apartment Block C containing a total of 25 no. units comprising of 9 no. 1 bed units, 

14 no. 2 bed units and 2 no. 3 bed units, with all units provided with private 

balconies/terraces, in a building four storeys in height; with on-street car parking and 

bicycle parking; with access to a communal bin store and bike store; 

• Duplex Block D containing a total of 12 no. units comprising of 6 no. 2 bed units and 6 

no. 3 bed units, with all units provided with private balconies/terraces, with a 

communal bin store and bike store; and 1 no. childcare facility with outdoor play area, 

all in a building ranging from one to three storeys in height; with residential on-street 

car parking; and childcare on-street drop-off area, car parking and bicycle parking; 

• Duplex Block E containing a total of 8 no. units comprising of 4 no. 1 bed units and 4 

no. 2 bed units, with all units provided with private balconies/terraces; in a three 

storey building; with a communal bin store and bike store, and on-street car parking; 

• Duplex Block F containing a total of 8 no. units comprising of 4 no. 1 bed units and 4 

no. 2 bed units, with all units provided with private balconies/terraces; in a three 

storey building; with a communal bin store and bike store, and on-street car parking. 

The development will provide for a total of 721 no. car parking spaces within the scheme; 

a total of 227 no. bicycle spaces serving the apartments, duplexes and childcare facility; 

proposed use of the existing vehicular access off Back Road (proposed vehicular access via 

Ashwood Hall and Brookfield) and proposed use of the existing vehicular access off 

Kinsealy Lane (proposed vehicular access via Hazelbrook); proposed upgrades to public 

realm including footpaths, landscaping including play equipment, boundary treatments, 

and public lighting; and all associated engineering and site works necessary to facilitate 

the development including proposed upgrade of part of the existing foul drainage network 

in Hazelbrook, and proposed connection and associated works to the existing foul network 

along Kinsealy Lane which will be upgraded under planning permission Reg. Ref. 

F21A/0451.” 

2.5.5 Demolition Works  

In order to facilitate the new residential development, the proposed development would also involve 

a certain amount of demolition works, i.e., demolition of the former clubhouse building on the site. 

This is outlined in more detail in the Preliminary Construction Demolition Waste Management Plan, 

prepared by Waterman Moylan Consulting Engineers, which accompanies this planning application.  

2.5.6 General Layout  

The site layout has been developed in the context of the surrounding built environment and 

particularly within the context of the wider Broomfield lands. The proposed scheme essentially 

represents the completion of the developable lands within Broomfield and appears to be a natural 

extension to the Ashwood Hall and Brookfield developments which are currently under construction 

and partly occupied. The proposed layout connects well with the existing and/or under construction 

developments and links into the street and open space networks already established in the area. The 
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proposed layout also relies on established urban design principles, in order to create people-friendly 

spaces to socialise and move throughout in an easy and logical way, conceiving the public realm as the 

extension of the home. 

Furthermore, the development is laid out in residential clusters and urban blocks to establish distinct 

character areas across the lands. The layout of the scheme has been designed to promote permeability 

and openness through the site and across to the Malahide Demesne and Malahide town centre. 

Moreover, many well-landscaped pocket parks, smaller open spaces and pedestrian/cycling links are 

provided throughout to support visual amenity. Existing trees and/or hedgerows have been retained 

where viable and have been fully integrated into the overall landscape strategy.  

The location of the childcare facility is centrally placed in the northern parcel of the development, 

adjacent to the main park, allowing for an easy drop off for both residents of the scheme and clients 

from neighbouring schemes that may wish to use the facility, as well as it contributes to increasing the 

activity in this key point of the scheme. 

2.5.7 Building Height and Form  

The height of the proposed development will range from conventional two-storey housing  to three-

storey duplex blocks and four to five-storey apartments which offer a harmonic landscape based on a 

clear pattern of housing cells arranged around a legible street and open space hierarchy, in which 

interest areas stand out due to prominent build forms.  

This variation in height supported by the mix of housing types would also assist in establishing 

different character areas. It is important to note that the variety and diversity of unit mix would also 

provide for the variety of housing that is required by the housing market, on an inclusive basis, and 

achieve robustness, in terms of adaptability and variation over time.  

The proposed compact urban form allows for apartments and duplex units to be stitched into 

streetscapes that are legible and characterised by traditional terraces of housing to ensure the delivery 

of a total number of dwellings significant enough to sustain the existing and future road and drainage 

infrastructure and neighbourhood facilities of Malahide.  

It is noted that the heights being proposed are suggested to be consistent with national planning 

guidelines, particularly the ‘Urban Development and Building Heights Guidelines for Planning 

Authorities (December 2018)’.  

2.5.8 Open Space  

The landscape strategy aims to integrate the proposed residential development with the existing 

landscape and create a network of attractive and useable open spaces while contributing to local 

biodiversity. The public green areas are designed as landscape spaces that offer the opportunity for 

meeting, walking and formal and informal play. The protection and enhancement of existing landscape 

features, notably existing trees and hedgerows is an important aspect of the overall strategy. The 

landscape strategy was also informed by the adjoining developments under construction, namely 

Ashwood Hall and Brookfield, to form an interlinked well-integrated network of green infrastructure 

across the Broomfield LAP lands.  
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In the lands adjoining Ashwood Hall, western open spaces relate with a compacter-built fabric. The 

envisaged central park is defined by the apartment blocks and the duplex linear block located south 

side, whilst the landscaped area north side contributes to generating a transition between the 

principal area of the scheme and its northern edge, with a 4-storey apartment block as a key visual 

feature that contributes to way-finding throughout the local dynamic and fluid public realm thereby 

projected. Eastern open spaces relate to the previously designed park of Ashwood Hall development, 

thus connecting with the neighbouring green infrastructure and, particularly, with Malahide Castle 

and Gardens. The scheme provides for continuity of the central green spine between Ashwood Hall 

and this new neighbourhood as it proposes landscaped areas south side that open to the existing 

agricultural lands, thus generating a positive tension between the Malahide Demesne and the 

southern built fabric throughout the Back Road adjacent developments. 

Along with the aforementioned, the proximity of the Dublin-Belfast railway infrastructure has been 

taken as an opportunity to propose a linear park adjacent to this infrastructure in the form of a 

continuous pedestrian and cycle link along its length, as per Fingal County Council objectives at this 

location. This provides a strong amenity feature, enhances permeability, and creates an attractive 

landscaped buffer between the buildings proposed and the railway line, which acts as an acoustic 

barrier and improves the urban image on this edge of the scheme. 

As per the following Table, the proposed development provides for an overall of c. 1.35 ha public open 

space, comprising of both Class 1 and 2 public open spaces, as specified within the Fingal Development 

Plan. With respect to the developable site area of 11.1 ha, this would provide for 12% public open 

space provision which exceeds the threshold envisaged in the Development Plan.  

Table 2-1. Public Open Space Provision within the Proposed Development 

Public Space Provision 

Area 1: 

Area 2: 

Area 3: 

Area 4: 

Area 5: 

Area 6: 

Area 7: 

Area 8: 

Area 9: 

Area 10: 

2,940 sqm 

2,250 sqm 

919 sqm 

2,830 sqm 

1,357 sqm 

470 sqm 

414 sqm 

1,350 sqm 

510 sqm 

460 sqm 

Total 13,500 sqm (1.35 ha) 

 
A detailed landscape plan has been prepared by KFLA Landscape Architecture which accompanies the 

application for the proposed development. The design of the development has been carefully 

considered with the public open space integrated as part of the development proposal that will cater 

for the residents of the subject site and the immediate local area.  

The proposed amenity spaces also benefit from passive surveillance from the proposed residential 

units and are carefully screened to permit visual transparency between the buildings while 

maintaining security for residents. Where deemed appropriate corner residential units with gable 

windows have been located at prominent points to address public areas and further enhance passive 
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surveillance. Landscape design will play an important role in marrying the external amenity spaces and 

creating a visual continuity between the scheme and its wider context. 

In addition to the above, each residential unit benefits from the provision of adequately sized private 

open space in the form of gardens, balconies, or patios/terraces (designed in accordance with 

quantitative and qualitative standards), with the units at ground floor level provided with appropriate 

boundary treatments to ensure privacy and security whilst also providing visual interest and 

distinction between spaces. Appropriate separation distances have been provided between buildings 

to ensure privacy without compromising the internal residential amenity of the apartments. 

Private open space has been provided for all houses by way of private gardens to the rear or side of a 

house, or balconies/terraces for the apartments. This meets and/or exceeds the requirements of the 

Fingal County Development Plan as shown on the compliance schedule/residential quality audit 

provided with this planning application. Note that the provision for private open spaces for the 

apartments is also in full compliance with the requirements of both the Fingal County Development 

Plan and Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning 

Authorities 2020.  

2.5.9 Drainage Infrastructure  

Proposed Foul Water  

It is proposed to drain wastewater from the proposed development in a south-westerly direction by 

gravity through a series of 150mm, 225mm, & 300mm diameter sewer networks to the existing sewer 

network in the Ashwood and Hazelbrook developments. It is further proposed to upgrade part of the 

existing foul drainage network in the Hazelbrook development from a 225mm to a 300mm diameter 

pipe network. This will continue to drain by gravity to the existing public sewer in Kinsealy Lane, which 

in turn currently discharges to Connolly Avenue Pumping Station. As part of the construction of the 

Castleway pumping station, this foul water sewer is proposed to be diverted from Connolly Avenue 

pumping station to the Castleway pumping station.  

The existing foul networks in the adjacent residential developments, have been appropriately 

designed and constructed, including spurs for connection points, to accommodate the future 

connection of the proposed development. Letters of consent from the adjacent development owners 

have been obtained permitting connections to these privately owned networks. Please refer to the 

accompanying submission from Downey Planning for copies of the Letters of Consent. 

The proposed internal foul drainage network has been designed and sized in accordance with the Irish 

Water code of Practice for Wastewater Infrastructure and Standard Details. Please refer to Drawing 

numbers: 18-091-P201 to P206, which show the proposed foul drainage layout, and existing foul water 

networks in adjacent estates, and subsequent route to the Castleway pumping station. 

A Statement of Design Acceptance has also been issued by Irish Water and is provided in Appendix B 

of the Engineering Assessment Report which accompanies the application. 
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Proposed Surface Water  

It is proposed to drain surface water from the north site via a series of sewers ranging from 150mm 

to 600mm diameter to outfall to the existing drainage ditches to the south-west. The northern site 

has been subdivided to 6 sub-catchments, each with its own attenuation tank. 

The south site will have surface water drainage pipes with diameters ranging from 150mm to 450mm, 

and has 2 outfalls, 1 to the ditch on the northern boundary and the other to Hazelbrook Stream on 

the southern boundary. It has 2 sub-catchments each with its own attenuation tank. 

A new headwall will be constructed at each of the outfalls, and a Class A petrol interceptor will be 

installed immediately prior to this. 

The proposed development incorporates a Storm Water Management Plan through the use of various 

SuDS techniques. Treatment and storage of surface water at source will intercept and slow down the 

rate of runoff from the site to the existing surface water sewer system. 

Based on three key elements, Water Quantity, Water Quality and Amenity, the targets of the SuDS 

train concept have been implemented in the design. The SuDS devices proposed around the site 

include permeable paving, filter drains, green/sedum roofing, bio-retention systems/raingardens, 

roadside trees, swales, attenuation tanks, flow control devices and petrol interceptors. 

Attenuation storage is provided to limit the discharge rate from the site into the public network. As 

per the GDSDS, the required attenuation volume is calculated assuming 100% runoff from paved 

areas, and has been calculated for the 1-year, 30-year and 100-year return periods, identifying the 

critical storm for each. To achieve the required attenuation volume, the sites (north and south) have 

been divided into eight separate sub-catchments.  

All catchments will be attenuated in underground storage tanks. This was discussed and agreed with 

Fingal County Council water and drainage departments in an online meeting on the condition that 

more surface SuDS were to be incorporated to benefit biodiversity. These additional surface SuDS, 

most notably swales, have been introduced to the revised surface drainage design.  

The tanks proposed to serve the apartment blocks will remain under private management. 

Surface water runoff will be restricted via a hydro-brake or similar approved flow control device, 

limited to the greenfield equivalent runoff rate for each catchment. 

The proposed new surface water drainage network is shown on the drainage layout drawings, 18-091-

P200, P201, P202, P203, & P205. 

Potable Water  

It is proposed to supply water to the north site via 3 no. connections to the 3 no. spurs constructed as 

part of the Ashwood Hall Development in anticipation of the proposed development. Similarly, it is 

proposed to serve the south site utilising 3 of the 5 no. existing spurs (1 no. spur from Brookfield 

Residential Development, and 2 no. of the 4 no. spurs from the Hazelbrook Residential Development). 

Etters of consent have been obtained from the network owners permitting these proposed 

connections. 
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The proposed network, for both the north and south sites, comprises of a 150mm trunk watermain 

running along the main access roads, with a series of 100mm diameter branches serving lower density 

residential streets. The proposed new connections and watermain network, and the existing networks 

in the adjacent sites are shown on the watermain layout drawings, 18-091-P300 to P306. 

For further details and information in this regard, please refer to the enclosed Engineering Assessment 

Report prepared by Waterman Moylan Consulting Engineers and provided with this planning 

application. 

2.6 Construction and Sequencing  

The proposed development will be constructed as follows:  

2.6.1 Area 1 

This area corresponds to the southern portion of the subject site and would include delivery of an 

overall total of 87 no. units comprising of 16 no. duplexes and 71 no. houses. The development of this 

portion of the lands will suppose the consolidation of the residential pattern in the area, as an 

extension of Hazelbrook and Brookfield developments.  

2.6.2 Area 2 

This area comprises the southern portion of the northern lands, including the block of duplexes and 

crèche plus the housing cells most adjacent to the agricultural lands at that location. This includes 

delivery of an overall total of 110 units comprising of 12 no. duplex units and 98 no. houses.  

2.6.3 Area 3 

This final area of development comprises of northern portion of the lands and would include delivery 

of an overall total of 218 units comprising of 131 no. apartments, 4 no. duplexes, and 83 no. houses. 
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Figure 2-5. Phasing Strategy of the Proposed Development (source: MCORM Architects) 

2.7 Description of Reasonable Alternatives  

This section of the EIAR focuses on alternatives that were considered during the preparation of this 

EIAR and planning application. It has been carried out in accordance with Part 1(d) of Schedule 6 of 

the Regulations which requires: “An outline of the main alternatives studied by the developer and an 

indication of the main reasons for his or her choice, taking into account the effects on the 

environment.” It also has close regard to the Guidelines for Planning Authorities and An Bord Pleanála 

on Carrying out Environmental Impact Assessment (2018) which state in this regard that:  

“The Directive requires that information provided by the developer in an EIAR shall include 

a description of the reasonable alternatives studied by the developer. These are 

reasonable alternatives, which are relevant to the project and its specific characteristics. 
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The developer must also indicate the main reasons for the option chosen taking into 

account the effects of the project on the environment.  

Reasonable alternatives may relate to matters such as project design, technology, 

location, size, and scale.”  

This section of the EIAR sets out an outline of the main alternatives that have been examined through 

the design and consultation stages of the planning process with the following headings: 

▪ Alternative Locations 

▪ Do-Nothing Scenario 

▪ Alternative Uses  

▪ Alternative Processes 

▪ Alternative Designs/Layouts  

2.7.1 Alternative Locations  

The consideration of alternative locations for the development has, in a significant number of cases, 

already been addressed and decided at strategic planning level during the preparation and adoption 

of the Fingal Development Plan 2017-2023. This plan establishes a housing need for the district which 

is required to be accommodated during the plan period and assesses all available land in the district 

to meet the identified housing need, including the subject site and all available alternatives. This plan 

will have been subject to Strategic Environmental Assessment which takes into account the 

environmental considerations associated with, for example, the cumulative impact of an area zoned 

for industry on a sensitive landscape. The EIA Guidelines also state that the statutory development 

plans can establish project-level objectives or other mitigation that a subsequent site project and its 

EIAR should be cognisant of.  

Having regard to the above, Downey notes that the lands subject to this application and EIAR are 

located within the Fingal County Council administrative area and the subject site is zoned “RA – 

Residential Area.” Outlined in the Development Plan, this zoning objective seeks the following:  

• “RA - Residential Area Zoning Objective: To provide for new residential communities subject to 

the provision of the necessary social and physical infrastructure.” 

As this site is mainly zoned for residential development within an established urban area, it was not 

considered necessary to consider other sites outside of those already considered as part of the plan-

making process. Furthermore, the site forms a natural extension to the two existing developments 

currently under construction by the same applicant, namely Ashwood Hall and Brookfield.  

2.7.2 Do Nothing Scenario 

A “Do Nothing” scenario would not be consistent with the RA land-use zoning pertaining to the lands 

and the objectives of the Development Plan to facilitate a new residential development on the subject 

lands as part of a wider development of the Broomfield lands, and Malahide. Given the subject site’s 

location within Malahide as well as access to public transport and mobility, failure to develop these 

lands would significantly impair the quality of the urban landscape and viability for a mix of sustainable 

uses and amenities for existing and future residents. The level of demand for housing within the 
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development boundary of the Malahide area, based on the future population growth predictions, 

would not be met, resulting in downstream impacts including housing needs and affordability. As such, 

it is considered that the “Do Nothing” scenario is not a suitable alternative option for the subject lands.  

Furthermore, to not develop these zoned and serviced lands would be inconsistent with national 

planning policy as set out in the National Planning Framework, Regional Spatial Economic Strategy and 

Urban Development and Building Height Guidelines.  

2.7.3 Alternative Uses  

As previously stated, the subject site is located within the functional area of Fingal County Council. As 

such, the development of the site is informed by the policies and objectives of the Fingal County 

Council Development Plan 2017-2023. Under the current Development Plan, the subject lands are 

zoned as “RA – Residential Area” zoning objective. Thus, the proposed development is considered 

permitted in principle uses under the pertaining zoning objective.  

2.7.4 Alternative Designs and Layouts  

It must be noted that given the applicant’s control of the landholding subject to this project, the 

existing, under construction, and planned infrastructure/development in place, and the zoning of the 

lands, there were no major alternative uses or processes that were considered reasonable. The 

alternatives to the proposed development considered during the course of the preparation of this 

EIAR were related to the overall layout and internal roads pertaining to the proposed scheme.  

The design of the proposed project has evolved throughout the pre-application consultation process, 

resulting in various alterations to the proposal. It is worth noting that the proposal may continue to 

develop following the application submission and continued consultation with relevant stakeholders. 

The main environmental issues that have most informed the chosen design relates to the impact on 

trees and hedgerows, existing residential amenity, as well as visual impact. This shall be set out below: 

Alternative 1: Layout for Section 247 Pre-Planning Meeting with Planning Authority 

At the first Section 247 pre-planning meeting with Fingal County Council (August 2020), a proposal of 

477 no. dwellings (comprising 252 no. houses, 48 no. duplex units and 177 no. apartments). It is noted 

that in this proposal, the creche was proposed to be located within Block B along the eastern side of 

the site.  

It was suggested for the proposal be revisited to provide for an optimum design solution with respect 

to the following issues of particular concern: 

▪ Development hindrance in the southern portion of the lands which is located within the Outer 

Public Safety Zone; 

▪ Compliance with the Core Strategy of the current Fingal Development Plan;  

▪ Creating interest and diversity across the site by utilising various house types spreading evenly 

across the lands;  

▪ Location of the creche and gym to be repositioned to avoid potential noise impact;  

▪ Positioning of balconies in Block A&B to enhance the privacy of all units; and, 
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▪ Meeting the standards in the on-site provision of public open space with respect to the 

pertaining planning policy of the Development Plan. 

Alternative 2: Layout for Pre-Application Consultation with An Bord Pleanála  

Following on from the Section 247 pre-planning meeting with the Planning Authority, the design team 

made a number of amendments to the layout and proposed development. These included changes to 

the density and arrangement of the dwellings in order to achieve a balanced use of the lands with 

respect to locational attributes of the site, its surrounding, and existing development standards of the 

Development Plan. This provided for a proposal of 458 no. dwellings (comprising 242 no. houses, 60 

no. duplex units and 156 no. apartments) in addition to 1 no. childcare facility along with ancillary 

amenity including concierge and gym.  

However, the Board’s Notice of Opinion from the tripartite consultation meeting as well as further 

feedback from the Planning Authority meant that Alternative 2 was subject to further amendments, 

which forms this current proposed development. Some of the key changes include: 

▪ Decreasing the density by provision for 415 no. residential units on the lands with respect to 

the southern portion of the lands which is located within the Outer Public Safety Zone; 

▪ Compliance with Core Strategy of the current Fingal Development Plan; 

▪ Enhancing the permeability of the site with particular regard to the vehicular permeability 

through the site and connectivity with Kinsealy Lane;  

▪ Further consideration to the design and layout of internal streets, specifically the design of 

the proposed home zones, car and bicycle parking, and positioning of footpaths relative to 

parking spaces; and, 

▪ Further consideration to landscaping and treatment of existing trees on the site and existing 

treeline within Ashwood Hall to the west. 

Justification for Selecting Chosen Layout and Design  

This EIAR has set out the evolution of the design of the scheme and alternatives, which has informed 

the chosen planning application.  

▪ The chosen application layout represents an efficient use of appropriately zoned and serviced 

land that is located within proximity to the Malahide Town Centre.  

▪ An optimum density is achieved by factoring in elements such as the context, adjoining 

developments which all form the overall Broomfield LAP lands, and development hindrance 

of the site in the southern portion which is located in the Outer Public Safety Zone.  

▪ A high-quality residential development that meets the necessary provision of open spaces and 

residential amenities has been achieved.  

▪ The layout provides for a variety of housing types and demographic needs that will create a 

sustainable community.  

▪ Provision of a mix of uses and residential amenity facilities that would further reinforce a 

sustainable community, i.e., childcare facility and ancillary residential amenities.  

▪ Appropriate building heights to provide for an optimum density, but also integrates well with 

the surrounding context.  
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▪ An appropriate quantum of green spaces provisioned in a hierarchy of public open spaces, 

pocket parks, and communal spaces which help blend the scheme into its context.  

▪ The layout provides for good permeability and legibility.  

▪ The chosen layout will provide for a high-quality development that will help to complete the 

housing supply within the Broomfield lands, and in a broader scope in Malahide, and the Fingal 

area.  

 

Figure 2-6. Alternative scheme arrangements considered as part of the design process (source: MCORM Architects) 

▪ Fingal County Council recommended an additional vehicular access to the site which is now 

proposed from Kinsealy Lane, via Hazelbrook during the SHD pre-application process. This will 

benefit the southern site for vehicular, pedestrian and cycle access. Fingal County Council 

requested that a road connects between the north and south sites for Broomfield to increase 

the permeability of the area including Brookfield and the existing Hazelbrook residential area. 

▪ It is considered that the route between the site entrance from the Hazelbrook residential 

development to the site exit on the north on the Back Road, and vice versa, will not create a 

“rat-run” if there is any potential build-up of traffic at the Kinsealy Lane-Back Road junction. 

This is owing to the fact that the layout of the proposed route is meandering, and has frequent 

interruptions such; as raised tables, pedestrian crossings and low radii corners which will 

effectively enforce a slower vehicular speed as per DMURS guidelines discussed further in the 

reports accompanying this planning application. It is noted that local residents may raise 

concerns about ‘short-cuts/rat running’ and increased traffic flows due to the addition of the 
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access to Kinsealy Lane. In this regard, it is proposed that Fingal County Council, along with 

the developer, will monitor the road in order to assess if this becomes an issue. Should it 

become an issue, Fingal County Council can introduce bollards to prevent through traffic in 

order to stop this occurring. 

2.8 Consideration of Cumulative Effects with Other Projects 

The assessment in each EIAR Chapter (nos. 4 to 14) has considered the cumulative impacts of 

construction and operational stages of the proposed development, in conjunction with surrounding 

developments completed, under construction, and those to be commenced. 

As it stands, the proposed development represents the completion of the last developable zoned 

Broomfield lands, located in a context with ongoing developments immediately abutting the site and 

in the adjoining areas. Additional planning applications in the wider vicinity of the lands include the 

earlier developments of Ashwood Hall and Brookfield which are under construction and completed 

developments such as Castleway and Hazelbrook. Other planning applications in the wider area 

include revisions and alterations to existing or permitted buildings, or small proposals, or permissions 

which have since expired. The aforementioned applications and developments have all been taken 

into consideration as part of this EIAR. As per this EIAR, it is submitted that such applications are 

expected to have no in combination environmental effects to the proposed development. 

2.9 Risk of Major Accidents and/or Disasters 

The surrounding environment of the proposed project consists of a mix of low-rise residential, 

commercial, recreational and educational facilities. There are no SEVESO II Directive sites (96/82/EC 

& 2003/105/EC) within 1km of the proposed project and therefore there is no risk of a major accident 

or disaster in relation to a major chemical accident. In terms of the risk of a major accident and 

disaster, the vulnerability of the scheme is considered to be low given the location of the proposed 

scheme and the existing built environment surrounding the site. Therefore, the potential risk posed 

by a major accident and or disaster have been considered based on a low vulnerability of same. The 

overall risk is considered to be low. 
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3.0 PLANNING & DEVELOPMENT CONTEXT 

3.1 Introduction  

The subject site is located within the administrative area of Fingal County Council, for which the 

statutory Development Plan is the Fingal Development Plan 2017-2023.  

The subject lands are subject to national, regional, and local objectives and planning policies. The 

foregoing represents the relevant plans, guidelines, frameworks, and legislation for the Assessment in 

line with recital 32 and Article 4(4) of the EIA Directive and Article 299(1)(b)(ii)(II)(C) of the Planning 

and Development Regulations 2001 (as amended). 

National Planning Policy  

• Project Ireland 2040: National Planning 
Framework 

• Childcare Facilities: Guidelines for 
Planning Authorities (2001) 

• Project Ireland 2040: National Development 
Plan 2018-2027 

• Childcare Facilities Operating under the 
ECCE Scheme (Circular PL 3/2016) 

• Rebuilding Ireland, An Action Plan for 
Housing and Homelessness (2016) 

• Smarter Travel: A Sustainable Transport 
Future 

 

• Housing for All: A New Housing Plan for 
Ireland 

• Design Manual for Urban Roads and 
Streets (DMURS) 

• Affordable Housing Act 2021 & Housing 
Circular 28/2021 

• EIA Directive 
 

• Residential Densities in Towns and Villages 
(Circular Letter NRUP 02/2021) 

• Birds and Habitats Directive - 
Appropriate Assessment  

• Sustainable Residential Development in 
Urban Areas and Best Practice Urban Design 
Manual Guidelines (2009) 

• The Planning System and Flood Risk 
Guidelines (2009) 

• Delivering Homes, Sustaining Communities: 
Statement on Housing Policy (2007) 

• All-Ireland Pollinator Plan 2021-2025 

• Quality Housing for Sustainable 
Communities (2007) 

• National Adaptation Framework: 
Planning for a Climate Resilient Ireland 

• Sustainable Urban Housing: Design 
Standards for New Apartments (March 
2018) 

• Climate Action Plan 2019 
 

• Urban Development and Building Heights: 
Guidelines for Planning Authorities (Dec 
2018) 

 

Regional Planning Policy  

• Regional Planning Guidelines for the Eastern & Midland Region 2019-2031; 

• Transport Spatial and Economic Strategy for the Greater Dublin Area 2016-2035 

Local Planning Policy  

• Fingal County Council Development Plan 2017-2023 
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This chapter outlines the planning and development context for the proposed development with 

reference to the aforementioned principal planning policy documents. This chapter also sets out the 

development context and the planning history within which the proposed development should be 

considered and provides the policies, principles, and objectives within which the proposed 

development should be assessed. It is important to note that a full Statement of Consistency with 

Planning Policy has been prepared by Downey Planning and is submitted under separate cover as part 

of the planning application. That report sets out a detailed analysis of the project’s consistency with 

the relevant planning objectives as they pertain to the area and project.  

3.2 Proposed Development  

The applicant is seeking planning permission for the following development: 

“We, Birchwell Developments Ltd., intend to apply to An Bord Pleanála for permission for a 

strategic housing development on lands at Back Road and Kinsealy Lane, Kinsaley, Broomfield, 

Malahide, Co. Dublin. The northern lands are generally bound by Ashwood Hall to the west, and 

the southern lands are generally bound by Hazelbrook to the west and Brookfield to the north. 

The development will consist of the demolition of the former rugby clubhouse structure on site and 

the construction of a total of 415 no. residential units (252 no. houses, 135 no. apartments, and 

28 no. duplex units); with 1 no. childcare facility and ancillary residential amenity facilities to be 

provided as follows: 

• 252 no. residential houses (192 no. 3 bed units, 48 no. 4 bed units, 12 no. 5 bed units) in 

detached, semi-detached, mid-terraced and end-terraced houses ranging from two to three 

storey in height;  

• Apartment Blocks A & B are connected at ground and first floor level sharing an undercroft 

car park at ground floor level and a landscaped podium garden at first floor level, and contain 

a total of 110 no. units in 2 no. buildings ranging from one to five storeys in height, with 

Apartment Block A containing a total of 54 no. units comprising of 14 no. 1 bed units, 39 no. 

2 bed units, and 1 no. 3 bed unit, and Apartment Block B containing a total of 56 no. units 

comprising of 14 no. 1 bed units, 40 no. 2 bed units, and 2 no. 3 bed units, with all units 

provided with private balconies/terraces; internal bicycle stores, bin stores and plant rooms 

at ground floor level; and on-street car parking and bicycle parking. Ancillary residential 

amenity facilities are also proposed including concierge/reception, meeting room, gym, and 

multi-purpose room; 

• Apartment Block C containing a total of 25 no. units comprising of 9 no. 1 bed units, 14 no. 2 

bed units and 2 no. 3 bed units, with all units provided with private balconies/terraces, in a 

building four storeys in height; with on-street car parking and bicycle parking; with access to 

a communal bin store and bike store; 

• Duplex Block D containing a total of 12 no. units comprising of 6 no. 2 bed units and 6 no. 3 

bed units, with all units provided with private balconies/terraces, with a communal bin store 

and bike store; and 1 no. childcare facility with outdoor play area, all in a building ranging 

from one to three storeys in height; with residential on-street car parking; and childcare on-

street drop-off area, car parking and bicycle parking; 
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• Duplex Block E containing a total of 8 no. units comprising of 4 no. 1 bed units and  4 no. 2 

bed units, with all units provided with private balconies/terraces; in a three storey building; 

with a communal bin store and bike store, and on-street car parking; 

• Duplex Block F containing a total of 8 no. units comprising of 4 no. 1 bed units and  4 no. 2 

bed units, with all units provided with private balconies/terraces; in a three storey building; 

with a communal bin store and bike store, and on-street car parking. 

The development will provide for a total of 721 no. car parking spaces within the scheme; a total 

of 227 no. bicycle spaces serving the apartments, duplexes and childcare facility; proposed use of 

the existing vehicular access off Back Road (proposed vehicular access via Ashwood Hall and 

Brookfield) and proposed use of the existing vehicular access off Kinsealy Lane (proposed vehicular 

access via Hazelbrook); proposed upgrades to public realm including footpaths, landscaping 

including play equipment, boundary treatments, and public lighting; and all associated 

engineering and site works necessary to facilitate the development including proposed upgrade of 

part of the existing foul drainage network in Hazelbrook, and proposed connection and associated 

works to the existing foul network along Kinsealy Lane which will be upgraded under planning 

permission Reg. Ref. F21A/0451. 

The application contains a statement setting out how the proposal will be consistent with the 
objectives of the Fingal Development Plan 2017-2023.  

The application contains a statement indicating why permission should be granted for the 
proposed development, having regard to a consideration specified in section 37(2)(b) of the 
Planning and Development Act, 2000, as amended, notwithstanding that the proposed 
development materially contravenes a relevant development plan or local area plan other than in 
relation to the zoning of the land. 

An Environmental Impact Assessment Report (EIAR) and a Natura Impact Statement (NIS) have 
been prepared in respect of the proposed development.” 

The proposed development is discussed in full detail in Chapter 2.0 of this Environmental Impact 

Assessment Report. 

3.3 National Planning Context  

3.3.1 Project Ireland 2040: National Planning Framework 

The National Planning Framework is “the Governments high-level strategic plan for shaping the future 

growth and development of our country out to the year 2040”. It is a Framework to guide public and 

private investment, to create and promote opportunities for our people, and to protect and enhance 

our environment- from our villages to our cities and everything in between.  It is stated within the 

National Planning Framework that, “a major new policy emphasis on renewing and developing existing 

settlements will be required, rather than continual expansion and sprawl of cities and towns out into 

the countryside, at the expense of town centres and smaller villages”.  

It is also stated that there will be an ongoing shift in population and jobs to the east and to the counties 

around Dublin in particular. The NPF will support the future growth and success of Dublin as Ireland’s 

leading global city of scale, by better managing Dublin’s growth to ensure that more of it can be 

accommodated within and close to the city. According to the National Planning Framework, Dublin 
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needs to accommodate a greater proportion of the growth it generates within its metropolitan 

boundaries and to offer improved housing choice, transport mobility and quality of life. Dublin’s 

continued performance is critical to Ireland’s competitiveness. 

The NPF states that, “the long-term vision for Ireland’s housing future aims to balance the provision of 

good quality housing that meets the needs of a diverse population, in a way that makes our cities, 

towns, villages and rural areas good places to live now and in the future.”  It is outlined within the Plan 

that future homes are required to be located where people have the best opportunities to access a 

high standard quality of life. In Ireland, the location of housing has taken on a dispersed and 

fragmented character which has led to people living further away from their jobs and often being at a 

sizeable remove from important services such as education and healthcare. It is stated that it is 

important to “prioritise the location of new housing provision in existing settlements as a means to 

maximising a better quality of life for people through accessing services, ensuring a more efficient use 

of land and allowing for greater integration with existing infrastructure.” 

The NPF has several national policy objectives which are relevant to this application, which include: 

National Policy Objective 3a, 4, 11, 13, 33 and 35 which seek to deliver the majority of housing within 

the built-up area of existing settlements, particularly towns that can support sustainable growth and 

achieve an increase in residential density set within the context of a high-quality development. 

Furthermore, the NPF adds that “apartments made up 12% of all occupied households in Ireland and 

35% of occupied households in the Dublin City Council area in 2016 (census data)”. 

The National Planning Framework 2040 envisages increased apartment provision to be provided as 

part of residential proposals, particularly in urban areas. It is stated that, “to more effectively address 

the challenge of meeting the housing needs of a growing population in our key urban areas, it is clear 

that we need to build inwards and upwards, rather than outwards. This means that apartments will 

need to become a more prevalent form of housing, particularly in Ireland’s cities”. It is evident that 

apartment developments are required in urban areas to meet the current demand for housing, 

particularly in Dublin. It is therefore considered that the provision of 415 no. residential units proposed 

i.e., 252 no. houses, 135 no. apartments and 28 no. duplex units with ancillary amenity facilities (gym 

and concierge) and 1 no. childcare facility on the subject site will assist in achieving the objectives of 

the National Planning Framework. 

3.3.2 Project Ireland 2040: National Development Plan 2021-2030 

Project Ireland 2040 National Planning Framework (NPF), which sets the overarching spatial strategy 

for the next twenty years, includes the National Development Plan, which sets out the ten-year 

investment strategy. The NPF housing supply target has been refined to reflect recent (2020) ESRI 

research based on NPF population growth, considering both existing demand and a legacy of 

undersupply to date. There is now a need to accommodate around 600,000 new households by 2040, 

with the Department of Housing planning to deliver an average of 33,000 homes per annum to 2030 

including an average of 10,000 new social homes each year and an average of 6,000 affordable homes 

each year. 

Set out in the NDP, public capital investment must, as a top priority, support the delivery and location 

of the homes that society will need over the next decade and beyond, while also ensuring that in the 
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future the pattern of housing development underpins the development of more compact higher-

density cities, towns, and other areas. It is also a priority to enable infill development, with up to 50% 

of future housing in our cities and major urban centres and 30% elsewhere to be provided within 

existing built-up areas serviced by existing facilities and along high-capacity public transport corridors. 

The proposed development will provide for a sustainable residential development on appropriately 

zoned lands, in a highly accessible location within the development boundary of Malahide which 

promotes compact urban growth and a good quality of life. It is therefore considered that the 

provision 415 no. residential units (252 no. houses, 135 no. apartments and 28 no. duplex units) with 

ancillary amenity facilities (gym and concierge) and 1 no. childcare facility on the subject site will assist 

in achieving the objectives of the National Development Plan 2021-2030. Malahide is an attractive, 

vibrant urban centre for people to live and work in, supported by high-quality physical and social 

infrastructure as well as vast recreational amenities such as Malahide Castle and the various sports 

clubs and centres within the area. 

3.3.3 Rebuilding Ireland, An Action Plan for Housing and Homelessness (2016)  

‘Rebuilding Ireland, an Action Plan for Housing and Homelessness’, provides a multi-stranded, action-

oriented approach to achieving many of the Government’s key housing objectives. The overarching 

aim of the Plan is to ramp up delivery of housing from its current undersupply across all tenures to 

help individuals and families meet their housing needs, and to help those who are currently housed 

to remain in their homes or be provided with appropriate options of alternative accommodation 

especially those families in emergency accommodation.  The provision of 415 no. residential units (252 

no. houses, 135 no. apartments and 28 no. duplex units) with 1 no. childcare facility on the application 

site will help the Government to achieve the objectives of the Housing Action Plan. Thus, it is 

submitted that the proposed development is consistent with the policy in this regard. 

3.3.4 Housing for All: A New Housing Plan for Ireland  

The Housing for All: A New Housing Plan for Ireland states that Ireland’s housing system is not meeting 

the needs of enough of our people, and therefore, it needs to increase new housing supply to an 

average of at least 33,000 new units per year over the next decade. This will include over 10,000 social 

homes each year over the next five years, with 9,500 of these being new-builds, and an average of 

6,000 affordable homes for purchase or rent. As per, Housing for All provides four pathways to 

achieving four overarching objectives: (1) Supporting Homeownership and Increasing Affordability; (2) 

Eradicating Homelessness, Increasing Social Housing Delivery and Supporting Social Inclusion; (3) 

Increasing New Housing Supply; and (4) Addressing Vacancy and Efficient Use of Existing Stock. 

Outlined in the Plan, the State must act decisively to increase supply of both private and public 

housing. An average of 33,000 homes must be provided every year between now and 2030. Increased 

housing output is needed in all sectors - private, affordable, and social - to meet the needs of people 

in a wide variety of circumstances. 

It is submitted that provision of 415 no. residential units on the subject site will help the Government 

to achieve the objectives of the Housing for All Plan in increasing the housing output. Therefore, it is 

considered that the proposed development is consistent with the development framework in this 

regard. 
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3.3.5 Affordable Housing Act 2021 & Housing Circular 28/2021 

In July 2021, the Affordable Housing Act 2021 was published, aiming to address problems associated 

with the high cost of housing for the portion of the population that do not qualify for social housing. 

Effective of 3rd September 2021, the Housing Circular 28/2021, amended Part V of the Planning and 

Development Act 2000. The Programme for Government contained commitments in relation to 

expanding Part V to encompass affordable purchase and cost rental units and introducing affordable 

homes requirements to Part V. Part 6 of the Affordable Housing Act 2021, which was enacted on 21 

July 2021, gives effect to this commitment. The principal change to Part V made by these amendments 

is to increase the Part V contribution for new housing developments from 10% social housing to a 

mandatory 20% requirement, at least half of which must be applied to social housing provision and 

up to half of which may be applied to affordable and cost rental housing. 

It is noted that these changes to Part V primarily apply to land purchased on or after 1 August 2021. 

Any new planning permissions for housing development on that land will have a 20% Part V 

requirement. However, a 10% Part V requirement will apply where land already has planning 

permission or was purchased between 1 September 2015 and 31 July 2021 and planning permission 

is granted before 31 July 2026. It is considered that the proposed development is consistent with the 

Affordable Housing Act 2021, Housing Circular 28/2021, and the requirements under Part V of the Act 

as it is proposed to provide 10% of the housing units for social and affordable housing. For further 

details, please refer to the enclosed Part V Validation Letter from Fingal County Council with 

associated indicative costings and layout. 

3.3.6 Residential Densities in Towns and Villages (Circular Letter: NRUP 02/2021) 

The purpose of this Circular, issued on 21st April 2021, is to provide clarity in relation to the 

interpretation and application of current statutory guidelines, in advance of issuing updated Section 

28 guidelines that will address sustainable residential development in urban areas. It is considered 

important to address this matter in the context of both the need for significantly increased and more 

sustainable housing supply throughout Ireland, and national recovery from the Covid-19 pandemic. 

Considering that the Census 2016 recorded a population of 16,550 people for Malahide, the town 

stands within the larger towns category, contributing to consolidation of Dublin Metropolitan Area. 

Accordingly, the proposed development of the subject lands is submitted to strengthen the urban role 

of Malahide and reinforcing the vital role of Malahide in the settlement’s hierarchy of the County, and 

therefore, is considered to be consistent with the foregoing Circular. 

3.3.7 Sustainable Residential Development in Urban Areas and Best Practice Urban Design 

Guidelines (2009) 

The main objective of the ‘Sustainable Residential Development in Urban Areas Guidelines’ is to 

produce high-quality sustainable developments through providing: (A) Quality homes and 

neighbourhoods; (B) Places where people actually want to live, to work and to raise families; (C) Places 

that work - and will continue to work – not just for us, but for our children and for our children’s 

children. These are set out in several principles as follows: 
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1. The Guidelines set out the key planning principles which should be reflected in development 

plans and local area plans including Section 2.3 which promote a sequential approach to the 

zoning of residential lands. The subject site is zoned for new residential development under the 

“RA- Residential Area” zoning designation of the Fingal Development Plan 2017-2023 where both 

residential and childcare facilities are permitted in principle land use. The site is located on 

appropriately zoned lands to the south of Malahide. The site is contiguous to existing residential 

developments at Castleway and Hazelbrook to the south and south-west, and Ashwood Hall and 

Brookfield. In light of this, the zoning and future development of the subject site is in accordance 

with these Guidelines. 

2. The Guidelines also support increased residential densities particularly for sites located in “Outer 

Suburban/Greenfield” sites, particularly for such sites on the periphery of cities or larger towns, 

as it states: “35-50 dwellings per hectare” and that “development at net densities less than 30 

dwellings per hectare should generally be discouraged.” The application site will achieve an 

overall net density of c. 37.4 dwellings per hectare (net developable area is 11.1 hectares when 

the access road is omitted). It is considered that the site is classified as an outer 

suburban/greenfield site noting its location within the development boundary of Malahide Town 

and its setting along the periphery of the existing urban area which will form a natural extension 

to the suburbs of the town within a highly accessible location on appropriately zoned lands. 

3. In terms of planning for sustainable neighbourhoods, the document outlines the importance of 

the provision of schools, community centres, healthcare facilities and district/neighbourhood 

centres use to the sustainability of communities. The subject site is located within Malahide, 

immediately adjoining the Malahide Demesne and in proximity to the range of services provided 

within Malahide Village as set out in the Community Social Infrastructure Audit submitted under 

separate cover. 

4. In relation to amenity/quality of life issues, the guidance states that:  Well-designed open space 

is even more important in higher density residential developments”. The proposed development 

provides for a high level of amenity space throughout the site with c. 1.35 ha of open space 

provided. This is in addition to Malahide Demesne, a regional park which provides an additional 

of high quality public open space to serve the residents of the wider Malahide area. 

5. The design of the proposed development has placed considerable emphasis on the context of the 

site and location as well as the surrounding built environment. The proposed development 

successfully incorporates the criteria of the ‘Urban Design Manual - A Best Practice Guide’ and its 

12 criteria, including: Context, Connections, Inclusivity, Variety, Efficiency, Distinctiveness, Layout, 

Public Realm, Adaptability, Privacy/Amenity, Parking, and Detailed Design, of which Planning 

Authorities are recommended to assess planning applications. It is evident that the form, layout, 

and architectural and landscaping design of the proposed development have been informed by 

the development’s place and time. Well-designed homes in the right locations are fundamental 

to building strong, sustainable communities. Such communities will ensure Ireland’s continued 

success in attracting and generating investment and improving the quality of life for residents. 

Downey are of the considered opinion that the proposed development represents a development 

that has been carefully and appropriately designed, giving full consideration to its historic setting 

and neighbouring lands and would integrate successfully with its environs. The proposed 

development has had regard to the surrounding environment and carefully assesses the proposal 
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in light of same. The development positively contributes to the character and identity of the 

surrounding vicinity. The proposed scheme is also considered to be of an appropriate density 

which will help to support the efficient use of serviceable lands within the existing settlement 

boundary.  

Downey are of the considered opinion that the provision of 415 no. residential units (252 no. houses, 

135 no. apartments and 28 no. duplex units) with 1 no. childcare facility would be a positive addition 

to the surrounding built environment of Malahide and to the identity of the locality. Furthermore, it 

is considered that the proposed new homes will meet the aspirations of a range of people and the 

design and layout of such allows easy access by all. For further detailed information on the proposed 

development’s consistency with the Urban Design Manual, please refer to the Architectural Design 

Statement prepared by MCORM Architects.  

3.3.8 Delivering Homes, Sustaining Communities: Statement on Housing Policy (2007) 

The “Delivering Homes, Sustaining Communities” policy statement is accompanied by Best Practice 

Guidelines entitled “Quality Housing for Sustainable Communities”. The purpose of these Guidelines 

is to promote high standards in the design and construction and the provision of residential units and 

services in new housing developments. Best use of land is encouraged and optimal utilisation of 

services and infrastructure in the provision of new housing; point the way to cost effective options for 

housing design that go beyond minimum codes and standards; promote higher standards of 

environmental performance and durability in housing construction; seek to ensure that residents of a 

new housing scheme enjoy the benefits of first-rate living conditions in a healthy, accessible and 

visually attractive environment; and provide homes and communities that may be easily managed and 

maintained. 

This pre-application consultation request is accompanied by an Architectural Design Statement and a 

Housing Quality Assessment (HQA) prepared by MCORM Architects, which demonstrates the 

proposed development is compliant with the relevant standards in the ‘Quality Housing for 

Sustainable Communities’ document and the Fingal County Development Plan 2017-2023. 

3.3.9 Delivering Homes, Sustaining Communities Best Practice Guidelines – Quality Homes for 

Sustainable Communities (2007)  

The aim of these Guidelines is to identify principles and criteria that are important in the design of 

housing and to highlight specific design features, requirements and standards that have been found, 

from experience to be particularly relevant. The guidelines set out some recommended standards in 

terms of space provision and room sizes etc.  

The proposed scheme has been cognisant of the need to facilitate a high standard of living for future 

occupants, while representing a proposal that is conducive to complimenting and augmenting the 

established residential character of the surrounding area. In this regard it is noted that all of the 

residential units have been designed to comply with the room standards as set out in these Guidelines, 

as well as in the County Development Plan. MCORM Architects have also prepared an Architectural 

Design Statement for this scheme and is submitted under a separate cover. This outlines the rationale 

behind the design of the scheme and how it will contribute to a positive and attractive residential 

development. 
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This current SHD pre-application consultation request is accompanied by a Housing Quality 

Assessment (HQA) document, which has been prepared by MCORM Architects and illustrates how the 

proposed development will comply with the required standards that have been set out in this 

assessment. 

3.3.10 Sustainable Urban Housing: Design Standards for New Apartments (Dec 2020) 

The ‘Sustainable Urban Housing: Design Standards for New Apartments’ build on the content of the 

2015 apartment guidance, much of which remains valid, particularly with regard to design quality 

safeguards such as internal space standards for apartments, internal storage, and amenity space.  

The Guidelines state that, “in the longer term to 2040, the Housing Agency has identified a need for at 

least 45,000 new homes in Ireland’s five cities (Dublin, Cork, Limerick, Galway, and Waterford), more 

than 30,000 of which are required in Dublin City and suburbs, which does not include additional pent-

up demand arising from under-supply of new housing in recent years”. It is also stated that it is “critical 

to ensure that apartment living is an increasingly attractive and desirable housing option for a range 

of household types and tenures.” 

The Guidelines also state that, “aspects of previous apartment guidance have been amended and new 

areas addressed in order to: 

• enable a mix of apartment types that better reflects contemporary household formation and 

housing demand patterns and trends, particularly in urban areas;  

• make better provision for building refurbishment and small-scale urban infill schemes;  

• address the emerging ‘build to rent’ and ‘shared accommodation’ sectors; and 

• remove requirements for car-parking in certain circumstances where there are better mobility 

solutions and to reduces costs.” 

The Guidelines state that Ireland is a long way behind European averages in terms of the numbers of 

households living in apartments, especially in our cities and larger towns. Given the gap between Irish 

and European averages in numbers of households living in apartments and the importance of 

addressing the challenges of meeting the housing needs of a growing population in our key cities and 

towns and by building inwards and upwards rather than outwards, apartments need to become the 

norm for urban housing solutions.  

The Guidelines state that, “ongoing demographic and societal changes mean that in addition to 

families with children, the expanding categories of household that may wish to be accommodated in 

apartments include:  

• Young professionals and workers generally;  

• Those families with no children;  

• ‘Downsizers’; and,  

• Older people, in both independent and assisted living settings.”  

The Guidelines identify types of locations that may be suitable for apartment developments. In this 

regard, it is considered that the proposed development falls within ‘(2) Intermediate Urban Locations’ 

as it meets the criteria for this location in that the site is located approximately within 1km (closest 
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point) to 2km (furthest point) of Malahide Town Centre, is located within the town’s development 

boundary, and within walking distance of high capacity urban public transport stops (i.e. Malahide 

DART station) and frequent bus services, and as such is suitable for a net density of c. 37 units per 

hectare (net developable area is 11.1 hectares when the access road is omitted). 

The Guidelines also have specific planning policy requirements (SPPRS), which include: 

1) Specific Planning Policy Requirement 1 – Apartment developments may include up to 50% one-

bedroom or studio type units (with no more than 20-25% of the total proposed development as 

studios) and there shall be no minimum requirement for apartments with three or more 

bedrooms. Statutory development plans may specify a mix for apartment and other housing 

developments, but only further to an evidence-based Housing Need and Demand Assessment 

(HNDA)”. In this regard, the proposed development at Malahide (subject to this application) 

provides for 415 no. residential units (252 no. houses, 135 no. apartments and 28 no. duplex 

units) with ancillary amenity facilities (gym and concierge), 1 no. childcare facility and a total of 

721 no. car parking spaces, open space, and communal open space.  

2) Specific Planning Policy Requirement 3: “Minimum Apartment Floor Areas: Studio apartment (1 

person) 37 sqm; 1-bedroom apartment (2 persons) 45 sqm; 2-bedroom apartment (4 persons) 73 

sqm; 3-bedroom apartment (5 persons) 90 sqm”. This pre-application consultation request also 

includes a Housing Quality Assessment and a detailed daylight, sunlight, and internal light analysis 

report, in accordance with Chapter 6 of the Guidelines. The proposed development will help to 

meet the current demand for apartment type developments. For further information in this 

regard, please refer to the enclosed architectural drawings and detailed Architectural Design 

Statement and Housing Quality Assessment prepared MCORM Architects, which provide 

confirmation that the proposed development is consistent with the design standards of these 

Guidelines. 

3) Specific Planning Policy Requirement 4: “In relation to the minimum number of dual aspect 

apartments that may be provided in any single apartment scheme, the following shall apply… In 

suburban or intermediate locations, it is an objective that there shall generally be a minimum of 

50% dual aspect apartments in a single scheme. The development in this instance is located in a 

suburban location on appropriately zoned lands in a highly accessible location within the 

development boundary of Malahide. In this regard, the minimum requirement for dual aspect 

units is 50%. The proposed development provides for 60% dual aspect units across the proposed 

apartment blocks and therefore accords with the guidelines. 

4) In terms of Children’s Play areas, the Guidelines state: “Children’s play needs around the 

apartment building should be catered for: within the private open space associated with individual 

apartments; within small play spaces (about 85-100 sqm) for the specific needs of toddlers and 

children up to the age of six, with suitable play equipment, seating for parents/guardians, and 

within sight of the apartment building, in a scheme that includes 25 or more units with two or 

more bedrooms; and, within play areas (200-400 sqm) for older children and young teenagers, in 

a scheme that includes 100 or more apartments with two or more bedrooms.” The landscape 

strategy aims to integrate the proposed residential development with the existing landscape and 

create a network of attractive and useable open spaces while contributing to local biodiversity. 

The public green areas are designed as landscape spaces that offer the opportunity for meeting, 
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walking and formal and informal play. The protection and enhancement of existing landscape 

features, notably existing trees and native hedgerows is an important aspect of the overall 

strategy. The landscape strategy was also informed by the adjoining developments under 

construction, namely Ashwood Hall and Brookfield, to form an interlinked well-integrated 

network of green infrastructure across the Broomfield lands. The proposed development 

provides for an overall of c. 1.35 ha open space, comprising of both Class 1 and 2 public open 

spaces, as specified within the Fingal Development Plan. With respect to the developable site 

area of 11.1 ha, this would provide for 12% public open space provision. 

5) In relation to bicycle and car parking requirements, the Guidelines state that it must be ensured 

that, “new development proposals in central urban and public transport accessible locations and 

which otherwise feature appropriate reductions in car parking provision are at the same time 

comprehensively equipped with high quality cycle parking and storage facilities for residents and 

visitors”. The proposed development subject to this SHD has provided a total of 227 no. bicycle 

spaces in high-quality, safe, and accessible locations. 

6) As stated within the Guidelines, “the quantum of car parking or the requirement for any such 

provision for apartment developments will vary, having regard to the types of location in cities 

and towns that may be suitable for apartment development, broadly based on proximity and 

accessibility criteria”. In this regard, the proposed development provides for a total of 721 no. car 

parking spaces and a total of 227 no. bicycle spaces in high quality, safe and accessible locations 

throughout the scheme. This is considered to be acceptable and in accordance with the 

requirements of the Guidelines and the pertaining Development Plan standards. 

As such, it is submitted that the proposed development is consistent with the Guidelines in this 

instance. Please refer to the enclosed landscape drawings and accompanying report prepared by KFLA 

Landscape Architects for further information in this regard. 

Specific Planning Policy Requirement Compliance 

SPPR1 

(Housing Mix) 
In compliance 

SPPR2 

(Building Refurbishment and Urban Infill Development on sites 

up to 0.25ha) 

Not Applicable; SPPR1 applies to the entire 

development 

SPPR3 

(Minimum Apartment Floor Areas) 
In compliance with the standards 

SPPR4 

(Dual Aspect Ratios) 
In compliance with the requirements 

SPPR5 

(Floor to Ceiling Height) 
In compliance with the requirements 

SPPR6 

(Lift and Stair Cores) 
In compliance with the required quantum 

SPPR7 

(Specific BTR Developments) 
Not Applicable 

SPPR8 

(Qualified as BTR Developments) 
Not Applicable 

Table 3-1. Compliance with Specific Planning Policy Requirements 



 

  DOWNEY PLANNING         3-12 

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 3 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 

3.3.11 Urban Development and Building Heights Guidelines for Planning Authorities (Dec 2018) 

The “Urban Development and Building Heights, Guidelines for Planning Authorities” are intended to 

set out national planning policy guidelines on building heights in relation to urban areas, to provide 

greater build heights and more compact forms of development.  The guidelines states that “newer 

housing developments outside city and town centres and inner suburbs, i.e., the suburban edges of 

towns and cities, typically now include townhouses (2-3 storeys), duplexes (3-4 storeys) and 

apartments (4 storeys upwards). Such developments deliver medium densities, in the range of 35-50 

dwellings per hectare net”.  

As part of these guidelines, it is proposed to introduce a number of Strategic Planning Policy 

Requirements including:  

“SPPR 3: It is a specific planning policy requirement that where; 1. an applicant for planning permission 

sets out how a development proposal complies with the criteria above; and 2. the assessment of the 

planning authority concurs, taking account of the wider strategic and national policy parameters set 

out in the National Planning Framework and these guidelines; then the planning authority may approve 

such development, even where specific objectives of the relevant development plan, local area plan or 

planning scheme may indicate otherwise”. 

This planning application has taken into consideration and outlined through appropriate 

documentation and plans, how the proposed development accords with the assessment criteria 

outlined in SPPR3, including daylight/shadow studies, ecological assessments, Housing Quality 

Assessments, DMURS and also with national planning policy including that of the NPF. 

“SPPR 4: It is a specific planning policy requirement that in planning the future development of 

greenfield or edge of city/town locations for housing purposes, planning authorities must secure: 1. the 

minimum densities for such locations set out in the Guidelines issued by the Minister under Section 28 

of the Planning and Development Act 2000 (as amended), titled “Sustainable Residential Development 

in Urban Areas (2007)” or any amending or replacement Guidelines; 2. a greater mix of building heights 

and typologies in planning for the future development of suburban locations; and 3. avoid mono-type 

building typologies (e.g. two storey or own-door houses only), particularly, but not exclusively so in any 

one development of 100 units or more.” 

The proposed development in this instance provides for an overall net density of c. 37 dwellings per 

hectare (net developable area is 11.1 hectares when the access road is omitted), which is in 

accordance with relevant local and national policy guidelines. Furthermore, there is an appropriate 

mix of housing typologies and heights ranging from 2 storey houses, 3 storey duplexes to 5 storey 

apartment units. The development is therefore in accordance with SPPR 4 of these Guidelines, keep 

consistent with the aforementioned Guidelines. 

3.3.12 Childcare Facilities: Guidelines for Planning Authorities (2001) 

Government policy on childcare is to increase the number of childcare places and facilities available 

and to improve the quality of childcare services for the community. These Guidelines for Planning 

Authorities on Childcare Facilities provide a framework to guide both local authorities in preparing 



 

development plans and assessing applications for planning permission, and developers and childcare 

providers in formulating development proposals. 

For housing schemes, the Guidelines provide a benchmark provision of 1 no. 20 space childcare facility 

per 75 dwellings. The threshold for provision should be established having regard to existing location 

of facilities and the emerging demography of the area where new housing is proposed. The 

recommendations provided within the Guidelines must be considered in the context of the 

‘Sustainable Urban Housing: Design Standards for New Apartments’ (2018), which state that: 

“Notwithstanding the Department’s Planning Guidelines for Childcare Facilities, which are currently 

subject to review and recommend the provision of one childcare facility (equivalent to a minimum of 

20 child places) for every 75 dwelling units, the threshold for provision in apartment scheme should be 

established having regard to the scale and unit mix of the proposed development and the existing 

geographical distribution of childcare facilities and the emerging demographic profile for the area.”  

As recommended in the Guidelines, 1 no. childcare facility may be required as part of the proposal to 

cater for the influx of population arising from the proposed scheme. It is worth noting that as stated 

within the apartment guidelines, “one-bedroom or studio type units should not generally be considered 

to contribute to a requirement for any childcare provision and subject to location, this may also apply 

in part or whole, to units with two or more bedrooms”.  

With respect to the average household size in the area, which stood at 2.8 in Census 2016, and 

regarding the household size mix, it is suggested that not all the 2-bedroom dwellings are to be family-

occupied. To provide for a more accurate estimation, therefore, the 1-bed units and half of the 2-bed 

units were excluded from the calculations on the basis that these will not be occupied by families, 

instead these are foreseen to be occupied by young professionals or singles. As such, the proposed 

development comprises a total of 317 no. residential units which could be potentially family occupied. 

1-beds and 50% of 2-beds may be excluded from the calculations (45 no. 1-beds + 53 no. 2-beds (107/2 

= 53.5units), and provision is therefore required for c. 85 children. This is calculated as follows:  

((415 - 98) ÷ 75) × 20 = 84.53 

The proposed development provides for a 476 sqm childcare facility intended to cater for c. 86 no. 

children which exceeds by 1 no. space regarding the Guidelines requirement. A Childcare Provision 

Assessment Report is being prepared by Downey and will accompany the planning application in due 

course, thus providing a detailed assessment of the existing childcare facilities within the subject area 

and assessing the current capacity of the surrounding environs as well as whether the proposed 

childcare facility would be sufficient to cater for the proposed development. 

The Childcare Provision Assessment Report provides a detailed assessment of the existing childcare 

facilities within the subject area, thus assessing the current capacity of the surrounding environs as 

well as whether the proposed childcare facility would be sufficient to cater for the proposed 

development. The report confirms that the proposed development generates a requirement of 74 no. 

childcare spaces. The proposed childcare facility would provide c. 86 no. childcare spaces to cater for 

the proposed residential scheme, which is 4 no. spaces over the required level of the proposed 

scheme. It is considered that given the demographics of the area within which the subject site is 

located, as well as the current characteristics and trends as per data from the CSO results and the 
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childcare facilities survey as set out within the report, the construction of 1 no. childcare facility on 

site is justified in this instance. Please refer to the enclosed report for further details. 

In light of the above and noting the provision of a childcare facility within the scheme, it is submitted 

that the proposed development is consistent with the Childcare Facilities Guidelines. 

3.3.13 Childcare facilities operating under the Early Childhood Care and Education (ECCE) Scheme 

(Circular Letter: PL 3/2016) 

The purpose of this Circular, issued on 31st March 2016, is to revise the Childcare Facilities Guidelines 

for Planning Authorities 2001. Planning authorities are requested to: (a) Expedite all pre-planning 

application consultation requests from Childcare facility providers in relation to proposals to extend 

opening hours, to increase capacity or to provide new facilities; (b) Expedite, insofar as is possible, 

consideration of all planning applications or Section 5 declaration submissions in respect of childcare 

facilities in order to facilitate the expansion of required capacity as appropriate. 

It is submitted that the scheme would bring the proposed childcare facility at a central location within 

the northern portion of the subject site, providing for full accessibility. The childcare would also 

benefit from the adjacent main public open space to the north, which will be activated by the activity 

of the childcare facility and can be used as a complementary outdoor space, in addition to its own 

playground. The neighbouring apartments and duplex blocks will also enhance activity within the 

surrounding public realm, which would also contribute positively to achieve a safe and dynamic 

bounding public realm for the creche. It is submitted that the proposed childcare facility provides for 

adequate capacity to cater for the influx of population arising from the proposed development. 

Therefore, it is suggested that the proposed development is consistent with Circular PL 3/2016. 

3.3.14 Space for Play; A Play Policy for Fingal  

“Space for Play; A Play Policy for Fingal”, the best practice policy guidelines developed by the Council's 

Parks & Green Infrastructure Division aims to provide a framework for the provision of safe, accessible, 

inclusive, natural, and engaging play spaces for all children and adolescents up to the age of 17. Fingal 

County Council currently manages a network of play spaces on Council managed land ranging from 

playgrounds of various scales in local and regional parks, to Multi Use Games Areas (MUGA), and skate 

parks. The Play Policy will provide the basis on which the current and future play provision throughout 

the County will be developed to the highest quality in line with international best practice. 

Outlined in the policy guidelines, it is Fingal County Council’s policy that Play facilities shall be provided 

at a rate of 4 sqm per residential unit. All residential schemes in excess of 50 units shall incorporate 

play facilities clearly delineated on the planning application drawings and demarcated and built, where 

feasible and appropriate, in advance of the sale of any units. 

The proposed development provides for an overall total of 3,010 sqm play area, comprising of 210 

sqm of play areas with formal equipment, 800 sqm of informal play areas, along with a minimum of 

2,000 sqm useable kickabout space. This is submitted to be consistent with the relevant policy and 

guidelines. However, out of an abundance of caution, this item is fully discussed in a Material 

Contravention Statement should it be considered to potentially materially contravene the Fingal 
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Development Plan 2017-2023 by the competent authority in their assessment of the application, 

which we invite the Board to refer to. 

3.3.15 Smarter Travel: A Sustainable Transport Future 

In summary, ‘Smarter Travel: A Sustainable Transport Future’ states that, “to achieve the vision of a 

sustainable transport system, individual lifestyles will have to change and collectively we will have to 

work progressively on a range of solutions which deal with apparently conflicting goals: economic 

growth, reduced emissions, less use of motorised transport and better accessibility.” The 5 key goals 

of this transport policy include improving quality of life; economic competitiveness; minimising the 

negative impacts of transport; reducing travel demand and improving energy supply security. 

It is considered that the proposed development complies with ‘Smarter Travel: A Sustainable 

Transport Future’. The subject site is strategically located within cycling walking distance of the 

Malahide DART Station and is serviced by a frequent bus service serving the R107 Malahide Road to 

the west and the R124/Church Road to the east of the subject site. The proposed development is to 

provide considerable secure, covered bicycle parking for future residents and visitors, particularly to 

residents of the apartment blocks, where it will encourage use of sustainable modes of transportation. 

There are also proposals to include improved pedestrian and cycle connections to the town centre. 

Therefore, it is considered that the proposed development is consistent with this national transport 

policy and will assist in its implementation. 

3.3.16 Design Manual for Urban Roads and Streets (DMURS) 

The ‘Design Manual for Urban Roads and Streets’ (DMURS) 2013 and as updated in 2019, sets out 

design guidance and standards for constructing new and reconfigured existing urban roads and 

streets. It also sets out practical design measures to encourage more sustainable travel patterns in 

urban areas. The transport documentation prepared by Waterman Moylan Engineering Consultants 

provide further details in respect of the compliance of the proposed development with the provision 

of DMURS. Please refer to the pertaining documents prepared by Waterman Moylan Engineering 

Consultants for further information in this regard. 

3.3.17 National Cycle Manual (June 2011) 

The ‘National Cycle Manual’ 2011 embraces the Principles of Sustainable Safety as this will offer a safe 

traffic environment for all road users including cyclists. The Manual also gives guidance on the 

minimum number of spaces which should be provided initially at new private and public facilities in 

urban areas. For housing developments, this is stated to be: 1 no. private secure bicycle space per bed 

space, minimum 2 spaces; and 1 visitor bicycle space per two housing units. Cycle parking should also 

be designed for convivence with shared facilities suitable for multiple dwellings  

It is submitted that connections in the proposed development have been addressed by developing an 

integrated site strategy having full regard to cycle and pedestrian movement, in addition to efficient 

vehicular access points. 

Furthermore, Permeability through the site has been reinforced by the proposed pedestrian/cycle 

routes across the scheme and at its northern and southern borders, which ensures that the site 

remains well connected to its surroundings. Future permeability and connections to adjacent lands 
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have also been provided for which would allow shorter pedestrian and cycle journey times to the 

village centre. Please refer to the enclosed Traffic and Transport drawings and documentation 

prepared by Waterman Moylan Engineering Consultants for further details in this regard. 

3.3.18 EIA Directive  

The requirements for an Environmental Impact Assessment (EIA) of development proposals (projects) 

are governed by Directive 2014/52/EU, which amends the previous EIA Directive (Directive 

2011/92/EU). The primary purpose of an EIA is to ensure that certain projects that are likely to have 

significant effects on the environment are subjected to an assessment of their likely environmental 

impacts. The EIA process itself forms part of the planning consenting process and is carried out by the 

Competent Authority (An Bord Pleanála in this instance).  

An EIAR is prepared by and on behalf of an applicant/developer in respect of development proposal / 

project that they are seeking planning consent/permission. Therefore, the EIAR becomes a central 

element that informs the Competent Authority’s determination of the planning permission. The EIA 

Directives list those projects for which an EIA is mandatory (Annex I) and those projects for which an 

EIA may be required (Annex II). Annex I projects are listed in Part 1 of Schedule 5 of the Planning and 

Development Regulations 2001 (as amended, ‘the Regulations’). The Project is not listed within Part 1 

of Schedule 5 of the Regulations and therefore mandatory EIA is not required under Annex 1. With 

respect to Part 2 of Schedule 5 (Annex II) Projects, the relevant thresholds relating to the subject 

proposal are outlined below: 

• Class 10(b)(i) “Construction of more than 500 dwelling units”: This project (the proposed 

development) comprises a residential development including the provision of 415 no. new 

residential dwelling units and a childcare facility. Therefore, the Project falls below the stated 

threshold, and an EIA is not required on this basis.  

• Class 10(b)(ii): “Construction of a car-park providing more than 400 spaces, other than a car-

park provided as part of, and incidental to the primary purpose of a development.”: The project 

(the proposed development) does not include a car park providing 400 no. spaces or more. 

Furthermore, all car parking being provided within the project is incidental to the primary 

purpose of the residential development. Therefore, the car parking element of the project does 

not fall within this Class of Regulations. An EIA is not required on this basis. 

• Class 10(b)(iv): “Urban development which would involve an area greater than 2 hectares in 

the case of a business district, 10 hectares in the case of other parts of a built-up area and 20 

hectares elsewhere”. In this instance, the application site extends to c. 12.5 hectares within what 

can be considered a built-up area. An EIA is required on this basis and, as a consequence, an EIAR 

has been prepared to accompany the planning application.  

3.3.19 Bird and Habitats Directive - Appropriate Assessment  

The proposed development has been screened for Appropriate Assessment in accordance with the 

requirements of Article 6(3) of the EU Habitats Directive (92/32/EEC). Faith Wilson Ecological 

Consultants has prepared a report for Screening for Appropriate Assessment for the proposed 

development. A Natura Impact Statement (NIS) has also been prepared by Faith Wilson Ecological 

Consultants for the proposed development. For further information in this regard, please refer to the 
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Appropriate Assessment Screening Report and Natura Impact Statement prepared by Faith Wilson 

Ecological Consultants. 

3.3.20 The Planning System and Flood Risk Guidelines (2009)  

These Guidelines require the planning system at all levels to avoid developments in areas at risk of 

flooding, particularly floodplains, except where there are no suitable alternative sites available in 

areas at lower risk that are consistent with the objectives of proper planning and sustainable 

development. Where such development has to take place, in the case of urban regeneration for 

example, the type of development has to be carefully considered and the risks should be mitigated 

and managed through location, layout and design of the development to reduce flood risk to an 

acceptable level.  

Applicants are advised to carefully examine their development proposals to ensure consistency with 

the requirements of these Guidelines including carefully researching whether there have been 

instances of flooding or there is the potential for flooding on specific sites and to carry out a site-

specific flood risk assessment.  

In accordance with these Guidelines, Waterman Moylan Consulting Engineers have carried out a flood 

risk assessment of the subject site. The site has been assessed in accordance with the Flood Risk 

Management Guidelines, with appropriate mitigation measures proposed such as SuDS and 

attenuation design, setting of floor levels, overland flood routing, damp proof membranes, and regular 

inspections.  

Therefore, it is considered that the proposed development is consistent with the requirements of this 

national flood risk management policy. For further information in this regard, please refer to the 

enclosed Flood Risk Assessment report prepared by Waterman Moylan Consulting Engineers. 

3.3.21 All-Ireland Pollinator Plan 2021-2025 

The All-Ireland Pollinator Plan is a shared plan of action which is to bring about a landscape where 

pollinators can flourish over 2021-2025. To achieve this, the Plan sets out six objectives: (1) Making 

farmland pollinator friendly, (2) Making public land pollinator friendly, (3) Making private land 

pollinator friendly, (4) All-Ireland Honeybee Strategy, (5) Conserving rare pollinators, and (6) Strategic 

coordination of the Plan.  

With respect to the aforementioned, the proposed development has taken into consideration the All-

Ireland Pollinator Plan, reflecting the relevant guidelines and proposed measures by providing for an 

internal network of landscaped open spaces. Moreover, these high-quality landscaped areas retain 

the existing trees and hedgerows where possible, which will enhance the scheme by providing mature 

sylvan areas as a foil to the new streetscapes and buildings now proposed. Please refer to the 

Landscape drawings and report prepared by KFLA landscape Architects for further details on inclusion 

of the Plan guidelines within the proposed landscape of the scheme.  

3.3.22 National Adaptation Framework: Planning for a Climate Resilient Ireland 

In accordance with the ‘Climate Action and Low Carbon Development Act 2015’, this National 

Adaptation Framework (NAF) specifies the national strategy for the application of adaptation 
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measures in different sectors and by local authorities in their administrative areas in order to reduce 

the vulnerability of the State to the negative effects of climate change and to avail of any positive 

effects that may occur.  

The ‘Built Environment and Spatial Planning’ section within this Framework recognises that, “climate 

change considerations need to be taken into account as a matter of course in planning-related 

decision-making processes and that the deepening of adaptation considerations in the planning and 

building standards processes is considered the most appropriate way of increasing the resilience of the 

built environment”.  

Furthermore, “effective planning reduces vulnerability to the negative effects of climate change by 

integrating climate considerations into decision making in order to avoid inappropriate forms of 

development in vulnerable areas and promoting compact development in less vulnerable areas”. It is 

important to mention that this Framework envisions ‘flood resilience’ and ‘access to wildlife and green 

space’ as no-regret benefits of effective adaptation which would continue to be worthwhile regardless 

of future climate scenarios. 

As such, the proposed development has taken into consideration the context of the site and it can be 

noted that an assessment of Flood Risk has been prepared by Waterman Moylan Consulting Engineers, 

with appropriate mitigation measures proposed such as SuDS design attenuation ponds, overland 

flood routing, etc. Thus, the proposed development with access to high-quality green communal space 

and introduction of best practice energy efficiency measures as required to meet the Energy Strategy 

and Building Regulations and promoting a compact urban form for ‘less vulnerable areas’ is consistent 

with this national framework. 

3.3.23 Climate Action Plan 2019 

Climate disruption is already having diverse and wide-ranging impacts on Ireland's environment, 

society, economic and natural resources. The Climate Action Plan 2019 sets out an ambitious course 

of action over the coming years to address this issue.  

The Plan notes that the built environment accounted for 12.7% of Ireland’s greenhouse gases in 2017. 

Our buildings are 70% reliant on fossil fuels, including oil fired boilers; over 80% of our homes and 

other buildings assessed for their BER have a rating of C or worse; and the current annual retrofit 

activity for existing stock is far too limited (approximately 23,000, mainly shallow, retrofits). A 

hierarchy of the most cost-effective investments underpin this, including, improving the fabric of 

buildings, district heating, heat pumps and new building standards. 

As such, the proposed development has taken into consideration the Climate Action Plan and 

measures have been included within the design of the development to reduce carbon emissions in 

line with the requirements of the Action Plan. 

3.4 Regional Planning Context  

3.4.1 Regional Spatial & Economic Strategy for the Eastern & Midland Region 

The ‘Regional Spatial and Economic Strategy’ (RSES) was published by the Eastern and Midland 

Regional Assembly. The RSES outlines the long-term regional level strategic planning and economic 
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framework in support of the National Planning Framework for the period 2019-2031. The RSES 

identifies regional assets, opportunities, pressures, and constraints and provides a framework for 

investment to better manage spatial planning and economic development throughout the Eastern & 

Midland Region.  

 
Figure 3-1. Application Site Location within the Dublin Metropolitan Area Strategic Plan’ (MASP) Area under the Regional 
Spatial and Economic Strategy (Eastern & Midland Regional Assembly) 

In conjunction with the NPF, the RSES predicts the Dublin Metropolitan Area under ‘Dublin 

Metropolitan Area Strategic Plan’ (MASP) to experience continued population growth over the period 

2019-2031 with a predicted increase of 250,000. The NPF targets 50% of all housing to be provided 

within or contiguous to the built-up area of Dublin city and suburbs. In order to combat and provide 

for compact residential development, the RSES outlines a number of key Regional Policy Objectives 

that pertain to the NPF targets. The key Regional Policy Objectives applicable to the development 

proposal are the following: 

Regional Policy Objective (RPO) 4.3 – “Support the consolidation and re-intensification of 

infill/brownfield sites to provide high density and people intensive uses within the existing built-

up area of Dublin city and suburbs and ensure that the development of future development areas 

is co-ordinated with the delivery of key water infrastructure and public transport projects.” 

Regional Policy Objective (RPO) 5.4 – “Future development of strategic residential development 

areas within the Dublin Metropolitan area shall provide for higher densities and qualitative 

Application Site 
Location 
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standards as set out in the ‘Sustainable Residential Development in Urban Areas’, ‘Sustainable 

Urban Housing; Design Standards for New Apartments’ Guidelines, and ‘Urban Development and 

Building Heights Guidelines for Planning Authorities’.” 

Regional Policy Objective (RPO) 5.5 – “Future residential development supporting the right 

housing and tenure mix within the Dublin Metropolitan Area shall follow a clear sequential 

approach, with a primary focus on the consolidation of Dublin and suburbs, and the development 

of Key Metropolitan Towns, as set out in the Metropolitan Area Strategic Plan (MASP) and in line 

with the overall Settlement Strategy for the RSES. Identification of suitable residential 

development sites shall be supported by a quality site selection process that addresses 

environmental concerns.” 

The RSES seek to deliver strategic development areas identified in the MASP, located within existing 

settlement development boundaries including locations where there an excellent provision of public 

transport services. The proposed development at Broomfield will provide for a sustainable residential 

development on appropriately zoned lands, in a highly accessible location within the development 

boundary of Malahide which promotes compact urban growth and a good quality of life. It is 

submitted that the provision of a high quality and medium density residential development consisting 

of 415 no. residential units (252 no. houses, 135 no. apartments and 28 no. duplex units) with 1 no. 

childcare facility will assist in achieving the aforementioned objectives and it also complies with the 

pertaining policies and standards. For further details on how the proposed development is in 

accordance with these policies, please refer to the Housing Quality Assessment and Architectural 

Design Statement prepared by MCORM Architects which is included as part of the architectural 

planning packs. 

In relation to Settlement Strategies, Regional Policy Objectives (RPO) 4.1 and 4.2 of the RSES set out 

the rationale and basis for preparing these strategies. RPO 4.1 states: “In preparing Core Strategies for 

development Plans, Local Authorities shall determine the hierarchy of settlements in accordance with 

the hierarchy, guiding principles and typology of settlements in the RSES, within the population 

projections set out in the National Planning Framework to ensure that towns grow at a sustainable 

and appropriate level, by setting out a rationale for land proposed to be zoned for residential, 

employment and mixed-use development across the Region. Core strategies shall also be developed 

having regard to the infill/brownfield targets set out in the National Planning Framework, National 

Policy Objectives 3a-3c.” 

RPO 4.2 states: “Infrastructure investment and priorities shall be aligned with the spatial planning 

strategy of the RSES. All residential and employment developments should be planned on a phased 

basis in collaboration with infrastructure providers so as to ensure adequate capacity for services (e.g., 

water supply, wastewater, transport, broadband) is available to match projected demand for services 

and that the assimilative capacity of the receiving environment is not exceeded.”  

It is submitted that the proposed development on appropriately zoned lands will adhere with the 

policies and objectives of the Regional Spatial and Economic Strategy for the Eastern & Midland 

Regional Assembly area and will contribute to providing additional housing units within the Dublin 

Metropolitan Area. 
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3.4.2 Transport Strategy for the Greater Dublin Area 2016-2035  

This transport strategy provides a framework for the planning and delivery of transport infrastructure 

and services in the Greater Dublin Area (GDA). The purpose of the Strategy is: “To contribute to the 

economic, social and cultural progress of the Greater Dublin Area by providing for the efficient, 

effective and sustainable movement of people and goods.” The core of the strategy seeks the better 

integration of land use planning and transport planning. This can be achieved through the 

consolidation of development into higher order centres. In terms of the provision of housing, the 

strategy seeks to directly enable the sustainable development of strategically important residential 

sites, particularly in Metropolitan Dublin, where demand is highest. 

The proposed development at Broomfield seeks to develop on appropriately zoned lands, in a highly 

accessible location within the development boundary of Malahide. The application site is also located 

within walking distance of a Dublin Bus stop located along R107 Malahide Road to the west of the 

application site and the R124/Church Road to the east of the application site and is located within 1km 

(closest point) to 2km (furthest point) of Malahide DART station. It is considered that the proposed 

application will represent an appropriate form of development in the context of supporting the vision 

and objectives of the Transport Strategy for the Greater Dublin Area 2016-2035. 

3.5 Local Planning Context  

3.5.1 Fingal Development Plan 2017-2023 

3.5.1.1 Overarching Considerations 

The subject site is located within the functional area of Fingal County Council. The development of the 

site is therefore informed by the policies and objectives of the Fingal County Council Development 

Plan. The policies and objectives of the Development Plan are underpinned by the following vision: 

“Within the next 25 to 30 years, Dublin will have an established international reputation as one of 

Europe’s most sustainable, dynamic, and resourceful city regions. Dublin, through the shared 

vision of its citizens and civic leaders, will be a beautiful, compact city, with a distinct character, a 

vibrant culture, and a diverse, smart, green, innovation-based economy. It will be a socially 

inclusive city of urban neighbourhoods, all connected by an exemplary public transport, cycling 

and walking system and interwoven with a quality bio-diverse green space network. In short, the 

vision is for a capital city where people will seek to live, work, experience, invest and socialise, as 

a matter of choice.”  

3.5.1.2 Core Strategy  

Fingal Development Plan 2017-2023 

The purpose of the Core Strategy is to articulate a medium-to-longer term quantitatively based 

strategy for the spatial development of the area of the Planning Authority and in doing so, to 

demonstrate that a Development Plan and its policies and objectives are entirely consistent with 

national and regional policies and strategies. 
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Malahide has been identified as a Moderate Sustainable Growth Town in the Development Plan. The 

County Plan notes that Malahide has experienced population growth in recent years and is served by 

high-capacity public transport links to Dublin City.  

The vision of the Fingal Development Plan is to grow the county in a long-term sustainable way as it 

enters a period of economic and population growth. The plan states, “the emphasis of this Plan is to 

continue to consolidate the existing zoned lands and to maximise the efficient use of existing and 

proposed infrastructure. In this way the Council can ensure an integrated land use and transport 

strategy in line with national and regional policy. […]. The development of larger areas of residential 

or mixed-use lands will only take place subject to the necessary infrastructure being available and to 

this end will be subject to a Local Area Plan. It is through the LAP process that, within the towns and 

villages, the detailed phasing and distribution of housing will be determined in line with the population 

and housing targets established at a strategic level.”  

In this instance, the subject site is located on appropriately zoned lands within the development 

boundary of Malahide ensuring the development of these lands is consistent with development plan 

policy. The Development Plan estimates that 1,114 residential units can be produced within Malahide. 

The proposed development provides for an overall net density of c. 37.5 dwellings per hectare (net 

developable area is 11.1 hectares when the access road is omitted), in accordance with the objectives 

of the Development Plan and national policy guidance. 

With regards to the housing strategy as set out within the Development Plan, there are three core 

principles which inform and guide the core strategy which are as follows:  

• “To ensure Fingal County Council provides for the development of sufficient housing to meet its 

obligations as set out in the Regional Planning Guidelines. 

• To identify the existing and likely future need for housing in the area of the Development Plan. 

• To ensure that sufficient zoned lands are provided to meet the needs of the different categories 

of households.” 

It is submitted that the proposed development at Malahide is consistent with the housing strategy as 

it will assist in the delivery of housing, of a sustainable density on appropriately zoned lands, in a highly 

accessible location within the development boundary of Malahide. The application site is also located 

within walking distance of a Dublin Bus stop located along R107 Malahide Road to the west of the 

application site and the R124 Church Road to the east of the application site and is located within 1km 

(closest point) to 2km (furthest point) of Malahide DART station whilst providing a variety of unit types 

and mixed tenures for all, in a high-quality, vibrant community setting. 

Fingal Development Plan 2017-2023 Variation no. 2 

This Variation No. 2 (adopted) to the Fingal Development Plan 2017-23 seeks to respond to the 

changes in National and Regional planning policy, namely the publication of the National Planning 

Framework (NPF) in 2018 and the Eastern and Midland Regional Assembly (EMRA) Regional Spatial 

and Economic Strategy (RSES) in 2019. The NPF includes a National Strategic Outcome (NSO) to 

achieve compact growth and consolidation of Ireland’s cities as a top priority. Under the adopted 

variation, Malahide is listed as a ‘Self-Sustaining Town’ with the remaining capacity for residential 
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units of 956 units (Table 2.4) of the potential 43,104 units for the county. The key tenet of the overall 

Settlement Strategy is the continued promotion of sustainable development through positively 

encouraging consolidation and densification of the existing urban built form - and thereby maximising 

efficiencies from already established physical and social infrastructure.  

 
Figure 3-2. Residential Capacity under Fingal Development Plan 2017-2023, updated as of September 2019 

Set out under Objective SS02 of the Fingal Development Plan, Fingal County Council seeks to: 

 “Ensure that all proposals for residential development accord with the County’s Settlement 

Strategy and are consistent with Fingal’s identified hierarchy of settlement centres.” 

With respect to the timing and sequencing of planning applications in the area, there may be a possible 

material contravention of the proposed scheme with the Core Strategy of the Development Plan. An 

overview of the applications on housing provision in the area, mainly lodged through the SHD process, 

expects that an overall total of 646 no. units to be potentially delivered in Malahide up to 2023. This 

includes Seamount Road SHD providing for 142 no. dwellings (TA06F.305991 - granted permission on 

20/03/2020), Auburn House SHD providing for 368 no. dwellings (TA06F.309907 - in the pre-

application stage), Lamorlaye, Back Road SHD providing for 102 no. dwellings (TC06F.310125 - in the 

pre-application stage), and Streamstown Lane development providing for 34 no. dwellings 

(PL06F.301848 - granted permission on 03/12/2018). Thus, there is still a remaining capacity of 310 

no. residential units to be delivered in the area. This is further discussed in the Statement of Material 

Contravention prepared by Downey and enclosed under a separate cover with the application, which 

we invite the Board to refer to.  
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The variation notes that, “Self-Sustaining Towns are towns that require contained growth, focusing on 

driving investment in services, employment growth and infrastructure whilst balancing housing 

delivery.” As a Self-Sustaining Town, Malahide has an important role within the Metropolitan Area and 

should continue to develop as a self-sustaining centre through the provision of a range of facilities to 

support the existing and new populations. Development in these towns should focus on consolidation 

and inclusion of policies in relation to improvements in services and employment provision. Objective 

ED85 of the variation to the Development Plan seeks to: 

“Ensure that settlements and locations within the Metropolitan Area pursue development 

policies of consolidation and maximise their economic strengths and competitive 

advantages such as tourism and marine sectoral activities in Malahide and Howth, while 

the lands within the southern part of the County maximise their economic potential through 

the strong functional linkages to the M50.” 

As stated in the adopted variation, “Malahide is considered a Self-Sustaining Town within the RSES 

definitions. It is a coastal town with a high quality built and natural environment. Integral to its 

character and its exceptional amenity offer is Malahide Castle and Demesne and its coastal 

environment, the tourism offer being enhanced by excellent public transport accessibility. It is 

envisaged that Malahide will develop as a self- sustaining centre through the provision of a range of 

facilities to support the existing and new populations. In order for this to be achieved, it is vital that 

the urban role of Malahide be strengthened, and development consolidated within the town. There is 

a strong built heritage with four Architectural Conservation Areas (ACAs) in the town. The natural 

heritage of Malahide Estuary, a European Site, is designated through a Special Area of Conservation 

(SAC) and a Special Protection Area (SPA) and future development must respect the natural heritage 

sensitivities.” 

The Development Strategy for Malahide seeks to promote the planned and sustainable consolidation 

of the existing urban form and the sensitive promotion of amenities. The need to upgrade and support 

the development of the core as a town centre will be balanced with the need to conserve its 

appearance as an attractive, historic village settlement and to retain the existing amenities of the area, 

being cognisant of its proximity to an ecologically sensitive coastline including European Sites. 

It is submitted that the proposed development of 415 units complies with the objectives of the 

proposed variation to promote sustainable development through densification of the existing urban 

form. In this regard the lands are served by existing bus stops and indeed are within 1km (closest 

point) to 2km (furthest point) from Malahide DART Station. The provision of 415 no. units will seek to 

ensure the objectives for Malahide as a self-sustaining town are achieved but may exceed the 

remaining capacity of 956 units as set out in the Adopted Variation No. 2 to Fingal County 

Development Plan 2017-2023. 
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3.5.1.3 Movement and Transport   

In relation to movement and transport, the Development Plan states that it will: 

• Promote and facilitate movement to, from, and within the County of Fingal, by integrating land 

use with a high quality, sustainable transport system that prioritises walking, cycling and public 

transport.  

• Provide an appropriate level of safe road infrastructure and traffic management, in particular to 

support commercial and industrial activity and new development. 

• Work with all relevant stakeholders to seek a reduction in greenhouse gas emissions from 

transport. 

Some of the policies and objectives in this regard include: 

Objective MT01 – “Support National and Regional transport policies as they apply to Fingal. 

In particular, the Council supports the Government’s commitment to the proposed new 

Metro North and DART expansion included in Building on Recovery: Infrastructure and 

Capital Investment 2016-2021. The Council also supports the implementation of sustainable 

transport solutions.” 

Objective MT02 – “Support the recommendations of the National Transport Authority’s 

Transport Strategy for the Greater Dublin Area 2016-2035 to facilitate the future 

sustainable growth of Fingal.” 

Objective MT03 – “Implement Smarter Travel – A Sustainable Travel Future policy and work 

to achieve the Key Goals set out in this policy.” 

Objective MT04 – “At locations where higher density development is being provided, 

encourage the development of car-free neighbourhoods, where non-motorised transport is 

allowed and motorised vehicles have access only for deliveries but must park outside the 

neighbourhood, creating a much better-quality public realm with green infrastructure, 

public health, economic and community benefits.” 

It is submitted that the proposed development at Malahide is consistent with these policies and 

objectives. This additional development in Malahide will ensure walking and cycling are viable options 

for the community, with the area also very well served by existing public transport infrastructure 

(Dublin Bus Stop & DART station located within 1km (closest point) to 2km (furthest point) of 

application site), all of which will ensure that the future population utilise sustainable public transport 

and active travel options rather than car transport.  

3.5.1.4 Land Use Zoning   

Under the current Fingal County Council Development Plan, the subject site is zoned “RA – Residential 

Area” which seeks: “Provide for new residential communities subject to the provision of the necessary 

social and physical infrastructure.” 

The vision for the “RA – Residential Area” seeks to: 
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“Ensure the provision of high quality new residential environments with good layout and 

design, with adequate public transport and cycle links and within walking distance of 

community facilities. Provide an appropriate mix of house sizes, types, and tenures in order 

to meet household needs and to promote balanced communities.” 

 
Figure 3-3. Fingal County Council Land Use Zoning Map, 2017-2023 (Lands outlined in red) 

Under the RA zoning, the following uses are permitted in principle.  

Uses Permitted in Principle under the RA Land Use Zoning 

Amusement Arcade9; Bed and Breakfast; Betting Office9; Childcare Facilities; Community Facility; Education; 
Funeral Home/Mortuary9; Guest House; Health Centre; Health Practitioner; Hospital; Office Ancillary to 
Permitted Use; Office ≤ 100sqm9; Office>100sq.m. and, 1,000sqm11; Open Space; Place of Worship; Public 
House9; Public Transport Station; Recreational Facility/Sports Club; Residential; Residential Care 
Home/Retirement Home; Restaurant/Cafe9; Retail-Local < 150 sqm nfa; Retail – Convenience ≤ 500 sqm nfa9; 
Retail – Comparison ≤ 500 sqm nfa9; Retail – Supermarket ≤ 2,500 sqm nfa9; Retirement Village; Sheltered 
Accommodation; Sustainable Energy Installation; Taxi Office; Traveller Community Accommodation; Utility 
Installations; Veterinary Clinic.  
9 In a local centre only  
11 Only located in a local centre and of a scale appropriate to that centre 

Table 3-2. Permitted Uses under the RA Land Use Zoning 

Therefore, the proposed development of residential units and 1 no. childcare facility are permitted in 

principle under the zoning objectives pertaining to the subject lands. 
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3.5.1.5 Site Specific Objectives and Designations 

Masterplan 

The subject lands at Broomfield, whilst zoned for residential development, are also located in an area 

marked M.P 9B (Broomfield Masterplan) and therefore are subject to the preparation of a Masterplan.  

The Fingal County Development Plan 2017-2023 notes that the policies of the Plan will be further 

developed at a local level through the preparation of Masterplans with further elaboration in relation 

to the roles of masterplans noting that:  

“Masterplans are assigned to particular areas to ensure the best policy response is in place 

to facilitate development in a planned, coordinated and sustainable manner.” 

Section 11.3 of the Development Plan sets out that: 

“The preparation of Masterplans will assist in achieving quality developments in terms of, 

inter alia, urban design, structure, delivery of community/amenity facilities and 

permeability. The Fingal Development Plan will identify large or key sites that will require 

the preparation of approved Masterplans and subsequent planning applications will be 

required to adhere to the approved Masterplans. Masterplans will be subject to a public 

consultation process and presentation to the Elected Members of the Planning Authority for 

agreement. The use of Masterplans has not been confined to residentially zoned lands; 

Masterplans have also been sought for lands intended for other land uses. The Planning 

Authority considers Masterplans as an effective means of guiding new development and 

providing essential social and physical infrastructure in a phased and sustainable manner.” 

Objective PM14 of the Fingal County Development Plan 2017 -2023 seeks to: 

“Prepare Masterplans for areas designated on Development Plan maps in co-operation with 

relevant stakeholders, and actively secure the implementation of these plans and the 

achievement of the specific objectives indicated.” 

Chapter 3, Section 3.2 of the Development Plan sets out the following guidance on the form that 

Masterplans should take: 

“Each Masterplan shall consist of a written statement and a plan or series of plans indicating 

the objectives in such detail, as may be determined by the Planning Authority for the proper 

planning and sustainable development of the area to which it applies to include, inter alia, 

the following details: 

• Proposals in relation to the overall design of the proposed development including 

house types and mix of housing units, maximum heights, external finishes of 

structures and the general appearance and design, including that of the public realm. 

• The types and extent of any proposed development indicating how these uses 

integrate with surrounding development and land uses.  
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• Proposals in relation to transportation including public transportation and non-

motorised modes, vehicular roads layout and access arrangements, loading / 

unloading provision, the provision of parking spaces and traffic management.  

• Proposals in relation to the provision of services in the area including the provision of 

waste and sewerage facilities and water, electricity, and telecommunications 

services, oil, and gas pipelines, including storage facilities for oil and gas.  

• The element of residential development shall include proposals relating to the 

provision of amenities, facilities and services for the community including crèches and 

other childcare services, community, and resource centres.  

• The facilitation of public access to the proposed amenity areas located within the Plan 

boundaries and beyond. 

• To make provision for sport and recreational infrastructure commensurate with the 

needs of the development as an integral element of their proposals.” 

Objective Malahide 11 in Chapter 4 of the Development Plan states that it is an objective to: 

“Prepare and/or implement the following Masterplans during the lifetime of this Plan:  

• Broomfield Masterplan (see Map Sheet 9, MP 9.B)” 

To date a Masterplan has not been prepared or adopted for the Broomfield lands by Fingal County 

Council. This provides that the proposed development may be considered to potentially materially 

contravene Objective PM14 and Objective Malahide 11 of the Fingal County Development Plan in that 

a Masterplan has not yet been prepared and/or adopted for the Broomfield lands by Fingal County 

Council. However, the masterplan area is already largely built out and/or approved at this stage with 

the exception of subject site. The making of this application effectively constitutes the masterplan 

lands as the lands comprise the remaining lands available for development under the Broomfield 

Masterplan designation.  

Therefore, with respect to the current circumstances of the lands and by matters of planning 

permission precedent, Downey are of the professional opinion that the foregoing objectives appear 

superfluous. To better demonstrate this, the Fingal Development Plan was adopted back in 2017, with 

Fingal County Council recently commencing the review process of this Development Plan on 12th 

March 2021. These specific objectives have also been superseded by virtue of planning permission 

decisions and development that have occurred in the area since 2017. The Statement of Material 

Contravention enclosed under a separate cover with this application provides the justification for the 

granting of permission for the development of the lands at Back Road, Broomfield in the absence of 

the preparation and adoption of the Broomfield Masterplan, which we invite the Board to refer to.  

It is also important to note that the masterplan layout and supporting documentation enclosed with 

this application sets out the proposed development’s compliance with the specific objectives for the 

masterplan which are set out under Objective Malahide 11 including connections to adjoining lands, 

provision of public open space, etc. The Architectural Design Statement which is enclosed under 

separate cover sets out the site analysis for the entire masterplan lands. The Masterplan lands include 

recent development at Ashwood Hall and Brookfield. Since the masterplan was identified in the Fingal 

Development Plan many of the sites within the identified masterplan area have already been 
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developed, are subject to live planning applications, or are currently under construction. Please refer 

to the enclosed supporting documentation which sets out the design principles for the development 

of the Masterplan lands in the context of the specific policies and objectives for the lands as set out in 

the Fingal County Development Plan 2017-2023.  

Dublin Airport Noise Zones & Public Safety Zone 

The Fingal Development Plan 2017-2023 seeks to minimise the adverse impact of noise without 

placing unreasonable restrictions on development and to avoid future conflicts between the 

community and the operation of the airport. Variation no. 1 of the Development Plan introduces three 

noise buffer zones for Dublin Airport, replacing the previous Inner Noise Zone and Outer Noise Zone, 

with Noise Zones A, B, and C.  

Objective DA07 of the Fingal Development Variation no. 1 seeks: 

“Strictly control inappropriate development and require noise insulation where appropriate in 

accordance with table 7.2 above within Noise Zone B and Noise Zone C and where necessary in 

Assessment Zone D, and actively resist new provision for residential development and other noise 

sensitive uses within Noise Zone A, as shown on the Development Plan maps, while recognising 

the housing needs of established families farming in the zone. To accept that time based 

operational restrictions on usage of a second runway are not unreasonable to minimize the 

adverse impact of noise on existing housing within the inner and outer noise zone.” 

With respect to the Dublin Airport Noise Zones and as illustrated in the Figure below, the majority of 

the subject site is located within the Noise Zone C, and a small portion of the site in the southern ends 

is located in the Noise Zone B.  

 
Figure 3-4. Dublin Airport Noise Zones extracted from the Development Plan (approximate boundaries of the subject site 
outlined in dashed black line) 

It is the Objective of the Fingal Development Plan Variation no. 1 for Noise Zone C: 
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“To manage noise sensitive development in areas where aircraft noise may give rise to 

annoyance and sleep disturbance, and to ensure, where appropriate, noise insulation is 

incorporated within the development. 

Noise sensitive development in this zone is less suitable from a noise perspective than in 

Zone D. A noise assessment must be undertaken in order to demonstrate good acoustic 

design has been followed. 

The noise assessment must demonstrate that relevant internal noise guidelines will be met. 

This may require noise insulation measures.  

An external amenity area noise assessment must be undertaken where external amenity 

space is intrinsic to the development’s design. This assessment should make specific 

consideration of the acoustic environment within those spaces as required so that they can 

be enjoyed as intended. Ideally, noise levels in external amenity spaces should be designed 

to achieve the lowest practicable noise levels.  

Applicants are strongly advised to seek expert advice.” 

Also, it is the Objective of the Fingal Development Plan Variation no. 1 for Noise Zone B: 

“To manage noise sensitive development in areas where aircraft noise may give rise to 

annoyance and sleep disturbance, and to ensure noise insulation is incorporated within 

the development.  

Noise sensitive development in this zone is less suitable from a noise perspective than in 

Zone C. A noise assessment must be undertaken in order to demonstrate good acoustic 

design has been followed.  

Appropriate well-designed noise insulation measures must be incorporated into the 

development in order to meet relevant internal noise guidelines.  

An external amenity area noise assessment must be undertaken where external amenity 

space is intrinsic to the developments design. This assessment should make specific 

consideration of the acoustic environment within those spaces as required so that they can 

be enjoyed as intended. Ideally, noise levels in external amenity spaces should be designed 

to achieve the lowest practicable noise levels.  

Applicants must seek expert advice.” 

On the other hand, the Fingal Development Plan Variation no. 1 outlines Broomfield amongst 

townlands which Assessment Zone D applies to.  

“To identify noise sensitive developments which could potentially be affected by aircraft noise 

and to identify any larger residential developments in the vicinity of the flight paths serving the 

Airport in order to promote appropriate land use and to identify encroachment.  

All noise sensitive development within this zone is likely to be acceptable from a noise 

perspective. An associated application would not normally be refused on noise grounds, however 

where the development is residential-led and comprises non-residential noise sensitive uses, or 
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comprises 50 residential units or more, it may be necessary for the applicant to demonstrate that 

a good acoustic design has been followed.  

Applicants are advised to seek expert advice.” 

This Strategic Housing Development application is accompanied by a Noise Assessment Report 

prepared by AWN Consulting Ltd., which demonstrates the proposed development is compliant with 

the relevant standards in the Fingal Development Plan Variation no. 1, and good acoustic design has 

been followed in the design process.  

Moreover, it has been recognized that the incidence of aircraft accidents is the highest in the 

immediate vicinity of busy runways. To address the risk of an aircraft accident to people on the ground, 

Public Safety Zones (PSZ) are established around the runways. PSZs are areas of land at the end of the 

runways at the busiest airports, within which development is restricted in order to control the number 

of people on the ground at risk of death or injury in the event of an aircraft accident on take-off or 

landing. It is a specific objective to adhere with the following: - 

Objective DA14 – “Review Public Safety Zones associated with Dublin Airport and implement the 

policies to be determined by the Government in relation to these Public Safety Zones.” 

Objective DA15 – “Take into account relevant publications issued by the Irish Aviation Authority 

in respect of the operations of and development in and around Dublin Airport.” 

Objective DA16 – “Continue to take account of the advice of the Irish Aviation Authority with 

regard to the effects of any development proposals on the safety of aircraft or the safe and 

efficient navigation thereof.” 

The blue lines in the Figure below depict the outer PSZ, whereas the yellow lines represent the inner 

PSZ. The southern portion of the Broomfield development lies within the outer PSZ.  

 
Figure 3-5. PSZ at Dublin Airport extracted from the Aviation Safety Assessment accompanied by the Application for the 
Proposed Development  
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As per the Environmental Resources Management (ERM) Ireland, 2003 “In some cases, permitted 

developments are restricted to a maximum density of persons. This density is expressed as the number 

of persons per half hectare. A half hectare was chosen as this approximates the average maximum 

aircraft crash area. The maximum density should be applied to any single half hectare within which 

the proposed development is located.” And therefore, the southern portion of the Broomfield SHD 

application site is restricted to a maximum occupancy of 60 persons in any ½ hectare. 

This Strategic Housing Development application is accompanied by an Aviation Safety Assessment 

prepared by Cyrrus Ltd., which demonstrates: 

• The latest layout revision assessed within this report fully complies with the published Aviation 

Public Safety Zone requirements;  

• Of the identified ½ hectare grid squares, none exceed the stated maximum population density of 

>60 persons per ½ hectare;  

• This development does not compromise the population density of pre-existing dwellings;  

• Provided that the Fingal Development Plan and Regional Spatial and Economic Strategy (RSES) 

are implemented as published, the housing occupancy rate in Fingal should decrease over the 

coming years as more housing stock comes online, thereby ensuring ongoing compliance.  

The proposed Strategic Housing Development on lands at Back Road, Broomfield, Malahide, Co. Dublin 

seeks permission for a total of 415 no. residential units with ancillary amenity facilities (gym and 

concierge), 1 no. childcare facility and associated car and bicycle parking.  

Therefore, Downey are of the professional opinion that the proposed development complies with the 

requirements of the Aviation Public Safety Zone, and the provisions for the density stipulated in the 

ERM report, and therefore, is considered to be consistent with the relevant policy and planning 

framework. For further details in this regard, please refer to the Noise Chapter prepared by AWN 

Consulting Ltd. and enclosed with the application. 

3.5.1.6 Development Management Standards  

Chapter 12 of the Fingal County Development Plan sets out development standards and criteria that 

form the policies and objectives of the Development Plan to ensure that development occurs in an 

orderly and efficient manner and that it is in accordance with proper planning and sustainable 

development. The following section assesses the main set of standards and criteria required for high-

quality sustainable development.  

Table 3-3. Compliance with Chapter 12 – Development Management Standards 

Criteria Compliance 

12.1 Background 

Pre-Planning 

On 25/08/2020, Downey and the applicant engaged in a pre-application 

consultation meeting with representatives of Fingal County Council regarding 

the proposed Strategic Housing Development on lands at Back Road, 

Broomfield, Malahide, County Fingal.  
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On 27/04/2021, Downey and the applicant engaged in a pre-application 

consultation meeting with representatives of An Bord Pleanála and Fingal 

County Council regarding the proposed development as part of a Stage 2 

consultation meeting. On 04/05/2021, An Bord Pleanála issued the notice of 

pre-application consultation opinion for the proposed development, under 

case reference ABP-308804-20.  

For the detailed response to this opinion and to source the requested 

information within the application documentation, please refer to the 

“Statement of Response to An Bord Pleanála’s Pre-Application Consultation 

Opinion” prepared by Downey. 

12.2 Common Principles for all Planning Applications 

Access for All 

It is noted that the design of the proposed development has taken cognisance 

of people with reduced mobility through the provision of universally accessible 

dwelling units as well as readily adaptable dwellings.  

It is submitted that inclusivity and access have fully influenced the design of the 

scheme, as follows: 

- The development will be fully Part M compliant with easy access. Physical and 

visual barriers have been avoided and full passive surveillance has been 

designed into overlook all public realm areas. Street layouts, footpath 

arrangements, street and verge planting combine to allow pedestrians and 

cyclists easily navigate the scheme through the different character areas 

proposed and connecting into the adjacent Ashwood and Brookfield schemes 

currently under construction. 

- The provision of 1 to 5-bed units in a proportioned mix will include a wide 

diversity of households, bringing a new inclusive community at Malahide. 

- An adequate compliance with Part V, delivering over 10%. Please refer to 

architectural drawings for further detail on the Part V plan. 

The proposed development is also submitted to be designed in accordance with 

the recommendations of ‘Buildings for Everyone’ 2002 published by the 

National Disability Authority and Technical Guidance Document M Access and 

Use of the Building Regulations 2010. 

For further details in this regard, please refer to Universal Access Statement 

prepared by MCORM Architects and submitted as part of this application.  

Green Infrastructure 

The proposed development provides for an overall of c. 1.35 ha public open 

space, comprising of both Class 1 and 2 public open spaces, as specified within 

the Fingal Development Plan. With respect to the developable site area of 11.1 

ha, this would provide for 12% public open space provision which exceeds the 

threshold envisaged in the Development Plan. It is noted that this calculation 

does not include the additional 0.55 ha Green Route/Cycle Link. 

The proposed scheme would also benefit from green infrastructure conceived 

for Ashwood Hall, with intuitive and clear connections to the park located east 

side, which will be a reference as a central open space when the northern lands 

are developed, and thus generating a strong relationship between the 

surrounding green systems and the future internal open space network 

envisaged. Regarding the southern lands, potential clear linkages with 

Hazelbrook (West) and Brookfield (North) are observed. A completion of 
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neighbouring urban patterns within this southern subject site, with a reliance 

on linked landscaped open spaces and pocket parks, is envisioned.  

Finally, the natural hedgerow and tree boundary along the Dublin-Belfast 

railway is a promising opportunity to design a linear park which, in addition, 

would work as an acoustic barrier against train traffic for the adjacent housing 

cells.  

For further information in this regard, please refer to the detailed landscaping 

proposals prepared by KFLA Landscape Architecture. 

Sustainable Design 

Efficiency through design has been achieved in the macro scale in terms of 

layout and site configuration with good attention to detailing of the individual 

dwelling plan forms providing energy efficiency and reduced lifetime running 

costs of the overall scheme. Efficient planning and design have also been 

brought into the layouts of the individual dwelling units planned, along with 

apartments and duplex units. 

The design brief was set to create an exemplar of sustainable design to ensure 

all new development can be delivered in a manner that protects and enhances 

the biodiversity of the local environment, mitigates climate change, and 

delivers high energy efficiency in accordance with NZEB strategies. 

Environmental Impact 

Assessment 

Given that 415 no. units are proposed and indeed noting that the application 

site extends to an overall of c. 12.5 hectares within what can be considered a 

built-up area, an Environmental Impact Assessment Report has been prepared 

as part of the proposed application. Please refer to the enclosed EIAR which 

assesses the overall development and is enclosed with this SHD application for 

the consideration of the Board. 

Screening for Appropriate 

Assessment 

An Appropriate Assessment Screening report has been carried out by Faith 

Wilson Ecological Consultants as part of this SHD application. A Natura Impact 

Statement has also been prepared. Please refer to the enclosed Screening 

Report for Appropriate Assessment and Natura Impact Statement prepared by 

Faith Wilson Ecological Consultants for further details. 

12.3 Design Criteria for Urban Development 

High Quality Urban 

Design 

The Development Plan defines several objectives to support high-quality urban 

design. It will allow the creation of accessible places where people want to live, 

work, and spend time. It is the policy of the Council to ensure all development 

is of a high-quality design and promotes the achievement of accessible, safe, 

and sustainable built and natural environments, which reflect the special 

character and heritage of the County and its varied townscapes and landscapes. 

Design principles are based on the ‘Sustainable Residential Development in 

Urban Areas – Guidelines for Planning Authorities’ and ‘Best Practice Urban 

Design Manual.’ Which contains twelve design principles to be applied to all 

developments with Objective DMS03 requiring: 

 “Submit a detailed design statement for developments in excess of 

5 residential units or 300 sqm of retail/commercial/office 

development in urban areas. The design statement is required to: 

▪ Explain the design principles and design concept. 

▪ Demonstrate how the twelve urban design criteria (as per the 

'Urban Design Manual - A Best Practice Guide’) have been taken 

into account when designing schemes in urban areas. Each of 
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the twelve criteria is of equal importance and has to be 

considered in an integrated manner. 

▪ Outline how the development meets the Development Plan 

Objectives, and the objectives of any Local Area Plan, 

Masterplan, Urban Centre Strategy, Framework Plan, or other 

similar Plan affecting the site. 

▪ Include photographs of the site and its surroundings. 

▪ Include other illustrations such as photomontages, 

perspectives, sketches. 

▪ Outline detailed proposals for open space and ensure the 

provision of open space is designed in from the beginning when 

designing a new scheme. 

▪ Outline a detailed high-quality open space and landscape 

design plan including specifications, prepared by suitably 

qualified professionals. 

▪ Outline how Green Infrastructure integrates into the scheme.” 

In accordance with the aforementioned objective, an Architectural Design 

Statement has been prepared by MCORM Architects which sets out the 

proposed development’s compliance with the 12 Urban Design criteria and 

how the proposed development accords with the requirements of Objective 

DMS03. Please refer to the enclosed Architectural Design Statement and 

associated drawings prepared by MCORM Architects for further information in 

this regard. Please also refer to the detailed landscaping proposals prepared by 

KFLA Landscape Architecture. 

12.4 Design Criteria for Residential Development 

Residential Zoning 

Under the current Fingal County Council Development Plan, the subject site is 

zoned “RA – Residential Area” which seeks: “Provide for new residential 

communities subject to the provision of the necessary social and physical 

infrastructure.” 

It is also submitted that the proposed development of residential units and 1 

no. childcare facility are permitted in principle under the zoning objectives 

pertaining to the subject lands.  

The Fingal Development Plan 2017-2023 states that some RA zoning areas, as 

the case in this instance, will be subject to either a Local Area Plan or a 

Masterplan. Thus, it is an objective of the Development Plan to prepare/ 

implement a Masterplan for Broomfield during the lifetime of the Development 

Plan under ‘Objective Malahide 11’.  

A layout and supporting documentation have been prepared and accompanies 

this SHD application. The Architectural Design Statement sets out the design 

principles for the overall lands at Broomfield. It is important to note that the 

lands at Broomfield subject to this SHD, represent the final developable lands 

subject to the designation. Also, please refer to the Statement of Material 

Contravention for further details on the Masterplan.  

Mix of Dwelling Types 

The Development Plan states that the dwelling mix in any residential scheme 

should provide a balanced range of dwelling types and sizes to support a variety 

of household types. In this regard, the proposed development provides for 

provision 415 no. residential units (252 no. houses, 135 no. apartments and 28 

no. duplex units) with ancillary amenity facilities (gym and concierge) and 1 no. 
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childcare facility provides for a variety of unit types encompassing a mix of one, 

two and three bed apartments, two, three, four and five bed houses, one, two 

and three bed duplex units, all of which provide for a mix and variety of units 

types in accordance with the Development Plan and indeed the mix 

requirements as set out within the ‘Design Standards for New Apartments 

Guidelines for Planning Authorities’ and the ‘Delivering Homes, Sustaining 

Communities: Statement on Housing Policy’. 

Whilst there are different apartment unit types and different house unit types 

provided, in terms of bedroom provision, it is also important to note that within 

these units, there is a significant amount of diversity in terms of size, layout, 

storage, aspect, room dimensions, etc. This ensures that the proposed 

development provides for the various needs of potential future residents and 

that it is a sustainable form of residential development which can cater for all 

age demographics and is adaptable and flexible for their future needs, be it, 

single professionals, young couples, small young families, older families, the 

elderly, those looking to downsize, etc. 

Residential Density & 

Height 

The Development Plan provides that the number of dwellings to be provided 

on a site should be determined with reference to the ‘Sustainable Residential 

Development in Urban Areas – Guidelines for Planning Authorities’ (2009). As a 

general principle and to promote sustainable forms of development, higher 

residential densities will be promoted within walking distance of town and 

district centres and high-capacity public transport facilities. In this regard, the 

proposed development provides for a sustainable development with an overall 

net density of c. 37.4 dwellings per hectare (net developable area is 11.1 ha 

when the access road is omitted), on appropriately zoned lands, in a highly 

accessible location within the development boundary of Malahide and 

therefore accords with the density requirements of both the Development Plan 

and national guidelines. 

It is also noted that the Development Plan requires that Masterplans be 

prepared by Fingal County Council for the designated lands. The subject lands 

are designated for the preparation of the Broomfield Masterplan. However, 

such a masterplan has yet to be prepared for the lands under Objective PM14 

and PM15. For further details in this regard, please refer to the enclosed 

Statement of Material Contravention prepared by Downey.  

Apartment Development 

The ‘Design Standards for New Apartments Guidelines for Planning Authorities’ 

have superseded the design standards for apartments as set out in the 

Development Plan. With regards to Dual Aspect the proposed development 

provides for 60% dual aspect units within the proposed apartment units in 

accordance with Objective DMS20 of the Development Plan. 

The apartment floor areas are also in accordance with the ‘Design Standards 

for New Apartments Guidelines for Planning Authorities’ as set out in the 

enclosed Architectural Design Statement and Housing Quality Assessment 

(HQA) prepared by MCORM Architects. Please refer to the enclosed report for 

full details on the proposed development’s compliance with standards for 

apartment developments.  

Quantitative Standards 
The development proposal adheres with the Quality Housing for Sustainable 

Communities; Best Practice Guidelines for Delivering Homes and Sustaining 

Communities (DEHLG, 2007) and Sustainable Urban Housing: Design Standards 
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for New Apartments Guidelines for Planning Authorities (DEHLG, 2018) when 

assessing proposals for apartment development.  

Please refer to the Accommodation Schedule and Architectural Design 

Statement prepared by MCORM Architects for compliance in this regard. 

Separation Distances 

Appropriate separation distances between dwellings have been provided. 

Furthermore, sufficient separation between side gables has also been provided 

for in accordance with Objective DMS28 & DMS29 of the Development Plan. 

Daylight, Sunlight and 

Overshadowing 

Objective DMS30 of the Development Plan requires that all new residential 

units comply with the recommendations of ‘Site Layout Planning for Daylight 

and Sunlight: A Guide to Good Practice’ (B.R.209, 2011) and B.S. 8206 ‘Lighting 

for Buildings, Part 2 2008: Code of Practice for Daylighting’ or other updated 

relevant documents.  

For further details in this regard, please refer to the Daylight & Sunlight 

Assessment as provided for by Digital Dimensions accompanying this SHD 

application.  

Acoustic Privacy 

Objective DMS31 of the Fingal County Development Plan requires that sound 

transmission levels in semi-detached, terraced, apartments and duplex units 

comply as a minimum with the 2014 Building Regulations Technical Guidance 

Document Part E or any updated standards.  

It is submitted that the proposed development will comply with Objective 

DMS31 of the Development Plan in this regard. 

Open Plan Estates 

The removal of the exempted development rights is subject to agreement with 

the Planning Authority and An Bord Pleanála as part of a condition to the 

granting planning permission. 

Gated Communities 

Objective DMS32 of the Fingal County Development Plan prohibits proposals 

that would create a gated community for any new residential developments. It 

is viewed that the proposed development is not a ‘gated community’ and will 

adhere with Objective DMS32 of the Development Plan in this instance. 

Management Companies 

and Facilities for 

Apartment Developments 

Outlined in the Development Plan, higher-density apartment type 

development will require a management company to maintain 

communal areas. It is a specific objective to adhere with the following: - 

Objective DMS33 - Require properly constituted management companies in 

apartment type schemes are set up and necessary management structures are 

put in place for the benefit of the residents.  

Objective DMS34 - Provide in high density apartment type schemes in excess of 

100 units facilities for the communal use of residents as deemed appropriate by 

the Council.  

Objective DMS35 - Require the provision of communal laundry rooms and 

storage facilities in high density apartment type developments where deemed 

appropriate. 

The proposed apartments within the scheme will be privately managed by the 

establishment of a management company. This management company will be 

responsible for maintaining the external appearance of the apartments, 

maintaining the internal and external communal spaces, bins management, etc. 
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It is also important to note that the public parks and main roads are proposed 

to be taken in charge by Fingal County Council.  

For information in this regard, please see the enclosed pertaining drawing 

prepared by MCORM Architects.  

Refuse Storage and Bins 

The proposed development provides for convenient and well-designed 

proposals for the storage of refuse. The proposed development provides for 

several apartments at ground floor level which have own door access in 

addition to the two storey houses. For further details, please refer to the 

Housing Quality Assessment (HQA), Bin Storage Plan, and Architectural Design 

Statement prepared by MCORM Architects. 

12.7 Open Space 

Public Open Space 

The proposed development provides for an overall of c. 1.35 ha public open 

space, comprising of both Class 1 and 2 public open spaces. This includes 

outdoor play opportunities for children which are accessible to all within the 

scheme and the wider community. With respect to the developable site area of 

11.1 ha, this would provide for 12% public open space provision. It is noted that 

this calculation does not include the additional 0.55 ha Green Route/Cycle Link. 

The proposed scheme would also benefit from green infrastructure conceived 

for Ashwood Hall, with intuitive and clear connections to the park located east 

side.  

Malahide Castle and Demesne (Class 1 Open Space Area) is located immediately 

north of the application site, and this extends to over 260 acres of parkland, 

woodland, playground, walking trails and botanical gardens.  

It is submitted that given the proximity of the application site to Malahide 

Castle and Demesne, the provision of public open space is appropriate in this 

instance given the excellent provision of public open space facilities in the 

locality. 

Private Open Space 

In accordance with national policy and particularly the Urban Design Manual 

and new Apartment Guidelines, the proposed development has achieved 

appropriate separation distances to maintain privacy and protect residential 

amenity, with design solutions and appropriate landscaping also proposed to 

protect privacy for residents.  

It is noted that each residential unit benefits from the provision of adequately 

sized private open space in the form of gardens, balconies, or patios/terraces 

(designed in accordance with quantitative and qualitative standards), with the 

units at ground floor level provided with appropriate boundary treatments to 

ensure privacy and security whilst also providing visual interest and distinction 

between spaces.  

For further information on the private open space proposed as part of this SHD 

application, please refer to the Architectural Design Statement prepared by 

MCORM Architects and the landscaping pack for further details. 

Playground Facilities 

Outlined in the Development Plan, all residential schemes in excess of 50 units 

should incorporate playground facilities which should be provided at a rate of 

4 sqm per residential unit. It is noted that the proposed development provides 

for 210 sqm of play areas with formal equipment, 800 sqm of informal play 

areas, along with a minimum of 2,000 sqm useable kickabout space, which are 
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demarcated on the Landscape drawings prepared by KFLA Landscape 

Architects. With respect to the broad definition of play area, as specified in the 

Space for Play; A Play Policy for Fingal, the overall play area provision is 

submitted to be consistent with the Management Standards of the 

Development Plan.  

However, out of an abundance of caution, it has been included in a Material 

Contravention Statement should it be considered to potentially materially 

contravene the Fingal Development Plan 2017-2023 by the competent 

authority in their assessment of the application, which we invite the Board to 

refer to.  

12.8 Community Infrastructure, Facilities and Services 

Childcare Facilities 

All childcare facilities shall be provided in accordance with the ‘Childcare 

Facilities: Guidelines for Planning Authorities’ (DEHLG). The proposed SHD 

development will provide for a purpose-built childcare facility to accommodate 

approximately 86 children within the site with appropriate outdoor play space, 

drop off facilities, etc. 

12.10 Movement and Infrastructure 

Car Parking Standards 

The proposed development will be consistent with the standards for car 

parking with a total of 721 spaces proposed. This includes accessible parking 

bays, across undercroft and surface level, to serve the overall development 

(i.e., residents, visitors, and drop-off).  

The Development Plan requires that each dwelling is to be provided with 2 no. 

car parking spaces, which is being provided for in this scheme. The car parking 

for apartments and duplex units is provided at a ratio of 1.25 car parking spaces 

per unit. This allows for 1 space for each resident and 1 visitor space per 4 

dwellings. This is a benchmark given in the Design Standards for New 

Apartments 2020. 

In the case of the standalone apartment and duplex buildings, this car parking 

is accommodated on street broken up by street trees which avoids over 

dominance of the car in the streetscape. This approach is used at the northern 

end of the development site and also the southern lands where there is also a 

combination of standalone duplex and apartments blocks. 

Please refer to the Traffic and Transport report prepared by Waterman Moylan 

Consulting Engineers and the Architectural Design Statement prepared by 

MCORM Architects for further details. 

Bicycle Parking Standards 

The proposed development provides considerable secure, covered bicycle 

parking for the apartment and duplex units as part of the development 

proposal (227 no. spaces in total). This ensures that future residents and visitors 

are encouraged to use sustainable modes of transportation. It is considered 

that the bicycle parking provision as part of the proposed development is 

consistent with Table 12.9 – Bicycle Parking Standards of the Development 

Plan. 

For further information on the bicycle parking, please refer to the Traffic and 

Transport report prepared by Waterman Moylan Consulting Engineers and 

Housing Quality Assessment, Architectural Design Statement and associated 

drawings prepared by MCORM Architects. 
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3.6 Planning History Context 

Downey have carried out an examination of the planning history of the subject site which determined 

that there has been one number planning application made on the northern portion of the subject 

lands, as follows: 

• Reg. Ref. F94A/0887 - By order dated 20th February 1995, Fingal County Council granted 

permission to E. M. Hogan for reinstatement of lands incorporating new pitch.  

However, as the application site adjoins two neighbouring developments, namely Ashwood Hall and 

Brookfield, which were subject to the Broomfield LAP 2010 designation area, the following provides 

an overview of the foregoing applications:  

• Reg. Ref. F13A/0459/PL06F.243863 (Ashwood Hall) - By order dated 26th August 2014, Fingal 

County Council granted permission to Birchwell Developments Ltd. for 56 no. two storey 

dwellings with associated on-curtilage parking, neighbourhood centre containing three retail 

units, with associated parking and a reserved site for a disability care facility unit and a house unit 

adapted for special needs (subject to a future planning application). The development will be 

served via a new vehicular and pedestrian access (replacing existing road junction) from Back 

Road. The main spine road through this development will link to and serve the Southern 

Development Area Broomfield LAP lands. The development also includes for pedestrian and 

cyclists’ linkages, landscaping, boundary treatments, ESB sub-station, foul sewer works 

connecting to Kinsealy Lane, SUDS surface water drainage works together with all other 

associated site development works necessary to facilitate the development. The works also 

propose the demolition of three dwellings (one of which is a derelict dwelling). Subsequently, an 

appeal was lodged on 16th September 2014 and a decision to Grant Permission was made by An 

Bord Pleanála on 10th March 2015. 

• Reg. Ref. F13A/0459/E1 - Grant Extension of Duration up to and including 10th March 2025.  

• Reg. Ref. F13A/0460/ PL06F.243821 (Brookfield) - By order dated 20th August 2014, Fingal 

County Council granted permission to Birchwell Developments Ltd. for 80 no. dwellings and 

associated car parking of which 1 no. dwelling will be utilised as a creche.  The development also 

includes landscaping, boundary treatments, ESB sub-station, foul sewer works connecting to 

Kinsealy Lane, SUDS surface water drainage works, and all other associated site works necessary 

to facilitate the development.  The proposed development provides for pedestrian and cyclist 

linkages, emergency, and agricultural access to the adjoining 'RS' zoned lands to the west 

(residential scheme granted under Reg. Ref. F11A/0386).  The development will be accessed via 

1 no. vehicular and pedestrian access onto Back Road. Subsequently, an appeal was lodged on 5th 

September 2014 and a decision to Grant Permission was made by An Bord Pleanála on 10th March 

2015. 

• Reg. Ref. F13A/0460/E1 - Grant an extension of duration up to and including 10th March 2025.  

It is important to note that the foregoing applications are currently under construction, which gives 

an indication of the existing context to the proposed residential scheme. It is important to note that 
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there have been minor revision applications on these lands for mainly change of house types, 

extensions, etc. which are suggested to be beyond the scope of this planning history.  

To provide for further context to the application site and the wider Broomfield lands, the following 

represents the planning history to the immediate surroundings of the lands. Noted that these 

applications are all located to the immediate north of the subject lands.  

• Reg. Ref. F19A/0579 - By order dated 3rd February 2020, Fingal County Council granted 

permission for: (a) Construction of 2 no. 288sqm part two storey/part single storey detached four 

bedroom dwellings, (each dwelling consists of 141sqm at ground floor level and 147sqm at first 

floor level); (b) New vehicular entrance to existing road and off-street parking; (c) New soft 

landscaping to boundaries and freestanding walls surrounding building to define external spaces; 

and (d) All associated siteworks.  

• Reg. Ref. F19A/0580 - By order dated 5th February 2020, Fingal County Council granted 

permission for: (a) Construction of a 288sqm part two storey, part single storey detached four-

bedroom dwelling, (141sqm at ground floor level and 147sqm at first floor level); (b) New 

vehicular entrance to existing road and off-street parking; (c) New soft landscaping to boundaries 

and freestanding walls surrounding building to define external spaces; and (d) All associated 

siteworks.  

• Reg. Ref. F19A/0581 - By order dated 12th March 2020, Fingal County Council granted permission 

for: (a) Construction of a 398sqm part three storey/part single storey detached five bedroom 

dwelling, (161sqm at ground floor level, 147sqm at first floor level and 90sqm at attic floor level); 

(b) New vehicular entrance to existing road and off-street parking; (c) New soft landscaping to 

boundaries and freestanding walls surrounding building to define external spaces; and (d) All 

associated siteworks. 

Furthermore, it is submitted that there is one application regarding infrastructure provision in the area 

relevant to this application, as follows: 

• Reg. Ref. F21A/0451 - By order dated 12th February 2021, Fingal County Council granted 

permission for proposed upgrades of the existing foul water storage tank to provide for a 

pumping station with increased storage capacity, new sewer and rising main along Kinsealy Lane 

with associated interceptions and manholes, boundary treatments, and all associated 

engineering and site works necessary to facilitate the development. 
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4.0 POPULATION AND HUMAN HEALTH 

4.1 Introduction  

This section of the Environmental Impact Assessment Report assesses the impact of the proposed 

development on the population, human health, and human environment in the general area of the 

proposed project on lands at Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin. 

Specific aspects that will be examined include population levels, human health, residential amenity, 

impact on employment, commercial activity, land-use, community infrastructure and social facilities. 

Insofar as possible, this assessment has also considered impacts on the future residents, workers, and 

visitors to the subject lands.  

4.2 Research Methodology 

The following assessment of the predicted impacts on population and human health was undertaken 

based on local population information from the Central Statistics Office’s Census of Population reports 

and databank, the Regional Spatial and Economic Strategy 2019-2031, and the Fingal County Council 

Development Plan 2017-2023. It is important to note that given the location of the subject site situated 

within the Kinsaley electoral division (ED) and appearing as an extension to the Malahide East and 

Malahide West ED’s, the catchment area for demographic investigation of this study was defined as 

follows: 

1. Kinsaley ED (04026) 

2. Malahide East ED (04029) 

3. Malahide West ED (04030)  

 
Figure 4-1. Spatial Scope of Demographic Studies (subject site location marked in red) 

However, given the nature and scale of the proposed development, it was reasonably considered that 

in terms of assessing the amenities capable of catering the proposed development, that the area 
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within approximately 2km radius of the subject site to be assessed. This approach was also taken with 

the Community and Social Infrastructure Audit, School Demand Assessment, and Childcare Provisions 

Assessment, and as such provides for greater consistency between these reports and the following 

EIAR.  

 
Figure 4-2. Spatial Scope of Community and Social Infrastructure Audit (approximate boundaries of the subject site 
outlined in red) 

A site visit and a Community and Social Infrastructure Audit was also undertaken to appraise the 

location, the existing infrastructure and services in the area and any likely and significant potential 

impact upon human receptors. This also accompanies a School Provisions Assessment and a Childcare 

Provision Assessment to further investigate the future demand for these facilities with respect to the 

flux of population arising from the proposed scheme. The employment context was set out drawing 

principally on the most recently available statistics for the total number of persons at work, 

unemployment levels and employment categorised according to social group. Therefore, information 

on the economic performance of the area and the wider Dublin region is derived primarily from the 

2016 Census results and statistics obtained from the ESRI. The following assessment of land-use was 

undertaken based on a site visit appraisal and a review of the zoning objectives from the Fingal County 

Council Development Plan 2017-2023. The assessment was also carried out in accordance with the 

following guidance documents and aligned accordingly based on Downey’s professional experience 

and judgement. 

• EPA (2017), Guidelines on the Information to be Contained in Environmental Impact Statements. 

• EPA (2015), Advice Notes on Current Practice in the Preparation of Environmental Impact 

Statements.  

4.3 Baseline Environment 

The subject lands are located off the Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, in 

the northern periphery of Dublin and within 12 km distance from its city centre, and within the 

1 Km 

2 Km 
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administrative boundaries of Fingal County Council. The surrounding land uses are generally 

residential with Malahide Castle and Demesne located 800m to the north of the land and accessed via 

Back Road. To the northeast of the site, there is Malahide DART Station at 1.3km and Malahide Beach 

at 1.8km. Malahide village centre is located to the north-east of the subject lands and provides a wide 

array of shops and services. The application site is spread across irregularly shaped fields, with the 

northern lands partly framed by existing field boundaries of trees and hedgerow. With an approximate 

area of 12.5 hectares, the site splits into two distinct sections; the northern land parcel which is 

generally bound by the railway track to the east, Ashwood Hall to the west and agricultural lands to 

the south, and the southern land parcel which lies to the east of Hazelbrook and to the south of 

Brookfield. 

4.4 Characteristics of the Proposed Development 

The proposed development subject to this Strategic Housing Development application provides for 

demolition of a dilapidated structure on the lands and the construction of 415 no. residential 

dwellings, comprising of 252 no. houses, 135 no. apartments, and 28 no. duplexes. The proposed 

development also provides for 1 no. childcare facility and ancillary amenity including concierge and 

gym, with numerous pocket parks and communal parks across the subject lands, car and cycle parking 

spaces, and all associated ancillary site development infrastructure, works necessary to facilitate the 

development, including proposed use of the existing vehicular access off Back Road (accessed via 

Ashwood Hall and Brookfield) and proposed use of the existing vehicular access off Kinsealy Lane 

(proposed access via Hazelbrook); and proposed upgrade of part of the existing foul drainage network 

in Hazelbrook, and proposed connection and associated works to the existing foul network along 

Kinsealy Lane. 

4.5 Demographic Trends 

4.5.1 Population  

The latest Census results show that Ireland’s population stood at 4,761,865 in April 2016, an increase 

of 173,613 (3.8%) since April 2011. This trend has been represented in the Dublin region with a greater 

growth rate, increasing by 5.9% to 1,347,359 over the intercensal period. As illustrated in Table 4-1 

below, the population growth of County Fingal followed the same pattern as the Region but with an 

even greater growth rate, increasing by 8% to 296,020 in 2016. This recorded the County Fingal as the 

most dynamic county in the Region in terms of population change over 2011-2016.  

Table 4-1. Population Change Across the Dublin Region over 2011-2016 

Area 2011 2016 Actual Change % Change 

Dublin City 527,312 554,554 +27,242 5.2 

Dun Laoghaire - Rathdown 206,261 218,018 +11,757 5.7 

South Dublin  265,205 278,767 +13,562 5.1 

Fingal 273,991 296,020 +22,029 8.0 

Source: CSO StatBank 

The proposed development is located within the Kinsaley ED, appearing as an extension to the 

Malahide East and Malahide West ED’s. The Table 4-2 below shows the population change within 

these Electoral Divisions (ED’s) defined as the catchment area of this assessment. In this regard, the 
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“catchment area” refers to the area surrounding the subject lands which bound the lands and may be 

affected by the proposed development. Coincidentally, the catchment area also refers to the 

population which will be served by the proposed scheme.  

Table 4-2. Population Change in the Catchment Area over 2011-2016 

Area 2011 2016 Actual Change % Change 

Kinsaley ED 8,475 9,621 +1,146 +13.5% 

Malahide West ED 6,273 6,149 -124 -2.0% 

Malahide East ED  6,879 6,429 +550 +8.0% 

Total 21,627 22,199 572 +2.6 
Source: CSO StatBank 

4.5.2 Average Household Size  

With an average household size of 2.8, there were 8,043 private households in the Malahide Area in 

2016. As shown in the Table 4-3 below, nearly 67% of the households residing in this area in 2016 

were small-sized households ranging from 1- to 3-person households (5,370 households). It is noted 

that the average household size in the area slightly increased from 2.7 in 2011 to 2.8 in 2016. While 

average household size in Malahide West stood at 2.9 during the intercensal period and slightly 

increased from 2.6 to 2.7 in Malahide East, it increased from 2.6 to 2.9 persons per household in 

Kinsaley.  

Table 4-3. Private Households in Malahide Area by Household Size, 2016 

Size of household Kinsaley ED Malahide West ED Malahide East ED Total % 

1-person Households 538 349 546 1,433 17.8 

2-person Households 911 683 904 2,498 31.1 

3-person Households 632 351 456 1,439 17.9 

4-persons Households 676 459 470 1,605 20.0 

5-person and over Households 436 306 326 1,068 13.3 

Total 3,193 2,148 2,702 8,043 - 
Source: CSO StatBank 

4.5.3 Average Age  

CSO 2016 statistics indicate that the average age for the study area has increased by almost a year 

since the last census period in 2011. However, while the average age has increased within the study 

area and it stands above the State average (37.4) for both Malahide East and Malahide West ED’s, the 

age profile of Kinsaley ED is characterised by a young population.  

Table 4-4. Average Age within the Assessment Area 

Area 
Avg. Age (years) Avg. Change 

2011 2016 2011-2016 

Kinsaley ED 31.3 32.2 0.9 

Malahide West ED 38.5 40.5 2 

Malahide East ED  38.5 39 0.5 
Source: CSO StatBank 

Investigating the age profile of the area as per Census 2016 indicates that younger age cohorts still 

form the greatest share of the population residing in Malahide Area, however, as shown on the Figure 

4-3,  this is more notable in the Kinsaley ED.  
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Figure 4-3. Population Age Cohorts in Malahide Area across the ED’s, 2016 

The population pyramid below (Figure 4-4) shows the age distribution in the area with more detail. A 

peak of births in 1980s shows up in the 30-39 age category, and another peak in the number of births 

occurred in 2000s and shows up in the 0-9 age category. Overall, the age pyramid indicates a young 

population residing in the town, which is expected to grow in the coming years.  

 

Figure 4-4. Population Age Pyramid of Assessment Area ED’s, 2016 

The factors outlined above have a knock-on implication on the provision of housing and its associated 

required facilities to cater for this increase in population within the local area. The factors above would 

indicate that with a relatively small household size and an average age in the house-buying age, that 

there would be a need for the proposed development within this area.  

 

 

 

0.0 5.0 10.0 15.0 20.0 25.0

0-9 years

10-19 years

20-29 years

30-39 years

40-49 years

50-59 years

60-69 years

70-79 years

80+ years

Malahide East ED Malahide West ED Kinsaley ED

-10.0 -8.0 -6.0 -4.0 -2.0 0.0 2.0 4.0 6.0 8.0 10.0

0-9 years

10-19 years

20-29 years

30-39 years

40-49 years

50-59 years

60-69 years

70-79 years

80+ years

% Female % Male

Steady growth of younger-
age population in the Area 



 

  DOWNEY PLANNING         4-6 

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 4 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

4.5.4 Potential Impact of the Proposed Development 

4.5.4.1 Construction Phase 

The construction phase of the proposed development should not have any direct impact on the 

population of the area or the subject lands. It is expected that the workforce will generally travel to 

the development site rather than take up residence in the immediate vicinity. However, the 

construction of any project has the potential to give rise to an impact on the health and safety of 

human beings if construction activities are not managed appropriately. Measures to address such 

health and safety considerations will be addressed in a Construction Management Plan for the 

development for implementation during the construction phase, in accordance with best practice. 

4.5.4.2 Operational Phase 

The operational phase of the proposed development will result in the provision of 415 no. new 

residential units, which is a significant beneficial effect. The average household size in Fingal is 

currently 3.02 persons, which is based on the 2016 census of population and for the development’s 

catchment area it is also 2.8 persons. Based on this figure, it is anticipated that the proposed 

development to accommodate a maximum of 1,162 persons. It is noted that within the proposed mix 

of unit types, there is also one-bedroom apartment/duplex units. Excluding the 1-bedroom 

apartment/duplex units, this leaves a total of 372 no. units that can be deemed to accommodate 

families. Applying the average household size to 370 apartment/duplex units capable of 

accommodating families would generate 1,036 total residents in total within these units. Applying a 

maximum household size of 2 to the one-bedroom apartments would generate 90 total residents in 

these units. This would provide for an overall of 1,126 persons. Therefore, the proposed scheme is 

expected to accommodate a maximum of 1,126 to 1,162 persons, resulting in significant beneficial 

impacts on affordability in the housing market. 

4.5.5 Remedial and Reductive Measures 

No remedial or reductive measures are proposed with reference to population.  

4.5.6 Predicted Impact of the Proposed Development 

4.5.6.1 Construction Phase 

The construction phase of the development will have a negligible or neutral impact on population with 

effects arising mitigated through other environmental disciplines.  

4.5.6.2 Operational Phase 

The population analysis above suggests that the population of the area will continue to rise in the 

medium term. The population increase predicted as a result of the operational stage of the proposed 

development ties in with broader trends in the area and the development will provide for this 

increase, therefore resulting in a positive impact on population. 

4.5.6.3 Monitoring 

There is no requirement for population monitoring. 
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4.6 Employment  

CSO 2016 Statistics noted an employment level of 2,006,641 and an unemployment level of 297,396 

for the State. The employment level is up 199,281 since 2011 and the unemployment level is down 

significantly from the previous figure of 424,843 people, this was mainly due to the impact of the 

recession on employment levels during the census period. County Fingal as a whole experienced an 

increase in employment between the period of 2011-2016, and the same trend was followed within 

the study area with Kinsaley ED recording a notable increase in the rate of employment amongst all 

(Table 4-5). 

Table 4-5. Total Number of Persons aged +15 years at Work in the County and Study Area, 2011-2016 

 Persons at Work % Change 

Area 2011 2016 2011-2016 

County Fingal 119,276 133,971 12.3 

Kinsaley ED 4,314 4,919 14.0 

Malahide West ED 2,571 2,679 4.2 

Malahide East ED  3,040 3,334 9.7 

Source: CSO StatBank 

The Labour Force Survey Q3 2021, which was published by the CSO in November 2021, contains the 

labour market statistics for Ireland. Due to the impact of COVID-19 in the global economy the CSO has 

compiled standard methodology and separate COVID-19 adjusted estimates (as stated in their 

Information Note on Implications of COVID-19 on the Labour Force Survey), which stated:  

“As the Central Statistics Office (CSO) is obliged to follow standard definitions and methodology when 

calculating official estimates from the Labour Force Survey (LFS), it has been decided to compile the 

Quarter 1 2020 LFS Estimates in the usual way and provide separate COVID-19 Adjusted Estimates. 

This approach preserves the methodology of the LFS while at the same time providing transparency 

around the current impact of COVID-19 on the Labour Market within Ireland. 

The CSO has produced a supplementary measure of Monthly Unemployment in parallel with the 

routine Monthly Unemployment Estimate methodology, which incorporates those in receipt of the 

Pandemic Unemployment Payment into the calculation to produce a COVID-19 Adjusted Measure of 

Monthly Unemployment. This new measure was published as part of the Monthly Unemployment 

Estimates (MUE) release for March 2020 and April 2020 and will continue to be made available for as 

long as deemed necessary by the CSO.” 

Accordingly, there were 2,471,200 people aged 15-89 years in employment in Q3 2021, giving an 

employment rate of 72.2% for those aged 15-64, based on the International Labour Organisation (ILO) 

criteria. The number of persons in employment was up 9.8% (221,200) from 2,250,000 over the year 

while the employment rate was up from 66.4% in Q3 2020.  

The COVID-19 Adjusted Measure of Employment, or the lower bound for the number of employed 

persons aged 15-89 years, rose from 2,369,731 to 2,393,394 between the end of September 2021 and 

the end of October 2021. This was accompanied by an increase from 69.1% in September 2021 to 

69.8% in October 2021 in the associated COVID-19 Adjusted Employment Rate for those aged 15-64. 
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Table 4-6. Summary of Labour Force Survey (Q3 2021)  

  Standard LFS 
Methodology (ILO) 

COVID-19 Adjusted Estimates 
September 2021 

Indicator Q3 2021 end of Q3 2021 

Employed persons aged 15-89 years 2,471,200 2,369,731 

Employment rate for those aged 15-64 years 72.2% 69.1% 

Unemployed persons aged 15-74 years 149,100 232,866 

Unemployment rate for those aged 15-74 years 5.7% 8.9% 

In labour force 2,620,300 - 

Not in labour force 1,407,700 - 

Source: CSO StatBank 

There were 149,100 unemployed persons aged 15-74 years in Q3 2021 based on ILO methodology. In 

Q3 2021, the unemployment rate was 5.7% for those aged 15-74 years with a rate of 12.1% for those 

aged 15-24 years, these rates are down from 7.4% and 20.9% respectively in Q3 2020. The COVID-19 

Adjusted Measure of Monthly Unemployment published as part of the Monthly Unemployment 

release for October 2021, was 232,866 for September 2021 (end of Q3 2021), this estimate is an upper 

bound and adds all those on the Pandemic Unemployment Payment (PUP) to the standard Monthly 

Unemployment Estimate.  

Furthermore, the COVID-19 Adjusted Measure of Unemployment fell to 205,246 in October 2021. The 

associated COVID-19 Adjusted Unemployment Rate fell from 8.9% in September 2021 to 7.9% in 

October 2021. 

4.6.1 Potential Impact of the Proposed Development 

4.6.1.1 Construction Phase 

The proposed development will provide significant beneficial construction sector employment over 

the construction period of the development. It can be difficult to determine the exact numbers that 

may be employed directly on-site during the construction phase as workers may only be employed on 

a temporary basis as sub-contractors and may also work on other sites during the period. Should An 

Bord Pleanála grant planning permission for this proposed development, then it will be constructed 

over a phased basis, in accordance with the indicative proposed construction sequencing plan for the 

proposed project and in agreement with the Planning Authority. Aside from the benefits of direct 

employment, it is anticipated that builder suppliers and other related services will indirectly benefit 

from the construction phase of the proposed development. The construction phase will be beneficial 

to the local economy due to the additional income and expenditure that will arise. This is considered 

to be a positive impact arising from the development.  

4.6.1.2 Operational Phase 

The proposed development will attract visitors to the area on a temporary basis, possibly sustaining 

and increasing the demand for local services, including shops, public houses, restaurants, etc. 

In addition to the residential component of the development, the application also proposes 1 no. 

childcare facility and ancillary residential amenities, which will deliver new local employment 
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opportunities, both full time and part time positions which will become available, for the resident 

population, with an overall positive impact on employment.  

Both of these long-term operational effects are significant and beneficial in nature. 

4.6.2 Remedial and Reductive Measures 

No adverse impacts on employment are predicted during the construction or operational phase of the 

development. No remedial or mitigation measures are considered necessary. 

4.6.3  Predicted Impact of the Proposed Development 

The predicted impact of the proposed development will be the same as that set out for potential 

impacts.  

4.6.4 Monitoring 

There is no requirement for economic monitoring. 

4.7 Land-Use 

Under the current Fingal County Council Development Plan, the subject site is zoned “RA – Residential 

Area” which seeks: 

“Provide for new residential communities subject to the provision of the necessary social 

and physical infrastructure.” 

 
Figure 4-5. Fingal County Council Land Use Zoning Map, 2017-2023 (Lands outlined in red) 

The vision for the “RA – Residential Area” seeks to: 
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“Ensure the provision of high quality new residential environments with good layout and 

design, with adequate public transport and cycle links and within walking distance of 

community facilities. Provide an appropriate mix of house sizes, types, and tenures in order 

to meet household needs and to promote balanced communities.” 

Under the RA zoning, the following uses are permitted in principle.  

Uses Permitted in Principle under the RA Land Use Zoning 

Amusement Arcade9; Bed and Breakfast; Betting Office9; Childcare Facilities; Community Facility; Education; 
Funeral Home/Mortuary9; Guest House; Health Centre; Health Practitioner; Hospital; Office Ancillary to 
Permitted Use; Office ≤ 100sqm9; Office>100sq.m. and, 1,000sqm11; Open Space; Place of Worship; Public 
House9; Public Transport Station; Recreational Facility/Sports Club; Residential; Residential Care 
Home/Retirement Home; Restaurant/Cafe9; Retail-Local < 150 sqm nfa; Retail – Convenience ≤ 500 sqm 
nfa9; Retail – Comparison ≤ 500 sqm nfa9; Retail – Supermarket ≤ 2,500 sqm nfa9; Retirement Village; 
Sheltered Accommodation; Sustainable Energy Installation; Taxi Office; Traveller Community 
Accommodation; Utility Installations; Veterinary Clinic. 
9 In a local centre only  
11 Only located in a local centre and of a scale appropriate to that centre 

Table 4-7. Permitted Uses under the RA Land Use Zoning 

Therefore, the proposed development of residential units and 1 no. childcare facility are permitted in 

principle under the zoning objectives pertaining to the subject lands. 

4.7.1 Potential Impact of the Proposed Development 

4.7.1.1 Construction Phase 

The construction phase of the development involves a change in land-use of the majority of the site 

from a current greenfield site, which is in agricultural use in part or has no active use. The site is 

considered suitable for construction activities to provide a development that will cater for a portion 

of Malahide’s planned population growth through the provision of new homes. 

With recommended construction mitigation measures in place as set out within this EIAR, the subject 

lands and surrounding area have the capacity to accommodate the construction of the proposed 

development without any significant risk of impact upon existing land-uses. This would mitigate any 

significant adverse impact.   

4.7.1.2 Operational Phase 

The proposed development will result in a permanent change in land-use of the site from a current 

greenfield site, which has no current activity to a residential development and supporting community 

uses (comprising childcare facility, and the ancillary amenity including concierge and gym, etc.). The 

total proposed net development area comprises c. 11.1 hectares. This is considered to be a permanent 

positive impact on an area of land that has no current active use. The surrounding land-uses (primarily 

residential, recreation and commercial uses) will continue during the operational phase of the 

proposed development. The impact of the proposed site is negligible as the site will have a positive 

impact on the surrounding area through the provision of a new resident community. 
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Therefore, while the proposed development will result in a permanent change in land-use from an 

undeveloped land to a mix of residential and residential amenity use, this change is consistent with 

the zoning objectives for the lands as per the Fingal Development Plan 2017-2023. 

4.7.2 Remedial and Reductive Measures 

No remedial or reductive measures are proposed with reference to land-use. 

4.7.3 Predicted Impact of the Proposed Development 

4.7.3.1 Construction Phase 

The predicted impacts of the construction phase of the development are the same as that set out 

under the potential impacts of the construction phase of the development and are not anticipated to 

be significant. Furthermore, all impacts will be temporary in nature. 

4.7.3.2 Operational Phase 

The predicted impact is the same as that set out under the potential impacts of the operational phase 

of the development. 

4.7.4 Monitoring 

There is no requirement for land-use monitoring. 

4.8 Community Infrastructure and Social Facilities 

Community infrastructure can generally be defined as services and facilities that are available to the 

residents of any given area. These include early childcare and educational facilities, open spaces, 

recreational, and sporting facilities, community centres and halls, retail provision, healthcare facilities, 

and religious buildings. The current situation in relation to these facilities in the subject area is set out 

in the following sections and is also subject to a separate report prepared by Downey, which forms 

part of the planning application documentation. 

4.8.1 Early Childcare & Educational Facilities  

4.8.1.1 Childcare Facilities 

As seen on the TUSLA map below, there are a number of registered childcare providers in the area 

and Downey have contacted them to determine their current capacity. The details of these childcare 

facilities are outlined in the Figure 4-6 on the next page. It is important to note that not all the childcare 

facilities decided to participate in the assessment, however the information obtained from our efforts 

indicates that there is spare capacity within the existing operators in the area which could cater for 

the proposed development.  
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Figure 4-6. Location of Childcare Facilities within 1-2km of the Subject Lands (approximate boundaries of the lands outlined 
in red) (Source: pobal.ie) 

This is further supported by the proposed childcare facility provisioned as part of developing the 

subject lands, which provides for 1 no. childcare facility of 476 sqm capable of accommodating circa 

86 no. children. This is submitted to be 1 no. spaces over what was initially projected to suffice the 

proposed scheme. For further information in this regard, refer to the Childcare Provision Assessment 

Report prepared by Downey. Therefore, Downey are of the considered opinion that while there is a 

significant number of childcare facilities within the area, the quantum of units being proposed as part 

of this development would justify the provision of a new childcare facility which forms part of this 

proposed development. And this new childcare would cater both the residents of the application site 

and its wider community.  

1 Km 

2 Km 
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Table 4-8. Childcare Facilities within 1-2km Radius of the Subject Lands (source: Tulsa.ie updated by Downey) 

Name Address Max Capacity 
Type of Service 

Age Profile 
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The Cottage 
Montessori 

The Cottage, Kinsealy Lane, Co. Dublin 22 children 

 
 

Sessional 
(2-6 years) 

 

 

 

 

 

Bright Sparks 
Montessori 

Bright Sparks Montessori, Kinsealy 
Lane, Malahide, Co. Dublin 

64 children 

Sessional 
(2-6 years) 

 

 

Purple Turtle  
13 Mountfield Lawns, Malahide, Co. 
Dublin 

10 children 
Sessional 

(2-6 years) 
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Links Creche & 
Montessori Ltd. (Links 
Childcare) 

St Olaves, Kinsealy, Co. Dublin 89 children 
Full Day/Part 

Time/Sessional 
(0-6 years) 

Cheeky Monkeys 
Playschool 

Churchview' Chapel Rd., Kinsealy, Co. 
Dublin 

20 children 
Sessional 

(2-6 years) 

Sherpa Kids Kinsealy 
St. Nicholas of Myra Ns., Malahide 
Road, Kinsealy, Co. Dublin 

Temporarily 
Closed 

Afterschool 
(4-12 years) 

Nzone 
Posie Row, Kinsealy, Malahide Road, 
Co. Dublin, Co. Dublin 

80 children 
Full Day/Part 

Time/Sessional 
(1-6 years) 

Room to Bloom 
Montessori 

7 Limetree Avenue, Portmarnock, Co. 
Dublin 

11 children 
Part Time 
(3-6 years) 

Green Gables 
Preschool 

160 Ardilaun, Co. Dublin 22 children 
Sessional 

(2-6 years) 

Charlie’s Childcare 
(Seamount) 

2/3 Jameson Orchard, Seamount Road, 
Malahide, Co. Dublin 

57 children 
Full Day 

(1-6 years) 

Absolute Angels 12 Grove Ave, Malahide, Co. Dublin 18 children 
Part 

Time/Sessional 
(3-6 years) 

Kandoo After School 
Club Limited 

St Andrews Malahide Parish Centre, 
Church Road, Malahide, Co. Dublin 

18 children Afterschool 

Little Milestones 
Montessori School Ltd 

St. Marnock's Room, Saint Andrew's 
Malahide Parish Centre, Church Road, 
Co. Dublin 

18 children 
Sessional 

(8 month-6 
Years) 

The Village 
Montessori 

Malahide Yacht Club, St James's 
Terrace, Malahide, Co Dublin 

16 children 
Sessional 

(2-6 years) 

St. Sylvesters 
Montessori 

Malahide Pastoral Parish Centre, 
Malahide, Co. Dublin 

22 children 
Sessional 

(2-6 years) 

Charlie's Childcare 
Presbyterian Church Hall, Dublin Road 
Malahide, Co. Dublin 

22 children 
Part Time 
(2-6 years) 

Little Crickets 
Preschool 

Malahide Cricket Club, Dublin Road, 
Malahide, Co. Dublin 

22 children 
Sessional 

(2-6 years) 
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Name Address Max Capacity 
Type of Service 

Age Profile 

Malahide Marina 
Creche & Montessori 

Fragrance House, Malahide Marina 
Village, Malahide, Co. Dublin 

64 children 
Full Day/Part 

Time 
(0-6 years) 

The Band Room 
Montessori 

Sea Road, Yellow Walls, Malahide, Co. 
Dublin 

22 children 
Sessional 

(2-6 years) 

OSH Club 7 The Cove, Co. Dublin 24 children Afterschool 

Hi5 Childcare  86 Millview Lawns, Co. Dublin 36 children Afterschool 

Links Creche & 
Montessori Ltd 
Abington Malahide 

Abington Wood, Swords Road, 
Malahide, Co. Dublin 

110 children 
Full Day/Part 

Time/Sessional 
(0-6 years) 

Grow Montessori 
4 Talbot Road, Swords Road, Co. 
Dublin 

20 children 
Sessional 

(2-6 years) 

 
4.8.1.2 Primary Schools 

There is one primary school within one kilometre radius, and seven primary schools within two 

kilometres radius of the subject site. Downey attempted to contact the schools with regard to their 

available capacity, however, the level of feedback was low. The feedback received did not indicate 

exact numbers, but it was suggested that there is sufficient capacity within the primary-school level in 

the vicinity of the site to cater for the proposed development. 

 
Figure 4-7. Location of Primary Schools (approximate boundaries of the subject site outlined in red) 

 

 

 

1 
Km 
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Table 4-9. Primary Schools within 1-2km Radius of the Subject Lands (source: DoES & Schooldays.ie updated by Downey)  

Name Address Enrolment 
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St. Oliver Plunkett Grove Road, Malahide, Co. Dublin 
Boys: 474 
Girls: 442 
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s John Paul II National School Sonesta Malahide Co. Dublin 
Boys: 373 
Girls: 363 

St. Sylvesters Infant School Malahide, Co. Dublin 
Boys: 212 
Girls: 198 

St. Andrews National School Malahide, Co. Dublin 
Boys: 129 
Girls: 94 

St. Helens Senior National School Martello, Portmarnock, Co. Dublin 
Boys: 174 
Girls: 157 

St. Helens Junior National School 
Lime Tree Avenue, Portmarnock, Co. 
Dublin 

Boys: 191 
Girls: 166 

San Nioclas Myra Kinsealy, Co. Dublin  
Boys: 110 
Girls: 101 

St. Marnock's Strand Road, Portmarnock, Co. Dublin 
Boys: 342 
Girls: 228 

Therefore, Downey are of the considered opinion that there is suitable capacity within and close 

proximity to the area at a National School level to accommodate the proposed development. For 

further details, please refer to the enclosed School Provision Assessment prepared under a separate 

cover by Downey accompanying the proposed SHD application. 

4.8.1.3 Post-primary Schools 

There is one primary school within one kilometre radius, and one within two kilometres radius of the 

subject site. Downey attempted to contact these schools with regard to their available capacities, 

however, the level of feedback was low. The feedback received did not indicate exact numbers, but it 

was suggested there is some spare capacity within the secondary schools in the vicinity of the site. 



 

  DOWNEY PLANNING         4-16 

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 4 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 
Figure 4-8. Location of Post-primary Schools (approximate boundaries of the subject site outlined in red) 

With regard to the existing secondary schools in the area, Downey are of the considered opinion that 

there is suitable capacity within the area at a Secondary School level to accommodate the proposed 

development. For further details, please refer to the enclosed School Provision Assessment prepared 

under a separate cover by Downey accompanying the proposed SHD application.  

Table 4-10. Post-primary Schools within 1-2km Radius of the Subject Lands (source: Schooldays.ie)  

Name Address Enrolment 

W
it

h
in

 2
 K

m
 R

a
d

iu
s 

o
f 

th
e

 S
u

b
je

ct
 L

an
d

s 

Malahide Community School Broomfield, Malahide, Co. Dublin 
Boys: 605 
Girls: 614 

Portmarnock Community School Carrickhill Road, Portmarnock, Co. Dublin 
Boys: 520 
Girls: 408 

 

4.8.2 Recreational Facilities  

This part of the Audit assesses the number and location of existing recreational facilities that are within 

1-2km radius of the subject lands. It will include parks, playing fields, community centres and gyms, 

etc. categorised as indoor and outdoor recreational facilities. 

4.8.2.1 Indoor Leisure & Recreational Facilities  

It can be seen in the Figure 4-9 below, there are a number of sport centres and fitness facilities, a 

library, and several community-related facilities within 1-2km radius of the proposed development. 

1 Km 

2 Km 



 

  DOWNEY PLANNING         4-17 

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 4 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 
Figure 4-9. Location of Indoor Recreational Facilities (approximate boundaries of the subject site outlined in red) 

Accordingly, there is a notable range of indoor sporting activities within 1-2km radius of the subject 

lands including, gyms and clubs, yoga studios, personal trainers, swimming pools, etc. Furthermore, 

the Portmarnock Sports and Leisure Club, which is located in close proximity of the subject lands, hosts 

a vast range of sports and activities by providing for a 25m swimming pool, padel court and squash 

court, a bar, and several function rooms catering for up to 300 guests. It is noted that Portmarnock 

Sports and Leisure Club also supports outdoor sports and activities by offering all-weather pitches.  

Furthermore, the Malahide Library is located within 2km radius of the subject lands, supporting a wide 

range of services and activities including free WiFi and internet access, photocopying and printing 

facilities, study space and lecture room, exhibition space, and local history collection. The relevant 

details on these facilities are outlined in the Table 4-11 below.  

It is important to note that the proposed development also provides for ancillary amenity facilities, 

including a gym and concierge which can facilitate personal services, administrative/reception duties, 

and other purposes for the prospective residents of the scheme.  
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Table 4-11. Indoor Leisure & Recreational Facilities within 1-2km Radius of the Subject Lands 

 No. Name Location Type 

Gyms and Leisure 
Facilities 

1 Garage Gym The Casino, Malahide, Co. Dublin Gym 

2 Yoga Sanctuary 
3, Bissett's Loft, Strand St, Malahide, 
Co. Dublin 

Yoga Studio 

3 NU Fitness Unit, 3A Old St, Malahide, Co. Dublin Gym 

4 Enlightened Pilates 
Castle Terrace, 2 Main St, Malahide, 
Co. Dublin 

Pilates Studio 

5 
Evolution Fitness 
Studio 

St. Sylvester GAA Club, No. Malahide, 
2 Church Road, Co. Dublin 

Gym 

6 
Reform 
Physiotherapy and 
Pilates 

Suite 6, Manor House, 3 Church Rd, 
Malahide, Co. Dublin 

Physical therapist 
and Pilates 

7 
Tree of Life, 
Malahide Holistic 
Centre 

Kilronan House, Church Rd, Malahide, 
Co. Dublin 

Yoga Studio 

8 
The Arena Health & 
Fitness Club 

1 Grove Rd, Malahide, Co. Dublin, 
K36 NC44 

Swimming Pool, 
Aerobics Room, 

Gymnasium 

9 Fit Mum Malahide Rd, Malahide, Co. Dublin Pilates Studio 

10 
BE Martial Arts & 
Fitness 

St Sylvester's Parish Hall, Malahide, 
Co. Dublin 

Martial Arts 
Fitness Club 

11 
Malahide Regional 
Bridge Club 

Broomfield, Malahide, Co. Dublin Bridge Club 

12 
Portmarnock Sports 
and Leisure Club 

Blackwood Ln, Portmarnock, Co. 
Dublin 

32 clubs incl. 
tennis, squash, 

badminton, 
basketball, 5 
aside soccer, 

squash, 
swimming, sub-

aqua, fitness and 
martial arts 

13 Evolution Fitness 8 St Olave's, Kinsealy, Co. Dublin Gym 

Community 
Facilities 

1 Malahide Library Main St, Malahide, Co. Dublin Library 

 

4.8.2.2 Outdoor Leisure & Recreational Facilities  

There is a huge range of outdoor recreational facilities within the 1-2km radius of the subject site and 

its wider area. This includes sports clubs, a rugby club, a boxing club, playing pitches, and a variety of 

open green spaces (Figure 4-10). The location of subject lands is within walking distance of the 
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Malahide Castle and Parkland, indicating a good level of site accessibility to quality green open space, 

which provides a wide range of recreational facilities. The relevant details of these amenities are 

outlined in Table 4-12. 

 
Figure 4-10. Location of Outdoor Recreational Facilities (approximate boundaries of the subject site outlined in red) 

The Malahide Castle Demesne and parkland comprises of a circa 109 ha regional park supporting a 

notable range of activities for different age groups by providing for play areas, sporting facilities, a 

large children’s playground, mature 9-hole par 3 golf course, 18-hole pitch and putt course, sports 

pitches, tennis courts, cricket pitch and exercise trail.  

The Talbot Botanic Gardens, situated behind the castle, comprising several hectares of plants and 

lawns, a walled garden of 1.6 ha and seven glasshouses, including a Victorian conservatory. In addition 

to woodland walks, and a marked exercise trail, the park features sports grounds, including a cricket 

pitch and several football pitches, golf course, tennis courts and a boules area.  

Adjacent to the golfing facilities, and containing the access to them, is a pavilion which also contains 

a café and other facilities. There is an extensive children's playground near the castle. A seasonal road 

train operates in a loop from the vicinity of the castle to the railway station and back.  
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Figure 4-11. Malahide Castle and Talbot Botanic Garden 

Furthermore, as part of the overall scheme for the subject lands, the proposed development also 

includes areas designated for public open space, which are intended to integrate with the existing 

outdoor spaces benefiting the lands. As such, the proposed open spaces will serve not only to the 

future residents of the development, but also to the wider community.  

Table 4-12. Outdoor Leisure & Recreational Facilities within 1-2km Radius of the Subject Lands 

 No. Name Location Type 

Sport Clubs & 
Outdoor Exercise 

1 
Malahide Lawn Tennis 
and Croquet Club 

The Square, Malahide, Co. Dublin 
Tennis 
Club 

2 
St Sylvester's GAA Club 
(Club House) 

2 Church Rd, Malahide, Co. Dublin GAA Club 

3 
St. Sylvester's GAA Club 
(Bridgefield GAA Pitch) 

Dublin Rd, Malahide, Co. Dublin GAA Club 

4 Malahide Cricket Club Dublin Rd, Malahide, Co. Dublin 
Cricket 

Club 

5 Grove Lawn Tennis Club Grove Rd, Malahide, Co. Dublin 
Tennis 
Club 

6 Malahide Hockey Club Saint Helens, Malahide, Co. Dublin 
Hockey 

Club 

7 
St Sylvester's GAA 
(Broomfield Pitch) 

Broomfield, Malahide, Co. Dublin GAA Club 

8 
Naomh Mearnog GAA 
Club 

Blackwood Ln, Sainthelens, 
Portmarnock, Co. Dublin 

GAA Club 

9 Portmarnock AFC 
Robswalls, Portmarnock,  
Co. Dublin 

Football 
Club 

10 Malahide Yacht Club 
Sea Rd, Yellow Walls, Malahide, Co. 
Dublin 

Sailing & 
Boat Club 
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11 Malahide Golf Club 
The Grange, Beechwood Lane, 
Beechwood, Malahide, Co. Dublin 

Golf Club 

12 
Portmarnock Sports and 
Leisure Club 

Blackwood Ln, Portmarnock, Co. 
Dublin 

32 Sports 
Clubs1 

Outdoor Recreational 
& Park Facilities 

1 
Public Park of Malahide 
Castle 

Malahide Demesne, Malahide, Co. 
Dublin 

Park 

2 Malahide Castle 
Malahide Demesne, Malahide, Co. 
Dublin 

Castle 

3 
The Talbot Botanic 
Gardens 

Malahide Demesne, Malahide, Co. 
Dublin 

Botanical 
Gardens 

4 Malahide Playground 
Malahide Demesne, Malahide, Co. 
Dublin 

Playground 

5 
Kinsealy Grange Golf 
Centre & Driving Range 

Chapel Rd, Kinsealy, Portmarnock, 
Co. Dublin 

Golf 
Driving 
Range 

6 
Robswall Park Hillside 
Hike 

Robswalls, Co. Dublin Park 

 
The proposed development provides for two large open spaces in the northern section of the site 

connected by the proposed circulation routes. Both are quite centrally located within the scheme and 

are within easy walking distance from all parts of the site. The landscape for the southern section 

includes more informal open spaces and outdoor rooms, including the provision of a wildflower 

meadow, with a small simple seating area for relaxation. Mown grass tracks create secondary 

circulation routes directed towards small secondary seating spaces cut out of the meadow.  

 
Figure 4-12. Proposed Landscaping (Left Photo: Southern Section, and Right Photo: Northern Section) 

Therefore, Downey are of the considered opinion that there is suitable capacity within the area for 

the recreational and leisure facilities to accommodate the proposed development. This would be 

complemented by the proposed range of open green spaces within the development.  
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4.8.3 Retail Provision 

The Audit will now look further into the subject site within the retail hierarchy in its wider area and 

Malahide, providing details on the number and location of retail provision within proximity of the 

subject site. These provide an important factor in the overall quality of life for the future residents of 

the proposed development.  

In this regard and as illustrated in the Figure below, it is noted that the retail provision ranges from 

convenience food supermarkets to comparable good facilities within 1-2km of the subject site and its 

wider area. Further details are outlined in the Table 6.  

 
Figure 4-13. Subject Site within Retail Hierarchy of Malahide Town Centre and its Retail Provision (approximate boundaries 
of the subject site outlined in red) 

With respect to Fingal Retail Hierarchy, the Malahide Town Centre, as a level 3 retail provision is 

located within 2km radius of the subject lands. Outlined in the adopted County Development Plan, 

“while the town centres identified as level 3 retail provision are unique with distinctive characters and 

historic development, they perform and have further potential to perform over the Plan period to a 

higher retailing level due to the strength of their resident-population and catchment- population. These 

Town Centre locations have at least one convenience store, a range of middle order comparison 

retailers and a range of supporting retail services.” 
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Figure 4-14. Range of Retail Offerings in Malahide Town Centre 

The Malahide Town Centre provides a range of national supermarket retailers and general comparison 

goods shopping. The existing primary retail provision in Malahide is centred along New Street 

extended along Main Street, Marina Village, and the Green. The retail representation consists mainly 

of independent retailers providing a range of goods and services, all complemented by some national 

and international retailers established within the town, such as the brand name supermarket chains 

of Tesco, SuperValu, Insomnia, Boots, etc. all within or adjacent to the town centre.  

Table 4-13. List of Retail Facilities in Proximity of the Subject Site 

No. Name Location Type 

1 Londis 
Yellow Walls Rd, Malahide Demesne, Malahide, 
Co. Dublin 

Supermarket 

2 Avoca Malahide 
Malahide Castle & Gardens, Dublin Road, Co. 
Dublin 

Store 

3 The Garden House 
The Garden House, Back Road, Mabestown, 
Malahide, Co. Dublin 

Garden Centre 

4 The Hilltop Stores 1, 4 The Hill, Malahide, Co. Dublin Store 

5 Dunnes Stores Shopping Centre Wendell Ave, Carrickhill, Portmarnock, Co. Dublin Grocery Store 

 
Therefore, Downey are of the considered opinion that there is adequate retail provision catering for 

the influx of new population into the area.  
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4.8.4 Healthcare Facilities 

As shown on Figure 4-15, there is a wide range of healthcare facilities within 2km radius of the subject 

site and its wider area. This includes health centre, GP clinics, pharmacies, dental practice, and nursing 

home. The relevant details on the healthcare provision in the area is listed in Table 4-14.  

 
Figure 4-15. Location of Healthcare Facilities within 1-2km Radius of the Subject Site and its Wider Area (approximate 
boundaries of the subject site outlined in red) 

With respect to concentration of healthcare services in Malahide Town Centre and proximity of the 

subject lands to this area, it is suggested that there is an appropriate level of access to these facilities 

and services. Furthermore, the St. Francis Hospice hospital is located within approximately 8.9 km to 

the south of the subject lands, and this is c. 17-minute driving distance via R124. 
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Table 4-14. List of Healthcare Facilities in Proximity of the Subject Site 

10 Name Location Type 

 
Malahide Health Centre New Street, Malahide, Co. Dublin 

Health 
centre 

 
Seabury Medical Centre 1 Seabury Parade, Malahide, Co. Dublin 

Family 
Practice 

 Malahide Medical Centre 
1) Samuel Van Eeden (GMS) 

Kilronan House, Church Road, Malahide, Co. Dublin 
Family 

Practice 

 The Village Medical Centre 
1) Gerard Molloy (GMS) 

The Diamond, Main Street, Malahide, Co. Dublin 
Family 

Practice 

 Railway Avenue Medical 
Practice 
1) Kelly Marie Dunlop 
2) Carol Mooney (GMS) 
3) Blathnaid Raftery 
4) Brian Prendiville 
5) Aogan Rooney 

1 Railway Avenue, Malahide, Co. Dublin 
Family 

Practice 

 Malahide Family Practice 
1) Fiona Fox 
2) Claire Fitzsimmons 
3) Muireann Banim 
4) Seamus Duffy 
5) Joanne Daly 
6) Elizabeth Noelle Hewetson 
(GMS) 
7) Kathleen Mary McClory 

15 Strand Street, Malahide, Co. Dublin 
Family 

Practice 

 Temenos Medical Centre 
1) John Veale (GMS) 
2) Samantha Burrows 
3) Gavin Treanor 
4) Deirdre Nevin 

Townyard House, Townyard Lane, Malahide, Co. Dublin 
Family 

Practice 

 
McCabe's Pharmacy Unit 2, Yellow Walls Road, Malahide, Co. Dublin Pharmacy 

 
The Medical Hall 1a Church Road, Malahide, Co. Dublin Pharmacy 

 
Boots 2 Church Road, Malahide, Co. Dublin Pharmacy 

 
McCabe's Pharmacy The Diamond, Main Street, Malahide, Co. Dublin Pharmacy 

 
McCabe's Pharmacy 

Unit 4 Malahide Shopping Centre, Main Street, 
Malahide, Co. Dublin 

Pharmacy 

 
McCartan's Pharmacy 

Unit 4 Dunnes Stores Shopping Centre, Wendell 
Avenue, Portmarnock, Co. Dublin 

Pharmacy 

 
Malahide Dental Practice 7 Castle Terrace, Main Street, Malahide, Co. Dublin 

Dental 
Practice 

 
Dublin Orthodontics Manor House, Church Road, Malahide, Co. Dublin 

Dental 
Practice 

 
Malahide Dental Care 3 Ross Terrace, New Street, Malahide, Co. Dublin 

Dental 
Practice 

 
The Gallery Dental Practice Marine Court Centre, The Green, Malahide, Co. Dublin 

Dental 
Practice 

 
Talbot Lodge Nursing Home 

Talbot Lodge Nursing Home, Talbot Lodge, Kinsealy 
Lane, Malahide, Co. Dublin 

Nursing 
Home 
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4.8.4 Religious and Community Provision 

There are 6 no. religious centres in the area including Christian and Catholic churches and 2 no. 

religious organisations which would provide religious and community support. As mentioned earlier, 

there is also 1 no. library within 2km radius of the subject lands. The details on these facilities are 

summarised in Table 4-15.  

 
Figure 4-16. Location of Religious & Community Facilities within 1-2km Radius of the Subject Site and its Wider Area 
(approximate boundaries of the subject site outlined in red) 

Taking into consideration the scale of the proposal, and the influx of new population into the area, the 

existing facilities prove to be sufficient and meet the needs of the proposed development. 

Table 4-15. List of Religious & Community Facilities in Proximity of the Subject Site 

No.0 Name Location Type 

1 Malahide Presbyterian Church Dublin Road, Malahide, Co. Dublin 
Presbyterian 

Church 

2 St. Sylvester's Catholic Church 1 Main St, Malahide, Co. Dublin 
Catholic 
Church 

3 St. Andrews Malahide Parish Centre Church Rd, Malahide, Co. Dublin 
Anglican 
Church 

4 St. Andrew's Church Church Rd, Malahide, Co. Dublin 
Anglican 
Church 

5 St. Nicholas of Myra Catholic Church Kinsealy, Co. Dublin 
Catholic 
Church 

6 Saint Anne’s Catholic Church Strand Rd, Burrow, Portmarnock, Co. Dublin 
Catholic 
Church 

1 St. Andrews Malahide Parish Centre Church Rd, Malahide, Co. Dublin 
Community 

centre 

2 Malahide Parish Pastoral Centre Main St, Malahide, Co. Dublin 
Community 

centre 
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Malahide Parish Pastoral Centre supports a wide range of activities for various age groups, such as 

formation gatherings and meetings, dance, yoga and fitness classes, retreats, and seminars. The Parish 

also has a café, serving the community on a daily basis.  

 
Figure 4-17. Malahide Parish Pastoral Centre Hosting a Notable Range of Activities  

4.9 Potential Impact of the Proposed Development 

4.9.1 Construction Phase 

Construction impacts are expected to be short term, but some potential adverse local impacts can be 

expected due to the actual construction of the development. This is likely to be associated with 

construction traffic and any possible nuisance with such movements, for example an increase in 

daytime noise levels. The resident community in adjoining housing developments are most likely to 

be affected by these short-term temporary impacts. Corresponding mitigation measures are set out 

in Chapter 9 which will reduce these impacts to an insignificant level. Noting the inclusion of this 

mitigation plan, any further assessment in relation to noise impact was not considered relevant. The 

development may also have some positive impacts on passive recreational facilities within the area 

with additional revenue being derived from the use of these facilities by the construction workers. 
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Impacts to the local population are considered to be neutral, imperceptible, temporary in nature and 

therefore not considered significant. 

4.9.2 Operational Phase 

The proposed development could have the following potential operational impacts: 

1) An increase in traffic levels. 

2) Additional demand on local community services. 

3) An impact on the landscape and appearance in the area. 

4) Increased demands on services infrastructure. 

The predicted population increase arising from the proposed development will generate additional 

traffic loads in the area, although according to the Transportation Chapter of this EIAR, will be within 

the capacity of the road network. The impacts in this regard are set out in detail in Chapter 12.0 

Transportation. The resident community will benefit from the additional passive amenity areas, to be 

provided as part of the proposed development. There is a public park and several open spaces being 

put forward as part of the proposed development, in particular areas of public open space containing 

play equipment for children that will be available for future residents and the wider community, which 

will add to recreational amenity of the area and will have a positive impact on health for the overall 

area. 

4.9.3 Remedial and Reductive Measures 

4.9.3.1 Construction Phase 

Measures to mitigate potential impacts arising from the construction phase of the proposed 

development such as noise are set out in relevant chapters of this EIAR.  

4.9.3.2 Operational Phase 

The proposed development will have a positive impact on the local community and will positively 

contribute to the vitality and viability of the local area, as well as passive amenity and open space 

provision.  

4.9.4  Predicted Impact of the Proposed Development 

4.9.4.1 Construction Phase 

Through the implementation of remedial and reductive measures that have been set out above, the 

impacts of the construction phase of the development are not anticipated to be significant. 

Furthermore, all impacts will be temporary in nature. 

4.9.4.2 Operational Phase 

The predicted impact is the same as that set out under the potential impacts of the operation phase 

of the development.  

4.9.5 Monitoring 

There is no requirement for community monitoring. 
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4.10 Human Health 

The subject lands are located at Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, County 

Dublin. With an irregular shape and approximate area of 12.5 ha, the subject site’s northern field is 

partly framed by existing field boundaries of trees and hedgerow. The site splits into two distinct 

sections. The surrounding land uses are generally residential, with neighbouring developments of 

Ashwood Hall, Brookfield, and Hazelbrook. These developments are characterised by 2-storey 

dwellings with associated on-curtilage parking in a variety of unit types. The proposed scheme will 

make a positive contribution to the existing community by creating new places/spaces that are 

accessible not only to the residents of the scheme, but also to members of the public. It is submitted 

that the completion of the proposed scheme will not have an adverse impact on human health 

including mental health or wellbeing. Furthermore, there will be no adverse impacts on social, 

economic, or environmental living conditions as a result of the development. 

4.10.1 Potential Impact of the Proposed Development 

4.10.1.1 Construction Phase 

Construction impacts are expected to be short term, but some potential adverse local impacts can be 

expected due to the actual construction of the development. These impacts are likely to be associated 

with construction traffic movements and any possible nuisance with such movements, for example an 

increase in daytime noise levels, migration of surface contaminants and dust. The resident community 

in adjoining housing estates are most likely to be affected by these short-term temporary impacts. 

Corresponding mitigation measures are set out in Chapter 8.0 which will reduce these impacts to an 

insignificant level. Noting the minor nature of these impacts, any further assessment in this regard 

was not considered relevant. The development may also have some positive impacts on passive 

recreational facilities within the area with additional revenue being derived from the use of these 

facilities by the construction workers. 

4.10.1.2  Operational Phase 

The proposed development could have the following potential operational impacts as a result of an 

increase in population levels: 

1) An increase in traffic levels. 

2) Additional demand on local community services. 

3) An impact on the landscape and appearance in the area. 

4) Increased demands on services infrastructure. 

The impacts in regard to additional traffic loads in the Back Road area generated by the predicted 

population increase are set out in detail in Transportation Chapter of this EIAR. 

In relation to potential impacts on human health and safety during the operational phase are unlikely 

to result in any significant adverse impacts once the development is completed and operational. 

Environmental impacts of the proposed development and their relationship to human health is dealt 

with under the relevant noise and vibration, air and climate and traffic sections of the EIAR. There will 

not be significant impacts on human health as a result of the operation of the proposed development. 
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4.10.2 Remedial and Reductive Measures 

4.10.2.1 Construction Phase 

Measures to mitigate potential impacts arising from the construction phase of the proposed 

development such as noise, traffic and air quality are set out in relevant chapters of this EIAR. 

4.10.2.2 Operational Phase 

No mitigation measures are required in respect of human health during the operational phase of the 

development. 

4.10.3  Predicted Impact of the Proposed Development 

4.10.3.1 Construction Phase 

Through the implementation of remedial and reductive measures that have been set out above, the 

impacts of the construction phase of the development are not anticipated to be significant. 

Furthermore, all impacts will be temporary in nature. 

4.10.3.2 Operational Phase 

The proposed development will provide a development that will be integrated with the surrounding 

area and existing and future transport infrastructure, including green infrastructure. The proposed 

development will make a positive contribution to the existing community by creating new places and 

spaces as well as improved permeability that are accessible not only to the residents of the scheme, 

but also to members of the public. 

It is submitted that the proposed development at Back Road, Broomfield will not have an adverse 

impact on human health including mental health or wellbeing. Furthermore, there will be no adverse 

impacts on social, economic, or environmental living conditions as a result of the proposed scheme. 

4.11 Monitoring 

In terms of population and human health, measures to avoid negative impacts have been a key 

consideration in the design evolution of the buildings and overall layout of the proposed project. 

Conditions will be attached to any grant of planning permission to ensure compliance in this regard. 

Building Regulations will also be adhered to during the construction phase to ensure a fully compliant 

development is constructed.  

Health & Safety requirements, which are site specific to the proposed project, will be carried out by 

the Project Manager on site. 

Impacts from Air Quality, Noise and Vibration, Climate, and Traffic and Transport and monitoring 

measures in this regard are addressed in the relevant chapters of this EIAR. 

4.12 Reinstatement  

No reinstatement will be required specifically for population and human health.  
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4.13 Interactions 

The main interactions relating to population and human health are water, air quality, noise, and traffic 

during the construction phase. 

Construction activities will have a temporary impact the landscape of the area by way of visual 

disturbance. These impacts are not considered to be significant. 

During the operational phase, the main interactions relating to population and human health are 

water, air quality, noise, and traffic. These impacts are not considered to be significant. Please refer 

to the associated chapters for further information on these interactions. 

4.14 Difficulties Encountered in Compiling 

Overall, no difficulties were encountered in compiling this chapter. 

4.15 Cumulative Impacts 

The assessment has considered cumulative impacts of construction and operational phases of the 

proposed project, in conjunction with surrounding developments. 

Multiple sites under construction at the one time may result in cumulative impacts in terms of noise 

and vibration during the construction period for human beings. However, such impacts are short-term, 

and the implementation of appropriate mitigation measures will ensure that noise and vibration 

impact is kept to a minimum. Please refer to Chapter 9.0 for further details in this regard. 

During the operational phase of the development, there will be residential, recreational, and 

commercial developments in proximity to the proposed project which will generate a synergy of uses. 

This will increase population, increase employment opportunities, and increase community facilities 

such as childcare facilities, and as such the long-term effect will be a positive and permanent impact 

for Broomfield and the overall town. 

4.16  Do Nothing  Impact 

A “Do Nothing” scenario is not considered appropriate as the lands are currently zoned for residential 

under the Fingal Development Plan 2017-2023. However, if a do-nothing scenario were to occur, the 

lands would not be developed and therefore would be no adverse impacts to population and human 

health. In the event that the proposed project does not proceed, the lands would remain in its current 

condition in the short-term or until alternative development proposals are granted planning 

permission. 
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5.0 BIODIVERSITY 

5.1 Introduction 

5.1.1 Background 

Faith Wilson Ecological Consultant was commissioned by Birchwell Developments Ltd. to prepare an 

Ecological Impact Assessment Report as part of a Strategic Housing Development Application for 

lands proposed for development at Broomfield, Back Road, Malahide, Co. Dublin as shown on Figure 

5.1 below.   

The proposed development within the Broomfield SHD consists of 415 residential units, comprising 

of 252 houses, 28 duplex units and 135 apartments, and a childcare facility on lands at Broomfield, 

Malahide, Co. Dublin as shown on Figures 5.1 and 5.2 below. 

 
Figure 5.1 Proposed development site for the Broomfield SHD, outlined in red at Broomfield, Malahide, Co. Dublin 

 
Figure 5.2 Proposed development site for the Broomfield SHD, outlined in red at Broomfield, Malahide, Co. Dublin. 
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5.1.2 Project Description  

Planning permission is sought for a strategic housing development on lands at Broomfield, Back 

Road, Malahide, Co. Dublin as shown on Figure 5.1 and 5.2 above.   

The proposed development within the Broomfield SHD consists of 415 residential units, comprising 
of 252 houses, 28 duplex units and 135 apartments, and a childcare facility. 
 

5.2 Methodology  

5.2.1 Desk study 

A desk study was carried out to collate the available information on the ecological environment 

potentially impacted by the proposed development at Broomfield and to determine the proximity of 

the proposed development to designated areas for conservation.   

A review of existing information on European sites, their Qualifying Interests and Conservation 

Objectives, and other available information on the terrestrial and marine ecology in the vicinity of 

the proposed development was conducted.  

Data sources relevant to each European site include the Site Synopsis, Conservation Objectives, the 

Conservation Objectives backing documents, and the Natura 2000 Standard Data Form, all of which 

are publicly available online at www.npws.ie were also reviewed. 

The National Parks and Wildlife Service (NPWS) of the Department of Housing, Local Government 

and Heritage database of designated conservation areas and NPWS records of rare and protected 

plant species as listed under the Irish Red List - Vascular Plants (Wyse Jackson, et al. 2016) were 

checked with regard to the location of the lands at Broomfield.   

Information on protected species of fauna and flora listed for protection under Annex II of the EU 

Habitats Directive (92/43/EEC), Annex I of the Birds Directive (79/409/EEC) and the Wildlife 

(Amendment) Act (2000) was also sought from NPWS, the National Biodiversity Data Centre and 

published sources.   

Further ecological information was gathered in relation to the study area by examining GIS datasets, 

maps and aerial photographs, and by drawing on other existing information. 

A review was also completed of the ecological and faunal interest from the general environs of Back 

Road.  Much of this information was gathered by the author of this report during field surveys of 

previous surveys completed for Ashdown Hall and Broomfield, lands to the west of here at 

Lamorlaye, and of studies conducted in Malahide Demesne for Fingal County Council Parks 

Department. 

5.2.2 Field Surveys - Habitat & Botanical Survey 

The wider ‘Broomfield’ lands have been the subject of many years of field surveys by Faith Wilson 

the first being on the 3rd September 2013 with further surveys conducted on 28th May 2014, 16th 

May 2017, 11th June 2018, 20th June 2018, and 26th June 2018.   
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Additional habitat surveys focusing on the lands which form part of this application were conducted 

on 16th June 2020, 31st August 2020, 16th October 2020, 1st December 2020, 8th January 2021 and 

24th February 2022.   

The lands have been surveyed to describe and map the habitats present using the habitat survey and 

mapping techniques described by Smith et al. (2011).  The habitats within the site were described to 

level three using the Heritage Council Guide to Habitats of Ireland (Fossitt (2000)).  Plant species 

within the site were identified using Parnell and Curtis (2012).   

A particular focus of the surveys was to determine if any protected species of plant under the Flora 

Protection Order (2015) or listed in the Irish Vascular Plants Red Data Book are present on the site or 

if any of the habitats present correspond to any of the habitats listed under Annex I of the EU 

Habitats Directive.   

Invasive species present in the site were also identified and mapped if present.  A particular focus of 

the surveys was for those invasive species listed in the Birds and Habitats Regulations 2011.   

5.2.3 Field Surveys - Fauna 

Bat Survey 

The bat survey consists of several elements – a desktop review and consultation with Bat 

Conservation Ireland, an inspection of trees within the site for their potential to support roosting 

bats, an inspection of the buildings on site due for demolition and several bat detector activity 

surveys of the property.   

The aims of the surveys were to:  

a) To determine what species of bats are known from the site and the immediate environs. 

b) To identify roosting sites in buildings within the site. 

c) To determine the use of any mature trees and other habitats in the site as feeding and 

commuting areas for bats. 

d) To ensure that bats are considered and protected in the development. 

Bat activity is usually detected by the following signs (though direct observations are also 

occasionally made): 

• bat droppings (these will accumulate under an established roost or under access points); 

• insect remains (under feeding perches); 

• oil (from fur) and urine stains; 

• scratch marks; and  

• bat corpses. 

The nature and type of habitats present are also indicative of the species likely to be present.   

Trees within the Broomfield lands were assessed for their potential to support roosting bats on 1st 

December 2020 and 8th January 2021 by completing a preliminary ground level roost assessment.  

Potential tree roosts were identified using the following standard criteria, which were created by bat 
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specialists from Bat Conservation Ireland for use in the assessments of tree roosts on large 

infrastructural projects and are summarised in NRA (2006): 

• Presence or absence of bat droppings (these can be hard to find amongst leaf litter or may be 

washed away following periods of wet weather),  

• Bat droppings may also be seen as a black streak beneath holes, cracks, branches, etc., 

• Presence or absence of smooth edges with dark marks at potential entrances to roosts,  

• Presence or absence of urine stains at potential entrances to roosts,  

• Presence of natural cracks and rot holes in the trunk or boughs of the tree,  

• Hollow trees,  

• Presence or absence of creepers such as ivy or honeysuckle on trees (ivy clad trees are often 

used by bat species such as pipistrelles as roosts),  

• Presence or absence of loose bark such as that of sycamore, or flaky bark on coniferous species 

such as cedars, cypress and Scot's pine, 

• Presence or absence of bracket fungi which may indicate a rotten or potentially hollow centre 

to the tree,  

• Known bat roosts previously identified,  

• Trees with storm or machinery damage or broken boughs,  

• Clutter level - where the branches and trunk are easily accessible, this is considered a better 

tree for bat roosts, 

• Adjoining habitat - if there are a variety of feeding opportunities for bats, this increases the 

potential of a tree as a bat roost, 

• Adjoining potential roosts / known roosts.  This raises the likelihood of a tree being of benefit as 

bats may move roosts if the roost becomes too hot or cold during roosting and a nearby 

alternative roost is highly desirable. 

The arboricultural features described in the Bat Tree Habitat Key (Andrews, 2013) also informed the 

survey. 

In accordance with best practice as described in the ‘Guidelines for the Treatment of Bats During the 

Construction of National Road Schemes’ (NRA 2006) and ‘Bat Mitigation Guidelines for Ireland’ 

(Kelleher 2006), a bat activity survey of the property was conducted during the active bat season.  

The bat surveys of the wider Broomfield lands were first conducted on 28th May 2014, 16th May 

2017, 20th June 2018, 26th /27th June 2018 by Faith Wilson.  The rugby club building and the wider 

lands were resurveyed for bats on the 16th October 2019 and again on the 29th March 2022. 

These surveys assisted in determining if any bat roosts are present in the buildings on site, what bat 

species occur within the site and how bats are using the property for foraging or commuting 

purposes.   

Bat activity is predominantly bi-modal, with bats taking advantage of increased insect numbers on 

the wing during the periods after dusk and before dawn, (there is usually a lull in activity in the 

middle of the night).  While this holds true for 'hawking' species (bats that capture prey in the open 

air), 'gleaning' species such as brown long-eared (Plecotus auritus), Natterer's (Myotis nattereri) and 
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Whiskered/Brandt’s bats (Myotis mystacinus/brandtii) remain active throughout the night, as prey is 

available on foliage for longer periods.   

Badger Survey 

A speedy and productive means of determining the mammal fauna within a site is to walk the entire 

site concerned, paying particular attention to all hedgerow, woodland, watercourses, fence lines, 

paths etc. to locate mammal signs.  These include setts, old bedding material, feeding signs, latrines, 

badger tracks or paw prints, badger paths and badger hair caught on vegetation or fences.   

Badger surveys of the lands adjoining the northern Broomfield lands were conducted on 28th May 

2014, 16th May 2017, 11th June 2018, 20th June 2018, and 26th June 2018 as part of surveys and 

monitoring work completed for the Ashwood Hall/Broomfield developments.  These surveys focused 

on badger activity along the eastern boundary of the Ashwood Hall development (which lies to the 

west of, and shares a common boundary with the proposed Broomfield SHD application lands).   

Further surveys of badger activity along this shared boundary continued during 2019/2020/2021 and 

2022, and at a potential sett which was identified to the north of the Rugby Club Building during the 

initial walkover survey of the property conducted on 16th October 2019 and were followed up with 

further surveys on 16th June 2020, 1st December 2020, 8th January 2021, 5th October 2021 and 24th 

February 2022.  A camera trap was deployed between the 1st December 2020 and 8th January 2021 

at this potential sett. 

The survey was carried out by an experienced mammal specialist (Faith Wilson) in accordance with 

best practice as described in the ‘Ecological Surveying Techniques for Protected Flora and Fauna 

during the Planning of National Road Schemes’ (NRA 2009) and ‘Guidelines for the treatment of 

badgers prior to the construction of National Road Schemes’ (NRA 2005).    

Otter Survey 

An otter survey was conducted along drainage ditches and the Hazelbrook Stream during the site 

visits conducted on 16th June 2020, 1st December 2020, 8th January 2021, 5th October 2021 and 24th 

February 2022 in accordance with best practice as described in the ‘Ecological Surveying Techniques 

for Protected Flora and Fauna during the Planning of National Road Schemes’ (NRA 2009), ‘Otter 

Breeding Sites.  Conservation and Management.  Conserving Natura 2000 Rivers Conservation 

Techniques Series No. 5, (Liles, 2003)’ and ‘Guidelines for the treatment of otters prior to the 

construction of National Road Schemes’  (NRA 2006).   

Other Mammals 

A dedicated survey for other mammals was carried out during the site visits on 31st August 2020, 

16th September 2020, 10th June 2021 and 5th October 2021 using the techniques as prescribed in 

Ecological Survey Techniques for Protected Flora and Fauna (NRA, 2008). This entailed searching for 

and identification of signs, tracks and droppings of various mammals (including pine marten, Irish 

stoat, Irish hare, red squirrel, hedgehog and pygmy shrew along with non-native species such as 

fallow deer, American mink, grey squirrel and rabbit) within the site. 
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Bird Survey 

All birds seen and heard during the walkover surveys of the site on the 16th October 2019, 16th June 

2020, 31st August 2020, 16th October 2020, 1st December 2020, 8th January 2021, 24th February 

2022 and 29th March 2022 were recorded.   

5.3 Results 

5.3.1  Description of the site, its environs, habitats and fauna 

The lands proposed for development under the Broomfield SHD application adjoin Phase 1 of the 

development of these lands (Broomfield and Ashwood Hall).   

The northern lands are located to the south of Back Road and Malahide Castle demesne, and are 

bounded to the north by private residences, to the east by the Dublin Belfast railway line, to the 

west by set aside arable fields and the residential developments of Ashwood Hall and Broomfield, 

which are currently under construction.     

The southern lands are bounded to the west by the residential development of Hazelbrook and 

Castleway, to the south by Hazelbrook Stream, to the east by agricultural lands and to the north by a 

drainage ditch and the residential development of Broomfield.   

5.3.2  Habitats 

A habitat map of the receiving habitats mapped to Fossitt Level 3 is presented on Figure 5.1 below. 

The location of the Hazelbrook Stream is shown on Figure 5.4 below. 

 
Figure 5.3.  Habitat Map of the Broomfield SHD lands. 
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Figure 5.4.  The Hazelbrook Stream adjoins the site to the south. 

The 10km square in which the site is located (O24) contains a number of historical and more recent 

records of rare and scare botanical species – namely Hairy Violet (Viola hirta), Meadow Saxifrage 

(Saxifraga granulata), Red Hemp Nettle (Galeopsis angustifolia), Round Prickly Headed Poppy 

(Papaver hybridum), Annual knawel (Scleranthus annuus), Lesser Centaury (Centaurium pulchellum), 

Basil Thyme (Acinos arvensis), Meadow Barley (Hordeum secalinum) and Oyster Plant (Mertensia 

maritima). 

None of these species were recorded from the lands at Broomfield, Back Road or are likely to 

occur within the proposed development given the nature of the habitats present. 

Southern Lands  

The southern lands proposed for development within the Broomfield SHD lands consist of an area of 

stored topsoil (ED3), an area of recently ploughed ground (BC3), an area of recolonising set aside 

(ED2) and an area of agricultural land planted with arable crops (BC1) principally barley (but also 

oats in the past)).  A block wall and a post and timber panel separates these lands from the 

Hazelbrook and Castleway developments to the west and a drainage ditch (FW4) is found along the 

northern boundary of these lands.  The Hazelbrook Stream (FW2) is found along the southern 

boundary of these lands. 
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Plate 1.  Hazelbrook Stream along the southern boundary of the southern lands. 

A variety of common ruderal and arable weeds were recorded on these lands including; common 

orache (Atriplex patula), knotgrass (Polygonun aviculare), common fumitory (Fumaria officinalis), 

redshank (Persicaria maculosa), mouse ear chickweed (Cerastium arvense), good king henry 

(Chenopodium bonus-henricus), perennial sow thistle (Sonchus arvensis), groundsel (Senecio 

vulgaris), red dead nettle (Lamium purpureum), field speedwell (Veronica persicaria), common 

poppy (Papaver rhoeas), wild turnip (Brassica rapa), etc.  Bristly oxtongue (Picris echioides) was 

found in some abundance here following recent disturbance of soil.   
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Plate 2.  Stored topsoil and recently ploughed land east of Hazelbrook. 

The Hazelbrook Stream (FW2) is found along the southern boundary of these lands and is vegetated 

with fool’s watercress (Apium nodiflorum), bur reed (Sparganium sp.), reed canary grass (Phalaris 

arundinacea) and duckweed (Lemna sp.), while hoary willowherb (Epilobium hirsutum), figwort 

(Scrophularia nodosa) and wild angelica (Angelica sylvestris) is found on the banks.  The stream here 

has been canalised and deepened.  The drier banks of soil beside the watercourse are dominated by 

false oat-grass, creeping thistle, oats, nettle, bindweed (Calystegia sepium), dove’s-foot cranesbill 

(Geranium molle) with flailed elder, ash and Wych elm.  The Hazelbrook Stream drains to the Sluice 

River and discharges into Baldoyle Bay which is designated as the Baldoyle Bay SAC/SPA. 

The area of stored topsoil (ED3) adjoining Hazelbrook has revegetated with wild turnip, hoary 

willowherb, buddleia, creeping thistle, docks, creeping bent and nettles. 
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Plate 3.  Set aside land and arable crop on the southern lands. 

A deep drainage ditch (FW4) which was infilled between the Castlebrook and Hazelwood 

developments, forms the northern boundary of the southern lands.  This was wet at the time of 

survey and supports fool’s watercress, hoary willowherb, angelica and duckweed, with bindweed, 

hogweed, nettle, docks, false oat grass and meadow vetchling (Lathyrus pratensis) on the earthen 

banks (BL2). 
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Plate 4.  Looking north east towards the former rugby club lands from the southern lands. 
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Plate 5.  Drainage ditch at the northern boundary of the southern lands. 
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Northern Lands 

The northeastern portion of the northern Broomfield SHD lands includes the former Rugby Club 

lands and clubhouse (BL3).  These lands were developed on infilled land adjacent to the railway line 

and would originally have been managed as amenity grassland but are now dominated by rank 

grassland (GS2) and scrub (WS1).  The land is bounded to the east by the Dublin – Belfast railway line 

alongside which is a treeline (WL2) of ash (Fraxinus excelsior) and sycamore (Acer pseudoplatanus).   

 
Plate 6. Eastern boundary of the rugby club lands adjoining the railway line. 

The southern portion of the former Rugby Club lands are dominated by scrub (WS1) consisting of 

dense tangles of bramble (Rubus fruticosus agg.), buddleia bush (Buddleia davidii), and scattered 

immature ash (Fraxinus excelsior).  The grassland (GS2) on the former playing area is dominated by 

Yorkshire fog (Holcus lanatus), false oat-grass (Arrhenatherum elatius), cock’s-foot grass (Dactyls 

glomerata), red fescue (Festuca rubra), with occasional dandelion (Taraxacum agg.), ribwort plantain 

(Plantago lanceolata), creeping buttercup (Ranunculus repens), meadow buttercup (Ranunculus 

acris) and germander speedwell (Veronica chamaedrys). 
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The treeline (WL2) near the rugby club building has Wych elm (Ulmus glabra) and ash, and dense 

bramble tangles and several ornamental shrubs are found around the building forming an area of 

scrub (WS1).  A double treeline (WL2) of Leyland Cypress (Cupressus sp.) separates the rugby club 

building from a small field located at the rear of the residences on Back Road.  A deep drainage ditch 

(FW4) which was dry at the time of survey is found at the base of this treeline and an old disused 

badger (Meles meles) sett, which is currently used by fox (Vulpes vulpes) is located here.  Three rows 

of apple (Malus sp.), sycamore, beech (Fagus sylvatica), hawthorn (Crataegus monogyna), and 

poplar (Populus alba) are found on the north side of this treeline forming an area of immature 

woodland (WS2) 

 
Plate 7.  Scrub at the southern end of the rugby club lands. 

The northern field had been recently disturbed by test trenching in June 2020 for archaeological 

purposes and is abandoned pasture which has become invaded by large patches of hogweed 

(Heracleum sphondylium), nettle (Urtica dioica), bramble, creeping thistle (Cirsium arvense), and 

docks (Rumex sp.).  This area is heavily grazed by rabbits.  A deep ditch adjoins an earthen bank (BL2) 

on the eastern boundary and a double hedgerow (WL1) of hawthorn, ash, sycamore and bramble is 

found here.  Numerous rabbit burrows are found on the earthen banks (BL2). An old laneway 

(possibly a way leave for the railway) is located between it and the fence of the railway line beyond 



 
 

DOWNEY PLANNING         5-15                                                                                                                                                                

ENVIRONMENTAL IMPACT ASSESSMENT REPORT  CHAPTER 5 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 

which is a treeline (WL2).  This is vegetated with hogweed, ivy (Hedera helix), bramble, bush vetch 

(Vicia sepium), nettle, false-brome (Brachypodium sylvaticum), sycamore seedlings, greater plantain 

(Plantago major), ragwort (Senecio jacobaea), docks, Yorkshire fog and lesser burdock (Arctium 

minus). 

Some areas of very dense bramble could not be adequately surveyed for fauna in this area and these 

will need to be supervised during site clearance. 

The northern boundary of the northern field is demarcated by a hedgerow (WL1) of ash, elder 

(Sambuccus nigra), bramble and sycamore with occasional mature ash and sycamore.  An ESB 

substation is located here.   

 
Plate 8.  Treeline to the north of the rugby club. 

The western boundary of the northern field consists of a treeline (WL2) of mature and semi-mature 

ash and sycamore located on an earthen bank with cherry laurel (Prunus laurocerasus), dog rose 

(Rosa canina), Wych elm (Ulmus glabra), beech and hawthorn.  A drainage ditch (FW4) which was 

dry at the time of survey is located at the base of this treeline. 
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Between the former Rugby Club lands and the Ashwood Hall development is a field which has been 

either recently ploughed ground (BC3), an area of agricultural land planted with arable crops (BC1) 

or more recently an area of recolonising set aside (ED2).  A similar suite of species to those recorded 

on the southern lands were recorded here.  This field is bounded to the west by the shared treeline 

(WL2) of Ashwood Hall which is dominated by mature and semi-mature ash (Fraxinus excelsior), oak 

(Quercus robur), wild cherry (Prunus avium), sweet chestnut (Castanea sativa), sycamore (Acer 

pseudoplatanus), and beech (Fagus sylvatica) with an understorey of hawthorn (Crataegus 

monogyna), blackthorn (Prunus spinosa), Wych elm (Ulmus glabra), bramble (Rubus fruticosus agg.), 

elder (Sambuccus nigra) and dog rose (Rosa canina).  This treeline is located on a shallow earthen 

bank (BL2) with an associated deep drainage ditch (FW4) which was dry at the time of survey.  East 

of this is a treeline (WL2) of Leyland and Lawson cypress which runs north to south near the rugby 

clubhouse. 

 
Plate 9. Broomfield under development. 
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Plate 10.  Northeastern field – showing test trenching activity for archaeology in June 2020. 
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Plate 11.  Old laneway adjoining the railway line. 

The three private residences, which were located near the former rugby club in Pocket Park, have 

been demolished.  These works were completed under a bat derogation licence issued by National 

Parks and Wildlife Service and supervised by Faith Wilson (see below).  Surrounding the residences 

are remnant hedgerows (WL1), which have been retained.  These are dominated mostly by non-

native species such as leylandii, beech and other ornamental shrubs.  A younger treeline (WL2) of 

horse chestnut (Aesculus hippocastanum) and field maple (Acer campestre) is found along the 

northern boundary of these properties adjoining the road. 
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Plate 12.  Looking south west over the northern field. 

5.3.3 Invasive Species 

The main invasive species noted in the general vicinity include stands of Japanese knotweed 

(Fallopia japonica) and buddleia (Buddleia davidii) which were found within the rugby club lands.  

The location of these stands is shown on Figure 5.5 below. 

A detailed Japanese knotweed management plan was developed to ensure that this species is not 

and has not inadvertently been spread during development of the site. 

The client Carroll Estates Ltd./Birchwell Developments engaged a trained horticulturalist (Graeme 

Cahill) to treat the Japanese knotweed in 2017.  The first treatment of the knotweed at Broomfield 

was on May 19th 2018.  An application rate of 100ml Glyphosate:5 litres water was used.  A total of 3 

litres of spray was applied via a knapsack sprayer.  Follow up treatment has since been conducted.  

The Japanese knotweed record of treatment, maintained by Graeme Cahill is presented in Appendix 

5.5. 

The Japanese knotweed stands have been the subject of ongoing treatment in situ and have not 

spread or become established elsewhere within the site in the intervening period.   
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Figure 5.5 Location of Japanese knotweed within the site. 

 
Plate 13.  Japanese knotweed on the former rugby club lands following treatment in 2018. 
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Plate 14.  Japanese knotweed areas clearly demarcated and treated in January 2021. 

5.3.4 Faunal Interest 

As part of a request for further information from Fingal County Council Planning (Reg Ref: 

F13A/0459 (Item 4)) and An Bord Pleanála Reference Number: PL 06F.243863 Planning Condition 6 

for the development of Ashwood Hall and Broomfield Phase 1 a Badger and Biodiversity 

Management Plan was prepared and has been implemented during the construction of the 

neighbouring developments of Ashwood Hall and Broomfield Phase 1. 

5.3.4.1 Badger 

A badger (Meles meles) sett, as documented in 2014, is located at the southern end of the shared 

treeline with Ashwood Hall, which forms the western boundary of the northern lands of the 

Broomfield SHD.   

This badger sett consists of a single entrance sett, which was not active at the time of the initial or 

subsequent surveys.  This and a number of other holes and burrows in the area are well used by 

rabbits but there was no evidence of current use by badger during recent surveys.   

There were feeding signs of badger noted along the southern boundary of the Broomfield Phase 1 

lands in 2014 and a dead badger was noted on the Back Road to the west of the entrance to 

Malahide Castle.   

The current surveys conducted in 2019/2020 recorded a possible second disused sett within the 

treeline north of the rugby club building.  This was in use by fox at that time.  The locations of these 

inactive setts are shown on Figure 5.6 below. 
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Plate 15.  Trails leading to badger sett (disused) north of the rugby club building. 

It is considered likely that the setts within the Broomfield SHD lands are used by badgers as outlier 

setts to a main territory, which is located within Malahide Castle Demesne. 
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Figure 5.6. Badger setts within the Broomfield SHD lands. 

The setts within the Broomfield SHD lands have been the subject of ongoing monitoring over the 

winter months during 2020/2021 and 2021/2022.  A camera trap was deployed here between 1st 

December 2020 and 8th January 2021.  No evidence of badger was recorded on the trap.  The results 

of these surveys are presented below. 

1st December 2020 

No badger activity at northern or southern setts – numerous tracks through undergrowth – 

attributed to rabbit and fox. 

8th January 2021 

No badger activity at northern or southern setts – numerous tracks through undergrowth – 

attributed to rabbit and fox. 

5th October 2021 

No badger activity at northern or southern setts – numerous tracks through undergrowth – 

attributed to rabbit and fox. 
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24th February 2022 

No badger activity at northern or southern setts – numerous tracks through undergrowth – 

attributed to rabbit and fox.  Large fox scat at northern sett. 

The setts present within the Broomfield lands would appear to not be in recent use by badger. 

5.3.4.2  Bats 

Bats on the Broomfield lands have been the subject of a number of bat surveys to date (conducted 

in 2014, 2017, 2018, 2019 and 2022).  The results of these are outlined below.   

2014 Survey 

The detector survey conducted in 2014 confirmed the presence of three species of bats using the 

environs of the lands at Broomfield.  These included the following species: 

• Leisler’s bat (Nyctalus leisleri) 

• Common Pipistrelle (Pipistrellus pipistrellus) 

• Soprano Pipistrelle (Pipistrellus pygmaeus) 

Leisler’s bat was recorded immediately after dusk flying high over the site.  Common and Soprano 

Pipistrelle bats were recorded foraging along the boundary and internal treelines and hedgerows 

and hunting over the open fields.  No confirmed tree roosts were recorded on the site but several of 

the mature trees in the central treeline have some potential to support roosting bats.  The buildings 

were not surveyed as part of that survey. 

2017 & 2018 Surveys 

A detector survey conducted at dusk on the 16th May 2017 recorded 3-5 common pipistrelles 

foraging along the lane which provides access to the three houses and the rugby club building from 

Back Lane.  Only the grounds of the first house (westernmost property) could be walked and 

examined and access was not possible to the other two properties. 

The surveys conducted on the 20th and 26th/27th June 2018 confirmed the presence of four species of 

bats at Broomfield.  These were as follows:  

• Leisler’s bat (Nyctalus leisleri) 

• Common Pipistrelle (Pipistrellus pipistrellus) 

• Soprano Pipistrelle (Pipistrellus pygmaeus) 

• Brown long-eared bat (Plecotus auritus) 

In the intervening period between 2017 and 2018 the buildings had been the subject of various 

damaging activities including the theft of copper piping and materials associated with heating 

systems, stripping of lead flashings from the roofs and in the case of the middle house a fire which 

had completely destroyed the roof structure of the house.  
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House 1 

This was the westernmost property and is a dormer bungalow with a detached garage.  The roof was 

composed of tiles on felt.  There was no evidence of bats roosting in this property but swallows were 

recorded nesting in the garage. 

 
Plate 16.  House 1 and detached garage – front view in 2018. 

 
Plate 17.  House 1 and detached garage – rear view in 2018. 

House 2 

This was the central property, which had been burnt out since it was first examined externally in 

2017.  The roof was almost completely gone and only a small area of tiles on battens remains.  A 

detached garage associated with this property remained extant.   
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Plate 18.  House 2 – front view in 2018. 

 
Plate 19.  House 2 and detached garage – rear view in 2018. 

Common and Soprano pipistrelle were recorded in the garden of this property and 2 common 

pipistrelle were seen returning to the garage at dawn on the 27th June 2018.   

 



 
 

DOWNEY PLANNING         5-27                                                                                                                                                                

ENVIRONMENTAL IMPACT ASSESSMENT REPORT  CHAPTER 5 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 

 
Plate 20.  House 2 – detached garage in 2018. 

House 3 

This was the easternmost of the three houses.  The main house was connected to a long extension 

building (which contains a boiler room) by a conservatory.  A small annex/granny flat building was 

located in the garden.  The roof was stripped of lead flashing but generally remained intact.  The roof 

spaces of the house and adjoining building had been converted and velux windows were present 

(albeit smashed in some instances). 

The granny flat in the garden had both soprano pipistrelle and common pipistrelle bats emerging at 

dusk (c. 2- 3 bats) and foraging extensively along the treeline which extends south at the back of this 

property.  They were joined by approximately 8-9 bats which appeared to emerge from the fascia 

boards on the rear of the main house, indicating a possible roost on the main gable of the house.  In 

total 10-12 bats were recorded.  A single brown long-eared bat was recorded roosting in the boiler 

house of the long extension. 

 
Plate 21.  House 3 – rear view in 2018.  Bats emerged from the fascia of the main gable as indicated by the red arrow). 
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Plate 22.  House 3 in 2018 – long extension building which contained the boiler house (indicated by the red arrow). 

 
Plate 23.  Granny flat in the garden of House 3 in 2018.  Up to 5 common pipistrelle and soprano pipistrelle emerged 
from this building. 
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Plate 24. Brown long eared bat roosting in the boiler house in 2018. 

Rugby Clubhouse Building 

The rugby clubhouse also had a tiled roof and has been subject to some vandalism and theft.  A 

single common pipistrelle bat was seen flying in the attic. Approximately 2-3 common pipistrelle and 

soprano pipistrelle bats were recorded emerging from this building and foraging in the general 

vicinity. 

 
Plate 25.  Former rugby clubhouse building in 2018. 
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Leisler’s bat was recorded foraging above the site and appeared to approach the lands from the 

railway bridge area to the north - east.  No roosts were confirmed for this species in the site. 

In summary no confirmed maternity roosts were recorded in the surveys in 2017 and 2018 in any of 

the four properties scheduled for demolition.  Three species recorded were roosting in small 

numbers and in various locations as detailed above.  A bat derogation licence was granted by NPWS 

for the demolition of these buildings in 2018 (see Appendix 5.1).   

The three residential properties were demolished under licence between the 8th and 15th October 

2018 under the supervision of Faith Wilson.  As per the mitigation measures in the bat report and 

the conditions of the licence the roof tiles were removed manually and half the roof of each 

structure exposed and left overnight.  A photographic record of this process is presented below. 

 
Plate 26.  Roof stripping of the easternmost house in October 2018. 

 
Plate 27.  Roof stripping of the easternmost house in October 2018. 
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Plate 28.  Roof stripping of the easternmost house in October 2018. 

 
Plate 29.  Roof stripping of the easternmost house in October 2018. 
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Plate 30.  Demolition of the easternmost house in October 2018. 

 
Plate 31.  Roof stripping of the granny flat in the grounds of the easternmost house in October 2018. 

No bats were injured during this process.  Two pipistrelle bats (species unidentified) were recorded 

emerging from the fascia boards of the easternmost house during the works.  There were no 

significant build up of droppings in any of the roofs which would indicate that a maternity roost had 

been present. 

2019 Survey 

The final extant building (the former rugby club) and the lands proposed for development under the 

Broomfield SHD application were resurveyed on the 16th October 2019 during clear, calm conditions.   
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Leisler’s bat was recorded foraging over the southern lands and over the area of scrub south of the 

rugby club building.  The rugby club building had been the subject of arson and no longer has an 

intact roof/attic space.  No bats were recorded emerging from this property. 

 
Plate 32.  Rugby club building destroyed by arson - 2018. 

Soprano pipistrelle bat and common pipistrelle bat were recorded foraging along the laneway 

leading from the rugby club east towards Ashwood Hall, over the northern field and in the shelter of 

the laneway adjoining the railway line and along the central treeline between Ashwood Hall and the 

eastern Broomfield SHD lands. 

2022 Survey 

The final extant building (the former rugby club) and the lands proposed for development under the 

Broomfield SHD application were resurveyed on the 29th March 2022 during clear, calm conditions.  

Initial temperatures were 9.5°C dropping to 8°C at the end of the survey. 

The first bat species recorded was observed at 20:20 when a Leisler’s bat was recorded foraging 

along the edge of the railway line and over the area of scrub south of the rugby club building.   
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Plate 33.  Rugby club building in 2022. 

The rugby club building had deteriorated further in condition with fascia removed and the soffits 

exposed.  No bats were recorded emerging from this property. 

Common pipistrelle and soprano pipistrelle bats were recorded foraging in the shelter of the 

treelines/vegetation adjoining the railway line, along the treeline at the northern side of the access 

road to the site and along the treeline which forms the western boundary of the northern lands with 

Ashwood Hall.  No bat activity was recorded in the southern lands. 

5.3.4.3 Other Mammals 

The terrestrial fauna consists of species typical of the open countryside of North Dublin.  There are 

many rabbits (Oryctolagus cuniculus) present and a fox (Vulpes vulpes) has been both seen and 

heard during the site visits.  A foxes den was noted on grounds within the railway cutting along the 

eastern boundary of the northern lands. 

Other common fauna that would be expected include brown rat (Rattus norvegicus), long tailed field 

mouse (Apodemus sylvaticus), house mouse (Mus musculus), hedgehog (Erinaceus europaeus), and 

pygmy shrew (Sorex minutus). Irish stoat (Mustela erminea hibernica) may also occur but have not 

been observed – they have been recorded from Malahide Demesne to the north of the lands, where 

grey squirrels (Sciurus carolinensis) are also frequent. 

5.3.4.4  Birds 

The bird fauna recorded was rich and a good variety of breeding species were recorded.  Species 

recorded from hedgerows and treelines within the site over the years include blackbird, 

yellowhammer, robin, willow warbler, goldfinch, wren, blue tit, song thrush, bullfinch, chaffinch, 

starling, woodpigeon, starling, dunnock, jackdaw, and greenfinch.   
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Corvid species recorded on site include; rook, magpie, hooded crow and jackdaw.   

Pied wagtails were recorded in the vicinity of the new housing at Ashwood Hall.  

Birds of prey such as buzzard and sparrowhawk were confirmed using the area and summer visitors, 

such as swallow were regularly observed. 

Species such as redwing and fieldfare may visit during the winter months. 

Mallard ducks have been observed rising from the Hazelbrook Stream along the southern boundary 

of the southern lands.  Grey heron was seen flying over the lands in darkness on the 29th March 2022 

travelling north. 

5.3.4.5 Amphibians 

There are no ponds or other water features within the red line boundary of the site that could 

support breeding frogs and newts – however these species may utilise the areas of standing water in 

drainage ditches and slow flowing sections of the Hazelbrook Stream. 

5.4  Description of Natura 2000 Sites 

In line with the European Commission Methodological Guidance (EC (2001) and EC (2021)) and the 

DoEHLG Guidance (DoEHLG (2010)) a review of all European sites that could be potentially affected 

by the proposed project was made using the NPWS online map viewer.  These included any 

European sites within or adjacent to the land at Broomfield and any European sites within the likely 

zone of impact of the proposed development (using the source – pathway – receptor criteria) 

including any downstream.  These are summarised in Table 5.2.1 below and shown on Figure 5.7. 

In addition to the identified European sites consideration is also given to relevant species listed 

under Annexes I and II and IV of the Birds and Habitats Directives respectively. 

The lands at Broomfield are not currently designated for any nature conservation purposes.   

Eighteen Natura 2000 designated sites occur within a 15km radius of the site.  These include nine 

Special Areas of Conservation (SACs) and nine Special Protection Areas (SPAs) as follows 

• Malahide Estuary SAC (Site Code: 000205) 

• Malahide Estuary SPA (Site Code: 004025) 

• Baldoyle Bay SAC (Site Code: 000199) 

• Baldoyle Bay SPA (Site Code: 004016) 

• North Dublin Bay SAC (Site Code: 000206) 

• North Bull Island SPA (Site Code: 004006) 

• Rockabill to Dalkey Islands SAC (Site Code: 003000) 

• Rogerstown Estuary SAC (Site Code: 000208) 

• Rogerstown Estuary SPA (Site Code: 004015) 

• Ireland’s Eye SAC (Site Code: 002193) 

• Ireland’s Eye SPA (Site Code: 004117) 

• South Dublin Bay/Tolka Estuary SPA (Site Code: 004024) 
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• South Dublin Bay SAC (Site Code: 000210) 

• Howth Head SAC (Site Code: 000202) 

• Howth Head Coast SPA (Site Code: 004113) 

• Lambay Island SAC (Site Code: 000204) 

• Lambay Island SPA (Site Code: 004069) 

• Skerries Islands SPA (Site Code: 004122) 

Some of these and a number of other sites in the area are also designated as proposed Natural 

Heritage Areas: 

• Lambay Island pNHA (Site Code: 000204), 

• Rogerstown Estuary pNHA (Site Code: 000208) 

• Portraine Shore pNHA (Site Code: 001215), 

• Malahide Estuary pNHA (Site Code: 000205), 

• Feltrim Hill pNHA (Site Code: 001218),  

• Sluice River Marsh pNHA (Site Code: 001763), 

• Santry Demesne pNHA (Site Code: 000178), 

• Ireland’s Eye pNHA (Site Code: 000203), 

• Howth Head pNHA (Site Code: 000202), 

• Baldoyle Bay pNHA (Site Code: 000199). 

Hydrological Links to Natura 2000 sites: 

There are no Natura 2000 sites located either within or directly adjacent to the proposed 

development lands at Broomfield.   

The most relevant of the protected sites is Baldoyle Bay SAC/SPA/pNHA, which is hydrologically 

connected to the lands at Broomfield via the Hazelbrook Stream, which is found along the southern 

boundary of the southern lands.   

This watercourse and the surface waters from the site drain to the Sluice River and discharge into 

Baldoyle Bay, which is designated as the Baldoyle Bay SAC/SPA. 
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Figure 5.7.  Designated sites within a 15km radius of the lands at Broomfield – indicated by the red arrow. 
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Table 5.2.1.  Designated Natura 2000 sites of relevance to the lands at Broomfield. 

Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

000205 Malahide 

Estuary SAC 

1.2km N • (1140) Mudflats and sandflats not covered by seawater at 
low tide 

• (1310) Salicornia and other annuals colonizing mud and 
sand 

• (1320) Spartina swards (Spartinion maritimae) 

• (1330) Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) 

•  (1410) Mediterranean salt meadows (Juncetalia maritimi) 

•  (2130) Fixed coastal dunes with herbaceous vegetation 
(grey dunes)* 

• (2120) Shifting dunes along the shoreline with Ammophila 
arenaria (white dunes) 

Source: NPWS (2013) Conservation Objectives: Malahide 

Estuary SAC 000205. Version 1. National Parks and 

Wildlife Service, Department of Arts, Heritage and the 

Gaeltacht. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

Annex I habitats for which the SAC has been selected: 

• (1140) Mudflats and sandflats not covered by seawater 
at low tide 

• (1310) Salicornia and other annuals colonizing mud 
and sand 

• (1320) Spartina swards (Spartinion maritimae) 

• (1330) Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) 

•  (1410) Mediterranean salt meadows (Juncetalia 
maritimi) 

•  (2130) Fixed coastal dunes with herbaceous 
vegetation (grey dunes)* 

• (2120) Shifting dunes along the shoreline with 
Ammophila arenaria (white dunes) 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

004025 Broadmeadow

/ 

Swords 

Estuary SPA 

 

(also known as 

Malahide 

Estuary SPA) 

1.2km N • Great Crested Grebe (Podiceps cristatus) [A005] 

• Light-bellied Brent Goose (Branta bernicla hrota) [A046] 

• Shelduck (Tadorna tadorna) [A048] 

• Pintail (Anas acuta) [A054] 

• Goldeneye (Bucephala clangula) [A067] 

• Red-breasted Merganser (Mergus serrator) [A069] 

• Oystercatcher (Haematopus ostralegus) [A130] 

• Golden Plover (Pluvialis apricaria) [A140] 

• Grey Plover (Pluvialis squatarola) [A141] 

• Knot (Calidris canutus) [A143] 

• Dunlin (Calidris alpina) [A149] 

• Black-tailed Godwit (Limosa limosa) [A156] 

• Bar-tailed Godwit (Limosa lapponica) [A157] 

• Redshank (Tringa totanus) [A162] 

• Wetlands & Waterbirds [A999] 

Source: NPWS (2013) Conservation Objectives: Malahide 

Estuary SPA 004025. Version 1. National Parks and 

Wildlife Service, Department of Arts, Heritage and the 

Gaeltacht. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

bird species listed as Special Conservation Interests for 

this SPA: 

• [wintering] Podiceps cristatus 

• [wintering] Branta bernicla hrota 

• [wintering] Tadorna tadorna 

• [wintering] Anas acuta 

• [wintering] Bucephala clangula 

• [wintering] Mergus serrator 

• [wintering] Haematopus ostralegus 

• [wintering] Pluvialis squatarola 

• [wintering] Calidris canutus 

• [wintering] Limosa limosa 

• [wintering] Limosa lapponica 

• [wintering] Tringa tetanus 
To maintain the favourable conservation condition of the 

wetland habitat in Malahide Estuary SPA as a resource 

for the regularly-occurring migratory waterbirds that 

utilise it. 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

000199 Baldoyle Bay 

SAC 

2km SE • (1140) Mudflats and sandflats not covered by seawater at 
low tide 

• (1310) Salicornia and other annuals colonizing mud and 
sand 

• (1330) Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) 

•  (1410) Mediterranean salt meadows (Juncetalia maritimi) 

Source: NPWS (2012) Conservation Objectives: Baldoyle 

Bay SAC 000199. Version 1.0. National Parks and Wildlife 

Service, Department of Arts, Heritage and the Gaeltacht. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

Annex I habitats for which the SAC has been selected: 

• (1140) Mudflats and sandflats not covered by seawater 
at low tide 

• (1310) Salicornia and other annuals colonizing mud 
and sand 

• (1330) Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) 

•  (1410) Mediterranean salt meadows (Juncetalia 
maritimi) 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

004016 Baldoyle Bay 

SPA  

2km SE • Light-bellied Brent Goose (Branta bernicla hrota) [A046] 

• Shelduck (Tadorna tadorna) [A048] 

• Ringed Plover (Charadrius hiaticula) [A137] 

• Golden Plover (Pluvialis apricaria) [A140] 

• Grey Plover (Pluvialis squatarola) [A141] 

• Bar-tailed Godwit (Limosa lapponica) [A157] 

• Wetlands & Waterbirds [A999] 

Source: NPWS (2013) Conservation Objectives: Baldoyle 

Bay SPA 004016. Version 1. National Parks and Wildlife 

Service, Department of Arts, Heritage and the Gaeltacht. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

bird species listed as Special Conservation Interests for 

this SPA:  

• [wintering] Branta bernicla hrota 

• [wintering] Tadorna tadorna 

• [wintering] Charadrius hiaticula 

• [wintering] Pluvialis squatarola 

• [wintering] Limosa lapponica 
 

To maintain the favourable conservation condition of the 

wetland habitat in Baldoyle Bay SPA 

000206 North Dublin 

Bay SAC 

5.4km SE • (1140) Mudflats and sandflats not covered by seawater at 
low tide 

• (1210) Annual vegetation of drift lines 

• (1310) Salicornia and other annuals colonizing mud and 
sand 

• (1320) Spartina swards (Spartinion maritimae) 

• (1330) Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) 

• (1395) Petalwort (Petalophyllum ralfsii) 

• (1410) Mediterranean salt meadows (Juncetalia maritimi) 

Source: NPWS (2013) Conservation Objectives: North 

Dublin Bay SAC 000206. Version 1. National Parks and 

Wildlife Service, Department of Arts, Heritage and the 

Gaeltacht.   

Accessed 23rd March 2022. 

To maintain or restore the favourable conservation 

condition of the Annex I habitat(s) and/or the Annex II 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

• (2110) Embryonic shifting dunes  

• (2120) Shifting dunes along the shoreline with Ammophila 
arenaria (white dunes) 

• (2130) Fixed coastal dunes with herbaceous vegetation 
(grey dunes) 

• (2190) Humid dune slacks 

species for which the SAC has been selected: 

• (1140) Mudflats and sandflats not covered by seawater 
at low tide 

• (1210) Annual vegetation of drift lines 

• (1310) Salicornia and other annuals colonizing mud 
and sand 

• (1320) Spartina swards (Spartinion maritimae) 

• (1330) Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) 

• (1395) Petalwort (Petalophyllum ralfsii) 

• (1410) Mediterranean salt meadows (Juncetalia 
maritimi) 

• (2110) Embryonic shifting dunes  

• (2120) Shifting dunes along the shoreline with 
Ammophila arenaria (white dunes) 

• (2130) Fixed coastal dunes with herbaceous vegetation 
(grey dunes) 

• (2190) Humid dune slacks 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

004006 North Bull 

Island SPA 

5.4km SE • Light-bellied Brent Goose (Branta bernicla hrota)  

• Shelduck (Tadorna tadorna) 

• Teal (Anas crecca) 

• Pintail (Anas acuta) 

• Shoveler (Anas clypeata) 

• Oystercatcher (Haematopus ostralegus) 

• Golden Plover (Pluvialis apricaria) 

• Grey Plover (Pluvialis squatarola) 

• Knot (Calidris canutus) 

• Sanderling (Calidris alba) 

• Dunlin (Calidris alpina) 

• Black-tailed Godwit (Limosa limosa) 

• Bar-tailed Godwit (Limosa lapponica) 

• Curlew (Numenius arquata) 

• Redshank (Tringa totanus) 

• Turnstone (Arenaria interpres) 

• Black-headed Gull (Larus ridibundus) 

• Wetlands & Waterbirds 

Source: NPWS (2015) Conservation Objectives: North Bull 

Island SPA 004006. Version 1. National Parks and Wildlife 

Service, Department of Arts, Heritage and the Gaeltacht.  

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

bird species listed as Special Conservation Interests for 

this SPA:  

• Branta bernicla hrota [wintering] 

• Tadorna tadorna [wintering] 

• Anas crecca [wintering] 

• Anas acuta [wintering] 

• Anas clypeata [wintering] 

• Haematopus ostralegus [wintering] 

• Pluvialis apricaria [wintering] 

• Pluvialis squatarola [wintering] 

• Calidris canutus [wintering] 

• Calidris alba [wintering] 

• Calidris alpina [wintering] 

• Limosa limosa [wintering] 

• Limosa lapponica [wintering] 

• Numenius arquata [wintering] 

• Tringa totanus [wintering] 

• Arenaria interpres [wintering] 

• Chroicocephalus ridibundus [wintering] 

• Wetlands 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

003000 Rockabill to 

Dalkey Islands 

SAC 

5.4km E • (1170) Reefs 

• (1351) Harbour Porpoise (Phocoena phocoena) 

Source: NPWS (2013) Conservation Objectives: Rockabill 

to Dalkey Island SAC 003000. Version 1. National Parks 

and Wildlife Service, Department of Arts, Heritage and the 

Gaeltacht. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

Annex I habitat and the Annex II species for which the SAC 

has been selected: 

• (1170) Reefs 

• (1351) Harbour Porpoise (Phocoena phocoena) 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

000208 Rogerstown 

Estuary SAC  

6.2km N • (1130) Estuaries 

• (1140) Mudflats and sandflats not covered by seawater at 
low tide 

• (1310) Salicornia and other annuals colonizing mud and 
sand 

•  (1330) Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) 

• (1410) Mediterranean salt meadows (Juncetalia maritimi) 

• (2120) Shifting dunes along the shoreline with Ammophila 
arenaria (white dunes)  

• (2130) Fixed coastal dunes with herbaceous vegetation 
(grey dunes)* 

Source: NPWS (2013) Conservation Objectives: 

Rogerstown Estuary SAC 000208. Version 1. National 

Parks and Wildlife Service, Department of Arts, Heritage 

and the Gaeltacht. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

Annex I habitats for which the SAC has been selected: 

• (1130) Estuaries 

• (1140) Mudflats and sandflats not covered by seawater 
at low tide 

• (1310) Salicornia and other annuals colonizing mud 
and sand 

•  (1330) Atlantic salt meadows (Glauco-Puccinellietalia 
maritimae) 

• (1410) Mediterranean salt meadows (Juncetalia 
maritimi) 

• (2120) Shifting dunes along the shoreline with 
Ammophila arenaria (white dunes)  

• (2130) Fixed coastal dunes with herbaceous vegetation 
(grey dunes)* 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

004015 Rogerstown 

Estuary SPA 

6.2km N • Greylag Goose (Anser anser) [A043] 

• Light-bellied Brent Goose (Branta bernicla hrota) [A046] 

• Shelduck (Tadorna tadorna) [A048] 

• Shoveler (Anas clypeata) [A056] 

• Oystercatcher (Haematopus ostralegus) [A130] 

• Ringed Plover (Charadrius hiaticula) [A137] 

• Grey Plover (Pluvialis squatarola) [A141] 

• Knot (Calidris canutus) [A143] 

• Dunlin (Calidris alpina) [A149] 

• Black-tailed Godwit (Limosa limosa) [A156] 

• Redshank (Tringa totanus) [A162] 

• Wetlands & Waterbirds [A999] 

Source: NPWS (2013) Conservation Objectives: 

Rogerstown Estuary SPA 004015. Version 1. National 

Parks and Wildlife Service, Department of Arts, Heritage 

and the Gaeltacht. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

bird species listed as Special Conservation Interests for 

this SPA: 

• [wintering] Anser anser 

• [wintering] Branta bernicla hrota 

• [wintering] Tadorna tadorna 

• [wintering] Anas clypeata 

• [wintering] Haematopus ostralegus 

• [wintering] Charadrius hiaticula 

• [wintering] Pluvialis squatarola 

• [wintering] Calidris canutus 

• [wintering] Limosa limosa 

• [wintering] Tringa totanus 
 

To maintain the favourable conservation condition of 

wetland habitat in Rogerstown Estuary SPA as a resource 

for the regularly occurring migratory waterbirds that 

utilise it. 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

004117 Ireland’s Eye 

SPA 

 

6.4km SE • Cormorant (Phalacrocorax carbo) [A017] 

• Herring Gull (Larus argentatus) [A184] 

• Kittiwake (Rissa tridactyla) [A188] 

• Guillemot (Uria aalge) [A199] 

• Razorbill (Alca torda) [A200] 

Source: NPWS (2022) Conservation objectives for Ireland's 

Eye SPA [004117]. Generic Version 9.0. Department of 

Housing, Local Government and Heritage. 

Accessed 23rd March 2022. 

To maintain or restore the favourable conservation 

condition of the bird species listed as Special Conservation 

Interests for this SPA: 

• [breeding]Phalacrocorax carbo  

• [breeding] Larus argentatus  

• [breeding] Rissa tridactyla 

• [breeding] Uria aalge  

• [breeding]Alca torda 

002193 Ireland’s Eye 

SAC 

6.4km SE • Perennial vegetation of stony banks [1220] 

• Vegetated sea cliffs of the Atlantic and Baltic coasts [1230] 

Source: NPWS (2017) Conservation Objectives: Ireland's 

Eye SAC 002193. Version 1. National Parks and Wildlife 

Service, Department of Arts, Heritage, Regional, Rural and 

Gaeltacht Affairs. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

Annex I habitats for which the SAC has been selected: 

• Perennial vegetation of stony banks [1220] 

• Vegetated sea cliffs of the Atlantic and Baltic coasts 
[1230] 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

004024 South Dublin 

Bay and River 

Tolka Estuary 

SPA 

 

8.1km S • Brent goose (Branta bernicla hrota), 

• Sandwich Tern (Sterna sandvicensis), 

• Roseate Tern (Sterna dougallii), 

• Common Tern (Sterna hirundo), 

• Arctic Tern (Sterna paradisaea), 

• Oystercatcher (Haematopus ostralegus),  

• Ringed Plover (Charadrius hiaticula),  

• Knot (Calidris canuta),  

• Sanderling (Calidris alba),  

• Dunlin (Calidris alpina),  

• Bar-tailed Godwit (Limosa lapponica) 

Source: NPWS (2015) Conservation Objectives: South 

Dublin Bay and River Tolka Estuary SPA 004024. Version 1. 

National Parks and Wildlife Service, Department of Arts, 

Heritage and the Gaeltacht.  

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

bird species listed as Special Conservation Interests for 

this SPA: 

• Brent goose (Branta bernicla hrota), 

• Sandwich Tern (Sterna sandvicensis), 

• Roseate Tern (Sterna dougallii), 

• Common Tern (Sterna hirundo), 

• Arctic Tern (Sterna paradisaea), 

• Oystercatcher (Haematopus ostralegus),  

• Ringed Plover (Charadrius hiaticula),  

• Knot (Calidris canuta),  

• Sanderling (Calidris alba),  

• Dunlin (Calidris alpina),  

• Bar-tailed Godwit (Limosa lapponica) 
 

To maintain the favourable conservation condition of 

wetland habitat in South Dublin and the River Tolka 

Estuary SPA as a resource for the regularly occurring 

migratory waterbirds that utilise it. 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

000202 Howth Head 

SAC 

8.4km SE • Vegetated sea cliffs of the Atlantic and Baltic coasts [1230] 

• European dry heaths [4030] 

Source: NPWS (2016) Conservation Objectives: Howth 

Head SAC 000202. Version 1. National Parks and Wildlife 

Service, Department of Arts, Heritage, Regional, Rural and 

Gaeltacht Affairs. 

Accessed 23rd March 2022. 

To maintain or restore the favourable conservation 

condition of the Annex I habitats for which the SAC has 

been selected: 

• Vegetated sea cliffs of the Atlantic and Baltic coasts 
[1230] 

• European dry heaths [4030] 

004113 Howth Head 

Coast SPA 

8.4km SE • Kittiwake (Rissa tridactyla) [A188] Source: NPWS (2022) Conservation objectives for Howth 

Head Coast SPA [004113]. Generic Version 9.0. 

Department of Housing, Local Government and Heritage. 

Accessed 23rd March 2022. 

To maintain or restore the favourable conservation 

condition of the bird species listed as Special Conservation 

Interests for this SPA: 

• [breeding] Rissa tridactyla 



 
 

DOWNEY PLANNING         5-50                                                                                                                                                                

ENVIRONMENTAL IMPACT ASSESSMENT REPORT  CHAPTER 5 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 

Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

000210 South Dublin 

Bay SAC 

10.7km S • Mudflats and sandflats not covered by seawater at low 
tide [1140] 

• Annual vegetation of drift lines [1210] 

• Salicornia and other annuals colonising mud and sand 
[1310] 

• Embryonic shifting dunes [2110] 

Source: NPWS (2013) Conservation Objectives: South 

Dublin Bay SAC 000210. Version 1.  National Parks and 

Wildlife Service, Department of Arts, Heritage and the 

Gaeltacht. 

Accessed 23rd March 2022. 

To maintain or restore the favourable conservation 

condition of the Annex I habitats for which the SAC has 

been selected: 

• Mudflats and sandflats not covered by seawater at low 
tide [1140] 

• Annual vegetation of drift lines [1210] 

• Salicornia and other annuals colonising mud and sand 
[1310] 

• Embryonic shifting dunes [2110] 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

000204 Lambay Island 

SAC 

9.8km NE • (1230) Vegetated sea cliffs of the Atlantic and Baltic coasts 

• (1170) Reefs 

•  (1364) Halichoerus grypus 

• (1265) Phoca vitulina 

Source: NPWS (2013) Conservation Objectives: Lambay 

Island SAC 000204. Version 1. National Parks and Wildlife 

Service, Department of Arts, Heritage and the Gaeltacht. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

Annex I habitat and the Annex II species for which the SAC 

has been selected: 

• (1230) Vegetated sea cliffs of the Atlantic and Baltic 
coasts 

• (1170) Reefs 

•  (1364) Halichoerus grypus 

• (1265) Phoca vitulina 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

004069 Lambay Island 

SPA 

9.8km NE • Fulmar (Fulmarus glacialis) [A009] 

• Cormorant (Phalacrocorax carbo) [A017] 

• Shag (Phalacrocorax aristotelis) [A018] 

• Greylag Goose (Anser anser) [A043] 

• Lesser Black-backed Gull (Larus fuscus) [A183] ^ 

• Herring Gull (Larus argentatus) [A184] ^ 

• Kittiwake (Rissa tridactyla) [A188] 

• Guillemot (Uria aalge) [A199] 

• Razorbill (Alca torda) [A200] 

• Puffin (Fratercula arctica) [A204] 

Source: NPWS (2022) Conservation objectives for Lambay 

Island SPA [004069]. Generic Version 9.0. Department of 

Housing, Local Government and Heritage. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

bird species listed as Special Conservation Interests for 

this SPA: 

• Fulmar (Fulmarus glacialis) [A009] 

• Cormorant (Phalacrocorax carbo) [A017] 

• Shag (Phalacrocorax aristotelis) [A018] 

• Greylag Goose (Anser anser) [A043] 

• Lesser Black-backed Gull (Larus fuscus) [A183] ^ 

• Herring Gull (Larus argentatus) [A184] ^ 

• Kittiwake (Rissa tridactyla) [A188] 

• Guillemot (Uria aalge) [A199] 

• Razorbill (Alca torda) [A200] 

• Puffin (Fratercula arctica) [A204] 
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Site 

Code 

Site Name 

and 

Designation 

Approximate 

distance from 

the proposed 

development 

Qualifying Interest  

 

General Conservation Objectives 

 

 

004122 Skerries 

Islands SPA 

14.99km north • Cormorant (Phalacrocorax carbo) [A017] 

• Shag (Phalacrocorax aristotelis) [A018] 

• Light-bellied Brent Goose (Branta bernicla hrota) [A046] 

• Purple Sandpiper (Calidris maritima) [A148] 

• Turnstone (Arenaria interpres) [A169] 

• Herring Gull (Larus argentatus) [A184] 

Source: NPWS (2022) Conservation objectives for Skerries 

Islands SPA [004122]. Generic Version 9.0. Department of 

Housing, Local Government and Heritage. 

Accessed 23rd March 2022. 

To maintain the favourable conservation condition of the 

bird species listed as Special Conservation Interests for 

this SPA: 

• Cormorant (Phalacrocorax carbo) [A017] 

• Shag (Phalacrocorax aristotelis) [A018] 

• Light-bellied Brent Goose (Branta bernicla hrota) 
[A046] 

• Purple Sandpiper (Calidris maritima) [A148] 

• Turnstone (Arenaria interpres) [A169] 

• Herring Gull (Larus argentatus) [A184] 
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5.5 POTENTIAL IMPACTS 

Planning permission is sought for: 

The development of 415 residential units, comprising of 252 houses, 135 duplex units and 28 

apartments, and a childcare facility.  

The development of the lands at Broomfield will result in: 

• permanent landtake; 

• construction activities (e.g. runoff and other pollution, increase of suspended solids, alteration 

of hydraulic conditions, noise and dust emissions, lighting, movement of vehicles, presence of 

construction personnel); 

• occupation once completed 

All areas of grassland, arable crops and some sections of treelines/hedgerows, shrubs, scrub and 

trees will be removed during the construction phase.  The rugby club building within the site will be 

completely demolished.   

As detailed in the arboricultural impact assessment the proposed development will require the 

removal of 46 individually recorded trees, 12 groups of trees/hedgerows, and the partial removal of 

five groups of trees/hedgerows. Of the 63 survey entries proposed to be removed or partially 

removed, six trees are of moderate quality and value (B Category), 42 trees and groups of 

trees/hedgerows are of low quality and value (C Category), and 15 trees are of poor quality (U 

Category). 

The other potential impacts during the construction phase arise from the risk of damage to areas of 

retained vegetation and habitats within the environs of the site.   These include the site boundary 

treelines and hedgerows and the Hazelbrook Stream (which ultimately flows to the Baldoyle 

SAC/SPA).   

A confirmed bat roost dating from 2018 was recorded within the old rugby club building which will 

be lost.  There will be loss of foraging areas, resting sites and breeding habitat for birds and other 

fauna arising from the removal of grassland, arable crops and sections of treelines/hedgerows, 

shrubs, scrub and trees scheduled for site clearance.   

The physical disturbance of the soil within the site will result in the potential for run-off from soil 

disturbance on the site to the adjoining drainage ditches and the Hazelbrook Stream and ultimately 

the Baldoyle Bay SAC/SPA unless some remedial measures are put in place.  There is also some 

potential for leaks of oil and petrol from machinery and equipment used on site to enter the Natura 

2000 site via this pathway.   

During the operational phase of the development there is potential for contamination of Hazelbrook 

Stream and ultimately the Baldoyle Bay SAC/SPA from surface water run off from the site.   

The lighting design for the scheme could also interfere with the movement of bats and other fauna 

through the site. 
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5.6 REMEDIAL OR REDUCTIVE MEASURES 

5.6.1 Mitigation by Avoidance 

The principal mitigation that should be considered in any development is avoidance of impact.   The 

site layout has been designed to avoid impacts on the adjoining Hazelbrook Stream and the 

boundary treelines and hedgerows surrounding the site. 

5.6.2 Planting of Native Species  

Native species appropriate to the area (such as hawthorn, elder, ash, alder, holly, hazel, willows, oak, 

dog rose, gorse and bramble) have been used within the landscaping plans for the development. 

These will, as they mature, provide a food source, shelter and habitat for foraging bats, nesting 

habitat for birds and a food source for pollinators. All species used will be of certified native origin 

and sourced locally to ensure genetic provenance to the area – certified material is available from 

the forestry nurseries who supply the native woodland scheme. 

All planting within gardens and public spaces within the scheme will be pollinator friendly as per the 

All Ireland Pollinator Plan – see https://pollinators.ie/wordpress/wp-

content/uploads/2018/04/Gardens_actions-to-help-pollinators-2018-WEB.pdf 

5.6.3  Protective Measures for Retained Treelines, Hedgerows & the Hazelbrook Stream 

The Hazelbrook Stream, hedgerows and treelines, which form the existing site boundaries, are to be 

retained.   

A 10 - 15 metre wide riparian buffer strip has been retained along the Hazelbrook Stream in line with 

objective WQ5 in the Fingal County Development Plan 201 – 2023. 

These retained treelines, hedgerows, drainage ditches & the Hazelbrook Stream will be given 

protection from accidental damage by machinery during site works prior to any works commencing 

in the development and as set out in the arboricultural impact statement.  These areas will be 

clearly delineated by fencing or other measures.  Fences will be erected outside the drip-line or 

canopy of each tree in accordance with BS 5837 (2012) – Trees in Relation to Construction.  Please 

refer to the arboricultural tree protection drawings (Figures 5.8 and 5.9 below).   

 

 

 

https://pollinators.ie/wordpress/wp-content/uploads/2018/04/Gardens_actions-to-help-pollinators-2018-WEB.pdf
https://pollinators.ie/wordpress/wp-content/uploads/2018/04/Gardens_actions-to-help-pollinators-2018-WEB.pdf
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Figure 5.8.  Tree Protection Drawing (Northern lands). 

 
Figure 5.9.  Tree protection Drawing (Northern lands). 
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5.6.4 Invasive Species 

An invasive species management plan for Phase I of the project was prepared to deal with the 

Japanese knotweed stands as shown on Chapter 5, Figure 5.3.  Further information on the results of 

same is presented in Chapter 5, Appendix 5.3.  The most recent surveys indicate that the plants 

would appear to have gone into dormancy with very small stems & leaves, no spread.  

A detailed programme for the excavation and screening of soil into a container/large skips as the 

next step of eradication will be prepared with follow up monitoring by the specialist contractor 

Graeme Cahill who has been treating the population since 2018. 

There is also potential for Japanese knotweed and other invasive species to spread/become 

established within the development site through poor site management or the import of 

contaminated topsoil so any material brought to site must be certified that it is free of invasive 

species.   

5.6.5  Mitigation Measures for Badgers 

An inactive badger sett is located at the southern end of the eastern boundary treeline (adjoining 

Ashwood Hall) within the site in the vicinity of O 22265 44683 and a disused sett is located in the 

treeline north of the rugby club building as shown on Figure 5.6 above.   

Both of these setts have been the subject of regular examination to determine their use by badgers 

and suitable protective measures (southern sett)/appropriate methodology for their destruction 

(northern sett) for these setts will need to be implemented during the construction phase of the 

Broomfield SHD lands.  Although not in use at present they were previously used by badgers and 

could be again. 

Badgers and their setts are protected under the provisions of the Wildlife Act, 1976, and the Wildlife 

Amendment Act, 2000.  It is an offence to intentionally kill or injure a protected species or to wilfully 

interfere with or destroy the breeding site or resting place of a protected wild animal.  Exclusion of 

badgers should only be considered where a development would unavoidably destroy a badger sett 

(or any part of its underground tunnel and chamber system), or its immediate surroundings, making 

it unsuitable for continued occupancy. 

Construction works such as those proposed within the Broomfield SHD lands, which occur within the 

vicinity of a sett (albeit inactive/disused) may require a licence should the setts become active.  It 

should be noted that all activity related to badger surveys, evacuation procedures and sett 

destruction should only be undertaken by personnel with recognised expertise in badger ecology.  

In keeping with best practice measures to address potential effects on protected species such as 

badgers should firstly aim to avoid those impacts.  If there are unavoidable impacts then mitigation 

should be designed to reduce those impacts.   

Badger sett tunnels can extend 20m or more from the entrance holes and are typically located 

between 0.2m and several metres deep, depending on the soil and topography. Potential impacts 

include:  
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• damage and destruction of setts;  

• disturbance from noise, lighting, vibration and other human disturbances such as fires and use 
of chemicals; 

• loss of feeding areas; 

• entrapment in works compounds, excavations, etc. 

Monitoring  

Given that some time may have lapsed between approval of planning permission and 

commencement of construction the activity at these setts will be the subject of ongoing monitoring 

in order to determine if a licence could become a requirement. 

Southern Sett 

The badger sett (at the southern end of the eastern boundary treeline (adjoining Ashwood Hall)) will 

not be directly impacted by the proposed Broomfield SHD and both it and the treeline in which it is 

located will be retained as part of the scheme.  The proposed housing layout and internal access 

roads were redesigned during Phase 1 to ensure that these parts of the lands were retained as part 

of a wildlife corridor through the property and the sett was not directly impacted. 

Both this treeline and inactive badger sett will be afforded protection as set out in the arborist’s 

report and accompanying drawing (see Figure 5.10 below) to ensure that the retained trees, 

vegetation and sett are not damaged by the construction works.  Any fencing measures deployed 

must incorporate access for mammals at the base – this should be a gap no smaller than 300mm 

high by 225mm wide.  This will be inspected and signed off by the ecological clerk of works. 

 
Figure 5.10.  Badger protection zone – southern sett. 
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Badgers and other wildlife will continue to use established paths across a site even when 

construction work has started.  Therefore during construction, any open trenches/excavations will 

incorporate facilities for badgers (and other wildlife, such as rabbits, foxes, hedgehogs etc.) to 

escape, by means of the following: 

1. Gently sloping earth incline to be left at the end of each day’s operation – at each end of open 
excavations/trenches. 

2. Timber escape planks should be provided at c. 50m intervals along any deep 
excavations/trenches and these should be left in place at the end of each day’s operations; 
these should usually be placed at right-angles to the excavation/trench. 

3. Any temporarily exposed open pipe system should be capped in such a way as to prevent 
badgers gaining access as may happen when contractors are off site.  

Continued access to lands to the west, east and south must be provided for badgers to ensure that 

any animals associated with this sett will have access to foraging areas. 

The following provisions apply to all construction works within the Broomfield SHD lands: 

• badger sett tunnel systems can extend up to c. 20m from sett entrances.  Therefore, no heavy 
machinery should be used within 30m of badger setts (unless carried out under licence);  lighter 
machinery (generally wheeled vehicles) should not be used within 20m of a sett entrance;  light 
work, such as hand digging or scrub clearance should not take place within 10m of sett 
entrances. 

• during the breeding season (December to June inclusive) none of the above works should be 
undertaken within 50m of active setts nor blasting or pile driving within 150m of active setts.  

• following consultation with NPWS and badger experts, works near setts may take place during 
the breeding season provided appropriate mitigation measures are in place, e.g. sett screening, 
restricted working hours, etc. 

During the construction phase of the development activities may pose a temporary threat to 

badgers or disturb them if they reuse that sett.  This should be mitigated by adopting the following 

practices.  

• The use of noisy plant and machinery in the vicinity of the protection zone of the sett should 
cease at least two hours before sunset.  

• Security lighting should be directed away from the sett and treeline to avoid impacts on badgers 
and foraging bats.  

• Chemicals should be stored as far away from the sett and areas adjoining the retained treeline 
as possible.  

• Trenches must be covered at the end of each working day, or include a means of escape for any 
animal falling in. 

In order to comply with the above constraints: 

• all affected setts should be clearly marked and the extent of bounds prohibited for vehicles 
clearly marked by fencing or adequate physical boundary.  Hazard tape is often insufficient and 
prone to deterioration and damage by wind or cattle etc.  

• all contractors/operators on site should be made fully aware of the procedures pertaining to 
the sett on site. 
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• construction activities within the vicinity of affected setts may commence once the current 
status of this sett has been determined, and the if active the sett has been evacuated and 
destroyed under licence from NPWS.  . 

• in almost all circumstances, works close to badger setts may only be conducted under the 
supervision of a qualified expert under licence from NPWS. 

Additional mitigation measures include: 

• Topsoil from areas likely to have constituted good badger foraging habitat (rich in earthworms) 
will be retained on site and used in the creation of worm-rich amenity or other grassland 
habitats. 

• The use of noisy plant and machinery in the vicinity of the protection zone will cease at least 
two hours before sunset.  

• Security lighting should be directed away from the sett.  

• Chemicals will be stored as far away from the sett as possible.  

• Trenches must be covered at the end of each working day, or include a means of escape for any 
animal falling in. (Badgers will continue to use established paths across a site even when 
construction work has started).  

• Any temporarily exposed open pipe system should be capped in such a way as to prevent 
badgers gaining access as may happen when contractors are off site.  

• Badger gates may need to be installed in perimeter fencing.  If so, specialist advice should be 
sought.  

• Water sources (for badgers) should always be safeguarded.  

Northern Sett 

The sett located to the north of the rugby club building has been the subject of ongoing monitoring 

to determine activity and to see if an exclusion license is required.  The results of the current surveys 

would indicate that a license is not required but this will be informed by ongoing monitoring in order 

to determine if a licence could become a requirement. 

Scrub Clearance 

The area of scrub south of the rugby club building could not be fully surveyed for mammal activity 

and site clearance in this area will be supervised by an ecologist to ensure protection of same. 

5.6.6 Mitigation Measures for Bats 

Rugby Club Building Demolition 

The rugby club building was confirmed as a roost for 2-3 common pipistrelle and soprano pipistrelle 

bats during surveys in 2018. 

A bat derogation licence was previously provided in 2018 for the proposed demolition work of the 

rugby club building - see Appendix 5.1.  

A new bat derogation licence was therefore sought from National Parks and Wildlife Service and 

granted – see Appendix 5.2. 

The grounds on which the bat derogation licence was sought for the demolition of this bat roost are: 
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‘In the interests of public health and public safety, or for other imperative reasons of overriding 

public interest, including those of a social or economic nature and beneficial consequences of 

primary importance for the environment’. 

 The lands are zoned for development and the project design and density of housing required under 

the SHD process does not allow for the retention of the rugby clubhouse building. 

A number of mitigation measures are proposed to accommodate any bats that previously roosted in 

the rugby club building within the development.  These include the erection of bat boxes on trees 

and integrated bat boxes within the building fabric.  The retention and enhancement of the riparian 

corridor along the Hazelbrook Stream and the retention of the site boundary hedgerows coupled 

with sensitive lighting design also ensures that suitable habitat for bats remains within the site. 

These have been demonstrated to work on a number of previous projects including the M11 

Rathnew to Arklow motorway (bat boxes), Rockingham House, Glenamuck Road, Co. Dublin.  

The loss of a minor roost for common and soprano pipistrelle bats in the rugby club building will not 

have a detrimental effect on the local bat population given the rich habitat and roosting potential in 

Malahide Castle and Demesne adjoining the site and the provision of roosting alternatives for the 

bats.  The loss of this roost is highly unlikely to affect the conservation status of either of these 

species which is currently ‘Favourable’ at a national level. 

Building Resurvey 

Given that some time may have lapsed between approval of planning permission and 

commencement of construction it is recommended that the rugby club building scheduled for 

demolition is resurveyed for bats prior to any proposed demolition works.  Although the building has 

been the subject of an arson attack bats have been observed returning to a burnt structure to roost 

in should suitable locations prevail demonstrating the site fidelity of bats to a roost site (F. Wilson, 

pers. obs.).    

A precautionary approach to the demolition of the building can then be prepared whereby any 

remaining potential roosting location for bats are manually removed.    This work will be supervised 

by a licensed bat specialist who can deal with any bats present and will be done during the winter 

months.   

Provision of Bat Boxes  

Fifteen bat boxes shall be erected on suitable buildings or trees (i.e. not illuminated and above 3 

metres height and close to green areas) within the development.  The most successful box types are 

“woodcrete” boxes made by Schwegler and available from www.alanaecology.com.  Several designs 

are available including some of which can be incorporated into the walls and the surface fabric of 

new buildings. 

Vegetation Retention and Protection 

The other main protective measure for bats is in the retention of boundary hedgerows, treelines, 

watercourses and drainage ditches within the site and protective measures will be put in place for 
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these features.  The use of native species in the landscaping proposals for the site will also assist in 

ensuring that bats continue to forage and remain in the area. 

Lighting Design 

Sensitivity in the provision of lighting is also important to ensure that bats continue to use the site.  

The retained hedgerows, treelines, watercourse and drainage ditches and newly created areas of 

planted vegetation will be retained as dark zones and the amount of lighting shining on such areas 

limited.   

Design recommendations from the BCT (2010) for wildlife-friendly lighting include: 

1. Do not "over" light.  This is a major cause of obtrusive light and is a waste of energy.  Use only 

the minimum amount of light needed for safety.  There are published standards for most 

lighting tasks, adherence to which will help minimise upward reflected light. 

2. Eliminate any bare bulbs and any light pointing upwards.  The spread of light should be kept 

near to or below the horizontal. 

3. Use narrow spectrum bulbs to lower the range of species affected by lighting. 

4. Use light sources that emit minimal ultra-violet light.  Insects are attracted to light sources that 

emit ultra-violet radiation. 

5. Reduce light-spill so that light reaches only areas needing illumination.  Shielding or cutting light 

can be achieved through the design of the luminaire or with accessories, such as hoods, cowls, 

louvers and shields to direct the light. 

6. Reduce the height of lighting columns.  Light at a low level reduces ecological impact.  However, 

higher mounting heights allow lower main beam angles, which can assist in reducing glare. 

7. For pedestrian lighting, use low level lighting that is directional as possible and below 3 lux at 

ground level. 

8. Limit the times that lights are on to provide some dark periods for wildlife. 

9. Use lighting design computer programs and professional lighting designers to predict where 

light spill will occur. 

10. In general, any lighting used in the development should not overspill onto adjoining trees, 

hedgerows, and watercourses thereby ensuring that a dark corridor for foraging and 

commuting bats and movement for other wildlife is maintained.  

In addition: 

11. Luminaires will be dimmable LED (light emitting diode) fittings with High performance optics to 

provide high visual comfort. 

12. Luminaires will be selected to ensure that when installed there shall be zero direct upward light 

emitted to the sky (all output shall be at or below 90º to the horizontal to help prevent sky glow 

from light pollution of the night sky). 

13. Luminaires will be selected to ensure that there is no light spill from the proposed development 

onto the retained areas of linear vegetation and boundary features.  

14. The light emitted from these fittings shall have no photo biological risk and shall be categorised 

as “Exempt Group” in relation to emissions of Blue light, Infrared and Ultra Violet Radiation in 

accordance with EN 62741:2008. 
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15. All luminaires shall have a Luminous intensity Classification of between G4 and G6 to IS EN 

13201-2:2003(E) / BS 5489-1:2013. 

16. The recommendations of the Institution of Lighting Professionals and Bat Conservation Trust 

“Bats and Lighting in the UK” documentation and Bat Conversation Ireland Guidance Notes for 

planners, engineers, architects and developers December 2010 will be met.  

Further detailed information on lighting design for bats and other wildlife is presented in the 

document prepared by the Bat Conservation Trust and the Institute of Lighting Professionals ‘BCT 

(2018).  Guidance Note 08/18 - Bats and artificial lighting in the UK.  Bats and the Built Environment 

series’ and the EUROBATS Guidance available from:  

https://cdn.bats.org.uk/pdf/Resources/ilp-guidance-note-8-bats-and-artificial-lighting-

compressed.pdf?mtime=20181113114229&focal=none and  

https://cdn.bats.org.uk/pdf/Resources/EUROBATSguidelines8_lightpollution.pdf?mtime=201811131

14256&focal=none  

These guidelines have been implemented in the previous phases of the developments at Broomfield 

and in the project lighting design as set out in Figure 5.11 below. 

 
Figure 5.11.  Project lighting design. 

 

https://cdn.bats.org.uk/pdf/Resources/ilp-guidance-note-8-bats-and-artificial-lighting-compressed.pdf?mtime=20181113114229&focal=none
https://cdn.bats.org.uk/pdf/Resources/ilp-guidance-note-8-bats-and-artificial-lighting-compressed.pdf?mtime=20181113114229&focal=none
https://cdn.bats.org.uk/pdf/Resources/EUROBATSguidelines8_lightpollution.pdf?mtime=20181113114256&focal=none
https://cdn.bats.org.uk/pdf/Resources/EUROBATSguidelines8_lightpollution.pdf?mtime=20181113114256&focal=none
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Plate 34.  Dark corridor for foraging bats and other wildlife maintained along the shared boundary treeline with 
Ashwood Hall. 

Felling of Potential Bat Roosts in trees 

All trees proposed for removal will be subject to appropriate felling measures as detailed in NRA 

Guidelines for the Treatment of Bats during the Construction of National Road Schemes (National 

Roads Authority 2006).  The felling/clearance of trees will be scheduled for the autumn months of 

September/October when bats are less likely to be using trees.  This also avoids the bird breeding 

season.   

Prior to tree felling works the trees will be inspected by a licensed bat specialist in the presence of 

the tree surgeons and an appropriate felling methodology agreed. 

The felling of those trees, which have been identified as potential bat roosts, must be supervised by 

a bat specialist holding a bat handling licence issued by the National Parks and Wildlife Service, 

(Department of Environment, Heritage and Local Government).  If bats are encountered they should 

be removed by the licence holder to a bat box, to be sited on a nearby tree and the NPWS notified. 

Identified trees must be felled carefully.  Specific advice in relation to individual trees will be given 

on site by a bat specialist.  Gradual dismantling of some mature trees may be necessary to ensure 

the safety of any bats which may be roosting within significant sized boughs or in the trunk.  The tree 

will be inspected by a bat specialist, and depending on the structure of the tree they may need to be 

left intact on the ground for 24 hours to allow any bats within them to escape prior to processing. 
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5.6.7 Mitigation Measures for Birds 

As detailed in the arboricultural impact assessment the proposed development will require the 

removal of 46 individually recorded trees, 12 groups of trees/hedgerows, and the partial removal of 

five groups of trees/hedgerows. Of the 63 survey entries proposed to be removed or partially 

removed, six trees are of moderate quality and value (B Category), 42 trees and groups of 

trees/hedgerows are of low quality and value (C Category), and 15 trees are of poor quality (U 

Category). 

No clearance of vegetation shall be carried out from March 1st to August 31st (except in 

circumstances of immediate danger to the public).  This will protect nesting birds, eggs and nestlings 

from injury or death.  No clearance of vegetation suitable for nesting birds within the site (shrubs, 

bramble tangles, etc.) will take place during this period. Should such clearance be required than the 

area proposed for clearance should be inspected by an ecologist to ascertain if any nesting birds are 

present. 

Provision of Bird Boxes 

Forty bird boxes of varying designs will be erected on suitable buildings or trees within the 

development.  Several designs are available including some which can be incorporated into the walls 

and the surface fabric of the new buildings.  These include integrated designs for swift, house 

sparrow, swallows, starling, etc.  Suitable locations for these will be agreed by the project ecologist 

with the architect and set out for the contractor on detailed drawings. 

5.6.8 Watercourse Restoration 

It is proposed to naturalise the Hazelbrook Stream along the southern boundary of the site and to 

enhance it for wildlife through suitable planting.    

A buffer of 10-15m has been retained along this watercourse in line with the Fingal County 

Development Plan 2017 – 2023, p.330), which states: 

“Establish riparian corridors free from new development along all significant watercourses in the 

County. Ensure a 10 to 15 metre wide riparian buffer strip measured from top of bank either side of 

all watercourses, except in respect of the Liffey, Tolka, Pinkeen, Mayne, Sluice, Ward, 

Broadmeadow, Corduff, Matt and Delvin where a 30m wide riparian buffer strip from top of bank to 

either side of all watercourses outside urban centres is required.”  

Excellent guidance on watercourse rehabilitation is provided in the Inland Fisheries Ireland 

document ‘Planning For Watercourses In The Urban Environment A Guide to the protection of 

Watercourses through the use of Buffer Zones, Sustainable Drainage Systems, Instream 

Rehabilitation, Climate / Flood Risk and Recreational Planning *Including one-off developments’.   

Suitable species for planting along this watercourse have been specified by the project ecologist to 

the landscape designer. 
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Care should be taken when purchasing aquatic plants from nurseries as many species have the 

potential to become invasive.  Attention is drawn to the invasive species listed under the Birds and 

Natural Habitats Regulations 2011.  

5.6.9  Sediment Control 

Sediment control practices are used on building sites to prevent sand, soil, cement and other 

building materials from reaching watercourses such as the Hazelbrook Stream and water dependent 

habitats such as the reedbeds and saltmarshes downstream.  Even a small amount of pollution from 

a site can cause significant environmental damage by killing aquatic life, silting up streams and 

blocking storm water pipes.  Storm water can contain many pollutants which can enter our local 

drainage ditches, streams, rivers and marine systems, causing harm to native animals, plants, fish 

breeding habitats and recreational areas. 

Soil erosion, sediment and litter from building sites can be major sources of storm water pollution, 

and can cause: 

• significant harm to the environment e.g. loss of valuable foraging areas in adjoining mudflats for 

wintering birds 

• weed infestation of waterways caused by sediment settling on the creek beds and transporting 

nutrients 

• loss of valuable topsoil 

• significant public safety problems when washed onto roads and intersections 

• blocked drains creating flooding and increased maintenance costs 

• damage to recreational and commercial fishing. 

Sediment control usually requires little effort and results in: 

• Cleaner waterways and healthier aquatic life. 

• Improved site conditions. 

• Improved wet weather working conditions. 

• Reduced wet weather construction delays. 

• Reduced losses from material stockpiles. 

• Fewer mud and dust problems. 

Good site management in relation to sediment control during the construction phase should prevent 

this from occurring and possible mitigation measures for consideration are outlined below.  Other 

measures to be implemented on site include briefing of all site contractors regarding the sensitivity 

of the adjoining watercourse and the need for strict site management in relation to potential run off.   

Minimising site disturbance: 

Prevention is better than cure.  Careful design and an efficient construction sequence will minimise 

disturbance to the site.  This will save money and reduce environmental impact.   
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Design to avoid excessive cut and fill, unnecessary clearing of vegetation and to preserve existing site 

drainage patterns.  Clear only those areas necessary for building work to occur.  Preserve grassed 

areas and vegetation where possible.  This helps filter sediment from storm water run off before it 

reaches the watercourse and stops rain turning exposed soil into mud.  Delay removing vegetation 

or commencing earthworks until just before building activities start.  Avoid building activities that 

involve soil disturbance during periods of expected heavy or lengthy rainfall. 

Implement sediment control: 

Install sediment control measures before commencing any excavation or earth moving.  Regularly 

maintain them until construction is complete and the site is stabilised. 

Prevent sediment-contaminated water leaving the site 

Use barriers to trap coarse sediment at all points where storm water leaves the site, before it can 

wash into the watercourse and down to the Natura 2000 site downstream.  Relocate sediment on 

site or dispose of it suitably.  Remove accidental spills of soil or other material immediately.  

Maintain vegetation on the site in the vicinity of watercourses as in a healthy state as it can function 

as an additional filter for sediment.  Cut brick, tile or masonry on a pervious surface such as grass or 

loosened soil within the property boundary.  The same applies when cleaning equipment.  Waste 

concrete, paint and other solutions used on site should be properly disposed of so they do not 

contaminate storm water.  

5.6.10 Protection Measures for Fisheries 

Various measures will be required to ensure that there is no deterioration in water quality in the 

Hazelbrook Stream along the southern boundary of the site arising from the development.   

These relate mainly to the control of silt and sediment runoff during construction and the 

installation of hydrocarbon/petrol interceptors on surface water drainage systems leaving the 

development. 

For any instream works the guidelines presented in the Eastern Regional Fisheries Board 

‘Requirements for the Protection of Fisheries Habitat during Construction and Development Works 

at River Sites’ should be reviewed and followed where applicable and the contractor informed of the 

sensitivity of the catchment.  This and other guidance is available from: 

http://www.fisheriesireland.ie/fisheries-management-1/86-planning-for-watercourses-in-the-urban-

environment-1/file 

http://www.fisheriesireland.ie/fisheries-management-1/90-requirements-for-the-protection-of-

fisheries-habitat-during-construction-and-development-works-at-ri-1/file 

5.6.11 Contractor Briefing 

All site contractors should be briefed regarding the biodiversity value of the retained watercourse, 

trees and vegetation to ensure that there are no accidental or unintentional actions conducted 

during the project construction that could lead to a reduction in water quality/damage to same.  

http://www.fisheriesireland.ie/fisheries-management-1/86-planning-for-watercourses-in-the-urban-environment-1/file
http://www.fisheriesireland.ie/fisheries-management-1/86-planning-for-watercourses-in-the-urban-environment-1/file
http://www.fisheriesireland.ie/fisheries-management-1/90-requirements-for-the-protection-of-fisheries-habitat-during-construction-and-development-works-at-ri-1/file
http://www.fisheriesireland.ie/fisheries-management-1/90-requirements-for-the-protection-of-fisheries-habitat-during-construction-and-development-works-at-ri-1/file
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Such matters often arise through ignorance or by accident rather than as a result of an intentional 

action. 

5.6.12  Soil Handling 

Soil should be handled with care as it is a living entity.  The topsoil and subsoil layers will be stripped, 

stored and maintained separately.  Topsoil will be temporarily stored upon geotextile such as Terram 

1000 (www.terram.com).  The contractor should submit proposals for supplier and product, which 

should be a nonwoven geotextile manufactured from UV stabilised, high tenacity, virgin 

polypropylene fibres that have been both mechanically and thermally bonded with a minimum of 5 

years lifespan in all soil conditions.  Note that soil levels within the root spread of those trees that 

are to be retained should not be raised.  From this temporary storage heap the topsoil should be 

distributed as required for landscaping purposes.  In general the topsoil should not be firmed, 

consolidated or compacted when laying.  Tipping and grading to approximate levels should be done 

in one operation with minimum of trafficking by plant.   

The topsoil, which is to be retained and reused should not be mixed with: subsoil, stone, hardcore, 

rubbish or material from demolition work, or the other grades of topsoil, including those 

contaminated with non-native invasive species.  The topsoil should be handled in the driest 

condition possible.  Topsoil should not be handled during or after heavy rainfall or when it is wetter 

than the plastic limit less 3%, to BS 1377-2.  

Depending on how long the construction period is expected to last it might be necessary to seed the 

stored topsoil to prevent weed establishment.  A recommended mixture is: 35% Chewings fescue, 

35% Slender red fescue, 20% Smooth stalked meadow grass and 10% Brown top bent.  This should 

be applied to the manufacturer's recommendations (min. 15g/m2) and the following wildflower mix 

@ 5g/m2 added: 

• Native Origin Irish Wildflower Seed Mixture - Product Code/Name: MM12 Wild Flora for Raw 

Impoverished Sub Soil 

• Supplier: Design by Nature www.wildflowers.ie  

• Species List: Bird’s-foot Trefoil, Black Medick, Corn Marigold, Corn Pansy, Corn Poppy, 

Corncockle, Cornflower, Cowslip, Devil's Bit Scabious, Eyebright, Meadow Buttercup, Fleabane, 

Greater Trefoil, Lesser Knapweed, Scented Mayweed, Meadowsweet, Ox-eye Daisy, Purple 

Loosestrife, Ragged Robin, Red Rattle, Red Bartsia, Red Clover, Ribwort Plantain, Rough 

Hawksbit, Sorrel, St. John’s-wort, White Campion, Wild Angelica, Wild Carrot, Yarrow, Yellow 

Rattle, Lady's Smock, Yellow Clover. 

5.6.13  SUDS Measures 

The drainage system has been designed with the aim of providing a sustainable drainage solution 

ensuring, in so far as feasible, that the development has a minimal impact on the existing public 

surface water sewer system. The proposed development has been designed to incorporate best 

drainage practice. 

http://www.terram.com/
http://www.wildflowers.ie/
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It is proposed to incorporate a Storm Water Management Plan through the use of various SuDS 

techniques to treat and minimise surface water runoff from the site.  This has been designed by 

Waterman Moylan Consulting engineers (see the Engineering Assessment Report). 

It is proposed to construct a SW drainage network that will service and attenuate the development 

internally before discharging at the current greenfield (or allowable) rates to the local natural ditch 

systems. Surface drainage layout and attenuation strategy can be reviewed on drawing numbers 18-

091-P201, P202 & P203. The location and extent of SuDS devices proposed for the development can 

be viewed on drawing 18-091-P233. 

Storm water from each catchment will be attenuated and discharge at a controlled rate, limited to 

the greenfield equivalent runoff or 2 l/s (whichever is greater), to ultimately outfall to the existing 

ditch system on the site, south catchment 2 however, will outfall directly to the Hazelbrook Stream. 

The proposed development will be designed to incorporate best drainage practice. 

Potential negative impacts could arise should untreated surface water enter the Hazelbrook Stream 

from the proposed development.  These impacts have been addressed through careful consideration 

of the ground conditions within the site and the installation of silt traps and hydro-carbon traps as 

outlined in the Engineering Assessment Report and accompanying drawings prepared by Waterman 

Moylan Consulting Engineers, which will ensure that all surface water leaving the site is treated 

before it ultimately enters the Baldoyle Bay SAC/SPA. 

5.6.14  Ecological Clerk of Works 

An ecological clerk of works will be appointed to oversee the project and sign off on the above 

mitigation measures. 

5.7 DO NOTHING  SCENARIO 

Under a ‘do-nothing’ scenario the northern lands would continue to be unmanaged and ungrazed 

rank grassland would continue to develop and over time would become dominated by brambles.  

This would develop into and be replaced by scrub and ultimately woodland over time. The southern 

lands would continue to be used for agricultural purposes for the production of crops or other 

foodstuffs. Given the agricultural quality of the northern lands, there is also a risk that the northern 

lands would also be used for agricultural purposes under the Do Nothing Scenario. 

5.8 WORST CASE SCENARIO 

Under a worst-case scenario none of the mitigation measures recommended will be implemented 

during the construction phase when the main damage and losses to local biodiversity can occur.   

It is for this reason that an ecological clerk of works is to be appointed to brief the contractor and 

oversee same. 

5.9 PREDICTED IMPACT OF THE PROPOSED DEVELOPMENT 

The overall impact on flora and fauna within this site is deemed moderate negative as they are 

undeveloped and offer ecological structure and diversity.  This is through the permanent alteration 

of unmanaged, ungrazed and agricultural land to residential development on a site that is of local 
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interest as it is not designated for any nature conservation purposes. That said, the site provides 

habitat for wildlife in what is becoming an increasingly urbanised area along Back Road. This will be 

permanently altered through their development for residential purposes.   

This land is zoned for Residential Development and is identified as such within the Fingal County 

Council Development Plan. As such residential development will occur on this site and the 

environment on the site will change.  

The proposed development retains and enhances some of the natural features of the site are 

retained where possible and includes positive planting proposals which will add some diversity to 

the site which will favour some species. Comprehensive additional mitigation is proposed as part of 

this chapter which should be implemented by a planning condition.  

5.10 INTERACTIVE AND CUMULATIVE EFFECTS 

Interactive effects  

The key environmental interactions with Biodiversity are Water, Landscaping and Transport. In 

respect of Water, there is interaction between hydrology and accidental spills of fuels/hydrocarbons 

and washing down into the drainage pipe network has the potential to impact on the receiving 

hydrogeology and ecology. A series of mitigation measures are proposed in the Water Chapter of 

this EIAR document to ensure the quality (pollution and sedimentation) and quantity (surface run-off 

and flooding) is of an appropriate standard. In respect of the Landscape, some of the nature features 

of the site are retained where possible and includes some positive planting proposals which will add 

some diversity to the site and favour some species. Finally, interactions exist between Traffic and 

Transport in relation to mortality from direct impact, the effects of which cannot be completely 

removed but will be reduced through mitigation.  

Cumulative effects  

A number of the identified environmental impacts can also act cumulatively with other impacts from 

similar developments in this area of Fingal. These arise through the urbanisation of habitat for 

wildlife and the increasing urbanisation of the local hinterland, on land of varying ecological 

sensitivity, as provided for by land-use zoning and include loss of habitats and species, particularly 

hedgerows, habitats and disturbance of species. 

This proposed development can be viewed alongside the permitted construction of a series of 

residential developments in Broomfield. This project represents the completion of the zoned lands in 

the Broomfield area so the ability to influence any future development beyond this application is 

limited. The development of the site is consistent with emerging baseline trends albeit with 

comprehensive ecological mitigation applied to the development which should be implemented.  

5.11 CONCLUSION 

The proposed construction of a residential development on the Broomfield lands at Back Road has 

been assessed from the perspective of ecology and detailed mitigation measures have been 
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presented to reduce impacts on same in the vicinity of the proposed development and surrounding 

lands.   
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6.0 LAND AND SOILS  

6.1      Introduction 

This section of the Environmental Impact Assessment Report (EIAR) has been prepared by Waterman 

Moylan Consulting Engineers and provides an assessment of the impact that the proposed residential 

development of lands, over 2 sites, at Broomfield, Malahide, Co. Dublin will have on the surrounding 

soil and geology within the vicinity of the site. It also sets out mitigation and remedial measures and 

methods of monitoring once the development is operational. 

6.2 Research Methodology 

A Desktop study to classify the geological features related to the site was undertaken. The Geological 

Survey of Ireland (GSI) was consulted, and the following maps reviewed: 

• Bedrock Geology Map 

• Bedrock Aquifer Map 

• Groundwater Vulnerability Map 

This information was further supplemented by geotechnical site investigations carried out by Site 

Investigations Ltd. in March 2021 for the north and south sites, and by Ground Investigations Ireland 

Ltd. in April 2020 for a portion of the northern site. These reports are included as Appendix 6.1 to this 

document. 

6.3 Receiving Environment 

6.3.1 Site Location and Topography 

The subject lands are located at Broomfield, Malahide, Co. Dublin. The northern site is bound to the 

west by Ashwood Hall residential development, to the east by the Dublin-Belfast Rail line, the north 

by existing residential units fronting onto the Back Road, and to the south by agricultural land. The 

southern site is bound to the west by Hazelbrook residential development, to the north by Brookfield 

residential development, to the east by agricultural land and to the south by the Hazelbrook stream. 

The northern site will primarily be accessed via the existing junction to Back Road serving the Ashwood 

Hall residential development. The southern site was to be accessed from its northern boundary via 

the Brookfield residential development. Fingal County Council have requested as part of their Opinion 

Report to An Bord Pleanála, and specifically within their Internal Consultee Report from their 

Transport Planning Section, that an additional access will need to be provided for the southern site via 

the Hazelbrook residential development. This request has been incorporated into the revised layout. 

A topographic survey of the area indicated that the northern site generally slopes uniformly from 

north-east to south, from a height of 20.5m to 11.5m, with an existing dry ditch system along the 

south-east boundary, and ditch to the south-west. The southern site also slopes from north to south 

from a height of 6m to 4.7m, with localised high points. 
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The existing dry ditch on the southern boundary of the north site serves the subject site only due to 

topography, water flowing to this ditch is percolated locally and there is no connection to any 

watercourse. The drainage ditch to the south-west eventually connects to the Hazelbrook stream. The 

ditch to the north of the south site flows from east to west and connects to Hazelbrook Stream. 

Hazelbrook stream forms the southern boundary flowing from west to east. Hazelbrook stream is a 

tributary of the Sluice River with an ultimate outfall to Baldoyle Bay. 

The location of the subject sites is as indicated in Figure 6.1 below: 

 
Figure 6.1 | Site Location (Source: Google Earth) 
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6.3.2  Desktop Study 

Historic maps for the locality have been reviewed. The site is primarily greenfield in nature 

(agricultural); however, a section of the northern site was formerly home to a Rugby Club and thus 

there are on-site structures in the form of the former clubhouse and associated buildings. These 

structures have been heavily vandalised, including serious fire damage, and their demolition is 

included as part of the subject application.  

Geological Survey Ireland (GSI) produces a wide range of datasets, including bedrock geology mapping, 

extracted below in Figure 6.2. 

The map indicates that the sites lie withing the Tober Colleen Formation. 

The Tober Colleen Formation is described as a calcareous shale and limestone conglomerate. The 

formation is comprised of dark-grey, calcareous, commonly bioturbated mudstones and subordinate 

thin micritic limestones, with a thickness of 50m to 250m. 

 
Figure 6.2 | Extract from GSI Bedrock Geology Map 

The national Aquifer Bedrock Map prepared by the Geological Survey of Ireland was consulted and is 

extracted in Figure 6.3, overleaf. 
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Figure 6.3 | Extract from GSI Bedrock Aquifer Map 

From the above map extracts the sites lie in the Tober Colleen Formation which has a designation of 

PI, which represents Poor Aquifer qualities, where the bedrock is generally unproductive except for 

local zones. 

The groundwater vulnerability in the vicinity of the proposed sites was also examined by referencing 

the Geological Survey of Ireland. From the GSI groundwater vulnerability map, extracted overleaf, the 

site lies within an area of high to extreme groundwater vulnerability. 
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Figure 6.4 | Extract from GSI Groundwater Vulnerability Map 

6.3.3 Site Investigations 

Site investigations for the north and south site were carried out by Site Investigations Ltd. in March 

2021. The fieldworks comprised a programme of 12 no. trial pits with dynamic probes and soakaway 

tests. The locations are indicated on the figure overleaf. 

Trial pits were excavated using a tracked excavator, and representative disturbed bulk samples were 

returned to the laboratory for geotechnical testing. Geotechnical laboratory testing was completed in 

accordance with BS 1377 (1990). The suite of testing included moisture contents, Atterberg limits, and 

particle size gradings tests. 

Soakaway tests were also undertaken on 50% of the trial pits. The pit was filled with water and the 

level of groundwater recorded over time. As stipulated by BRE Special Digest 365, the pit should be 

filled 3 times and that the final cycle is used to provide the infiltration ratio. The time taken for the 

water level to fall from 75% volume to 25% volume is required to calculate the rate of infiltration. 

However, if the water level does not fall at a steady rate, then the test is deemed to have failed, and 

the area is unsuitable for stormwater percolation. 
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Figure 6.5 | Trial Pit (TP) & Soakaway (SA) Locations for the North & South Site Reports 
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The results of the site investigations are summarised as follows: 

North Site 

The natural ground conditions are consistent across the site with cohesive firm brown slightly gravelly 

silty clay with medium cobble overlying stiff black slightly sandy slightly gravelly silty clay with medium 

cobble and low bounder content. 

Groundwater was not encountered during the excavations.  

Soakaway tests 01 & 03 were considered failed. The unsuitability of the soils for soakaways is further 

suggested by the soil description of the material in this area of the site i.e., clay. 

South Site 

The natural ground conditions are consistent across the site with cohesive firm brown slightly sandy 

slightly gravelly silty clay with medium cobble overlying stiff brown to grey or black slightly sandy 

slightly gravelly silty clay with medium cobble and low boulder content. 

Groundwater was encountered in TP 01 & 03 during the excavations.  

SA 02 recorded no infiltration and owing to groundwater ingress at TP01 & 03 all soakaway tests are 

considered failed. The unsuitability of the soils for soakaways is further suggested by the soil 

description of the material in this area of the site i.e., clay. 

6.3.4  Detailed Site Investigation Report 

A more detailed localised Site Investigation Report was undertaken by Ground Investigations Ireland 

(GII) in April 2020 for a specific area of the northern site, located in the south-east corner, which was 

known to be an area of historic in-fill. This report identified the area and depth of infill and conducted 

extensive chemical analysis to ascertain the requirements for its safe excavation and disposal prior to 

construction. 

This area specific Site Investigation comprised 14 no. trial pits, 3 no. slit trenches, collection of surface 

water and waste/subsoil samples for chemical analysis, Environmental laboratory testing, waste 

classification and assessment of subsoil quality against Human Health Generic Assessment Criteria 

(GAC). 

The trial pits and slit trenches were both excavated using a 12T tracked excavator. Trial pits (TP) 01-

09 were excavated in the area known to be the historic infill area. The slit trenches were undertaken 

at select locations to confirm the northern lateral extent of the in-fill area. Trial pits 10-14 were utilised 

to assess the typical undisturbed (by historic in-fill) ground conditions of the subject area. 

The image in Figure 6.6 overleaf, is extracted directly from the GII report and shows the location of 

the trial pits (TP), and slit trenches (ST), as well as indicating the area of the historic landfill with a 

purple hatch. Also noted with the yellow hatch is an area with Japanese Knotweed which when 

identified was immediately fenced off to prevent further accidental spread by inadvertent local 

excavations. 
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Figure 6.6 | Extract of Mapped Location from the GII Report 

The results of the Detailed Site Investigation Report are as follows: 

Topsoil 

Topsoil was encountered at all the Trial Pits outside the backfilled area and at 4 locations within. 

Topsoil was present to a maximum depth of 0.3m BGL (Below Ground Level). 

Made Ground 

Made ground deposits were encountered beneath the topsoil or from the surface in the backfilled 

area of the site. The made ground was comprised of brown silty sandy clayey fine to coarse subangular 

to subround gravel with occasional subangular to subrounded cobbles and boulders and occasional 

fragments of plastic, timber, red and yellow brick, slate, foam, metal, cloth, Wavin pipe and concrete. 

There was no evidence of potentially hazardous waste such as hydrocarbon-based material, asbestos 

containing waste, clinical waste, or household waste 
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Cohesive deposits 

Cohesive deposits were encountered beneath the made ground or topsoil and were described 

typically as brown silty slightly very gravelly clay with occasional subangular to subrounded cobbles 

and boulders. The secondary sand and gravel constituents varied across the site and with depth, with 

granular lenses occasionally present in the glacial till mix. 

Surface water assessment 

There was no evidence of contamination noted during the collection of the surface water sample. i.e., 

hydrocarbon, odour, or iridescence etc. at the 2 locations as shown in Figure 6.6. 

Laboratory analysis was completed by Element Material Technology based in the UK and is a UKAS 

accredited lab. Analytical methodologies are all to ISO/CEN approved standard or equivalents. 

Samples were tested for dissolved arsenic, boron, cadmium, copper, chromium, cyanide, lead, 

mercury, nickel, manganese and zinc, aliphatic and aromatic petroleum hydrocarbons, polycyclic 

aromatic hydrocarbons (PAH), methyl tert-butyl ether (MTBE), benzene toluene ethylbenzene and 

toluene (BTEX), total phenols, pH, electrical conductivity, nitrate, nitrite, chloride, sulphate, ammonia, 

BOD, COD, total suspended solids, and potassium. The parameter range was based on the site history 

and the need to establish a comprehensive environmental baseline for the surface water quality for 

the site. 

The results of the lab analysis do not show any significant impact from the waste body on the surface 

water however the following points are noted: 

• The levels of Ammonia detected in both surface water samples is above the EQS (Environmental 

Quality Standards). 

• The level of Chromium increased between SW-01 and SW-02. The downstream level exceeded 

the AA-EQS (Annual Average – EQS) but was within the MAC-EQS (Maximum Acceptable 

Concentration – EQS). 

• PAHs, petroleum hydrocarbons and the BTEX compounds were not detected in the surface water 

samples. 

Made ground assessment 

In order to assess materials, to be excavated and removed from site, in terms of waste classification, 

a selection of samples collected were analysed for a suite of parameters which allows for the 

assessment of the soils in terms of total pollutant content for classification of materials as hazardous 

or non-hazardous (RILTA suite). The suite also allows for assessment of solids for placement at various 

categories of landfill. The RILTA suite also includes those parameters as specified in the EU Council 

Decision establishing criteria for the acceptance of waste at landfills (Council Decision 2003/33/EC), 

for which the soil samples are tested for pH, Total Organic Carbon (TOC), speciated aliphatic and 

aromatic petroleum hydrocarbons, BTEX, Phenol, polychlorinated biphenyl (PCB) and PAH. 

Asbestos fibres were detected in the samples of waste material encountered in TP-01, 02, 03 & 06. 

The asbestos type encountered in all instances was chrysotile, the levels detected were below the 

laboratory detection limit of <0.001%. The laboratory did not identify asbestos containing material 

(ACMs) in the sample. The level detected in all cases was below the hazardous level of 0.1% (as 

specified by Environment Agency (2018) Technical Guidance WM3). 
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As part of their assessment GII utilised HazWasteOnline™, a web-based commercial waste 

classification tool which assists the classification of potentially hazardous materials. This tool was used 

to determine whether the materials sampled are classified as hazardous or non-hazardous. The use of 

the online tool is accepted by the EPA (EPA 2014). In total, 15 no. samples were assessed using the 

HazWasteOnline™ tool. All samples were classified as being non-hazardous. 

It should be noted that the environmental regulator (in this case the EPA) and the waste acceptor (in 

this case the landfill operator) shall decide whether a waste is hazardous or non-hazardous and 

suitable for disposal at their facility. 

Landfill Waste Acceptance Criteria (WAC) 

WAC have been agreed by the EU (Council Decision 2003/33/EC) and are only applicable to material 

if it is to be disposed of as a waste to a landfill facility. Each individual member state and landfill 

operator may apply more stringent WAC. The data obtained from laboratory testing has been 

compared to the WAC limits set out in the Council Decision as well as the specific WAC which the EPA 

had applied to Integrated Materials Solutions (IMS) landfill in north Co. Dublin. The IMS landfill has 

higher limits for a range of parameters while still operating under an inert landfill licence. 

The waste category sections are divided in 4, lettered A-D, with numbered subcategories, A being 

suitable for disposal at an unlined soil recovery facility, B an inert landfill, C a non-hazardous landfill, 

and D a hazardous waste treatment facility. 

The samples obtained from Trial Pits 01, 09, 10 & 13 fall into category A, Trial Pits 04, 05, 07, & 08 to 

Category B1 & Trial Pits 01, 02, 03, and 06 to Category C1. Note that some trial pits may fall into 2 

categories depending on the level of the material being excavated and whether it is composed of in-

fill material or the natural soil underneath. 

Category A waste is briefly described as: Soil and stone only which are free from anthropogenic 

materials such as concrete, brick, timber etc. Soil must be free from contamination e.g., PAHs & 

hydrocarbons. 

Category B1 waste: Reported concentrations within inert waste limits, which are set out by the 

adopted EU Council Decision 2003/33/EC establishing criteria and procedures for the acceptance of 

waste at landfills pursuant to Article 16 and Annex II of Directive 1999/31/ EC (2002). Results also 

found to be non-hazardous using the HWOL application. 

Category C waste: Reported concentrations greater than Category B2 criteria but within non-

hazardous landfill waste acceptance limits set out by the adopted EU Council Decision 2003/33/EC 

establishing criteria and procedures for the acceptance of waste at landfills pursuant to Article 16 and 

Annex II of Directive 1993/31/EC (2002). Note: Category C1 is as above but with asbestos fibres 

<0.001%. 

It is estimated that the collective volume of historic in-fill material to be excavated and disposed of is 

17,280m³, based on an area of 11,520m² and average depth of 1.5m. 
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6.4      Characteristics of the Proposed Development 

The proposed development consists of a total of 415 residential units, comprising 252 houses, 28 

duplex units, and 135 apartments. The proposed development will also include the construction of a 

creche. The development includes all associated site works, boundary treatments, drainage, and 

service connections. The development will utilise the existing entrance from the Back Road that serves 

the Ashwood Hall development. Although not originally proposed, an additional access, to the south 

site from Kinsealy Lane via the Hazelbrook residential development is now included, as requested by 

Fingal County Council. 

The proposed development, with respect to soils and geology, includes the following characteristics: 

• Preparation of in-fill area for excavation (Japanese knotweed removal) 

• Excavation and disposal of historic infill area to a suitably licenced landfill 

• Stripping of topsoil 

• Excavation for roads and building foundations 

• Excavation for drainage sewers and utilities 

• Minor regrading and landscaping 

• Disposal of any surplus excavated soils including any contaminated materials 

The proposed roads layout can be seen on drawing numbers 18-091-P100 to PP103, P130, & P131. 

The proposed surface and foul drainage layouts can be seen on drawing numbers 18-091-P200 to 

P206, and the watermain layout on drawings P300 to P306. 

6.5      Potential Impacts 

6.5.1  Construction Phase 

The area of historic in-fill will need to be prepared for excavation. This will entail the removal of the 

Japanese Knotweed. The Japanese Knotweed if not treated and removed correctly may spread to 

other parts of the site or adjacent sites. 

The removal of topsoil during earthworks and the construction of roads, services, and buildings, in 

particular roads and building foundations, will expose subsoil to weathering and may result in the 

erosion of soils during adverse weather conditions. 

Construction traffic movements involved in the construction of the proposed development and access 

roads, may result in local compaction of the subsoil along haulage routes, but this will be a very limited 

area, 

Surface water runoff from the surface of the excavated areas may result in silt discharges to the local 

ditch systems and the Hazelbrook Stream, which is a tributary of the Sluice River. Excavations for 

foundations, roadworks, and services will result in a surplus of subsoil. Surplus subsoil will be used in 

areas requiring fill where appropriate, 

Dust from the site and from soil spillages on the existing road network around the site may be 

problematic, especially during dry conditions. 
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Accidental oil or diesel spillages from the construction plant and equipment, in particular at refuelling 

areas, may result in oil contamination of the soils and underlying geological structures. 

6.5.2  Operational Phase 

During the operational phase of the development, it is not envisaged that there will be any ongoing 

impacts on the underlying soil as a result of the proposed development. Any hydro-geological impacts 

are temporary and associated with the construction of the proposed development.  

6.5.3  Potential Cumulative Impacts 

On completion of the construction phase and following replacement of topsoil and a planting 

programme, no further impacts on the soil environment are envisaged except for the possibility of 

contamination of soil from foul water effluent or oil/chemical spills 

6.6 Remedial/Reductive or Mitigative Measures 

6.6.1  Construction Phase 

A competent person/company will be assigned to pre-treat (kill-off) the Japanese Knotweed prior to 

excavation. It is generally recommended that a 3m depth of soil and an area encompassing a 7m offset 

distance are treated and excavated for disposal for this invasive species. The competent professional 

should also be present during excavation to ensure there are no living rhizomes (root structures) 

present when being excavated. The dead Japanese knotweed plant, root system and surrounding soil 

will need to be disposed of, by prior arrangement, to an authorised deep-fill landfill. These works are 

to be undertaken in accordance with the “Environmental Agency guidelines on Japanese Knotweed”, 

Landfill operator permitting, and industry best practices & guidelines as appropriate. 

Environmental Laboratory chemical analysis has indicated that the historic in-fill constituents are non-

hazardous. Excavated material from this location should be continuously monitored/inspected for 

signs of hazardous material contamination during excavation. Should there be any indication of 

hazardous material contamination, it may be required to be further sampled and analysed to confirm 

its chemical properties and waste category classification.  

To reduce the quantity of soil to be removed from or imported to the site, the finished floor levels of 

the proposed buildings and the road levels are designed to match existing levels and minimise the cut 

and fill volumetric balance. The number of vehicle movements will be minimised by this optimisation. 

For the area of historic in-fill, levels here have been designed based on the calculated ground levels 

post excavation and disposal of the historic in-fill material. Surplus subsoil and rock may be relocated 

to approved areas of the site that may require in-fill, or if required to be removed from site, will be 

deposited in approved fill areas off-site (Article 27 notification to the EPA required) or to an approved 

waste disposal facility. 

In the case of topsoil careful planning and on-site storage can ensure that this resource is reused on-

site as much as possible. Any surplus soil not used can be transferred elsewhere subject to submission 

of an Article 27 notification to the EPA. However, topsoil is quite sensitive and can be rendered useless 

if not stored and cared for properly. It is therefore important that topsoil is kept completely separate 

from all other construction waste and stored material and heaped (stored) appropriately. 
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It is important to ensure that topsoil is protected from all kinds of vehicle damage and kept away from 

site-tracks, delivery vehicle turning areas and site plant and vehicle storage areas. If topsoil is stored 

in piles of greater than 2m in height the soil matrix (internal structure) can be damaged beyond repair. 

It should also be kept as dry as possible and used as soon as possible to reduce any deterioration 

through lengthy storage and excess movements around the site. 

Records of topsoil storage, movements and transfers will be kept by the C&D Waste Manager. 

Silt traps, silt fences and tailing ponds will also need to be provided by the contractor where necessary 

to prevent silts and soils being washed away by heavy rains during the course of the construction 

phase. 

The provision of wheel wash areas at the exit to the development as necessary will minimise the 

amount of soil deposited on the surrounding road network. The adjoining road network will be 

cleaned on a regular basis. All trucks on the public road will carry a maximum of 10 cubic metres of 

material to prevent spillage and damage to the surrounding road network. 

Dampening down measures with water sprays will be implemented during periods of dry weather to 

reduce dust levels arising from the development works. 

Appropriate storage and bunding measures will be implemented throughout the construction stage 

to prevent contamination of the soil and groundwater from oil and petrol leakage from site plant. 

Refuelling will be restricted to allocated re-fuelling areas. This is to be an impermeable bunded area, 

designed to contain 110% of the volume of fuel stored. Emergency fuel spill kits are to be stored on-

site with designated staff familiar with their usage. 

If groundwater is encountered during excavations, mechanical pumps will be required to remove that 

groundwater from sumps. Sumps should be carefully located and constructed to ensure that 

groundwater is efficiently removed from excavations and trenches. 

Waterman Moylan’s accompanying Preliminary Construction Demolition and Waste Management 

Plan and Preliminary Construction Management Plan will be implemented by the contractor during 

the construction phase to mitigate and control the above remedial measures. 

6.6.2 Operational Phase 

On completion of the construction phase and following replacement of topsoil, a planting programme 

will commence to prevent soil erosion. 

SuDS and filtration devices are proposed to be provided as part of the development. These will help 

to remove pollutants from rainwater runoff. They will require periodic inspection and maintenance as 

per their installation manuals. 

 

 

 

 



 

 

DOWNEY PLANNING         6-14                                                                                                                                                     

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 6 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 

6.7 Predicted Impacts of the Proposal 

6.7.1 Construction Phase 

With the protective measures noted above in place during the excavation works, any potential impacts 

on soils and geology in the area will not have significant adverse impacts, and no significant adverse 

impacts on the soils and geology of the subject lands are envisaged. 

6.7.2 Operational Phase  

On completion of the construction phase and following replacement of topsoil and implementation 

of a planting programme, no further impacts on the soil are envisaged. 

SuDS measures, including permeable paving and infiltration drains, will assist with cleaning surface 

water runoff while replenishing the natural ground water table. 

6.8 Monitoring 

Monitoring during the construction phase is recommended, in particular to the following items: 

• Excavation of area of Japanese Knotweed. 

• Excavation of the historic in-fill material. 

• Adequate protection of topsoil stockpiled for reuse. 

• Adequate protection from contamination of soils for removal. 

• Monitoring of surface water discharging to existing watercourses, ditches, and the existing 

surface water drainage system. 

• Monitoring cleanliness of the adjoining road network. 

• Monitoring measures for prevention of oil and petrol spillages. 

• Dust control by dampening down measures, when required due to dry weather conditions. 

During the operation phase, the surface water network (drains, gullies, manholes. AJs, SuDS Devices, 

attenuation systems etc.) will need to be regularly maintained and where required cleaned out. A 

suitable maintenance regime of inspecting and cleaning should be incorporated into the safety 

file/maintenance manual for the development. 

6.9 Do Nothing Scenario 

The ground conditions will remain as they currently are. 

6.10 Risks to Human Health 

A potential risk to human health due to the associated works during construction is the direct contact, 

ingestion, or inhalation of receptors (i.e., construction workers) with any soils which may potentially 

contain low level hydrocarbon concentrations from site activities (potential minor leaks, oils, and 

paint). 

No human health risks associated with long term exposure to contaminants (via direct contact, 

ingestion, or inhalation) resulting from the proposed development are anticipated. 
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6.11 Reinstatement 

Reinstatement measures in relation to soils consist primarily of the re-soiling of open areas / 

landscaping and the replanting of these areas. No post development reinstatement works will be 

required.  

6.12 Interactions 

No significant interactions are anticipated. 

6.13 Difficulties Encountered 

There were no difficulties encountered. 

6.14 References 

• Geological Survey of Ireland, Bedrock Maps 

• Google Maps 

• Site Investigation Reports 

• Ordinance Survey of Ireland Historical Maps 
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7.0 WATER 

7.1      Introduction 

This section of the Environmental Impact Assessment Report (EIAR) has been prepared by Waterman 

Moylan and provides an assessment of the impact that the proposed residential development of lands, 

over 2 sites, at Broomfield, Malahide, Co. Dublin, will have on the surrounding hydrological (surface 

water), hydrogeological (ground water), foul water, water supply and flood risk both during the 

construction and operation phases. The interaction between the surface water drainage proposal as 

part of the development will also be assessed in this chapter. 

7.2 Study Methodology 

The methodology followed for this section is in accordance with the EPA’s “Environmental Impact 

Assessments Reports, Draft Guidelines 2017”. 

The following information sources were used in the assessment of the local hydrology and 

hydrogeological aspects of the proposed development site. 

• Geological Survey of Ireland (GSI) Website 

• Environmental Protection Agency 

• Office of Public Works (OPW) National Flood Hazard Mapping 

• OPW Catchment Flood Risk and Management Studies 

• Fingal County Council Drainage Records Maps 

• Ordinance Survey Mapping 

• Topographical Survey 

• Site Investigation Reports and Soakaway Testing 

The following methodology has been adopted for this assessment: 

• Review of relevant information including where available, Development Plans, existing drainage, 

watermain and flooding information, and other relevant studies as outlines above; and 

• Consultations with Fingal County Council to agree the foul drainage strategy. 

• Irish Water confirmation of feasibility letter. 

• Irish Water Statement of Design Acceptance. 

7.3 Receiving Environment 

7.3.1 Site Location and Topography 

The subject lands are located at Broomfield, Malahide, Co. Dublin. The north site is bound to the west 

by Ashwood Hall Residential development, to the east by the Dublin-Belfast Rail line, the north by 

existing residential units fronting onto the Back Road, and to the south by agricultural land. The south 

site is bound to the west by Hazelbrook residential development, to the north by Brookfield residential 

development, to the east by agricultural land and to the south by Hazelbrook stream. 
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The northern site will primarily be accessed via the existing junction to Back Road serving the Ashwood 

Hall residential development. The southern site was to be accessed from its northern boundary via 

the Brookfield residential development. Fingal County Council have requested as part of their Opinion 

Report to ABP, and in specific their Internal Consultee Report from their Transport Planning Section, 

that an additional access will need to be provided for the southern site via the Hazelbrook residential 

development to connect to Kinsealy Lane. This request has been incorporated to the revised layout. 

A topographic survey of the area indicated that the north site generally slopes uniformly from north-

east to south, from a height of 20.5m to 11.5m, with an existing dry ditch system along the south-east 

boundary, and ditch to the south-west. The southern site also slopes from north to south from a height 

of 6m to 4.7m, with localised high points. 

The existing dry ditch on the southern boundary of the north site serves the subject site only due to 

topography, water flowing to this ditch is percolated locally and there is no connection to any 

watercourse. The drainage ditch to the south-west eventually connects to the Hazelbrook stream. The 

ditch to the north of the south site flows from east to west and connects to Hazelbrook Stream. 

Hazelbrook stream forms the southern boundary flowing from west to east. Hazelbrook stream is a 

tributary of the Sluice River with an ultimate outfall to Baldoyle Bay. 

The location of the subject sites is as indicated in Figure 7.1 below. 

7.3.2 Desktop Study 

Historic maps for the locality have been reviewed, with the subject site generally showing no sign of 

development and have been historically used for agriculture. A section of the north site has been used 

previously as a rugby club and comprises and area of hardstanding and structures. These structures 

have been heavily vandalised in the form of fire damage and their demolition comprises part of the 

subject application. 

7.3.3 Hydrology (Surface Water) 

The subject sites both generally slope from north to south. They are not served by any surface water 

drainage sewers, and instead drain, in their greenfield state, to local ditches which eventually flow to 

the Hazelbrook stream. An exception to this is the southern boundary of the north site which is a static 

(dry ditch), which due to topography serves the subject lands to the north only and percolates any 

surface water locally. 

 



 

  

DOWNEY PLANNING     7-3                                                                                                                                                                

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 7 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 

 
Figure 7.1 | Site Location (Source: Google Earth) 
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7.3.4 Hydrogeology (Groundwater) 

A review of the EPA’s (Environmental Protection Agency) website database classifies the ground 

waterbody (2013-2018) status as good, as per the extract shown in Figure 7.2 below. 

Figure 7.2 | EPA’s Ground Waterbody Status 
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GSI’s aquifer classes are divided into three main groups based on their resource potential, and further 

sub-divided based on the type of openings through which groundwater flows. A review of the GSI 

databased revealed that the aquifer below the subject lands is classified as PI, Poor Aquifer – Bedrock 

which is generally unproductive except for Local Zones. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7.3 | GSI Aquifer 

7.3.5 Flood Risk Assessment 

A Flood Risk Assessment has been prepared by Waterman Moylan Engineers and has been submitted 

under a separate cover. This Flood Risk Assessments has been carried out in accordance with the 

DEHLG/OPW Guidelines on the Planning Process and Flood Risk Management published in November 

2009. The assessment identifies and sets out possible mitigation measures against potential risks of 

flooding from various sources. Sources of possible flooding include costal, fluvial (river), pluvial (direct 

heavy rain) and groundwater. 

The subject site is located within the Sluice River catchment. The site is hydrologically connected to 

the Sluice River via local ditches adjacent and internal to the subject area, which outfall to the 

Hazelbrook Stream, which forms the southern boundary of the south site, which in turn outfalls to the 

Sluice River. 

Figure 7.4 overleaf, is an extract from the Flood Studies carried out by Fingal County Council as part of 

their strategic flood risk assessment for the Fingal development plan 2017-2023. The maps shows that 

the subject site is outside of the 0.1% annual Exceedance Probability (AEP) flood plain. 

Site Location 
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Figure 7.4 | Flood Extent Map 

 

A summary of flood risks can be seen in Table 7.1, below. 
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ground 

level of 

buildings, 

roads 

floor levels, 

flood 

routing, 

damp proof 

membranes 

Human/ 

Mechanic

al Error 

Drainage 

network 

Proposed 

developme

nt 

High Moderate High 

Setting of 

floor levels, 

overland 

flood 

routing, 

regular 

inspection of 

SW network 

Low 

Table 7.1 | Summary of the Flood Risks from the Various Components 

7.3.6 AA Screening 

Indirect impacts from the foul and surface flows are discussed in the AA screening commentary and 

are addressed in the Biodiversity Chapter of this EIAR. 

7.3.7 Water Supply 

A pre-connection enquiry was submitted to Irish Water, the subsequent confirmation of feasibility 

letter from Irish Water, advises that local upgrades to the public network is required. 

There are a number of existing interconnected water supply mains in the vicinity of the subject site, 

including: 

• A 150mm diameter water supply network serving Ashwood Hall residential development, to the 

west of the north subject site, is connected to the 300mm diameter public networks on both 

Kinsealy Lane & Back Road. 3 no. 100mm diameter spurs have been constructed on Ashwood Hall 

in anticipation of connections required by the proposed development (of the north site). 

• Brookfield Residential Development, to the north of the subject south site, is served by a 150mm 

diameter network. This network is connected to the 300mm diameter public mains in Kinsealy 

Lane via the network in the Castleway Residential Development, and to the 300mm Diameter 

public main in the Back Road Via the Ashwood Hall residential Development. A 150mm spur has 

been constructed as part of the Brookfield Residential development in anticipation of a future 

connection from the proposed development (of the south site). 

• Hazelbrook Residential Development, to the west of the subject south site, is served by a 150mm 

diameter network connected to the 300mm diameter public mains in Kinsealy Lane. 5 no. 150mm 

diameter spurs have been constructed as part of the Hazelbrook Residential Development in 

anticipation of future connections from the proposed development (of the south site). 

7.3.8  Foul Water Network 

The sites are generally greenfield with no existing foul sewer networks. 
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Similar to the existing watermain network, there are a number of interconnected networks adjacent 

to the subject sites, that have been designed in anticipation of future connections from the proposed 

development. 

• Ashwood Hall Residential Development has 2 no. 225mm diameter spurs constructed to provide 

future connections for the north site. The Ashwood Hall foul network is comprised of a 225mm 

diameter network, which flows south, to connect to the Brookfield Residential Development 

225mm diameter network. The Brookfield network flows south and then westerly to connect to 

the Castleway Residential Development 225mm diameter network. The Castleway network flows 

south to connect to the Hazelwood Residential Development 225mm diameter network. 

• The Hazelbrook Residential Development has constructed 2 no. 225mm diameter spurs in 

anticipation of future connection of the south site of the proposed development. 

The foul flows from the above-mentioned Residential developments currently flow to the public mains 

in Kinsealy Lane, which outfalls to Connolly Avenue pumping station. Connolly Avenue pumping 

station pumps flows from these developments, and other areas, to Malahide Wastewater Treatment 

Plant. 

Irish Water have recently commissioned a new pumping station on Chapel Road discharging via a new 

rising main to the existing North Fringe Interceptor Sewer, at Marrsfield Avenue, Clongriffin. The 

Floraville pumping station, at the southern end of Kinsealy Lane has been decommissioned and will 

instead drain by gravity to the new Chapel Road pumping station. This has alleviated some of the 

constraints in the Connolly Avenue pumping station catchment. 

During the pre-planning process in respect of this subject application, Irish Water further discussed 

the possibility of a new ‘Castleway’ pumping station on Kinsealy Lane, which would pump wastewater 

from the subject site and the surrounding area southwards to the newly commissioned gravity sewer 

at Chapel Road Pumping Station. This network has capacity available to serve the subject development 

and diverted flows from Connolly Avenue pumping station. 

This long-term solution will relieve capacity constraints at Connolly Avenue Pumping Station, the 

Malahide foul water gravity network and within the Malahide WWTP catchment area, and this has 

been designed and sized to accommodate this subject development. 

This Castleway pumping station has received a full Grant of Permission from Fingal County Council on 

21st January 2022 under Planning Register Reference No. F21A/0451.  

A letter from the Applicant of the Castleway pumping station (Carley Properties Ltd.) has been 

obtained, and states that Carley Properties Ltd. intend to develop this pumping station. The letter also 

confers the legal entitlement to Birchwell Developments Ltd. to develop the pumping station if so 

required, to ensure this development is not reliant on a third party to construct the pumping station.  

Construction of the pumping station will be completed prior to the connection of units from this 

subject application.   

A Confirmation of Feasibility Letter was issued by Irish Water on 13 January 2021, and is included as 

Part of the Engineering Assessment Report. The confirmation of feasibility letter states that 
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connection to the Irish Water network is feasible subject to delivery of the new Castleway pumping 

station and commissioning of the Chapel Road pumping station. Once again, Chapel Road pumping 

Station has since been commissioned. 

7.4      Characteristics of the Proposed Development 

The proposed development consists of a total of 415 residential units, comprising 252 houses, 28 

duplex units, and 135 apartments. The proposed development will also include the construction of a 

creche. The development includes all associated site works, boundary treatments, drainage, and 

additional service connections. The development will utilise the existing entrance from the Back Road 

that serves the Ashwood Hall development. Although not originally proposed, an additional access, to 

the south site from Kinsealy Lane via the Hazelbrook residential development, as requested by Fingal 

County Council. 

7.4.1 Proposed Water Supply 

It is proposed to supply water to the north site via 3 no. connections to the 3 no. spurs constructed as 

part of the Ashwood Hall Development in anticipation of the proposed development. Similarly, it is 

proposed to serve the south site utilising 3 of the 5 no. existing spurs (1 no. spur from Brookfield 

Residential Development, and 2 no. of the 4 no. spurs from the Hazelbrook Residential Development). 

Etters of consent have been obtained from the network owners permitting these proposed 

connections. 

The proposed network, for both the north and south sites, comprises of a 150mm trunk watermain 

running along the main access roads, with a series of 100mm diameter branches serving lower density 

residential streets. The proposed new connections and watermain network, and the existing networks 

in the adjacent sites are shown on the watermain layout drawings, 18-091-P300 to P306. 

An estimate of the water demand from the public water supply system for the subject development 

is shown in Table 7.2 below. The average domestic demand has been established based on an average 

occupancy ratio of 2.7 persons per dwelling with a daily domestic per capita consumption of 150 litres 

and with a 10% allowance factor. The average day/peak week demand has been taken as 1.25 times 

the average daily domestic demand, while the peak demand has been taken as 5 times the average 

day/peak week demand, as per Section 3.7.2 of the Irish Water Code of Practice for Water 

Infrastructure. 

The Creche facility has been calculated to have a population of 100 persons (15 staff and 85 children). 

The creche population has been attributed a water demand of 90 litres per head per day, based upon 

the outflow volume as per section Appendix C of the Irish Water Code of Practice for Wastewater 

Infrastructure. 

 

Description 

Total 

Population 

Water 

Demand 

Average 

Demand 

Average Peak 

Demand 

Peak 

Demand 

No. People l/day l/s l/s l/s 

252 Houses 680.4 112,266 1.299 1.624 8.120 

28 Duplexes 75.6 12,474 0.144 0.180 0.900 
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135 Apartments 364.5 60,142.5 0.696 0.870 4.350 

Crèche 100 9,900 0.115 0.144 0.720 

Total 1,220.5 194,782.5 2.254 2.818 14.090 

Table 7.2 | Calculation of Total Water Demand for the Development 

Based on these figures, the average water demand that will be generated by the development is 

approximately 2.254 l/s, or 194.75m3 per day. 

A Confirmation of Feasibility Letter was issued by Irish Water on January 13th, 2021, for the proposal, 

confirming that connection to the existing water supply network is feasible with local upgrades to the 

network required. 

In addition, a Statement of Design Acceptance was issued by Irish Water on February 3rd, 2022, 

confirming that Irish Water has no objection to the subject proposal. Both the Confirmation of 

Feasibility Letter and the Statement of Design Acceptance are included as Appendices to the 

Engineering Assessment Report, which accompanies this submission under separate cover. 

7.4.2 Proposed Foul network 

It is proposed to drain wastewater from the proposed development in a south-westerly direction by 

gravity through a series of 150mm, 225mm, & 300mm diameter sewer networks to the existing sewer 

network in the Ashwood and Hazelbrook developments. It is further proposed to upgrade part of the 

existing foul drainage network in the Hazelbrook development from a 225mm to a 300mm diameter 

pipe network. This will continue to drain by gravity to the existing public sewer in Kinsealy Lane, which 

in turn currently discharges to Connolly Avenue Pumping Station. As part of the construction of the 

Castleway pumping station, this foul water sewer is proposed to be diverted from Connolly Avenue 

pumping station to the Castleway pumping station.  

The existing foul networks in the adjacent residential developments, have been appropriately 

designed and constructed, including spurs for connection points, to accommodate the future 

connection of the proposed development. Letters of consent from the adjacent development owners 

have been obtained permitting connections to these privately owned networks. Please refer to the 

accompanying submission from Downey Planning for copies of the Letters of Consent. 

The proposed internal foul drainage network has been designed and sized in accordance with the Irish 

Water code of Practice for Wastewater Infrastructure and Standard Details. Please refer to Drawing 

numbers: 18-091-P201 to P206, which show the proposed foul drainage layout, and existing foul water 

networks in adjacent estates, and subsequent route to the Castleway pumping station. 

A Statement of Design Acceptance has also been issued by Irish Water and is provided in Appendix B 

of the Engineering Assessment Report. 

An estimate of the foul water discharge rate from the subject development to the public drainage 

network is shown in Table 7.3 overleaf. Domestic wastewater loads have been calculated based on 

2.7 persons per unit with a per capita wastewater flow of 150 litres per head per day along with a 10% 

unit consumption allowance, in line with Section 3.6 of the Irish Water Code of Practice for 

Wastewater Infrastructure. A peak flow multiplier of 3 has been used, as per Section 2.2.5 of Appendix 

B of the Code of Practice.  



 

  

DOWNEY PLANNING     7-11                                                                                                                                                                

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 7 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 

The foul water discharge rate for the crèche is based on per capita daily discharge rates of 90 litres, 

which Is based on the Irish Water specified load for a unit with a similar usage: Non-residential School 

with a canteen facility on site, as per Appendix C of the same Code of Practice. 

Description 

Total 

Population 

Load per 

Capita 
Daily Load 

Total 

DWF 
Peak Flow 

No. People l/day l/day l/s l/s 

252 Houses 680.4 150 112,266 1.299 3.897 

28 Duplexes 75.6 150 12,474 0.144 0.432 

135 Apartments 364.5 150 60,142.5 0.696 2.088 

Crèche 100 90 9,900 0.115 0.345 

Total 1,220.5 Varies 194,782.5 2.254 6.762 

Table 7.3 | Calculation of Total Foul Water Flow from the Development 

The total dry weather flow from the development is 2.254 l/s, with a peak flow of 6.762l/s. 

7.4.3 Proposed Surface Water Network 

It is proposed to drain surface water from the north site via a series of sewers ranging from 150mm 

to 600mm diameter to outfall to the existing drainage ditches to the south-west. The northern site 

has been subdivided to 6 sub-catchments, each with its own attenuation tank. 

The south site will have surface water drainage pipes with diameters ranging from 150mm to 450mm, 

and has 2 outfalls, 1 to the ditch on the northern boundary and the other to Hazelbrook Stream on 

the southern boundary. It has 2 sub-catchments each with its own attenuation tank. 

A new headwall will be constructed at each of the outfalls, and a Class A petrol interceptor will be 

installed immediately prior to this. 

The proposed development incorporates a Storm Water Management Plan through the use of various 

SuDS techniques. Treatment and storage of surface water at source will intercept and slow down the 

rate of runoff from the site to the existing surface water sewer system. 

Based on three key elements, Water Quantity, Water Quality and Amenity, the targets of the SuDS 

train concept have been implemented in the design. The SuDS devices proposed around the site 

include permeable paving, filter drains, green/sedum roofing, bio-retention systems/raingardens, 

roadside trees, swales, attenuation tanks, flow control devices and petrol interceptors. 

Attenuation storage is provided to limit the discharge rate from the site into the public network. As 

per the GDSDS, the required attenuation volume is calculated assuming 100% runoff from paved 

areas, and has been calculated for the 1-year, 30-year and 100-year return periods, identifying the 

critical storm for each. To achieve the required attenuation volume, the sites (north and south) have 

been divided into eight separate sub-catchments.  

All catchments will be attenuated in underground storage tanks. This was discussed and agreed with 

Fingal County Council water and drainage departments in an online meeting on the condition that 

more surface SuDS were to be incorporated to benefit biodiversity. These additional surface SuDS, 

most notably swales, have been introduced to the revised surface drainage design.  
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The tanks proposed to serve the apartment blocks will remain under private management. 

Surface water runoff will be restricted via a hydro-brake or similar approved flow control device, 

limited to the greenfield equivalent runoff rate for each catchment. 

The proposed new surface water drainage network is shown on the drainage layout drawings, 18-091-

P200, P201, P202, P203, & P205. 

7.4.4 Potential Impact of the Proposed Development 

Construction Phase: 

Significant amounts of site stripping and excavation will be required in order to construct the 

development. When the site has been stripped layers of sub-soil will be exposed to weathering and 

there will be potential for erosion due to rainfall and subsequent runoff. The erosion of soil can lead 

to sediments being washed into the receiving watercourses/sewers at higher rates of runoff.    

There is also potential during the development’s construction stage that contaminants from 

cement/concrete be washed into the receiving watercourses / sewers. 

There is a risk of pollution of groundwater/watercourses/soils by accidental spillage of oils/diesel from 

temporary storage areas or where maintaining construction equipment. 

Foul water could be connected to the surface water drainage network resulting in the contamination 

of the receiving watercourses. Furthermore, if there is damage to any foul pipes, there is potential for 

contaminants to seep into the groundwater. 

The construction of the proposed development has potential to cause a slight, adverse, temporary, 

residual impact on receiving watercourses/groundwater.    

There may be temporary interruptions to the local water supply during the upgrading works to the 

public network. Local residents that may be affected will be notified in advance of the works taking 

place. 

There will be some minor water demand for site offices. There is a risk of contamination to the existing 

water supply during connection of the development’s watermains to the public water supply. 

Operational Phase: 

The proposed development will result in increased impermeable areas and there is potential for an 

increase in risk of higher rates of surface water runoff leading to increased downstream flooding.   

There is a potential impact for the discharge of contaminants from the proposed development and 

road surfaces to the surrounding drainage sewers. These would include particulates, oil, soluble 

extracts from the bitumen binder etc. The quality of runoff from the site would be dependent on the 

time of year, weather, particulate deposition from the atmosphere and any gritting or salting carried 

out by the Local Authority. The time of year has a major bearing on the quality of storm water run-off 

- in particular the first rains after a prolonged dry period where accumulated deposits of rubber, 

particulates, oils, etc. are, washed away. 

There is potential for leaks in the foul network to result in contamination of the groundwater.   
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Accidental spills of fuels/hydrocarbons and washing down into the drainage pipe network has the 

potential to impact on the receiving hydrogeology.   

The operation of the proposed development has the potential to cause a slight, adverse, temporary, 

residual impact on receiving watercourses/groundwater.    

There is a potential for Watermain leaks which would increase the volume of water permeating 

through the underground soil strata. 

During the operational phase of the development, there will be an increase in demand for water from 

the public water supply. 

7.5      Potential Cumulative Impacts 

There are no anticipated cumulative impacts arising from the proposed development, or any further 

development in the locality in relation to water, other than those noted above. 

7.6 Do Nothing Scenario 

In this scenario, surface water runoff would continue to be discharged at existing un-restricted 

discharge rates. The receiving watercourses and groundwater aquifers would remain in their current 

state and there would be no change 

7.7 Risks to Human Health 

There is a risk to Human Health should the ground water or the existing water supply become 

contaminated during the construction or operational stages, and the water is consumed. In order to 

mitigate these risks, the measures outlined below will be adopted.  

7.8 Mitigation Measures 

This section of the report will discuss mitigation measures to reduce the impact of the proposed 

development on the surrounding water environments during the construction and operation phase.   

Construction Phase: 

 

A Preliminary Construction Management Plan (PCMP) has been prepared for this application and is 

included under a separate cover. It is considered that the PCMP will be updated by the appointed 

contractor. In order to minimise the potential impact of the construction phase of the proposed 

development on the surrounding surface water and groundwater environs, the following construction 

stage mitigation measures are to be included in the plan and be implemented in full. 

• The contractor will appoint a suitably qualified person to oversee the implementation of 

measures for the prevention of pollution to the receiving surface water environment.  

• To minimise the adverse effects, the prevailing weather conditions and time of year is to be taken 

into account when the site development manager is planning the stripping back of the site.  

• Site stripping will be minimised as far as practicable.   

• Settlement ponds/silt traps will be provided to prevent silt runoff into the existing 

sewers/watercourses during the drainage works. 
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• Regular testing of surface water discharges will be undertaken at the outfall from the subject 

lands. The location for testing and trigger levels for halting works will be agreed between the 

project ecologist and the site foreman at the commencement of works.   

• Where silt control measures are noted to be failing or not working adequately, works will cease 

in the relevant area. The project ecologist will review and agree alternative pollution control 

measures, such as deepening or redirecting trenches as appropriate, before works may 

recommence.   

• All fuels and chemicals will be bunded, and where applicable, stored within double skinned 

tanks/containers with the capacity to hold 110% of the volume of chemicals and fuels contents. 

Bunds will be located on flat ground a suitable distance from any watercourse or other water 

conducting features, including the cut off trenches. 

• Foul and surface water pipes will be carefully laid so as to minimise the potential for cross 

connections which may result in contamination of receiving watercourses. 

• Site personnel inductions are to be conducted such that all site personnel are made aware of the 

procedures the best practice in relation to the management of surface water runoff and ground 

water protection.   

• Where possible, precast concrete units are to be used to avoid on-site “wet” mix concrete usage. 

In-situ concrete pours are to be managed in accordance with best practice to avoid overspills 

• Concrete truck and wheel wash down facilities are to be provided in designated areas. Discharge 

from these areas is to be directed into the settlement ponds/silt traps. 

• Topsoil for landscaping will be located in such a manner as to reduce the risk of washing away 

into local drainage or watercourses.   

• A method statement setting out in detail the procedure to be used when working in the vicinity 

of existing watermains will be produced by the contractor for any construction works within the 

vicinity of watermains and for roads and or services crossing watermains. 

• All watermains will be cleaned and tested in accordance with Irish Water guidelines prior to 

connection to the public watermain. 

• All connections to the public watermain will be carried out and tested by or under the supervision 

of Irish Water or the design engineer. 

• Details for the construction methods of the outfall head walls to mitigate against pollution of the 

natural surface water networks are set out in the Preliminary Construction Demolition & Waste 

Management Plan. 

• In order to reduce the risk of defective or leaking foul sewers, the following measures will be 

implemented: 

• All new foul sewers will be tested by means of an approved air test during the construction phase 

in accordance with Irish Waters Code of Practice and Standard Details. 

• All private drainage will be inspected and signed off by the design Engineer in accordance with 

the Building Regulations Part H and BCAR requirements. 

• Foul sewers will be surveyed by CCTV to identify possible physical defects. 

• The connection of the new foul sewers to the public sewer will be carried out under the 

supervision of Irish Water and will be checked prior to commissioning. 
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• Prior to commencement of excavations in public areas, all utilities and public services will be 

identified and checked, to ensure that adequate protection measures are implemented during 

the construction phase. 

Potential negative impacts during construction phase will be short term only. 

Operational Phase: 

 

The implementation of the following operation stage mitigation measures will minimise the impact 

on the hydrology and hydrogeology aspects of the development lands. 

• The surface water drainage network has been designed in accordance with the CIRIA SUDS 

Manual and the Greater Dublin Strategic Drainage Scheme. The appropriate interception 

mechanisms and treatment train process has been incorporated into the design. 

• Surface water outflow will be restricted to the equivalent greenfield runoff rate from the 

proposed attenuation tanks. 

• Flow restrictors with attenuation storage will be used to slowdown and store surface water runoff 

from discharging above green field rates to the local ditches/Hazelbrook Stream.  

• Sustainable urban drainage measures, including green roofs, permeable paving, and filter 

strips/swales will be provided to improve water quality. 

• A petrol interceptor will be installed to prevent hydrocarbons entering the local drainage system 

at all outfalls.  

• Regular inspection and maintenance of the drainage network, including petrol interceptors.   

• Water metering via district meters will be installed to Irish Water requirements. Monitoring of 

the telemetry data will indicate any excessive water usage which may indicate the potential for a 

leak in the watermain network. Early identification of potential leaks will lead a faster response 

in determining the exact location of leaks and completion of remedial works. 

It is not envisaged that any further remedial or reductive measures will be necessary upon completion. 

7.9 Predicted Impacts of the Proposed Development 

Construction Phase: 

Due to the proposed remedial measures outlined above no significant adverse impacts are expected 

to arise during the construction phase of the proposed development on the water supply network. 

There will be a minor increase in water demand and foul water outflow during the period of 

construction. 

Operational Phase: 

Due to the proposed mitigation measures outlined above many of the potential impacts will not arise 

during the operational phase of the proposed development on surface water and groundwater 

quality. 

Surface water discharge from the site will be restricted by means of attenuation, therefore, no adverse 

impact in respect of flooding downstream will arise from the proposed development. 



 

  

DOWNEY PLANNING     7-16                                                                                                                                                                

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 7 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

 

The installation of a Sustainable Urban Drainage System will ensure surface water runoff will be of 

high quality before discharge to the local ditch network/stream and will not have an impact on the 

receiving waters downstream of the development. 

There will be a water demand for the proposed development of approximately 195m3 per day. Irish 

Water have confirmed in their Confirmation of Feasibility Letter that the existing network has 

sufficient capacity to cater for the development with a requirement for minor local upgrade to 

facilitate the proposed development. 

There is not anticipated to be any issues associated with the foul network during the operation phase 

based on the full incorporation of the mitigation measures during the construction phase. The impact 

following the operational phase mitigation measures outlined above is imperceptible. The increase in 

outflow volume to the public network has been calculated to be approximately 195m3 when the 

development is fully occupied. 

7.10 Worst-Case Scenario 

The worst-case scenario in relation to hydrology and hydrogeology during construction phase would 

be the failure to implement the mitigation measures outlined above.  This may result in the 

contamination of the receiving surface water network and/or groundwater.   

In relation to the operation stage, the worst case would be the flooding of the surface water drainage 

network. In this regard, the network has been designed to accommodate a 20% increase in flows due 

to climate change. Finished floor levels have also been set with appropriate freeboard and an overland 

flood route through the site has been provided.   

Implementation of the mitigation measures outlined in this document will reduce the risk of the worst-

case scenario occurring, making this unlikely.    

7.11 Monitoring 

Construction Stage 

Implementation of the Construction Management Plan is required to protect the hydrology and 

groundwater elements of the subject lands during construction stage.  Maintenance of the mitigation 

measures and monitoring of the management processed is required to ensure best practice.   

The monitoring measures to be implemented include: 

• Monitoring of the management and storage of dangerous chemicals and fuel. 

• Monitoring and maintenance of the wheel wash facilities. 

• Regular maintenance and monitoring of the sediment control measures. 

• Monitoring and maintenance of the SUDS features, road gullies and, attenuation ponds during 

the construction phase of the development.    

Operational Stage 

Monitoring and maintenance of the water metering telemetry, SUDS features, road gullies, 

attenuation and flow control devices are imperative during the operation phase of the development 
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7.12 Reinstatement 

No reinstatement is anticipated on site with respect to the Water environment. 
 

7.13 Interactions 

The main interactions relating to this EIAR Chapter are Land & Soils, Biodiversity and Utilities.   

During construction stage, the connection of wastewater services has the potential to impact 

groundwater and soils if wastewater were to leak from the network during the construction process. 

There are potential implications for the local populations if there is a disruption to utility services 

during the connection of the new services to the proposed development. The construction of the 

various services will also interact with construction traffic as outlined in the Traffic and Transport 

Chapter.     

During the operation stage, the water supply and foul drainage services have a potential interaction 

with the available water supply and with potential pollution to natural water bodies.   

In respect of Land & Soils, interaction between surface and ground water and the bedrock geology is 

feasible. The implementation of the mitigation measures outlined in this chapter will reduce the 

potential of surface contaminants into the underlying geology. 

In respect of Biodiversity, there is interaction between hydrology and the downstream habitats 

present along the Hazelbrook Stream & Sluice River.  The mitigation measures ensure that surface 

water runoff is treated to the required standards so that downstream habitats are not negatively 

impacted. 

7.14 Difficulties Encountered 

There were no particular difficulties encountered compiling the Water chapter of the EIAR.    

7.15 References 

• Environmental Impact Assessment Reports – Draft Guidelines, (2017), Environmental Protection 

Agency 

• Environmental Protection Agency available at http://gis.epa.ie/EPAMaps/ 

• Geological datasets available at www.gsi.ie 

• Greater Dublin Strategic Drainage Study (GDSDS), (2015), Dublin Drainage 

• OPW Eastern CFRAM study 

• OPW Flood Hazard Mapping 

 

http://www.gsi.ie/
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8.0 AIR QUALITY 

8.1 Introduction 

This chapter assesses the likely air quality impacts associated with the proposed development at Back 

Road, Broomfield, Malahide, Co. Dublin. A full description of the development is available in Chapter 

2.  

This chapter was completed by Ciara Nolan, Senior Environmental Consultant in the air quality section 

of AWN Consulting Ltd. She holds an MSc. (First Class) in Environmental Science from University 

College Dublin and has also completed a BSc. in Energy Systems Engineering. She is an Associate 

Member of both the Institute of Air Quality Management (AMIAQM) and the Institution of 

Environmental Science (AMIEnvSc). She has been active in the field of air quality for over 5 years, with 

a primary focus on consultancy. 

8.2 Methodology 

8.2.1 Criteria for Rating of Impacts 

8.2.1.1 Ambient Air Quality Standards 

In order to reduce the risk to health from poor air quality, National and European statutory bodies 

have set limit values in ambient air for a range of air pollutants.  These limit values or “Air Quality 

Standards” are health or environmental-based levels for which additional factors may be considered. 

For example, natural background levels, environmental conditions and socio-economic factors may all 

play a part in the limit value which is set (see Table 8.1 and Appendix 8.1). 

Air quality significance criteria are assessed on the basis of compliance with the appropriate standards 

or limit values.  The applicable standards in Ireland include the Air Quality Standards Regulations 2011, 

which incorporate European Commission Directive 2008/50/EC which has set limit values for a 

number of pollutants with the limit values for NO2, PM10 and PM2.5 being relevant to this assessment 

(see Table 8.1).  Council Directive 2008/50/EC combines the previous Air Quality Framework Directive 

(96/62/EC) and its subsequent daughter directives (including 1999/30/EC and 2000/69/EC). 
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Table 8-1. Ambient Air Quality Standards 

Pollutant Regulation Note 1 Limit Type Value 

Dust Deposition 
TA Luft (German VDI 

2002) 
Annual average limit for nuisance dust 350 mg/(m2*day) 

Nitrogen Dioxide 2008/50/EC 

Hourly limit for protection of human health 

- not to be exceeded more than 18 

times/year 

200 μg/m3 

Annual limit for protection of human health 40 μg/m3 

Particulate Matter 

(as PM10) 
2008/50/EC 

24-hour limit for protection of human 

health - not to be exceeded more than 35 

times/year 

50 μg/m3 PM10 

Annual limit for protection of human health 40 μg/m3 PM10 

Particulate Matter (as 

PM2.5) 
2008/50/EC Annual limit for protection of human health 25 μg/m3 PM2.5 

Note 1 EU 2008/50/EC – 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 

8.2.1.2 Dust Deposition Guidelines 

The concern from a health perspective is focused on particles of dust that are less than 10 microns 

and the EU ambient air quality standards outlined in section 8.2.1.1 have set ambient air quality limit 

values for PM10 and PM2.5.  

With regard to larger dust particles that can give rise to nuisance dust, there are no statutory 

guidelines regarding the maximum dust deposition levels that may be generated during the 

construction phase of a development (construction) in Ireland.  

However, guidelines for dust deposition, the German TA-Luft standard for dust deposition (non-

hazardous dust) (German VDI, 2002) sets a maximum permissible emission level for dust deposition 

of 350 mg/(m2*day) averaged over a one-year period at any receptors outside the site boundary. The 

TA-Luft standard has been applied for the purpose of this assessment based on recommendations 

from the EPA in Ireland in the document titled ‘Environmental Management Guidelines - 

Environmental Management in the Extractive Industry (Non-Scheduled Minerals) (EPA, 2006). The 

document recommends that the Bergerhoff limit of 350 mg/(m2*day) be applied to the site boundary 

of quarries.  This limit value can be implemented with regard to dust impacts from the construction 

of the proposed development. 

8.2.2 Construction Phase 

The current assessment focuses on identifying the existing baseline levels of PM10 and PM2.5 in the 

region of the proposed development by an assessment of EPA monitoring data.  Thereafter, the impact 

of the construction phase of the development on air quality was determined by a qualitative 
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assessment of the nature and scale of dust-generating construction activities associated with the 

proposed development.  

Construction phase traffic also has the potential to impact air quality and climate. The UK Highways 

Agency Design Manual for Roads and Bridges (DMRB) guidance (UK Highways Agency, 2019a), states 

that road links meeting one or more of the following criteria can be defined as being ‘affected’ by a 

proposed development and should be included in the local air quality assessment. The use of the UK 

guidance is recommended by the TII (2011) in the absence of specific Irish guidance, this approach is 

considered best practice and can be applied to any development that causes a change in traffic. 

• Annual average daily traffic (AADT) changes by 1,000 or more; 

• Heavy duty vehicle (HDV) AADT changes by 200 or more; 

• A change in speed band; and  

• A change in carriageway alignment by 5m or greater. 

The construction stage traffic does not meet the above scoping criteria. Therefore, a detailed air 

quality modelling assessment has been scoped out as there is no potential for significant impacts to 

air quality during construction as a result of traffic emissions 

8.2.3 Operational Phase 

Operational phase traffic has the potential to impact air quality. The air quality assessment has been 

carried out following procedures described in the publications by the EPA (2015; 2017) and using the 

methodology outlined in the guidance documents published by the UK Highways Agency (2019a) and 

UK Department of Environment Food and Rural Affairs (DEFRA) (2016; 2018).  TII reference the use of 

the UK Highways Agency and DEFRA guidance and methodology in their document Guidelines for the 

Treatment of Air Quality During the Planning and Construction of National Road Schemes (2011). This 

approach is considered best practice as is has been applied in Irish guidelines transposing European 

Guidelines in the Air Quality Standards Regulations 2011 and can be applied to any development that 

causes a change in traffic.  

In 2019 the UK Highways Agency DMRB air quality guidance was revised with LA 105 Air Quality 

replacing a number of key pieces of guidance (HA 207/07, IAN 170/12, IAN 174/13, IAN 175/13, part 

of IAN 185/15). This revised document outlines a number of changes for air quality assessments in 

relation to road schemes but can be applied to any development that causes a change in traffic. 

Previously the DMRB air quality spreadsheet was used for the majority of assessments in Ireland with 

detailed modelling only required if this screening tool indicated compliance issues with the EU air 

quality standards. Guidance from TII (TII, 2011) recommends the use of the UK Highways Agency 

DMRB spreadsheet tool for assessing the air quality impacts from road schemes. However, the DMRB 

spreadsheet tool was last revised in 2007 and accounts for modelled years up to 2025. Vehicle 

emission standards up to Euro V are included but since 2017, Euro 6d standards are applicable for the 

new fleet. In addition, the model does not account for electric or hybrid vehicle use. Therefore, this is 

a somewhat outdated assessment tool. The LA 105 guidance document states that the DMRB 

spreadsheet tool may still be used for simple air quality assessments where there is unlikely to be a 

breach of the air quality standards. Due to its use of a “dirtier” fleet, vehicle emissions would be 
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considered to be higher than more modern models and therefore any results will be conservative in 

nature and will provide a worst-case assessment. 

The 2019 UK Highways Agency DMRB air quality revised guidance LA 105 Air Quality states that 

modelling should be conducted for NO2 for the base, opening and design years for both the do 

minimum (do nothing) and do something scenarios. Modelling of PM10 is only required for the base 

year to demonstrate that the air quality limit values in relation to PM10 are not breached. Where the 

air quality modelling indicates exceedances of the PM10 air quality limits in the base year then PM10 

should be included in the air quality model in the do minimum and do something scenarios. Modelling 

of PM2.5 is not required as there are currently no issues with compliance with regard to this pollutant. 

The modelling of PM10 can be used to show that the project does not impact on the PM2.5 limit value 

as if compliance with the PM10 limit is achieved then compliance with the PM2.5 limit will also be 

achieved. Historically modelling of carbon monoxide (CO) and benzene was required however, this is 

no longer needed as concentrations of these pollutants have been monitored to be significantly below 

their air quality limit values in recent years, even in urban centres (EPA, 2021). The key pollutant 

reviewed in this assessment is NO2. Concentrations of PM10 have been modelled for the base year to 

indicate that there are no potential compliance issues. Modelling of operational NO2 concentrations 

has been conducted for the do nothing and do something scenarios for the opening year (2026) and 

design year (2041). 

The TII guidance (2011) states that the assessment must progress to detailed modelling if: 

• Concentrations exceed 90% of the air quality limit values when assessed by the screening 

method; or 

• Sensitive receptors exist within 50m of a complex road layout (e.g. grade separated junctions, 

hills etc). 

The UK Highways Agency guidance LA 150 (2019) scoping criteria outlined in Section 8.2.2 was used 

to determine the road links required for inclusion in the modelling assessment. Sensitive receptors 

within 200m of impacted road links are included within the modelling assessment. Pollutant 

concentrations are calculated at these sensitive receptor locations to determine the impact of the 

proposed development in terms of air quality. The guidance states a proportionate number of 

representative receptors which are located in areas that will experience the highest concentrations or 

greatest improvements as a result of the proposed development are to be included in the modelling 

(UK Highways Agency, 2019a). The TII guidance (2011) defines sensitive receptor locations as 

residential housing, schools, hospitals, places of worship, sports centres and shopping areas, i.e. 

locations where members of the public are likely to be regularly present. A single high sensitivity 

receptor (R1) was included in the modelling assessment and is detailed in Figure 8.1.  

The following model inputs are required to complete the assessment using the DMRB spreadsheet 

tool: road layouts, receptor locations, annual average daily traffic movements (AADT), percentage of 

heavy goods vehicles (%HGV), annual average traffic speeds and background concentrations. Using 

this input data the model predicts the road traffic contribution to ambient ground-level 

concentrations at the worst-case sensitive receptors using generic meteorological data. The DMRB 

model uses conservative emission factors, the formulae for which are outlined in the DMRB Volume 
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11 Section 3 Part 1 – HA 207/07 Annexes B3 and B4.  These worst-case road contributions are then 

added to the existing background concentrations to give the worst-case predicted ambient 

concentrations.  The worst-case ambient concentrations are then compared with the relevant 

ambient air quality standards to assess the compliance of the proposed development with these 

ambient air quality standards. 

The TII document Guidelines for the Treatment of Air Quality During the Planning and Construction of 

National Road Schemes (2011) details a methodology for determining air quality impact significance 

criteria for road schemes which can be applied to any project that causes a change in traffic.  The 

degree of impact is determined based on both the absolute and relative impact of the proposed 

development.  The TII significance criteria have been adopted for the proposed development and are 

detailed in Appendix 8.2 Table A8.2.1 and Table A8.2.2. The significance criteria are based on NO2 and 

PM10 as these pollutants are most likely to exceed the annual mean limit values (40 µg/m3).  

8.2.3.1 Conversion of NOx to NO2 

NOX (NO + NO2) is emitted by vehicles exhausts. The majority of emissions are in the form of NO, 

however, with greater diesel vehicles and some regenerative particle traps on HGV’s the proportion 

of NOX emitted as NO2, rather than NO is increasing. With the correct conditions (presence of sunlight 

and O3) emissions in the form of NO, have the potential to be converted to NO2. 

Transport Infrastructure Ireland states the recommended method for the conversion of NOx to NO2 

in “Guidelines for the Treatment of Air Quality During the Planning and Construction of National Road 

Schemes” (2011). The TII guidelines recommend the use of DEFRAs NOx to NO2 calculator (2020) which 

was originally published in 2009 and is currently on version 8.1.  This calculator (which can be 

downloaded in the form of an excel spreadsheet) accounts for the predicted availability of O3 and 

proportion of NOx emitted as NO for each local authority across the UK. O3 is a regional pollutant and 

therefore concentrations do not vary in the same way as concentrations of NO2 or PM10. 

The calculator includes Local Authorities in Northern Ireland and the TII guidance recommends the 

use of ‘Armagh, Banbridge and Craigavon’ as the choice for local authority when using the calculator.  

The choice of Craigavon provides the most suitable relationship between NO2 and NOx for Ireland. 

The “All Non-Urban UK Traffic” traffic mix option was used. 

8.2.3.2 Update to NO2 Projections using DMRB 

In 2011 the UK DEFRA published research (Highways England, 2013) on the long-term trends in NO2 

and NOX for roadside monitoring sites in the UK. This study marked a decrease in NO2 concentrations 

between 1996 and 2002, after which the concentrations stabilised with little reduction between 2004 

and 2010. The result of this is that there now exists a gap between projected NO2 concentrations 

which UK DEFRA previously published and monitored concentrations. The impact of this ‘gap’ is that 

the DMRB screening model can under-predict NO2 concentrations for predicted future years. 

Subsequently, the UK Highways Agency published an Interim advice note (IAN 170/12) in order to 

correct the DMRB results for future years. This methodology has been used in the current assessment 

to predict future concentrations of NO2 as a result of the proposed development. 
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8.2.3.3 Traffic Data Used in Modelling Assessment 

Traffic flow information was obtained from Waterman Moylan Consulting Engineers for the purposes 

of the operational phase assessment. Data for the Do Nothing and Do Something scenarios for the 

base year 2021, opening year 2026 and design year 2041 were provided. The traffic data is detailed in 

Table 8.2. Only road links that met the DMRB scoping criteria outlined in Section 8.2.2 and that were 

within 200m of receptors were included in the modelling assessment. Background concentrations 

have been included as per Section 8.3.2. of this chapter based on available EPA background monitoring 

data (EPA, 2021).  

The data used for the do something scenario was based on a worst-case sensitivity analysis scenario 

which includes traffic associated with the proposed development in addition to a potential residential 

development at Streamstown. This allows for a worst-case cumulative assessment of potential traffic 

related air quality impacts. 

Table 8.2 Traffic Data used in Air Quality Modelling Assessment 

Road Name 
Speed 

(kph) 
% HGV 

Base Do Nothing Do Something  

2021 2026 2041 2026 2041 

R107 Malahide Road (N) 60 2.15% 9,903 10,773 12,139 

 

10,908 

 

13,432 

 
Figure 8-1. Location of Sensitive Receptors used in Air Quality Assessment 
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8.3 Receiving Environment 

8.3.1 Meteorological Data 

A key factor in assessing temporal and spatial variations in air quality is the prevailing meteorological 

conditions.  Depending on wind speed and direction, individual receptors may experience very 

significant variations in pollutant levels under the same source strength (i.e., traffic levels) (WHO, 

2006).  The wind is of key importance in dispersing air pollutants and for ground-level sources, such 

as traffic emissions, pollutant concentrations are generally inversely related to wind speed.  Thus, 

concentrations of pollutants derived from traffic sources will generally be greatest under very calm 

conditions and low wind speeds when the movement of air is restricted.  In relation to PM10, the 

situation is more complex due to the range of sources of this pollutant.  Smaller particles (less than 

PM2.5) from traffic sources will be dispersed more rapidly at higher wind speeds.  However, fugitive 

emissions of coarse particles (PM2.5 - PM10) will actually increase at higher wind speeds.  Thus, 

measured levels of PM10 will be a non-linear function of wind speed. 

The nearest representative weather station collating detailed weather records is Dublin Airport 

meteorological station, which is located approximately 6 km south-west of the site. Dublin Airport met 

data has been examined to identify the prevailing wind direction and average wind speeds over a five-

year period (see Figure 8.2).  For data collated during five representative years (2016 - 2020), the 

predominant wind direction is westerly to south-westerly with a mean wind speed of 5.5 m/s over the 

period 1981 - 2010 (Met Eireann, 2022). 

 
Figure 8-2. Dublin Airport Windroses 2016 - 2020 
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8.3.2 Baseline Air Quality 

Air quality monitoring programs have been undertaken in recent years by the EPA and Local 

Authorities.  The most recent annual report on air quality in Ireland is “Air Quality In Ireland 2012” 

(EPA ,2021a).  The EPA website details the range and scope of monitoring undertaken throughout 

Ireland and provides both monitoring data and the results of previous air quality assessments (EPA, 

2022).   

As part of the implementation of the Air Quality Standards Regulations 2002 (S.I. No. 271 of 2002), 

four air quality zones have been defined in Ireland for air quality management and assessment 

purposes(8).  Dublin is defined as Zone A and Cork as Zone B. Zone C is composed of 23 towns with a 

population of greater than 15,000.  The remainder of the country, which represents rural Ireland but 

also includes all towns with a population of less than 15,000, is defined as Zone D.   

In terms of air monitoring and assessment, the proposed development is within Zone A (EPA, 2022). 

Long-term monitoring data has been used to determine background concentrations for the key 

pollutants in the region of the proposed development. The background concentration accounts for all 

non-traffic derived emissions (e.g., natural sources, industry, home heating etc.).   

In 2020 the EPA reported (EPA, 2021) that Ireland was compliant with EU legal air quality limits at all 

locations, however this was largely due to the reduction in traffic due to Covid‐19 restrictions. The 

EPA Air Quality in Ireland 2020 report details the effect that the Covid-19 restrictions had on air 

monitoring stations, which included reductions of up to 50% at some monitoring stations which have 

traffic as a dominant source. The report also notes that CSO figures show that while traffic volumes 

are still slightly below 2019 levels, they have significantly increased since 2020 levels. 2020 

concentrations are therefore predicted to be an exceptional year and not consistent with long-term 

trends. For this reason, they have not been included in the baseline section and previous long-term 

data has been used to determine baseline levels of pollutants in the vicinity of the proposed 

development. 

Long-term NO2 monitoring was carried out at the Zone A suburban locations of Rathmines, 

Ballyfermot, Dun Laoghaire and Swords for the period 2015 – 2019 (EPA, 2021). Long term average 

concentrations are significantly below the annual average limit of 40 µg/m3 for these suburban 

locations. Average results range from 13 – 22 µg/m3 (Table 8.3). Background concentrations 

monitored at Swords are likely representative of the proposed development’s location due to its 

location further from the city centre. Annual mean concentrations in Swords ranged from 13 – 

16 µg/m3 over the period 2015 – 2019. Based on the above information and having regard to the 

proposed development’s location further from the city centre, a conservative estimate of the current 

background NO2 concentration for the region of the proposed development is 16 µg/m3. 

Table 8-3. Trends In Zone A Air Quality – Nitrogen Dioxide (NO2) 

Station 
Station 

Classification 
Averaging Period Note 1,2 

Year 

2015 2016 2017 2018 2019 

Rathmines Annual Mean NO2 (µg/m3) 18 20 17 20 22 
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Suburban 

Background 

99.8th%ile 1-hr NO2 

(µg/m3) 
105 88 86 87 102 

Ballyfermot 
Suburban 

Background 

Annual Mean NO2 (µg/m3) 16 17 17 17 20 

99.8th%ile 1-hr NO2 

(µg/m3) 
127 90 112 101 101 

Dun 

Laoghaire 

Suburban 

Background 

Annual Mean NO2 (µg/m3) 16 19 17 19 15 

99.8th%ile 1-hr NO2 

(µg/m3) 
91 105 101 91 91 

Swords 
Suburban 

Background 

Annual Mean NO2 (µg/m3) 13 16 14 16 15 

99.8th%ile 1-hr NO2 

(µg/m3) 
93 96 79 85 80 

Note 1  Annual average limit value - 40 μg/m3 (EU Council Directive 2008/50/EC & S.I. No. 180 of 2011). 
Note 2  1-hour limit value - 200 μg/m3 as a 99.8th%ile, i.e. not to be exceeded >18 times per year (EU Council Directive 

2008/50/EC & S.I. No. 180 of 2011). 

Continuous PM10 monitoring was carried out at the Zone A locations of Rathmines, Dun Laoghaire, 

Ballyfermot and Phoenix Park from 2015 – 2019. Levels range from 9 – 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 and in 2019 

(35 exceedances are permitted per year) (Table 8.4). Based on the EPA data, a conservative estimate 

of the current background PM10 concentration in the region of the proposed development is 15 µg/m3. 
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Table 8-4. Trends In Trends In Zone A Air Quality - PM10 

Station 
Station 

Classification 

Averaging Period Note 

1, 2 

Year 

2015 2016 2017 2018 2019 

Ballyfermot 
Suburban 

Background 

Annual Mean PM10 

(µg/m3) 
12 11 12 16 14 

24-hr Mean > 50 

μg/m3 (days) 
3 0 1 0 7 

Dún Laoghaire 
Suburban 

Background 

Annual Mean PM10 

(µg/m3) 
13 13 12 13 12 

24-hr Mean > 50 

μg/m3 (days) 
3 0 2 0 2 

Rathmines 
Suburban 

Background 

Annual Mean PM10 

(µg/m3) 
15 15 13 15 15 

24-hr Mean > 50 

μg/m3 (days) 
5 3 5 2 9 

Phoenix Park 
Urban 

Background 

Annual Mean PM10 

(µg/m3) 
12 11 9 11 11 

24-hr Mean > 50 

μg/m3 (days) 
2 0 1 0 2 

Note1  Annual average limit value - 40 μg/m3 (EU Council Directive 2008/50/EC & S.I. No. 180 of 2011). 

Note 2  24-hour limit value - 50 μg/m3 as a 90.4th%ile, i.e. not to be exceeded >35 times per year (EU Council Directive 

1999/30/EC & S.I. No. 180 of 2011). 

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 – 2019 

ranged from 9 – 10 μg/m3, with a PM2.5/PM10 ratio ranging from 0.60 – 0.68 (EPA, 2021).  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 10.5 μg/m3. 

8.4 Characteristics of the Proposed Development 

The proposed development is located on lands at Back Road, Broomfield, Malahide, Co. Dublin. The 

proposed development will consist of the demolition of the former clubhouse building on site and the 

proposed construction of 415 no. residential units comprising 252 no. houses and associated car 

parking, 28 no. duplex units and 135 no. apartments Blocks A & B providing ancillary amenity facilities, 

all provided with private balconies/terraces and associated car parking and bicycle parking; 1 no. 

childcare facility; landscaping including play equipment; boundary treatments; public lighting; and all 

associated site infrastructure and engineering works necessary to facilitate the development including 

proposed connection to permitted upgrades to existing foul network along Kinsealy Lane. A full 

description of the development is available in Chapter 2. 

Impacts to air quality can occur during both the construction and operational stages of the 

development. During the construction stage the main source of air quality impacts will be as a result 
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of fugitive dust emissions from site activities. The primary sources of air emissions in the operational 

context are deemed long term and will involve the change in traffic flows or congestion in the local 

areas which are associated with the development. The following describes the primary sources of 

potential air quality impacts which have been assessed as part of this EIAR. 

8.5 Potential Impacts 

8.5.1 Construction Phase 

The greatest potential impact on air quality during the construction phase of the proposed 

development is from construction dust emissions and the potential for nuisance dust.  While 

construction dust tends to be deposited within 350 m of a construction site, the majority of the 

deposition occurs within the first 50 m.  The extent of any dust generation depends on the nature of 

the dust (soils, peat, sands, gravels, silts etc.) and the nature of the construction activity.  In addition, 

the potential for dust dispersion and deposition depends on local meteorological factors such as 

rainfall, wind speed and wind direction.  A review of Dublin Airport meteorological data (see Section 

8.3.1) indicates that the prevailing wind direction is westerly to south-westerly and wind speeds are 

generally moderate in nature. In addition, dust generation is considered negligible on days where 

rainfall is greater than 0.2 mm. A review of historical 30-year average data for Dublin Airport indicates 

that on average 191 days per year have rainfall over 0.2 mm (Met Eireann, 2022) and therefore it can 

be determined that over 50% of the time dust generation will be reduced. 

The proposed development can be considered large in scale and therefore there is the potential for 

significant dust soiling 100 m from the source (TII, 2011) (Table 8.5). There are a number of high 

sensitivity residential receptors bordering the site. In the absence of mitigation, there is the potential 

for significant, negative, short-term impacts to nearby sensitive receptors as a result of dust emissions 

from the proposed development. 

Table 8.5 Assessment Criteria for the Impact of Dust Emissions from Construction Activities with Standard Mitigation in 
Place 

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 

Source: Appendix 8: Assessment of Construction Impacts taken from “Guidelines for the treatment of Air Quality During the 

Planning & Construction of National Road Schemes” (TII, 2011) 

There is also the potential for traffic emissions to impact air quality in the short-term over the 

construction phase. Particularly due to the increase in HGVs accessing the site. The construction stage 

traffic has been reviewed and a detailed air quality assessment has been scoped out as none of the 
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road links impacted by the proposed development satisfy the DMRB assessment criteria in Section 

8.2.2. It can therefore be determined that the construction stage traffic will have an imperceptible, 

neutral and short-term impact on air quality. 

8.5.2 Operational Phase 

The potential impact of the proposed development has been assessed by modelling emissions from 

the traffic generated as a result of the development. The impact of NO2 emissions for the opening and 

design years was predicted at the nearest sensitive receptors to the development. This assessment 

allows the significance of the development, with respect to both relative and absolute impacts, to be 

determined. 

TII’s document Guidelines for the Treatment of Air Quality during the Planning and Construction of 

National Road Schemes (2011) details a methodology for determining air quality impact significance 

criteria for road schemes and this can be applied to any development that causes a change in traffic 

which includes guidance from the UK. The degree of impact is determined based on both the absolute 

and relative impact of the proposed development. Results are compared against the ‘Do-Nothing’ 

scenario, which assumes that the proposed development is not in place in future years, in order to 

determine the degree of impact. 

The results of the assessment of the impact of the proposed development on NO2 in the opening year 

2026 are shown in Table 8.6 and for design year 2041 are shown in Table 8.7. The annual average 

concentration is in compliance with the limit value at all worst-case receptors in 2026 and 2041. 

Concentrations of NO2 are at most 40% of the annual limit value in 2026 and 39% of the annual limit 

value in 2041. In addition, the hourly limit value for NO2 is 200 μg/m3 and is expressed as a 99.8th 

percentile (i.e. it must not be exceeded more than 18 times per year). The maximum 1-hour NO2 

concentration is not predicted to be exceeded in any modelled year (Table 8.8).  

The impact of the proposed development on annual mean NO2 concentrations can be assessed 

relative to “Do Nothing (DN)” levels. Relative to baseline levels, there are predicted to be some 

imperceptible increases in NO2 concentrations at receptor R1. Concentrations at R1 will increase by at 

most 0.01 μg/m3 in 2026 and by 0.1 μg/m3 in 2041. Using the assessment criteria outlined in Appendix 

8.2, Table A8.2.1 and Table A8.2.2 the impact of the proposed development in terms of NO2 is 

considered negligible. Therefore, the overall impact of NO2 concentrations as a result of the proposed 

development is long-term, negative and imperceptible. 

Concentrations of PM10 were modelled for the baseline year of 2021. The modelling showed that 

concentrations were in compliance with the annual limit value of 40 μg/m3 at all receptors assessed, 

therefore, further modelling for the opening and design years was not required. Concentrations 

reached at most 0.34 μg/m3. When a background concentration of 15 μg/m3 is included, the overall 

impact is 38% of the annual limit value at the worst-case receptor. 

The potential impact of the proposed development on ambient air quality in the operational stage is 

considered long-term, localised, negative and imperceptible and therefore, no mitigation is required. 
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Table 8.6 Predicted Annual Mean NO2 Concentrations – Opening Year 2026 (μg/m3) 

Receptor 
Opening Year 2026 

DN DS DS-DN Magnitude Description 

R1 16.0 16.0 0.01 Imperceptible Increase Negligible  

 

Table 8.7 Predicted Annual Mean NO2 Concentrations – Design Year 2041 (μg/m3) 

Receptor 
Design Year 2041 

DN DS DS-DN Magnitude Description 

R1 15.7 15.8 0.10 Imperceptible Increase Negligible  

 

Table8.8 Predicted 99.8th percentile of Daily Maximum 1-hour NO2 Concentrations (µg/m3) 

Receptor 
Opening Year 2026 Design Year 2041 

DN DS DN DS 

R1 56 56 55 55 

8.5.3 Do Nothing Scenario 

Under the Do-Nothing Scenario no construction works will take place and the previously identified 

impacts of fugitive dust and particulate matter emissions will not occur.  Impacts from increased traffic 

volumes and associated air emissions will also not occur. The ambient air quality at the site will remain 

as per the baseline and will change in accordance with trends within the wider area (including 

influences from new developments in the surrounding area, changes in road traffic, etc.).  Therefore, 

this scenario can be considered neutral in terms of air quality. 

8.6 Mitigation Measures 

8.6.1 Construction Phase 

A detailed dust minimisation plan associated with a high level of dust control is outlined in Appendix 

8.3.  This plan draws on best practice mitigation measures from Ireland, the UK and the USA in order 

to ensure the highest level of mitigation possible.  

In summary the measures which will be implemented will include: - 

• Drop heights from conveyors, loading shovels, hoppers and other loading equipment should be 

minimised, if necessary fine water sprays should be employed. 

• Hard surface roads will be swept to remove mud and aggregate materials from their surface while 

any un-surfaced roads will be restricted to essential site traffic.  

• Any road that has the potential to give rise to fugitive dust will be regularly watered, as 

appropriate, during dry and/or windy conditions. 

• Vehicles exiting the site shall make use of a wheel wash facility where appropriate, prior to 

entering onto public roads. 
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• Vehicles using site roads will have their speed restricted, and this speed restriction will be 

enforced rigidly. On any un-surfaced site road, this will be 20 kph, and on hard surfaced roads as 

site management dictates. 

• Public roads and footpaths outside the site will be regularly inspected for cleanliness and cleaned 

as necessary. If sweeping using a road sweeper is not possible due to the nature of the 

surrounding area then a suitable smaller scale street cleaning vacuum will be used. 

• Material handling systems and site stockpiling of materials will be designed and laid out to 

minimise exposure to wind. Water misting or sprays will be used as required if particularly dusty 

activities are necessary during dry or windy periods. 

• During movement of materials both on and off-site, trucks will be stringently covered with 

tarpaulin at all times. Before entrance onto public roads, trucks will be adequately inspected to 

ensure no potential for dust emissions.   

• Hoarding or screens shall be erected around works areas to reduce visual impact.  This will also 

have an added benefit of preventing larger particles of dust from travelling off-site and impacting 

receptors. 

At all times, these procedures will be strictly monitored and assessed. In the event of dust nuisance 

occurring outside the site boundary, movements of materials likely to raise dust would be curtailed 

and satisfactory procedures implemented to rectify the problem before the resumption of 

construction operations. 

8.6.2 Operational Phase 

No mitigation is proposed for the operation phase of the proposed development as it is predicted to 

have an imperceptible impact on air quality. 

8.7 Residual Impacts 

8.7.1 Construction Phase 

In order to minimise dust emissions during construction, a series of mitigation measures have been 

prepared in the form of a dust minimisation plan which will be incorporated into the construction 

environmental management plan (CEMP) for the site.  Provided the dust minimisation measures 

outlined in the plan (see Appendix 8.3 and Section 8.6.1) are adhered to, the air quality impacts during 

the construction phase will be short-term, negative, localised and imperceptible. 

8.7.2 Operational Phase 

Air dispersion modelling of operational traffic emissions associated with the proposed development 

was carried out using the UK DMRB model. The modelling assessment determined that the change in 

emissions of NO2 at nearby sensitive receptors as a result of the proposed development will be 

imperceptible. Therefore, the operational phase impact to air quality is long-term, localised, negative 

and imperceptible. 

8.7.3 Impacts to Human Health 

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 8.5 PM10 
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emissions can occur within 25 m of the site for a development of this scale. There are a number of 

high sensitivity receptors to the bordering the site to the west, a number of which are within 25m of 

the site boundary. Therefore, in the absence of mitigation there is the potential for slight, negative, 

short-term impacts to human health as a result of the proposed development. 

Best practice mitigation measures are proposed for the construction phase of the proposed 

development which will focus on the pro-active control of dust and other air pollutants to minimise 

generation of emissions at source.  The mitigation measures that will be put in place during 

construction of the proposed development will ensure that the impact of the development complies 

with all EU ambient air quality legislative limit values which are based on the protection of human 

health.  Therefore, the impact of construction of the proposed development is likely to be negative, 

short term and imperceptible with respect to human health. 

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 8.1. However, air dispersion modelling of traffic 

emissions 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 and therefore, no mitigation is required. 

8.7.4 Cumulative Impacts 

8.7.4.1 Construction Phase 

According to the IAQM guidance (2014) should the construction phase of the proposed development 

coincide with the construction phase of any other development within 350m then there is the 

potential for cumulative construction dust impacts. However, a high level of dust control will be 

implemented across the site which will avoid significant dust emissions. Provided these mitigation 

measures are in place for the duration of the construction phase cumulative dust related impacts to 

nearby sensitive receptors are not predicted to be significant. Cumulative impacts to air quality will 

be short-term, localised, negative and imperceptible. 

8.7.4.2 Operational Phase 

The traffic data reviewed for the operational stage impacts to air quality included the cumulative 

traffic associated with other existing and permitted developments in the local area including a 

potential masterplan residential development at Streamstown. Therefore, the cumulative impact is 

included within the operational stage impact for the proposed development. The impact is predicted 

to be long-term, negative and imperceptible with regards to air quality. 

8.8 Monitoring 

8.8.1 Construction Phase 

Monitoring of construction dust deposition along the site boundary to nearby sensitive receptors 

during the construction phase of the proposed development is recommended 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 
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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 between 28 - 32 days. 

8.8.2 Operational Phase 

There is no monitoring recommended for the operational phase of the development as impacts to air 

quality are predicted to be imperceptible. 
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9.0 NOISE AND VIBRATION 

9.1 Introduction 

This section of the EIAR has been prepared by AWN to assess the noise and vibration impact of the 

proposed development in the context of current relevant standards and guidance. This assessment 

has been prepared by Leo Williams BAI MAI PgDip AMIOA, Acoustic Consultant at AWN Consulting 

who has over 5 years’ experience as an environmental consultant specialising in Acoustics and 

Environmental Impact Assessment. 

This chapter includes a description of the receiving ambient noise climate in the vicinity of the subject 

site and an assessment of the potential noise and vibration impact associated with the proposed 

development during both the short-term construction phase and the long-term operational phase on 

its surrounding environment. The assessment of direct, indirect, and cumulative noise and vibration 

impacts on the surrounding environment have been considered as part of the assessment. 

Mitigation measures are included, where relevant, to ensure the proposed development is 

constructed and operated in an environmentally sustainable manner in order to ensure minimal 

impact on the receiving environment. 

9.2 Assessment Methodology 

The assessment has been undertaken with reference to the most appropriate guidance documents 

relating to environmental noise and vibration which are set out in the following sections. In addition 

to specific noise and vibration guidance documents, the following Environmental Protection Agency 

(EPA) guidelines were considered and consulted in the preparation of this Chapter: 

1. Environmental Impact Assessment of Projects: Guidance on the preparation of the Environmental 

Impact Assessment Report (European Commission, 2017);  

2. Guidelines on the Information to be Contained in Environmental Impact Assessment Reports – 

Draft (EPA, 2017); and 

3. Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental Impact 

Assessment (Department of Housing, Planning & Local Government, 2018). 

The study has been undertaken using the following methodology: 

1. Baseline noise monitoring has been undertaken across the development site to determine the 

range of noise levels at varying locations across the site; 

2. A review of the most applicable standards and guidelines has been conducted in order to set a 

range of acceptable noise and vibration criteria for the construction and operational phases of 

the proposed development, this is summarised in the following sections; 

3. Predictive calculations have been performed to estimate the likely noise emissions during the 

construction phase of the project at the nearest sensitive locations (NSLs) to the site; 

4. Predictive calculations have been performed to assess the potential impacts associated with the 

operation of the development at the most sensitive locations surrounding the development site; 

5. An assessment of inward noise impact from the existing road noise sources on the proposed 

development; and, 
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6. A schedule of mitigation measures has been proposed, where relevant, to control the noise and 

vibration emissions associated with both the construction and operational phases of the 

proposed development. 

9.2.1 CONSTRUCTION PHASE – NOISE 

There is no published statutory Irish guidance relating to the maximum permissible noise level that 

may be generated during the construction phase of a project. Local Authorities typically control 

construction activities by imposing limits on the hours of operation and consider noise limits at their 

discretion.  

9.2.1.1 British Standard BS 5228 – 1: 2009+A1:2014 

As we do not have any published statutory Irish guidance relating to the maximum permissible noise 

level that may be generated during the construction phase of a project however local authorities 

normally control construction activities by imposing limits on the hours of operation with certain noise 

limits at their discretion. Reference is made to British Standard BS 5228 – 1: 2009+A1:2014: Code of 

practice for noise and vibration control on construction and open sites – Noise (hereinafter referred to 

as BS 5228-1:2009+A1:2014) as appropriate criteria relating to permissible construction noise 

threshold levels for a development of this scale may be found in BS 5228-1:2009+A1:2014.  

Potential noise impacts during the construction stage of a project are often assessed in accordance 

with BS 5228-1:2009+A1:2014. Various mechanisms are presented as examples of determining if an 

impact is occurring, these are discussed in the following paragraphs. 

ABC Method 

The approach adopted here calls for the designation of a noise sensitive location into a specific 

category (A, B or C) based on existing ambient noise levels in the absence of construction noise. This 

then sets a threshold noise value that, if exceeded at this location, indicates a significant noise impact 

is associated with the construction activities, depending on context. 

BS 5228-1:2009+A1:2014 sets out guidance on permissible noise levels relative to the existing noise 

environment. Table 9.1 sets out the values which, when exceeded, signify a significant effect at the 

facades of residential receptors. 

Table 0-1. Example Threshold of Significant Effect at Dwellings 

Assessment category and threshold value 
period (LAeq) 

Threshold value, in decibels (dB) 

Category A A Category B B Category C C 

Daytime (07:00 – 19:00) and 
Saturdays (07:00 – 13:00) 

65 70 75 

Evenings and weekends D 55 60 65 

Night-time (23:00 to 07:00hrs) 45 50 55 

A. Category A: threshold values to use when ambient noise levels (when rounded to the nearest 5 dB) are 
less than these values. 

B. Category B: threshold values to use when ambient noise levels (when rounded to the nearest 5 dB) are 
the same as category A values. 

C. Category C: threshold values to use when ambient noise levels (when rounded to the nearest 5 dB) are 
higher than category A values. 

D. 19:00 – 23:00 weekdays, 13:00 – 23:00 Saturdays and 07:00 – 23:00 Sundays. 
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For the appropriate assessment period (i.e., daytime in this instance) the ambient noise level is 

determined and rounded to the nearest 5 dB. If the construction noise exceeds the appropriate 

category value, then a significant effect is deemed to occur. It should be noted that this assessment 

method is only valid for residential properties and if applied to commercial premises without 

consideration of other factors may result in an excessively onerous threshold being set. 

The closest neighbouring noise-sensitive properties to the proposed development are existing 

dwellings within the masterplan site, to the west of both the northern and southern sectors of the 

proposed development.  

Fixed Limits  

Review of the proposed development surroundings identified Malahide Community School located 

180m to the east of the subject site.  

When considering non-residential receptors, reference is made to BS 5228-1:2009+A1:2014, which 

gives several examples of acceptable limits for construction noise, the most simplistic being based 

upon the exceedance of fixed noise limits. For example, paragraph E.2 states: - 

“Noise from construction and demolition sites should not exceed the level at which conversation 

in the nearest building would be difficult with the windows shut.” 

Paragraph E.2 goes on to state: - 

“Noise levels, between say 07.00 and 19.00 hours, outside the nearest window of the occupied 

room closest to the site boundary, should not exceed: - 

70 decibels (dBA) in rural, suburban areas away from main road traffic and industrial noise; 

75 decibels (dBA) in urban areas near main roads in heavy industrial areas”. 

Proposed Threshold Noise Levels 

Taking into account the proposed documents outlined above and making reference to the baseline 

noise environment monitored around the development site (see Section 9.3), BS 5228-

1:2009+A1:2014 has been used to inform the assessment approach for construction noise. 

The following Construction Noise Threshold (CNT) levels are proposed for the construction stage of 

this development: - 

1. For residential NSLs it is considered appropriate to adopt 65 dB(A) CNT depending on the existing 

noise level. Given the baseline monitoring carried out, it would indicate that Category A and C 

values are appropriate using the ABC method. 

2. For non-residential NSLs it is considered appropriate to adopt the 70 dB(A) CNT, given the urban 

environment in which the community centre resides, in line with BS 5228-1:2009+A1:2014.  

Interpretation of the CNT 

In order to assist with the interpretation of CNTs, Table 9.2 includes guidance as to the likely 

magnitude of the impact associated with construction activities, relative to the CNT. This guidance is 
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derived from Table 3.16 of DMRB: Noise and Vibration and adapted to include the relevant significant 

effects from the EPA Guidelines (EPA 2017). 

Table 0-2. Construction Noise Significance Ratings 

Guidelines for Noise 
Impact Assessment 
Significance (DMRB) 

CNT per Period 
EPA EIAR 

Significance Effects 
Determination 

Negligible  
Below or equal to 

baseline noise level 
Not Significant 

Depending on CNT, 
duration & baseline 

noise level 

Minor 
Above baseline noise 

level and below or 
equal to CNT 

Slight to Moderate 

Moderate 
Above CNT and below 
or equal to CNT +5 dB 

Moderate to Significant 

Major 

Above CNT +5 to +15 
dB 

Significant, to Very 
Significant 

Above CNT +15 dB 
Very Significant to 

Profound 

 
The adapted DMRB guidance outlined will be used to assess the predicted construction noise levels at 

NSLs and comment on the likely impacts during the construction stages. 

9.2.1.3 Construction Traffic 

In order to assist with the interpretation of construction traffic noise, Table 9.3 includes guidance as 

to the likely magnitude of the impact associated with changes in traffic noise levels along an existing 

road. This is taken from Table 3.17 of the DMRB Noise and Vibration (UKHA 2020). 

Table 0-3. Likely Effect Associated with Change in Traffic Noise Level – Construction Phase 

Magnitude of Impact Increase in Traffic Noise Level (dB) 

No impact Less than 1.0 

Minor Greater than or equal to 1.0 and less than 3.0 

Moderate Greater than or equal to 3.0 and less than 5.0 

Major Greater than or equal to 5.0 

 
In accordance with the DMRB Noise and Vibration, construction noise and construction traffic noise 

impacts shall constitute a significant effect where it is determined that a major or moderate 

magnitude of the impact will occur for a duration exceeding:  

1. Ten or more days or nights in any 15 consecutive days or nights;  

2. A total number of days exceeding 40 in any six consecutive months. 

9.2.2 CONSTRUCTION PHASE – VIBRATION 

Vibration standards address two aspects: those dealing with cosmetic or structural damage to 

buildings and those with human comfort. For the purpose of this scheme, the range of relevant criteria 

used for surface construction works for both building protection and human comfort are expressed in 

terms of Peak Particle Velocity (PPV) in mm/s. 

9.2.2.1 Building Damage 

With respect to vibration, British Standard BS 5228-2:2009+A1:2014 Code of practice for noise and 

vibration control on construction and open sites – Vibration recommends that for soundly constructed 
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residential property and similar structures that are generally in good repair, a threshold for minor or 

cosmetic (i.e. non-structural) damage should be taken as a peak component particle velocity (in the 

frequency range of predominant pulse) of 15 mm/s at 4 Hz increasing to 20 mm/s at 15 Hz and 50 

mm/s at 40 Hz and above.  The standard also notes that below 12.5 mm/s PPV the risk of damage 

tends to zero. It is therefore common, on a cautious basis to use this lower value. Taking the above 

into consideration the vibration criteria in Table 9.4 are recommended. 

Table 0-4. Recommended Vibration Criteria During Construction Phase 

Allowable vibration (in terms of peak particle velocity) at the closest part of sensitive 
property to the source of vibration, at a frequency of: 

Less than 15Hz 15 to 40Hz 40Hz and above 

12 mm/s 20 mm/s 50 mm/s 

Expected vibration levels from the construction works will be discussed further in Section 9.5. 

9.2.2.2  Human Perception 

People are sensitive to vibration stimuli at levels orders of magnitude below those which have the 

potential to cause any cosmetic damage to buildings. There are no current standards that provide 

guidance on typical ranges of human response to vibration in terms of PPV for continuous or 

intermittent vibration sources.  

BS5228-2:2009+A1:2014, provides a useful guide relating to the assessment of human response to 

vibration in terms of the PPV. Whilst the guide values are used to compare the typical human response 

to construction works, they tend to relate closely to general levels of vibration perception from other 

general sources.  

Table 9.5 below summarises the range of vibration values and the associated potential effects on 

humans. 

Table 0-5. Guidance on Effects of Human Response to PPV Magnitudes 

Vibration Level, PPV Effect  

0.14mm/s 
Vibration might be just perceptible in the most sensitive situations for 

most vibration frequencies. At lower frequencies people are less sensitive 
to vibration. 

0.3mm/s Vibration might be just perceptible in residential environments. 

1mm/s 
It is likely that a vibration level of this magnitude in residential 

environments will cause complaint. 

Vibration typically becomes perceptible at around 0.15 to 0.3 mm/s and may become disturbing or 

annoying at higher magnitudes. However, higher levels of vibration are typically tolerated for single 

events or events of short-term duration, particularly during construction projects and when the origin 

and or the duration of vibration is known. For example, ground breaking can typically be tolerated at 

vibration levels up to 2.5 mm/s if adequate public relations are in place and timeframes are known. 

These values refer to the day-time periods only. 

During surface construction works (demolition and groundbreaking etc.) the vibration limits set within 

Table 9.5 would be perceptible to building occupants and have the potential to cause subjective 

effects. The level of effect is, however, greatly reduced when the origin and time frame of the works 
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are known and limit values relating to structural integrity are adequately communicated. In this 

regard, the use of clear communication and information circulars relating to planned works, their 

duration and vibration monitoring can significantly reduce vibration effects to the neighbouring 

properties. 

Interpretation of the Human Response to Vibration 

In order to assist with interpretation of vibration thresholds, Table 9.6 presents the significance table 

relating to potential impacts to building occupants during construction based on guidance from 

BS5228-2:2009+A1:2014. 

Table 0-6. Human Response Vibration Significance Ratings 

Criteria Impact Magnitude Significance Rating 

≥10 mm/s PPV Very High Very Significant 

≥1 mm/s PPV High Moderate to Significant 

≥0.3 mm/s PPV Medium Slight to Moderate 

≥0.14 mm/s PPV Low Not significant to Slight 

Less than 0.14 mm/s PPV Very Low Imperceptible to Not significant 

 
9.2.3 OPERATIONAL PHASE – NOISE 

9.2.3.1 Mechanical Plant 

The most appropriate standard used to assess the impact of a new continuous source (i.e. plant items) 

to a residential environment is BS 4142 Methods for rating and assessing industrial and commercial 

sound (2014). This standard describes a method for assessing the impact of a specific noise source at 

a specific location with respect to the increase in “background” noise level that the specific noise 

source generates. The standard provides the following definitions that are pertinent to this 

application: 

1. “Specific sound level, LAeq, Tr” is equivalent to continuous A-weighted sound pressure level 

produced by the specific sound source at the assessment location over a given reference time 

interval, T. This level has been determined with reference manufacturers’ers information for 

specific plant items.  

2. “Rating level” LAr,Tr  is the specific noise level plus adjustments for the character features of the 

sound (if any), and; 

3. “Background noise level” is the A-weighted sound pressure level that is exceeded by the residual 

sound at the assessment location for 90% of a given time interval, T. This level is expressed using 

the LA90 parameter. These levels were measured as part of the baseline survey. 

The assessment procedure in BS4142: 2014 is outlined as follows: 

1. determine the specific noise level;  

2. determine the rating level as appropriate; 

3. determine the background noise level, and; 

4. subtract the background noise level from the specific noise level in order to calculate the 

assessment level. 
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The lower the rating level is relative to the measured background sound level, the less likely it is that 

the specific source will have an adverse impact or a significant adverse impact. A difference of +10 dB 

or more is likely to be an indication of a significant adverse impact. A difference of around +5 dB is 

likely to be an indication of an adverse impact, dependent on the context.  Where the rated plant 

noise level is equivalent to the background noise level, noise impacts are typically considered to be 

neutral. 

9.2.3.2  Traffic Noise 

There are no specific guidelines or limits relating to traffic-related sources along the local or 

surrounding roads. Given that traffic from the development will make use of existing roads already 

carrying traffic volumes, it is appropriate to assess the calculated increase in traffic noise levels that 

will arise because of vehicular movements associated with the development. In order to assist with 

the interpretation of the noise associated with additional vehicular traffic on public roads, Table 9.7 is 

taken from DMRB Design Manual for Roads and Bridges (DMRB), Highways England Company Limited, 

Transport Scotland, The Welsh Government and The Department for Regional Development Northern 

Ireland, (2020). 

Table 0-7. Significance in Change of Noise Level 

Change in Sound 
Level (dB) 

Subjective Reaction Magnitude of Impact 
EPA Glossary of 

Effects1 

10+ 
Over a doubling of 

loudness 
Major Significant  

5 – 9.9 
Up to a doubling of 

loudness 
Moderate Moderate  

3 – 4.9 Perceptible Minor Slight  

0.1 – 2.9 Imperceptible Negligible Imperceptible  

0 None No Change Neutral 

The guidance outlined in Table 9.7 will be used to assess the predicted increases in traffic levels on 

public roads associated with the proposed development and comment on the likely long-term impacts 

during the operational phase.  

9.2.3.3 Vibration  

The development is residential in nature; therefore it is not anticipated that there will be any impact 

associated with vibration during the operational phase. 

9.2.3.4 Fingal Development Plan Policy on Aircraft Noise 

The Site of the proposed Project is located in Zone C with part of the southern sector located in Zone 

B, as illustrated in Figure 9.1 below. 

 
1  EPA Guidelines on the Information to be contained in Environmental Impact Assessment Reports, (Draft 

August 2017) 
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Figure 0-1. Proposed Airport Noise Zones – Site Location 

The members of Fingal County Council (FCC) resolved to adopt Variation No. 1 of the Fingal 

Development Plan 2017-2023 (the ‘Development Plan’) at a Council meeting on 9 December 2019. 

Variation No. 1 outlines revised Noise Zones and policy objectives in relation to aircraft noise from 

Dublin Airport. 

Four noise zones (Zone A to D) are now indicated representing potential site exposure to aircraft 

exposure. The council will actively resist residential development within Zone A, and resist in Zone B 

and C pending independent acoustic advice and mitigation measures. Certain specific residential 

developments located in Zone D may be required to demonstrate that aircraft noise intrusion has 

been considered in the design. 

Table 9.8 below outlines the objectives to be adhered to by applicants for developments in the zones 

relevant in this instance. 



 

  
 

 DOWNEY PLANNING      9-9                                                                                                                               

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 9 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

Table 0-8. Aircraft Noise Zones 

Zone 

Indication of Potential 

Noise Exposure during 

Airport Operations 

Objective 

D 

≥ 50dB and  

< 54dB LAeq, 16hr  

 

and 

 

≥ 40dB and  

< 48dB Lnight 

To identify noise sensitive developments which could 

potentially be affected by aircraft noise and to identify any 

larger residential developments in the vicinity of the flight 

paths serving the Airport in order to promote appropriate 

land use and to identify encroachment. 

All noise sensitive development within this zone is likely to 

be acceptable from a noise perspective. An associated 

application would not normally be refused on noise 

grounds, however where the development is residential-

led and comprises non-residential noise sensitive uses, or 

comprises 50 residential units or more, it may be 

necessary for the applicant to demonstrate that a good 

acoustic design has been followed. 

Applicants are advised to seek expert advice. 

C 

≥ 54dB and 

< 63dB LAeq, 16hr  

 

and 

 

≥ 48dB and 

< 55dB Lnight 

To manage noise sensitive development in areas where 

aircraft noise may give rise to annoyance and sleep 

disturbance, and to ensure, where appropriate, noise 

insulation is incorporated within the development 

Noise sensitive development in this zone is less suitable 

from a noise perspective than in Zone D. A noise 

assessment must be undertaken in order to demonstrate 

good acoustic design has been followed. 

The noise assessment must demonstrate that relevant 

internal noise guidelines will be met. This may require 

noise insulation measures. 

An external amenity area noise assessment must be 

undertaken where external amenity space is intrinsic to 

the development’s design. This assessment should make 

specific consideration of the acoustic environment within 

those spaces as required so that they can be enjoyed as 

intended. Ideally, noise levels in external amenity spaces 

should be designed to achieve the lowest practicable 

noise levels. 

Applicants are strongly advised to seek expert advice. 

B 

≥ 54 dB and 
< 63 dB LAeq, 16hr  
 
And 

 

≥ 55 dB Lnight 

 

 

To manage noise sensitive development in areas where 
aircraft noise may give rise to annoyance and sleep 

disturbance, and to ensure noise insulation is 
incorporated within the development. 

 
Noise sensitive development in this zone is less suitable 

from a noise perspective than in Zone C. A noise 
assessment must be undertaken in order to demonstrate 

good acoustic design has been followed. 
 

Appropriate well-designed noise insulation measures must 
be incorporated into the development in order to meet 

relevant internal noise guidelines. 
 

An external amenity area noise assessment must be 
undertaken where external amenity space is intrinsic to the 

development’s design. This assessment should make 
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Zone 

Indication of Potential 

Noise Exposure during 

Airport Operations 

Objective 

specific consideration of the acoustic environment within 
those spaces as required so that they can be enjoyed as 
intended. Ideally, noise levels in external amenity spaces 

should be designed to achieve the lowest practicable noise 
levels. 

 

Applicants must seek expert advice. 

A 

≥ 63 dB LAeq, 16hr  

 

and/or 

 

≥ 55 dB Lnight 

To resist new provision for residential 

development and other noise sensitive uses. 

 

All noise sensitive developments within this zone 

may potentially be exposed to high levels of aircraft 

noise, which may be harmful to health or otherwise 

unacceptable. The provision of new noise sensitive 

developments will be resisted. 

Notes: ‘Good Acoustic Design’ means following the principles of assessment and design as described in ProPG: 

Planning & Noise – New Residential Development, May 2017; 

1. Internal and External Amenity and the design of noise insulation measures should follow the guidance provided 
in British Standard BS 8233:2014 ‘Guidance on sound insulation and noise reduction for buildings’. 

 
9.2.3.5  Noise Action Plan for Dublin Airport 2019-2023 

The Noise Action Plan for Dublin Airport (2019-2023) was published by FCC on 19 December 2019. The 

Noise Action Plan outlines the following objective in relation to aircraft noise: 

“to avoid, prevent and reduce, where necessary, on a prioritised basis the effects due to long term 

exposure to aircraft noise, including health and quality of life through implementation of the 

International Civil Aviation Organisation’s ‘Balanced Approach’ to the management of aircraft 

noise as set out under EU Regulation 598/2014” 

Whilst the Noise Action Plan outlines a range of measures to achieve this objective, the document is 

focussed primarily on the outward impact of the airport and aircraft noise and consider planning only 

in the context of outward impact such as the encroachment of airport activities on existing uses. 

Discussion on the consideration of the inward noise impacts on residential amenity is considered in 

more detail in the Dublin Agglomeration Noise Action Plan 2019-2023. 

9.2.3.6 Dublin Agglomeration Noise Action Plan 2019 - 2023 

The Dublin Agglomeration NAP states the following with respect to assessing the noise impact on new 

residential development: 

“In the scenario where new residential development or other noise sensitive development is 

proposed in an area with an existing climate of environmental noise, there is currently no clear 

national guidance on appropriate noise exposure levels. The EPA has suggested in the interim, 

that Action Planning Authorities should examine planning policy guidance notes, such as ProPG 
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(2017). Such guidance notes have been produced with a view to providing practitioners with 

guidance on a recommended approach to the management of noise within the planning system.” 

In addition, the following is provided: 

“In advance of any national guidance relating to noise in the planning process, the following 

actions relating to planning and development will be considered for implementation: 

1. To integrate Noise Action Plans into the County Development Plans.  

2. To develop guidelines relating to Noise and Planning for FCC. These guidelines should outline the 

considerations to be taken into account when determining planning applications for both noise-

sensitive developments and for those activities which will generate noise. They should introduce 

the concept of a risk based approach to assessment of noise exposure, and for Good Acoustic 

Design to be encouraged as part of all new residential developments in FCC.   

3. To require developers to produce a noise impact assessment and mitigation plans, where 

necessary, for any new development where the Planning Authority considers that any new 

development will impact negatively on pre-existing environmental noise levels within their Council 

area.  

4. To ensure that future developments are designed and constructed in such a way as to minimise 

noise disturbances in accordance with Department of the Environment, Community and Local 

Government planning guidelines such as the Urban Design Manual. e.g. the position, direction 

and height of new buildings, along with their function, their distance from roads, and the position 

of noise barriers and buffer zones with low sensitivity to noise,  

5. To ensure that new housing areas and in particular brown field developments will be planned from 

the outset in a way that ensures that at least the central area is quiet. This could mean designating 

the centre of new areas as pedestrian and cycling zones with future developments to provide road 

design layouts to achieve low speed areas where appropriate.  

6. To incorporate street design in new developments, which recognise that residential streets have 

multi-function uses (e.g. movement, recreation) for pedestrians, cyclists and vehicles, in that 

priority order. The noise maps will be used to identify and classify the priority areas and streets. 

In the design of streets, cognisance should be given to the Irish Manual for Roads and Streets 

2013.  

7. To require sound proofing for all windows, in all new residential developments, where noise maps 

have indicated undesirable high noise levels. This may also lead to a requirement to install ducted 

ventilation.   

8. To advise during pre-planning meetings regarding site specific design, the orientation of sensitive 

rooms and balconies away from noise, designing the layout and internal arrangement in 

apartments to ensure that similar rooms in individual units are located above each other or adjoin 

each other and that halls are used as buffer zones between sensitive rooms and staircases.” 

In accordance with the Dublin Agglomeration NAP policy, an Acoustic Design Statement (ADS) has 

been incorporated into this EIAR chapter to comply with the requirements of this policy. 
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9.2.3.7 Inward Noise - ProPG Planning & Noise 

The Professional Guidance on Planning & Noise: New Residential Development (ProPG) and associated 

supplementary documents2 were published in May 2017. The document was prepared by a working 

group comprising members of the Association of Noise Consultants (ANC), the Institute of Acoustics 

(IOA) and the Chartered Institute of Environmental Health (CIEH). Although not a government 

document, since its adoption it has been generally considered as a best practice guidance and has 

been widely adopted in the absence of equivalent Irish guidance. 

The ProPG outlines a systematic risk based 2 stage approach for evaluating noise exposure on 

prospective sites for residential development. The two primary stages of the approach can be 

summarised as follows: 

• Stage 1 - Comprises a high-level initial noise risk assessment of the proposed site considering 

either measured and or predicted noise levels; and, 

• Stage 2 – Involves a full detailed appraisal of the proposed development covering four “key 

elements” that include: 

o Element 1 - Good Acoustic Design Process; 

o Element 2 - Noise Level Guidelines; 

o Element 3 - External Amenity Area Noise Assessment 

o Element 4 - Other Relevant Issues 

A key component of the evaluation process is the preparation and delivery of an Acoustic Design 

Statement (ADS) which is intended for submission to the planning authority. This document is 

intended to clearly outline the methodology and findings of the Stage 1 and Stage 2 assessments, so 

as the planning authority can make an informed decision on the permission. ProPG outlines the 

following possible recommendations in relation to the findings of the ADS: 

A. Planning consent may be granted without any need for noise conditions; 

B. Planning consent may be granted subject to the inclusion of suitable noise conditions; 

C. Planning consent should be refused on noise grounds in order to avoid significant adverse 

effects (“avoid”); or, 

D. Planning consent should be refused on noise grounds in order to prevent unacceptable adverse 

effects (“prevent”). 

Section 3.0 of the ProPG provides a more detailed guide on decision making to aid local authority 

planners on how to interpret the findings of an accompanying Acoustic Design Statement (ADS).  

A summary of the ProPG approach is illustrated in Figure 9.2. 

 
2  PropG Supplementary Document 1 (May 2017) on Planning and Noise Policy and Guidance and PropG Supplementary 

Document 2 (May 2017) on Good Acoustic Design for Residential Development 
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Figure 0-2. ProPG Approach (Source: ProPG) 

9.2.3.8  British Standard BS 8233:2014 

Internal Noise  

There are no statutory guidelines or specific local guidelines relating to appropriate internal noise 

levels in dwellings. In this instance, reference is made to BS 8233: 2014: Guidance on sound insulation 

and noise reduction for buildings.  

BS 8233 sets out recommended internal noise levels for several different building types from external 

noise sources such as traffic. The guidance is primarily for use by designers and hence BS 8233 may be 

used as the basis for an appropriate schedule of noise control measures. The recommended indoor 

ambient noise levels for residential dwellings and other spaces are set out in Table 9.9. 

Table 0-9. Indoor Ambient Noise Levels for Dwellings from BS8233: 2014 

Activity Location 
Day 

(07:00 to 23:00hrs) 
dB LAeq,16hr 

Night 
(23:00 to 07:00hrs) 

dB LAeq,8hr 

Resting Living room 35 - 

Dining Dining room/area 40 - 

Sleeping 
(Daytime resting) 

Bedroom 35 30 

Commercial Open plan office 40 - 

 
BS 8233 also provides some guidance on individual noise events, it states: 

“Regular individual noise events (for example, scheduled aircraft or passing trains) can cause sleep 

disturbance. A guideline value may be set in terms of SEL or LAFmax, depending on the character 

and number of events per night. Sporadic noise events could require separate values.” 



 

  
 

 DOWNEY PLANNING      9-14                                                                                                                               

ENVIRONMENTAL IMPACT ASSESSMENT REPORT - CHAPTER 9 

Back Road and Kinsealy Lane, Kinsaley, Broomfield, Malahide, Co. Dublin 

Typically, a 45 dB LAFmax criterion is applied to individual noise events within bedrooms at night. This 

criterion is generally considered a noise level that should not typically be exceeded.  

External Noise 

BS 8233 also provides desirable noise levels for external amenity areas such as gardens, patios and 

balconies.  It states: 

“For traditional external areas that are used for amenity space, such as gardens and patios, it is 

desirable that the external noise level does not exceed 50 dB LAeq,T, with an upper guideline value 

of 55 dB LAeq,T which would be acceptable in noisier environments. However, it is also recognized 

that these guideline values are not achievable in all circumstances where development might be 

desirable. In higher noise areas, such as city centres or urban areas adjoining the strategic 

transport network, a compromise between elevated noise levels and other factors, such as the 

convenience of living in these locations or making efficient use of land resources to ensure 

development needs can be met, might be warranted. In such a situation, development should be 

designed to achieve the lowest practicable levels in these external amenity spaces, but should not 

be prohibited.” 

9.2.4 OPERATIONAL PHASE - VIBRATION 

Taking into account the expected activities associated with the operational phase of the proposed 

development, it is not anticipated that there will be any impact associated with vibration. 

Inward vibration impact from rail traffic has been considered. The relevant vibration criteria are set 

out below. 

Vibration Dose Value (VDV) 

Guidance relating to human response to vibration is contained within BS 6472 Guide to evaluation of 
human exposure to vibration in buildings (2008): Part 1 - Vibration sources other than blasting. 

BS 6472 uses the Vibration Dose Value (VDV) which is measured or forecast over the day or night-time 
periods in terms of m∙s-1.75. The VDV parameter takes into account how people respond to vibration 
in terms of frequency content, vibration magnitude and the number of vibration events during an 
assessment period.  

The following table, as set out in the standard, details the values of VDV where various comments 
from occupiers are possible. The standard notes that the values are applicable for both vertical and 
horizontal vibration with the appropriate weighting applied. The values in Table 2 have been adopted 
for this assessment. 

Table 0-10. VDV (m∙s-1.75) above which various degree of adverse comment may be expected in residential buildings. 

Building Type 
Low probability of 

adverse comment 
Adverse comment 

possible 
Adverse comment 

probable 
Residential Building 

Day 
0.2 to 0.4 0.4 to 0.8 0.8 to 1.6 

Residential Building Night 0.1 to 0.2 0.2 to 0.4 0.4 to 0.8 
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9.3 Receiving Environment 

The proposed development is located at Back Road, Broomfield, Malahide, Co. Dublin. The site is 

bounded to the east by the Dublin-Belfast Railway line and to the north by the Back Road. The site is 

also located within the proposed Dublin Airport Noise Zones. The northern sector of the site is located 

in Zone C, while the southern sector of the site is located in Zone B. 

The two parts of the proposed development are located adjacent to other phases of the Masterplan 

site and also near residential properties located off Kinsealy Lane to the west. 

9.3.1 BASELINE NOISE ENVIRONMENT 

Baseline noise monitoring has been undertaken across the development site to determine the range 

of noise levels at varying locations across the site.  

9.3.1.1 Environmental Noise Survey 

An environmental noise survey has been conducted at the site in order to quantify the existing noise 

environment. The survey was conducted in general accordance with ISO 1996: 2017: Acoustics – 

Description, measurement and assessment of environmental noise. Specific details are set out below. 

Choice of Measurement Locations 

An environmental noise survey has been conducted at the site in order to quantify the existing noise 

environment. The survey was conducted in general accordance with ISO 1996: 2017: Acoustics – 

Description, measurement and assessment of environmental noise. Specific details are set out below. 

Choice of Measurement Locations 

The measurement locations are described below and shown in Figure 9.3. 

NM1 located adjacent to the southern sector of the proposed development at Castleway. 

NM2 located adjacent to existing houses in the northern sector of the site. 

NM3 located adjacent to the rail line to the east of the site. 

NM4 unattended noise monitor located inside the north eastern site boundary. 
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Figure 0-3. Noise Monitoring Locations (Image Source: Google Maps) 

Survey Periods 

The noise survey was carried out over the following periods: 

Table 0-11. Survey Periods 

Aspect 
Survey 

Position 
Survey Period 

Noise 

NM1 

13:55hrs to 18:15hrs on 22 September 2021 NM2 

NM3 

NM4 
(unattended) 

17:45hrs on 12th to 15:45hrs on 15th October 2021 

Vibration  VM1 13:55hrs to 18:15hrs on 22 September 2021 
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Instrumentation 

The noise and vibration measurements were carried out using the equipment listed below. The 
instrument was calibrated before and after the survey with no significant drift noted. 

Table 0-12. Monitoring Equipment Details 

Measurement Manufacturer 
Equipment 

Model 
Serial Number Calibration date 

Noise RION NL-52 164427 5/5/2020 

Vibration  Instantel Minimate BE20173 23/3/2021 

 
Measurement Parameters 

The noise survey results are presented in terms of the following parameters. 

LAeq  is the equivalent continuous sound level. It is a type of average and is used to describe a 

fluctuating noise in terms of a single noise level over the sample period. 

LAFmax  is the instantaneous maximum sound level measured during the sample period using the ‘F’ 

time weighting.  

LA90 is the sound level that is exceeded for 90% of the sample period. It is typically used as a 

descriptor for background noise.  

The “A” suffix denotes the fact that the sound levels have been “A-weighted” in order to account for 

the non-linear nature of human hearing. All sound levels in this report are expressed in terms of 

decibels (dB) relative to 2x10-5 Pa. 

Survey Results and Discussion 

The results of the noise survey at the four monitoring locations are summarised below. 

Location NM1 

Table 0-13. Measured Noise Levels at NM1 

Period Time 
Measured Noise Levels (dB re. 2x10-5Pa) 

LAeq LAmax LA90 

Daytime 

13:55 46 54 42 

15:37 47 62 42 

17:06 44 61 41 

During the daytime at this location the primary noise sources were observed to be distant road traffic, 

distant construction works, foliage noise and activity at nearby houses. Birdsong and distant aircraft 

noise also contributed to measured noise levels. Ambient noise levels were in the range of 44 to 47 

dB LAeq. Maximum levels ranged from 54 to 62 dB LAmax. Background noise levels were in the range of 

41 to 42 dB LA90.  

Location NM2 

Table 0-14. Measured Noise Levels at NM2 

Period Time 
Measured Noise Levels (dB re. 2x10-5Pa) 

LAeq LAmax LA90 

Daytime 
14:43 56 67 50 

16:07 52 68 45 
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17:33 49 61 44 

  

During the daytime at this location the primary noise sources were observed to be construction noise 

from adjacent sites, distant aircraft noise and agricultural activity. Birdsong and foliage noise  were 

also observed. Ambient noise levels were in the range of 49 to 56 dB LAeq. Maximum levels ranged 

from 61 to 67 dB LAmax. Background noise levels were in the range of 44 to 50 dB LA90. 

Location NM3 

Table 0-15. Measured Noise Levels at NM3 

Period Time 
Measured Noise Levels (dB re. 2x10-5Pa) 

LAeq LAmax LA90 

Daytime 

15:06 50 61 48 

16:38 52 64 48 

17:58 52 70 43 

 

During the daytime at this location the primary noise source was noted to be from rail movements on 

the adjacent line. Birdsong, foliage noise and distant road traffic noise were also noted to be 

contributing to measured noise levels. Ambient noise levels were in the range of 50 to 52 dB LAeq. 

Maximum levels ranged from 61 to 70 dB LAmax. Background noise levels were in the range of 43 to 48 

dB LA90. 

Location NM4 

The unattended measurements collected over the survey period are summarised below. 

Table 0-16. Measured Noise Levels at NM4 

Date Period 

Average Measured Noise Levels (dB re. 2x10-5 

Pa) 

LAeq LAmax LA90 

12/10/21 
Day 46 71 40 

Night 39 63 31 

13/10/21 
Day 48 71 42 

Night 41 64 34 

14/10/21 
Day 49 69 44 

Night 39 62 30 

15/10/21 
Day 46 68 39 

Night - - - 

Average 
Day 47 71 41 

Night 40 64 32 

On installation and collection at this location the primary noise sources were observed to be in keeping 

with those at Location NM3 to the south. Average daytime ambient noise levels ranged from 46 to 49 

dB LAeq,16hr with an average of 47 dB LAeq,16hr. Average daytime background noise levels ranged from 39 

to 44 dB LA90,16hr with an average of 41 dB LA90,16hr. 

Average night-time ambient noise levels ranged from 39 to 41 dB LAeq,8hr with an average of 40 dB 

LAeq,8hr. Average night-time background noise levels ranged from 30 to 34 dB LA90,8hr with an average of 

32 dB LA90,8hr. 

In addition, the LAFmax values were measured over 15-minute intervals over the duration of the 

unattended monitoring survey. Figure 9.4 presents the number of measured LAFmax events for each 
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decibel level during the night period measured at Location NM4. On review of the maximum noise 

levels the value of 65 dB L AFmax is not regularly exceeded on a given night (less than 10 events).  

 
Figure 0-4. Distribution of LAmax events – Night-time 

Location VM1 

Attended vibration measurements were made during the survey period in order to capture baseline 

vibration levels along the eastern site boundary adjacent to the rail line. The measurement position 

was chosen so as to be representative of the location of future development buildings. The measured 

PPV and VDV levels are summarised below. 

Review of the measured noise levels indicated that at the measurement position rail movements on 

the rail line were not contributing to measured vibration levels. PPV levels exceeded the value 0.30 

mm/s several times, i.e the vibration level that may be just perceptible in a residential setting. The 

average vibration levels were 0.06 – 0.08 mm/s and would not be perceptible. 

Table 0-17. Measured PPV Levels at NM4 

Parameter X-axis PPV Y-axis PPV Z-axis PPV 

Maximum 0.44 0.47 0.41 

Minimum 0.03 0.03 0.03 

Average 0.08 0.07 0.06 

 
To account for the regularity of rail movements the VDV levels are reviewed.  

Table 0-18. Measured VDV Levels at NM4 

Parameter X-axis VDV Y-axis VDV Z-axis VDV 

Maximum 0.00289 0.00381 0.01992 

Minimum 0.00024 0.00023 0.00028 

Average 0.00049 0.00047 0.00205 

Based on measured levels the maximum VDV value was of the order of 0.08 m∙s-1.75
. Based on 70 train 

movements per 16-hour daytime period, this results in a value for VDVb, day of 0.008 m∙s-1.75. Based on 

6 train movements during the night-time period the predicted value for VDVb, night is 0.005 m∙s-1.75. 
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Therefore, with reference to Table 9.10 the predicted daytime and night-time VDV period values are 

orders of magnitude below a level that would correspond to even a low probability of adverse 

comment.  

9.3.1.2  Do Nothing Scenario 

In the absence of the proposed development being constructed, the noise environment at the nearest 

noise sensitive locations and within the development site will remain largely unchanged.  

9.4 Characteristics of the Proposed Development 

The proposed development is located on lands at Back Road, Broomfield, Malahide, Co. Dublin. The 

proposed development will consist of the demolition of the former clubhouse building on site and the 

proposed construction of 415 no. residential units comprising 252 no. houses and associated car 

parking, 28 no. duplex units and 135 no. apartments Blocks A & B providing ancillary amenity facilities, 

all provided with private balconies/terraces and associated car parking and bicycle parking; 1 no. 

childcare facility; landscaping including play equipment; boundary treatments; public lighting; and all 

associated site infrastructure and engineering works necessary to facilitate the development including 

proposed connection to permitted upgrades to existing foul network along Kinsealy Lane. A full 

description of the development is available in Chapter 2. 

When considering a development of this nature, the potential noise and vibration impact on the 

surroundings is considered for each of two distinct stages:  

1. Construction and demolition phase; and, 

2. Operational phase. 

The construction phase will involve demolition, excavation over the development site, construction of 

foundations and buildings, landscaping, and vehicle movements to site using the local road network. 

This phase will generate the highest potential noise impact due to the works involved, however the 

time frame is short term in duration. 

The primary sources of outward noise in the operational context are deemed to be long term in 

duration and will comprise traffic movements to the development site using the existing road network 

and plant noise emissions from the completed buildings. These issues are discussed in detailed in the 

following sections. 

Inward noise incident on the development from existing noise sources, specifically rail traffic and 

aircraft noise, is also assessed. 
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9.5 Potential Impacts 

The potential noise and vibration impacts associated with the construction and operational phases of 

the proposed development are discussed in the following sections.  

9.5.1 CONSTRUCTION PHASE 

9.5.1.1 Noise 

During the construction phase of the proposed development, a variety of items of plant will be in use, 

such as excavators, piling equipment, dumper trucks, compressors and generators. Due to the nature 

of daytime activities undertaken on a construction site such as this, there is potential for generation 

of significant levels of noise. The flow of vehicular traffic to and from a construction site is also a 

potential source of relatively high noise levels.  

Taking into account the outline construction methodology, it is possible to predict typical noise levels 

using guidance set out in BS 5228-1:2009+A1:2014. Table 9.19 outlines typical plant items and 

associated noise levels that are anticipated for various phases of the construction programme. 

Table 0-19. Reference Plant Noise Emissions 

Activity Item of Plant (BS5228 Ref) LAeq at 10m 

Site Clearance 

Tracked excavator (C2.21) 71 

Dump Truck (C2.30) 79 

Dozer (C2.13) 78 

Diesel Generator (C4.76) 61 

Demolition* 

Breaker Mounted on Backhoe (C1.2) 92 

Pulveriser on Tracked Excavator (C1.5) 72 

Tracked Crusher (C1.14) 82 

Dump Truck (C4.2) 78 

Foundations  

Tracked Excavator (C3.24) 72 

Concrete Pump (C3.25) 78 

Compressor (D7.6) 77 

Poker Vibrator (C4 33) 78 

Dump Truck (C4.2) 78 

General Construction 

Compressor (D7.8) 70 

Telescopic Handler (C4.54) 79 

Hand Held Circular Saw (C4.72) 79 

Diesel Generator (C4.76) 61 

Internal Fit out 70 

Road Works/Landscaping 

Asphalt Paver & Tipping Lorry (C5.30) 75 

Electric Water Pump (C5.40) 68 

Vibratory Roller (C5.20) 75 

*Note It is assumed that demolition will be localised at the existing building located in the east of the site. 

The calculations also assume that the equipment will operate for 66% of the 12-hour working day (i.e. 

8 hours) and that a standard site hoarding, typically 2.4m height will be erected around the perimeter 

of the construction site for the duration of works. It is assumed that construction works will take place 

during normal working hours only.  
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The closest noise sensitive locations have been identified as shown in Figure 9.3 and described below.  

NSL 1 Hazelbrook housing estate on Kinsealy Lane, located to the east of the proposed site some 

20m from the nearest significant site works; 

NSL 2 Ashwood Hall housing estate on the Back Road some 30m west of the proposed site. 

NSL 3 The Fairview apartments and houses at Galtrim Grange located to the east of the site some 

50m from the nearest significant site works; 

NSL 4 Malahide Community School some 180m to the east of the proposed site.  

Review of the baseline noise survey and the threshold values detailed in Table 9.1 indicates that the 

appropriate daytime noise criteria for construction noise are as follows: 

1. NSL 1:  65 dB LAeq,1hr 

2. NSL 2:  65 dB LAeq,1hr 

3. NSL 3:  65 dB LAeq,1hr 

The following noise threshold has been applied to NSL4: 

NSL 4:  70 dB LAeq,1hr 

Review of the baseline noise survey and the threshold values detailed in Table 9.1 indicates that the 

appropriate daytime noise criteria for construction noise are as follows: 

• NSL 1:  65 dB LAeq,1hr 

• NSL 2:  65 dB LAeq,1hr 

• NSL 3:  65 dB LAeq,1hr 

The following noise threshold has been applied to NSL4: 

• NSL 4:  70 dB LAeq,1hr 
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Figure 0-5. Site Context & Noise Assessment Locations (Image Source: Google Maps) 

Table 9.20 below presents the predicted daytime noise levels from an indicative construction period 

at these noise sensitive locations (NSLs). 

Table 0-20. Indicative Construction Noise Levels at Nearest Noise Sensitive Locations 

Construction Phase 
Item of Plant 

(BS 5228-1 Ref) 

LAeq at distance (m) 

NSL1 
(20m) 

NSL2 
(30m) 

NSL3 
(50m) 

NSL4 
(180m) 

Site Clearance 

Tracked excavator (C2.21) 59 56 51 40 

Dump Truck (C2.30) 65 62 57 46 

Dozer (C2.13) 65 62 57 46 

Diesel Generator (C4.76) 48 45 40 29 

Demolition 
Breaker Mounted on Backhoe 

(C1.2) 
73 73 66 56 
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Construction Phase 
Item of Plant 

(BS 5228-1 Ref) 

LAeq at distance (m) 

NSL1 
(20m) 

NSL2 
(30m) 

NSL3 
(50m) 

NSL4 
(180m) 

Pulveriser on Tracked 
Excavator (C1.5) 

53 53 46 36 

Tracked Crusher (C1.14) 63 63 56 46 

Dump Truck (C4.2) 59 59 52 42 

Foundations 

Tracked Excavator (C3.24) 59 56 51 40 

Concrete Pump (C3.25) 65 62 57 46 

Compressor (D7.6) 64 61 56 45 

Poker Vibrator (C4 33) 65 62 57 46 

Dump Truck (C4.2) 65 62 57 46 

General Construction 

Compressor (D7.8) 64 61 56 45 

Telescopic Handler (C4.54) 66 63 58 47 

Hand Held Circular Saw (C4.72) 66 63 58 47 

Diesel Generator (C4.76) 48 45 40 29 

Internal Fit out 57 54 49 38 

Road Works/ 

Landscaping 

Asphalt Paver & Tipping Lorry 
(C5.30) 

62 59 54 43 

Electric Water Pump (C5.40) 55 52 47 36 

Vibratory Roller (C5.20) 62 59 54 43 

Note – demolition is anticipated at the existing buildings in the southern sector of the site. Distances to the nearest NSLs 
have been adjusted to take this into account. 

At a distance of 20-30m from areas of major construction, representative of NSL1 and NSL2, the 

predicted construction noise levels associated with demolition activities are above the 65 dB(A) CNT. 

The impact of this is negative, significant to very significant and temporary. Other activities are 

predicted to be under the CNT and therefore with reference to Table 9.2, it is expected that there will 

be a negative, slight to moderate and short-term impact associated with general construction, and a 

negative, slight to moderate and temporary impact associated with landscaping. These predicted 

effects are presented in the absence of mitigation measures. 

At a distance of 50m from areas of major construction, representative of NSL3, the predicted 

construction noise levels are in-line and below the CNT, i.e. 65 dB(A) and therefore it is expected that 

there will be a negative, moderate and short-term impact at this location in the absence of mitigation. 

At a distance of 180m from works at locations representative of NSL4, the predicted noise levels 

associated with the works are comfortably below the CNT, i.e. 70 dB(A) and therefore it is expected 

that there will be a negative, not significant and short-term impact at this location in the absence of 

mitigation. 
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Construction Traffic 

During the construction phase of the proposed development there will be additional construction 

traffic on local roads. Considering that in order to increase traffic noise levels by 1 dB, traffic volumes 

would need to increase by the order of 25% it is considered that additional traffic introduced onto the 

local road network due to the construction phase will not result in a significant noise impact. 

9.5.1.2 Vibration 

During demolition and ground-breaking in the excavation phase, there is potential for vibration to 

propagate through the ground. Empirical data for this activity is not provided in the BS 5228- 

2:2009+A1:2014 standard, however the likely levels of vibration from this activity is expected to be 

below the vibration threshold for building damage on experience from other sites.  

AWN have previously conducted vibration measurements under controlled conditions, during trial 

construction works, on a sample site where concrete slab breaking was carried out. The trial 

construction works consisted of the use of the following plant and equipment when measured at 

various distances: 

1. 3 tonne hydraulic breaker on small CAT tracked excavator 

2. 6 tonne hydraulic breaker on large Liebherr tracked excavator 

Vibration measurements were conducted during various staged activities and at various distances. 

Peak vibration levels during staged activities using the 3 Tonne Breaker ranged from 0.48 to 0.25 PPV 

(mm/s) at distances of 10 to 50m respectively from the breaking activities. Using a 6 Tonne Breaker, 

measured vibration levels ranged between 1.49 to 0.24 PPV (mm/s) at distances of 10 to 50m 

respectively. 

The range of values recorded provides some context in relation typical ranges of vibration generated 

by construction breaking activity likely required on the proposed site. This range of vibration 

magnitudes indicate vibration levels at the closest neighbouring buildings are likely to be below the 

limits set out in Table 9.4 to avoid any cosmetic damage to buildings. 

In terms of disturbance to building occupants, works undertaken within close proximity to the 

residential receptors on the site perimeter have the potential to emit perceptible vibration levels.  

Notwithstanding the above, any construction activities undertaken on the site will be required to 

operate below the recommended vibration threshold set out in Table 9.4 during all activities. Further 

discussion on mitigation measures during this phase are discussed in Section 9.6.2. 

It is anticipated that excavations will be made using standard excavation machinery, which typically 

do not generate appreciable levels of vibration close to the source. Taking this into account and 

considering the distance that these properties are from the works and the attenuation of vibration 

levels over distance, the resultant vibration levels are expected to be well below a level that would 

cause disturbance to building occupants or even be perceptible.  

The associated impact with these activities is considered to be negative, not significant and temporary. 
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9.5.2 OPERATIONAL PHASE 

9.5.2.1 Mechanical Plant 

It is expected that the principal items of building and mechanical services plant will be associated with 

ventilation and heating of the apartment blocks. These items will be selected at a later stage, however, 

they will be designed and located so that there is no negative impact on sensitive receivers in proximity 

to the proposed development. The services plant will be designed/attenuated to meet the relevant 

plant noise criteria for day and night-time periods at nearby sensitive receivers as set out in Section 

9.2.3.1. 

The effect associated with building services plant, once designed to achieve the relevant noise criteria, 

is categorised as negative, imperceptible and permanent.  

9.5.2.2 Additional Traffic on Adjacent Roads 

During the operational phase of the proposed development, there will be an increase in vehicular 

traffic associated with the site on some surrounding roads.  

A traffic impact assessment relating to the proposed development has been prepared by Waterman 

Moylan consulting engineers, as part of this EIAR. Using this information, the related noise impacts 

along the relevant road links has been assessed. 

Table 9.21 below displays the predicted change in noise level at different road links around the site 

for the year of opening and the design year using the Annual Average Daily Traffic (AADT) flows along 

the road links under consideration. 

 
Figure 0-6. Road Links – Diagram 1 
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Table 0-21. Junction Road Link Road Name Opening Year (2025) 

Junction 
Road 

Link 
Road Name 

Opening Year (2026) 

Do Nothing - 

AADT Without 

Development 

Do Something 

- AADT With 

Development 

Change in 

Noise 

Level (dB) 

Junction 1 

Arm A R107 Malahide Road (N) 10,773 10,908 +0.1 

Arm B Back Road 7,752 8,211 +0.2 

Arm C R107 Malahide Road (S) 9,950 10,374 +0.2 

Junction 2 

Arm A Back Road (E ) 7,840 8,438 +0.3 

Arm B L2110 Kinsealy Lane 2,598 2,926 +0.5 

Arm C Back Road (W) 7,438 8,048 +0.3 

Junction 3 

Arm A Back Road (E ) 6,426 6,781 +0.2 

Arm B 
Broomfield LAP Access 

Road 
1,099 1,918 +2.4 

Arm C Back Road (W) 6,784 7,421 +0.4 

Junction 4 

Arm A R124 The Hill (N) 8,372 8,483 +0.1 

Arm B R124 The Hill (S) 9,795 10,015 +0.1 

Arm C Back Road 6,157 6,464 +0.2 

Junction 5 

Arm A L2110 Kinsealy Lane (N) 2,270 2,603 +0.6 

Arm B Hazelbrook Access Road 466 745 +2.0 

Arm C L2110 Kinsealy Lane (S) 2,258 2,476 +0.4 

Junction 
Road 

Link 
Road Name 

Design Year (2040) 

Do Nothing - 

AADT Without 

Development 

Do Something 

- AADT With 

Development 

Change in 

Noise 

Level (dB) 

Junction 1 

Arm A R107 Malahide Road (N) 12,139 12,274 +0.0 

Arm B Back Road 8,710 9,169 +0.2 

Arm C R107 Malahide Road (S) 11,191 11,616 +0.2 

Junction 2 

Arm A Back Road (E ) 8,799 9,397 +0.3 

Arm B L2110 Kinsealy Lane 2,920 3,248 +0.5 

Arm C Back Road (W) 8,354 8,964 +0.3 

Junction 3 

Arm A Back Road (E ) 7,225 7,580 +0.2 

Arm B 
Broomfield LAP Access 

Road 
1,182 2,000 +2.3 

Arm C Back Road (W) 7,604 8,240 +0.3 

Junction 4 

Arm A R124 The Hill (N) 9,429 9,541 +0.1 

Arm B R124 The Hill (S) 11,033 11,254 +0.1 

Arm C Back Road 6,924 7,231 +0.2 

Junction 5 

Arm A L2110 Kinsealy Lane (N) 2,550 2,883 +0.5 

Arm B Hazelbrook Access Road 522 801 +1.9 

Arm C L2110 Kinsealy Lane (S) 2,533 2,751 +0.4 

 
With reference to Table 9.7, for the Opening Year 2026 the predicted change in noise level associated 

with additional traffic on the surrounding existing road network has a negligible effect. The impact is 

therefore neutral, imperceptible and long term. 

With reference to Table 9.7, for the Design Year 2041 the predicted change in noise level associated 

with additional traffic on the surrounding existing road network has a negligible effect. The impact is 

therefore neutral, imperceptible and long term. 
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9.5.2.3 Inward Noise Assessment 

In the context of noise impacts inwards on the proposed development, the site is bound to the east 

by the Dublin-Belfast rail line and is located within the proposed new airport noise Zone C, with the 

southern sector located in Zone B. These external noise sources are assessed here in order to ensure 

that internal noise levels within houses and apartments meet the appropriate criteria so that 

residential amenity of future occupants is not negatively impacted. 

Rail Noise 

Noise from rail traffic was measured during the baseline noise survey on Site and the SEL derived. 

Using this SEL and knowledge of the number of rail movements in a given period, it is possible to 

predict the expected noise levels arising at the façade of the nearest noise sensitive receptor using 

the following equation: 

LAeq = LAX – 10*log10(r1/r2) + 10*log10(N) – 10*log10(T) 

Where: 

LAx = measured SEL 
N = number of vehicle movements 
T  = time (seconds)   
r1  = distance from the source to the receiver 
r2 = distance from the source to the measurement 

Predicted noise levels are presented in the table below. 

Table 0-22. Predicted Rail Noise at Development Site 

Location Distance Period 
No. Rail 

Movements 

Predicted Façade 
Noise Level (LAeq,T) 

(dB) 

Houses 
Road 1 

48m 
Daytime 80 63 

Night-time 8 56 

Block C 
Eastern Facade 

30m 
Daytime 80 64 

Night-time 8 56 

Houses 
Road 3.1/3.2 

22 - 27m 
Daytime 80 64 

Night-time 8 56 

Block B 
Eastern Facade 

32m 
Daytime 80 64 

Night-time 8 56 

Houses 
Road 3.3 

33m 
Daytime 80 64 

Night-time 8 56 

At façades located further from the rail line, rail noise levels are predicted to be of a level that is similar 

to the prevailing background noise levels.  

Aircraft Noise 

A future change to the local infrastructure that is likely to alter the noise environment is the 

development of the North Runway at Dublin Airport. To address this, FCC have produced noise zone 

maps for the area surrounding the airport. These maps present noise contours as follows: 

• Zone A – ≥ 63 dB LAeq,16hr and/or ≥ 55 dB Lnight; 

• Zone B – ≥ 54 dB LAeq,16hr and < 63 dB LAeq,16hr and ≥ 55 dB Lnight; 

• Zone C – ≥ 54 dB LAeq,16hr and < 63 dB LAeq,16hr and ≥ 48dB Lnight and < 55 dB Lnight; and, 

• Zone D – ≥ 50 dB LAeq,16hr and < 54dB LAeq,16hr and ≥ 40dB Lnight and < 48dB Lnight. 
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As illustrated in Figure 9.1, the Site is located in Zone C with the southern portion of the site located 

in Zone B. Therefore, the noise levels incident to dwellings and external amenity areas falling within 

these zones can be summarised as: 

Zone B: 

• Daytime: 63 dB LAeq,16hr. 

• Night-time: 55 dB Lnight.  

Summary 

With reference to the Noise Risk Assessment outlined in ProPG, the noise levels for relevant periods 

have been derived in order to classify the proposed Project Site. Table 9.23, below, summarises the 

predicted cumulative noise levels at various proposed building facades as per the site layout provided. 

Table 9.23: Predicted and Measured Noise Levels at Development Site 

Location Period 
Predicted Noise Level 

(dB, LAeq,T) 
Noise Risk Category 

Houses 
Road 1 

Daytime 63 Medium 

Night-time 56 Medium 

Block C 
Eastern Facade 

Daytime 64 Medium 

Night-time 56 Medium 

Houses 
Road 3.1/3.2 

Daytime 64 Medium 

Night-time 56 Medium 

Block B 
Eastern Facade 

Daytime 64 Medium 

Night-time 56 Medium 

Houses 
Road 3.3 

Daytime 64 Medium 

Night-time 56 Medium 

Giving consideration to the noise levels presented, the initial site noise risk assessment has concluded 

that the level of risk across the site lies within the medium risk range, in line with Figure 9.7 categories. 
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Figure 0-7. Noise Risk Assessment 

ProPG states the following with respect to medium and high risks areas: 

Medium Risk As noise levels increase, the site is likely to be less suitable from a noise 

perspective and any subsequent application may be refused unless a good acoustic design process 

is followed and is demonstrated in an ADS which confirms how the adverse impacts of noise will 

be mitigated and minimised, and which clearly demonstrate that a significant adverse noise 

impact will be avoided in the finished development. 

Given the above it can be concluded that the development site may be categorised as Medium Risk 

and as such the Acoustic Design Statement (following here and also in Section 9.6.3.4) is required to 

demonstrate that suitable care and attention has been applied in mitigating and minimising noise 

impact to such an extent that an adverse noise impact will be avoided in the final development. 

It should be noted that ProPG states the following with regard to how the initial site noise risk is to be 

used, 

“2.12  It is important that the assessment of noise risk at a proposed residential development 

site is not the basis for the eventual recommendation to the decision maker. The recommended 

approach is intended to give the developer, the noise practitioner, and the decision maker an early 

indication of the likely initial suitability of the site for new residential development from a noise 

perspective and the extent of the acoustic issues that would be faced. Thus, a site considered to 

be high risk will be recognised as presenting more acoustic challenges than a site considered as 

low risk. A site considered as negligible risk is likely to be acceptable from a noise perspective and 

need not normally be delayed on noise grounds. A potentially problematical site will be flagged 
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at the earliest possible stage, with an increasing risk indicating the increasing importance of good 

acoustic design.” 

Following the guidance contained in ProPG, therefore, it does not preclude residential development 

on sites that are identified as having medium or high noise levels. It merely identifies the fact that a 

more considered approach will be required to ensure the developments on the higher risk sites are 

suitably designed to mitigate the noise levels. The primary goal of the approach outlined in ProPG is 

to ensure that the best possible acoustic outcome is achieved for a particular site. 

Façade Noise Levels    

Noise levels have been predicted across the proposed development site during day and night-time 

periods using the survey data and EPA noise maps.  

Facades along the eastern site boundary are exposed to additional noise associated with the rail line 

and therefore a minimum sound insulation performance specification is required for windows and 

ventilators to ensure that when windows are closed and vents are open, the internal noise criteria are 

achieved.  

Predicted noise levels on facades along the eastern boundary are above a level whereby internal noise 

levels are achieved with standard double glazing and therefore mitigation in the form of enhanced 

glazing will be required. These facades are identified in the figure below. 

The specification of this enhanced façade is discussed in Section 9.6.3.  

 
Figure 0-8. Facades with Higher Noise Levels 
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External Noise Levels 
 

ProPG provides the following advice with regards to external noise levels for amenity areas in the 

development: 

“The acoustic environment of external amenity areas that are an intrinsic part of the overall 

design should always be assessed and noise levels should ideally not be above the range 50 – 55 

dB LAeq,16hr.” 

With respect to rail noise, external noise levels within the vast majority of communal open spaces 

across the development site are predicted to be within the recommended range of noise levels from 

ProPG of between 50 – 55 dB LAeq,16hr. No further mitigation is required to control external noise levels 

across amenity areas in this regard. 

With reference to the FCC revised airport noise zones, the northern and southern sectors of the 

proposed development fall within Zone C and Zone B respectively. External noise levels across the site 

during the daytime, with the North Runway in operation, are expected fall in the region of 63 dB 

LAeq,16hr. 

It is noted that whilst external amenity areas located in Zone B and Zone C would be above the 

desirable level of 55 dB LAeq,16hr it is not possible to reduce the noise level across external spaces due 

to aircraft noise being the dominant noise source. Notwithstanding this, efforts have been made to 

provide private external space to each dwelling to the rear of the houses and a large external amenity 

area is located serving the apartments.  

9.5.2.4 Inward Vibration Assessment 

Human Perception  

Review of the measured noise levels indicated that at the measurement position rail movements on 

the rail line were not contributing to measured vibration levels. PPV levels exceeded the value 0.30 

mm/s several times, i.e the vibration level that may be just perceptible in a residential setting. The 

average vibration levels were 0.06 – 0.08 mm/s and would not be perceptible. 

Measured vibration levels from site have been used to predict the vibration dose for day and night-

time periods. With reference to Table 9.10, the predicted daytime and night-time VDV period values 

are orders of magnitude below a level that would correspond to even a low probability of adverse 

comment.  

9.6 Mitigation Measures  

9.6.1 CONSTRUCTION PHASE - NOISE 

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. Whist 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 
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control methods will be used, as necessary in order to ensure impacts at off-site noise sensitive 

locations are minimised. 

The best practice measures set out in BS 5228 (2009) Parts 1 and 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; 

• liaison with the public, and; 

• monitoring. 

Detailed comment is offered on these items in the following paragraphs. Noise control measures that 

will be considered include the selection of quiet plant, enclosures and screens around noise sources, 

limiting the hours of work and noise and vibration monitoring, where required.  

9.6.1.1 Selection of Quiet Plant 

This practice is recommended in relation to static plant such as compressors and generators. It is 

recommended that these units be supplied with manufacturers’ proprietary acoustic enclosures. The 

potential for any item of plant to generate noise will be assessed prior to the item being brought onto 

the site. The least noisy item should be selected wherever possible. Should a particular item of plant 

already on the site be found to generate high noise levels, the first action should be to identify whether 

or not said item can be replaced with a quieter alternative. 

9.6.1.2 Noise Control at Source 

If replacing a noisy item of plant is not a viable or practical option, consideration will be given to noise 

control “at source”.  This refers to the modification of an item of plant or the application of improved 

sound reduction methods in consultation with the supplier. For example, resonance effects in panel 

work or cover plates can be reduced through stiffening or application of damping compounds; rattling 

and grinding noises can often be controlled by fixing resilient materials in between the surfaces in 

contact. 

Referring to the potential noise generating sources for the works under consideration, the following 

best practice migration measures should be considered: 

• Site compounds will be located in excess of 30m from noise sensitive receptors within the site 

constraints. The use lifting bulky items, dropping and loading of materials within these areas 

should be restricted to normal working hours.  

• For mobile plant items such as dump trucks, excavators and loaders, the installation of an acoustic 

exhaust and or maintaining enclosure panels closed during operation can reduce noise levels by 

up to 10 dB. Mobile plant should be switched off when not in use and not left idling.  

• For concrete mixers, control measures should be employed during cleaning to ensure no 

impulsive hammering is undertaken at the mixer drum. 

• For all materials handling ensure that materials are not dropped from excessive heights, lining 

drops chutes and dump trucks with resilient materials.  
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• For compressors, generators and pumps, these can be surrounded by acoustic lagging or enclosed 

within acoustic enclosures providing air ventilation.  

• Demountable enclosures can also be used to screen operatives using hand tools and will be 

moved around site as necessary.  

• All items of plant should be subject to regular maintenance. Such maintenance can prevent 

unnecessary increases in plant noise and can serve to prolong the effectiveness of noise control 

measures. 

9.6.1.3 Screening 

Screening is an effective method of reducing the noise level at a receiver location and can be used 
successfully as an additional measure to all other forms of noise control. Construction site hoarding 
will be constructed around the site boundaries as standard. The hoarding will be constructed of a 
material with a mass per unit of surface area greater than 7 kg/m2 to provide adequate sound 
attenuation. 
 
In addition, careful planning of the site layout will also be considered. The placement of site buildings 
such as offices and stores will be used, where feasible, to provide noise screening when placed 
between the source and the receiver. 
 
9.6.1.4 Liaison with the Public 

A designated environmental liaison officer will be appointed to site during construction works. Any 

noise complaints should be logged and followed up in a prompt fashion by the liaison officer. In 

addition, where a particularly noisy construction activity is planned or other works with the potential 

to generate high levels of noise, or where noisy works are expected to operate outside of normal 

working hours etc., the liaison officer will inform the nearest noise sensitive locations of the time and 

expected duration of the noisy works.  

9.6.1.5  Monitoring 

Where required, construction noise monitoring will be undertaken at periodic sample periods at the 

nearest noise sensitive locations to the development works to check compliance with the construction 

noise criterion.  

Noise monitoring should be conducted in accordance with the International Standard ISO 1996: 2017: 

Acoustics – Description, measurement and assessment of environmental noise.  

9.6.1.6 Project Programme 

The phasing programme will be arranged so as to control the amount of disturbance in noise and 

vibration sensitive areas at times that are considered of greatest sensitivity. During excavation/ piling 

or other high noise generating works are in progress on a site at the same time as other works of 

construction that themselves may generate significant noise and vibration, the working programme 

will be phased so as to prevent unacceptable disturbance at any time. 
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9.6.2 CONSTRUCTION PHASE – VIBRATION 

The vibration from construction activities will be limited to the values set out in Section 9.2. 

Magnitudes of vibration slightly greater than those in the table are normally unlikely to cause cosmetic 

damage, but construction work creating such magnitudes should proceed with caution. Limit values 

have been provided for soundly constructed residential and commercial properties. 

9.6.3 OPERATIONAL PHASE 

9.6.3.1 Additional Traffic on Adjacent Roads 

During the operational phase of the development, noise mitigation measures with respect to the 

outward impact of traffic from the development are not deemed necessary. 

9.6.3.2 Mechanical Services Plant 

Taking into account that sensitive receivers within the development are much closer than off-site 

sensitive receivers, once the relevant noise criteria are achieved within the development it is expected 

that there will be no negative impact at sensitive receivers off site, and therefore no further mitigation 

required. 

9.6.3.4 Inward Noise  

As is the case in most buildings, the glazed elements and ventilation paths of the building envelope 
are typically the weakest element from a sound insulation perspective. In general, all wall 
constructions (i.e. block work or concrete and spandrel elements) offer a high degree of sound 
insulation, much greater than that offered by the glazing systems. Therefore, noise intrusion via the 
wall construction will be minimal.   

Table 0-23. Sound Insulation Performance Requirements for Glazing, SRI (dB) 

Mark-up 
Octave Band Centre Frequency (Hz) 

Rw 
125 250 500 1000 2000 4000  

BLUE 26 27 34 40 38 46 37 

The overall Rw and Dne,w outlined in this section are provided for information purposes only. The over-

riding requirement is the Octave Band sound insulation performance values which may also be 

achieved using alternative glazing and ventilation configurations. Any selected system will be required 

to provide the same level of sound insulation performance set out in Table 9.24 and Table 9.25 or 

greater.  

The following performance requirements apply to all ventilation paths from outside the building. This 

can be achieved by passive acoustic wall or window vents or via mechanical ventilation systems. 

Ventilators in the facades of dual aspect living/dining spaces in areas designated ‘BLUE’ should provide 

increased performance as outlined below. 

Table 9.25: Sound Insulation Performance Requirements for Ventilation, Dn,e,w (dB) 

Mark-up Octave Band Centre Frequency (Hz) 
Dn,e,w 

 125 250 500 1000 2000 4000 

BLUE  35 34 33 38 49 45 39 
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Figure 0-9. Façade Sound Insulation Specification 
 

9.7 Residual Impacts 

9.7.1 Construction Phase 

During the construction phase of the project there is the potential for significant and moderate 

impacts on nearby noise sensitive properties due to noise emissions from site activities. The 

application of binding noise limits, hours of operation, along with implementation of appropriate noise 

and vibration control measures, will ensure that noise and vibration impacts are reduced. 

It is predicted that construction activity will have a negative, moderate to very significant and short-

term impact at distances up to 30m from the works. 

At distances greater than 30m it is predicted that construction activity will have a negative, slight to 

moderate and short-term impact. 

Noise levels associated with construction vehicles moving to and from the site are predicted to have 

an impact that is negative, not significant and short-term. 

9.7.2 Operational Phase 

9.7.2.1 Mechanical Plant 

Noise levels associated with operational plant are expected to be well within the adopted day and 

night-time noise limits at the nearest noise sensitive properties taking into account the site layout, the 

nature and type of units proposed and distances to nearest residences. Assuming the operational 
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noise levels do not exceed the adopted design goals, the resultant residual noise impact from this 

source will be of negative, imperceptible, long-term impact. 

9.7.2.2 Additional Vehicular Traffic 

The predicted change noise levels associated with additional traffic is predicted to be of imperceptible 

impact along the existing road network. In the context of the existing noise environment, in most cases 

the overall contribution of induced traffic is considered to be of neutral, imperceptible and long-term 

impact to nearby residential locations.   

9.8 Cumulative Impacts 

During the construction phase of the proposed development, construction noise on site will be 

localised and will therefore likely the primary noise source at the nearest noise sensitive receivers. 

There are lands reserved for future development within the Masterplan site. Should construction of 

both sites occur simultaneously there is potential for cumulative noise impacts at noise sensitive 

receivers equidistant from the sites. 

In this scenario, it is recommended that liaison between construction sites is on-going throughout the 

duration of the construction phase. Contractors should schedule work in a co-operative effort to limit 

the duration and magnitude of potential cumulative impacts on nearby sensitive receptors. 

Cumulative construction noise impacts have the potential to be negative, moderate to significant and 

short-term at times of high activity on both sites. 

The contractor will be required to control noise impacts associated with the construction of this future 

development in line with the guidance levels included in Table 9.1 and follow the best practice control 

measures within BS 5228 -1.  

In the context of the operational phase, permitted developments are included in the traffic impact 

and therefore the potential for a cumulative impact has been assessed (and found to be negative, 

imperceptible to moderate, and long-term).  

Any large-scale future projects that are not yet proposed or permitted would also need to be a formal 

planning application / EIA process in order to ascertain whether any impacts on the environment exist 

that should be mitigated by planning condition and, in turn, to ensure that no significant impacts 

resulting from noise and vibration will occur as a result of those developments.  

9.9 Difficulties Encountered 

No difficulties were encountered during the preparation of the EIAR chapter. 
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