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1 INTRODUCTION 
 
This Environmental Impact Assessment Screening Report is prepared as part of a strategic 
housing development planning application submission to An Bord Pleanala for a 
residential development of 170 no. ‘Build to Rent’ apartment units for lands at Glen Abbey 
Complex, Belgard Road, Cookstown Industrial Estate, Dublin 24, D24 W2XA. This report 
is prepared and lodged on behalf of Square Foot Property Services Limited, Core B, Block 
71, The Plaza, Parkwest, Dublin 12. 
 
This statement is prepared with direct input from the following design team: 
 

• Brock McClure Planning & Development Consultants 
• C+W O’Brien Architects 
• Curtins Consulting Engineers 
• Cunnane Stratton Reynolds Landscape Architects 
• JAK Consulting Engineers 
• Moore Archaeological and Environmental Services Ltd. 

 
1.1 Purpose of this Statement 

 
The purpose of this Environmental Impact Assessment Screening Report is to consider 
whether there is any requirement for the preparation of an Environmental Impact 
Assessment Report (EIAR) for the proposed development, the subject of this planning 
application to An Bord Pleanala.  
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2 METHODOLOGY 
 
In preparing this statement, we note that Environmental Directives, Guidance Documents 
and the relevant legislative context is considered as follows: 
 

2.1 Environmental Directives and Guidance Documents 
 
The screening report is prepared having regard to the requirements of:  

• ‘Directive 2011/92/EU’  
• ‘Directive EIA 2014/52/EU’  
• ‘European Union (Planning and Development) (Environmental Impact 

Assessment) Regulations 2018’ (“the 2018 Regulations”)  
• ‘Guidelines for Planning Authorities and An Bord Pleanala on carrying out 

Environmental Impact Assessment’ (August 2018) - Department of Housing, 
Planning and Local Government) (“The Guidance”)  

• ‘Government Circular PL05/2018  
 
Directive EIA 2014/52/EU amends Directive 2011/92/EU. The 2014 directive was required to 
be transposed to EU member states by 16 May 2017, necessitating changes in laws, 
regulation and administrative provisions across a number of legislative codes. This is 
being done to strengthen the EIA procedure and align procedure with principles of smart 
regulation and enhance coherence and synergies with other EU legislation. Consideration 
must now be given to the new Guidance on the new EIAR procedure and requirements.  
This Environmental Impact Assessment Screening Report takes into account relevant 
changes with regard to the screening procedure as detailed within the EIA Directive, as 
implemented under the 2018 EIA Regulations.  
 

2.2 Legislative Context 
 
The legislative context for screening remains as set out in the Planning and Development 
Act 2000 (as amended) and the Planning and Development Regulations (2001-2015). 
 
We note specifically that Schedule 5, Parts 1 and 2 of the Planning and Development 
Regulations, 2001-2015 set out the types of projects and thresholds that require an 
Environmental Impact Assessment (EIA), now known as an Environmental Impact 
Assessment Report (EIAR) to be undertaken.  
 
The competent authority in this instance is An Bord Pleanala who can also require an EIAR 
where a project is below the specified threshold1  and where there is a likelihood of 
significant effects on the environment by reference to the nature and location of the 
proposed project.  The criteria for determining whether a development is likely to have 
significant effects on the environment is set out in Schedule 7 of the Regulations and more 
recently in Annex IIA of the 2014 EIA Directive (EIA 2014/52/EU). These are assessed in 
detail in Section 3 below.   
 

2.3 Proposed Development is Sub-Threshold 
 
The development site is located at Glen Abbey Complex, Belgard Road, Cookstown 
Industrial Estate, Dublin 24 and measures c. 0.91 Ha. The proposal envisaged for the site 
provides for 170 apartment units and is considered sub-threshold having regard to the 
following Class of development as set out in the Regulations under Schedule 5, Part 2: 
10. Infrastructure Projects 

 
1 ‘sub-threshold development’ means development of a type set out in Schedule 5 which does not exceed a 
quantity, area or other limit specified in that Schedule in respect of the relevant class of development. 
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“ (b)  (i) Construction of more than 500 dwellings” 
(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 paragraph, business district means a district within a city or town in 
which the predominant use is retail or commercial use)” 

 
It is evident from the above that the proposal (170 no. apartment units) is sub - threshold 
for the preparation of an EIAR. 
 
Having regard to the discretionary power of An Bord Pleanala as regards sub-threshold 
development, it was agreed that it would be prudent for the Applicant to prepare an 
Environmental Screening Statement to further assist An Bord Pleanala in making a 
determination on determining whether a sub-threshold development would or would not 
be likely to have significant effects on the environment.  
 
This criteria for determination of this matter are now outlined in Section 3 below.  
 

2.4 EIA Screening Study Team and Guarantee of Competency and Independence 
 
This Environmental Impact Assessment Screening Statement was completed by Brock 
McClure Planning & Development Consultants with the assistance of an experienced 
project team as set out in the Introduction to this statement.  
 
The EIAR Statement has been prepared by Laura Brock. Laura is a founding partner of 
Brock McClure Consultants. With over 15 years planning experience Laura has wide 
ranging experience in the planning and development process. Prior to working in a Town 
Planning Consultancy Laura worked as a Surveyor and brings a particular commercial 
awareness to all projects she is involved in. Laura has extensive experience in leading 
multi-disciplinary teams in the preparation of planning applications for large scale 
developments. She also has significant experience in the preparation of Environmental 
Impact Statements. Laura is a Corporate Member of the Irish Planning Institute and Royal 
Town Planning Institute. 
 
We confirm that the experts involved in the preparation of this EIA Screening Statement 
are fully qualified and competent in their respective fields. 

 
3 CHANGES TO THE SCREENING PROCESS 

 
The new Directive (EIA 2014/52/EU) requires the applicant to provide certain information, 
to allow An Bord Pleanala carry out proper screening to determine if an EIAR report is 
required.  
 
This information is listed in Annex IIA of the Directive and is as follows: 
 
“1. A description of the Project, including in particular: 
(a) A Description of the physical characteristics of the whole project and, where relevant, 
of demolition works.  
(b) A description of the location of the project, with particular regard to the environmental 
sensitivity of geographical areas likely to be affected.  
2. A description of the aspects of the environment likely to be significantly affected by the 
project.  
3. A description of any likely significant effects, to the extent of the information available 
on such effects, of the project on the environment resulting from: 
(a) The expected residues and emissions and the production of waste, where relevant; 
(b) The use of natural resources, in particular soil, land, water and biodiversity.” 
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The criteria of Annex III shall be taken into account, where relevant, when compiling the 
information in accordance with Points 1 – 3 above.  
These are now revised to read as follows: 
 
1. Characteristics of the Proposed Development;   
• The size and design of the whole project;  
• Cumulation with other existing and/or approved projects;  
• The use of natural resources, in particular land, soil, water and biodiversity; 
• The production of waste;  
• Pollution and nuisances;  
• The risk of major accidents and/or disasters which are relevant to the project 

concerned, including those caused by climate change, in accordance with scientific 
knowledge; 

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

 
2. Location of the Proposed Development; and  
The environmental sensitivity of geographical areas likely to be affected by proposed 
development, with particular regard to:  
• The existing and approved land use;  
• The relative abundance, availability, quality and regenerative capacity of natural 

resources (including soil, land, water and biodiversity) in the area and its 
underground;  

• The absorption capacity of the natural environment, paying particular attention to 
the following areas:  

o Wetlands, riparian areas, river mouth; 
o Coastal zones and the marine environment; 
o Mountain and forest areas; 
o Nature reserves and parks;  
o Areas classified or protected under national legislation; Natura 2000 areas 

designated by member States pursuant to Directive 92/43/EEC and Directive 
2009/147/ec;  

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

o Densely populated areas;  
o Landscapes and sites of historical, cultural or archaeological significance.  

 
3. Type and Characteristics of the Potential Impacts 
The likely significant effects of projects on the environment must be considered in 
relation to criteria set out in points 1 and 2 above, with regard to the impact of the 
project on the factors specified in Article 3 (1), taking into account:  
• The magnitude and spatial extent of the impact (for example the geographical area 

and size of the population likely to be affected);  
• The nature of the impact; 
• The trans-boundary nature of the impact; 
• The intensity and complexity of the impact; 
• The probability of the impact; 

The expected onset, duration, frequency and reversibility of the impact; 
The cumulation of the impact with the impact of other existing and or approved 
projects; 

• The possibility of effectively reducing the impact.  
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4 SCREENING ASSESSMENT 
 
In order to assist An Bord Pleanala in deciding if significant effects on the environment 
are likely to arise in the case of development proposed in this case, the project is 
described in the following sections under each of the three aforementioned headings in 
Section 3 above.  
 

4.1 Characteristics of Proposed Development 
 
We note the following in this regard: 
 

4.1.1 The Size and Design of the Whole Project 
 
The proposed development provides for a scheme of 170 no. BTR apartment units. 
 
• Demolition of the existing industrial and commercial office buildings totalling 

c.4,628sqm; 
• Construction of a Build-to-Rent Housing Development comprising 170 no. apartment 

units and crèche arranged in 2 no. blocks across 4-7 storeys over basement car park 
(total gross floor area c.13,880sqm excluding basement); 

• The residential development consists of: 9 no. 1 bedroom studio apartments (c.37-
38sqm each); 94 no. 1 bedroom/2 person apartments (c.45-58sqm each); 2 no. 2 
bedroom/3 person apartments (c.69sqm each); 34 no. 2 bedroom/4 person 
apartments (c.73-83sqm each); 24 no. 2 bedroom/4 person duplex apartments 
(c.93sqm each) and 7 no. 3 bedroom/5 person apartments (c.91-98sqm each) with 
north, south, east and west facing terraces/balconies throughout; 

• Internal communal amenity spaces at ground and fourth floor levels comprising 
reception, gym, lounge, cinema/tv room, events rooms and ancillary areas (totalling 
c.508sqm); 

• External communal open space including children’s play areas and informal amenity 
spaces at ground floor level between Blocks A and B. Communal roof garden at fourth 
floor level. Total external communal open space c.1,005sqm; 

• Public open space at ground floor level to the east and south of Block B totalling 
c.1095sqm; 

• 1 no. creche (c.163sqm) with associated outdoor play area at ground floor level 
(c.75sqm); 

• 73 no. car parking spaces comprising 64 no. basement spaces, 4 no. accessible parking 
spaces and 5 no. visitor spaces at surface level; 

• 354 no. bicycle spaces comprising 264 no. resident spaces at basement level and 90 
no. visitor spaces at ground floor level; 

• Reconfiguration/removal of existing car parking to the north of the site and access 
road resulting in a total of 28 no. car spaces serving the adjoining site; 

• All associated plant including heating centres, gas room, water storage room, break 
tank room, comms room and bin storage at basement level, ESB substation and switch 
room at ground level and circulation spaces and stair and lift cores throughout; 

• Vehicular/pedestrian access to the east from Belgard Road. All existing vehicular 
entrances serving adjoining sites maintained.  

• Fire/emergency and refuse vehicle access and pedestrian access to the south from 
Colbert’s Fort; 

• All associated site development and infrastructural works, services provision, foul and 
surface water drainage, extension to the foul network, access roads/footpaths, 
lighting, landscaping and boundary treatment works. 

 
A design statement has been prepared by C+W O’Brien Architects and is included 
herewith for further detail on the design of the scheme.  
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4.1.2 Cumulation With Other Existing and or Approved Projects 
 
The Site 
 
There are no recent applications of relevance at the subject site. 
 
The current application is a new proposal for the site.  
 
Demolition is sought for the industrial buildings occupying the site at present. The 
application is accompanied by demolition drawings and a construction and demolition 
waste management plan. 
 
The Surrounding Area 
 
The following represents the relevant planning history surrounding the subject site: 
 

 
Figure 1 – SHD  Applications on Adjoining Lands 

 

STRATEGIC HOUSING DEVELOPMENT PLANNING APPLICATIONS 

 
Lands west of Old Belgard Road and north, south and west of Cookstown Road, 
Cookstown Industrial Estate, Dublin 24 / ABP- 309731-21 
 
SHD Application submitted by Joseph Costello Absolute Limousines Ltd (Applicant) on 19 
March 2021 for the demolition of existing industrial and commercial buildings, 
construction of 1,104 no. apartments, creche and all other associated site works. The 
application is due to be decided 8 July 2021. 

 
Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24 / ABP-
308398-20 
 
SHD Application submitted by Steelworks Property Developments Limited on 12 October 
2020 for 252 BTR apartments, 2 commercial units and a creche at Units 66 & 67 Fourth 
Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24. The application was granted 28 
January 2021.  
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Former Gallaher's cigarette factory site at the junction of Airton Road & Greenhills Road, 
Tallaght, Dublin 24 / ABP 306705-20 
 
SHD Application submitted by Greenleaf Homes Limited on 18 February 2020 for 502 no. 
apartments with a creche and all associated site works. The application was granted on 
16 June 2020. 
 
Site at the corner of Airton Road and Belgard Road, Tallaght, Dublin 24. / ABP-305763-19 
 
SHD Application submitted by Power Scaffolding Supplies Limited on the 25 October 2019 
for 328 no. apartments, ancillary residential support facilities and commercial floorspace 
measuring 31,147 square metres gross floor space above a single basement level 
measuring 5,861 square metres. The application was granted on 20 February 2020. 

 
Unit 5A-C, Second Avenue, Cookstown industrial Estate, Tallaght, Dublin 24  
 
o ABP-301204-18 

 
SHD Application submitted by Pyrmont Property Developments Ltd on 13 March 2018 for 
126 apartments in three blocks, 2 commercial units, gym, creche, community room, 
underground car park providing 152 parking spaces, demolition of industrial units and all 
associated site works at Unit 5, Second Avenue, Cookstown, Dublin 24. The application 
was granted on 25 July 2019. 

 
o ABP-303803-19 

 
SHD Application submitted by Pyrmont Property Developments Ltd on 20 February 2019 
for 196 BTR at Unit 5, Second Avenue, Cookstown, Dublin 24. The application was granted 
on 25 July 2019. 
 
Unit 21, First Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24 / ABP-303911-19 
 
SHD Application submitted by Bartra Property (Cookstown) Ltd. on 12 March 2019 for 
150 BTR at and 222 Shared-Living bed spaces at Unit 21, First Avenue, Cookstown, 
Dublin 24. The application was refused by ABP on 19 June 2019. 
 
Belgard House, Belgard Square North, Belgard Road, Tallaght, Dublin 24 / ABP-303306-18 
 
SHD Application submitted by Atlas GP Limited on 20 December 2018 for 438 no. 
Apartments and 403 no. Bedspaces at Belgard Gardens, Belgard Square North and 
Belgard Road, Tallaght, Dublin 24. The application was granted on 15 April 2019. 
 

STRATEGIC HOUSING DEVELOPMENT - CONSULTATIONS 

 
Unit 1 Cookstown Extension, Cookstown Industrial Estate, Dublin 24 / ABP-306830-20 
 
SHD Pre-Consultation Application submitted by Boherkill Property Developments Ltd on 
6 March 2020 for the construction of 205 no. Build to Rent apartments and associated site 
works. The consultation required further consideration/amendment. 
 
Cookstown Industrial Estate, Tallaght, Dublin 24 / ABP-304419-19 
 
SHD Pre-Consultation Application submitted by Steelworks Property Developments 
Limited on 10 May 2019 for 336 no. residential units, creche and associated site works. The 
consultation required further consideration/amendment. 
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SOUTH DUBLIN COUNTY COUNCIL PLANNING APPLICATIONS  

 
Colberts Fort, Belgard Road, Tallaght D24. 
 
o SD20A/0050 – Planning application submitted by Templemont Developments Limited 

on 24 February 2020 for a three storey apartment building containing six apartments 
with external terraces/private gardens, landscaping of site and play area, footpath, bin 
stores, eight car parking spaces, eighteen bicycle parking spaces and all associated site 
works. South Dublin recommended a grant of permission was granted on the 18 
January 2021. The decision is currently on appeal with the Board and is due to be 
decided 17 June 2021. 

o SD19A/0037 – Refused on 01 April 2019 by South Dublin County Council. 
o ABP-304329-19 - Refused by ABP on 21 August 2019 for a 3 storey apartment building 

containing 8 apartments with external terraces or private gardens. 
 

Belgard Square North, Tallaght, Dublin 24. 
 
o SD208/0005 

 
Part VIII application made by South Dublin County Council on 30 July 2020 for 
Development of public realm works totalling approximately 1.2ha at Belgard Square North 
and on South Dublin County Council lands to the south and north of Belgard Square North, 
Tallaght. The application was approved on the 12 October 2020. 
 
o SD208/0007 

 
Part VIII application made by South Dublin County Council (Housing) on 10 August 2020 
for the construction of 133 affordable rental apartments with a community facility 
(c.12,918sq.m) in three blocks ranging from three to eight storeys. The application has not 
yet been approved. 
 
o SD208/0012 

 
Part VIII application made by South Dublin County Council on 01 October 2020 for the 
construction of a new Innovation Centre for Tallaght which extends to c 2,980sq.m in a 
bespoke standalone building on SDCC land east of the new link road connecting Fourth 
Avenue and Belgard Square North, Tallaght. The application has not yet been approved.  
 
It is understood the link road connecting Belgard Square North with Cookstown Road is 
under construction and is near completion, at this time.  
 
In summary, we highlight to An Bord Pleanala the following planning history precedents 
are relevant to the subject site: 

o The Board has granted to date 3 no.  Planning Applications (detailed in section 
7.3) on the edge of the Cookstown industrial Estate – we submit that the subject 
site is also on the edge of the Cookstown industrial Estate, along Belgard Road.  

o We can therefore state, with conviction, that the proposed development can be 
considered to be acceptable considering its location and ease of access to 
facilities and amenities in the area. 

o Progress on the redevelopment of the Cookstown Industrial Estate has now 
begun and we welcome the clear direction from ABP, in recent decisons,  with 
regards to acceptable land uses, location, height, density and provision of car 
parking spaces. 

o The proposed development has  had regard to these development precedents 
and they have informed the design of the proposal.   



SHD Planning Application – Glen Abbey, Cookstown Industrial Estate, Dublin 24  – Environmental Impact Assessment Screening 
Report  

 11 

o We therefore request that the Board adopt the same approach with their 
consideration of the  development at the Glen Abbey Complex.  

 
 
Zoning  
 
The proposed residential use is consistent with the provisions of the County Development 
Plan, Local Area Plan and regeneration zoning for the wider Cookstown Area.  
 
Principle of Development  
 
The delivery of residential development on this prime, brownfield, underutilised site, in a 
compact form comprising well-designed, higher density units is consistent with the 
policies and intended outcomes of the National Planning Framework and Rebuilding 
Ireland – The Government’s Action Plan on Housing and Homelessness.  

	
The site is in a central and accessible location, it is within easy walking distance of good 
quality public transport in an existing serviced area and Tallgaht Town Centre. The 
proposal serves to widen the housing mix within the general area, and would improve the 
extent to which it meets the various housing needs of the community. 

 
Precedent  
 
The Board has granted several planning applications, on the edge of the Cookstown 
Industrial Estate, as detailed in Section 5.3 above. We submit that the subject site is also 
on the edge of the Cookstown industrial Estate, along Belgard Road. The principle of the 
demolition of structures on site has been established as acceptable. As illustrated in 
Figure 4 above, the proposal is located a similar distance from the Town Centre as the 
Former Gallaher site which was granted permission by the Board under ABP Ref. 306705-
20. 

 
This area is in transition and in terms of proposed uses, the proposal will contain 
commercial/community uses across the ground floors of two of the blocks with 
residential use on the remaining floors. This scheme will serve to enhance and contribute 
to the vitality and viability of the urban centre by helping to enhance critical mass at a key 
transport hub. 
 
Masterplanning  
 
It is also intended that the Comans site, to the north and west, and HSE site to the east 
will also undergo regeneration and transition from industrial to appropriate uses under 
the REGEN zoning. The proposal has been designed with this in mind and the Applicant 
has engaged with Comans and the HSE in preparation of the development and overall 
masterplan, prior to lodgement. 
We also confirm that the development is set back up to c. 32m from the existing 
residential dwellings at Colbert’s Fort in order to avoid any issue of overbearing at this 
location.  
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Figure 2 – Walking Distances to Amenities and Facilities 

 
Residential Mix  
 
Given the established nature of the area, the proposed development could aid those 
wishing to downsize but remain in the general area, thereby freeing up some existing 
housing stock in the locality, and provides accommodation adjacent to employment areas 
including Tallaght Hospital.  
 
Residential Design  
 
The proposal has been subject to design amendments following the Board’s Opinion and 
is an improved design response to this brownfield regeneration site. The proposal 
enhances the character of Colbert’s Fort whilst delivering on increased residential 
densities and heights in line with national policy. The proposal for 4-7 storeys is considered 
appropriate having regard to planning policy on height and residential density in locations 
proximate to public transport. 
 
The provision of commercial use/creche at ground floor will contribute to the delivery of 
an active streetscape with residential uses overhead providing a critical mass within this 
neighbourhood as the area develops.  
 
Open Space  
 
The proposed development provides for hard and soft landscaping throughout the site 
as well as carefully located public open spaces at the edges of the site, both along 
Colbert’s Fort to the south and east adjoining the HSE building, create relief to the existing 
premises, which is likely to be redeveloped in the near future.  
 
The proposal also provides for an internal courtyard, overlooked by the greatest number 
of proposed units. This ensures that the appropriate level of communal open space is 
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provided in addition to the public open space stated above, thus committing the 
adequate level of external residential amenity.  
Connectivity and Linkages 
 
We note that the proposal introduces a public open space that integrates with the 
existing residential dwellings at Colberts Fort as well. Pedestrian linkages are also 
proposed to the west of the subject site boundary, which is intended to link with the 
Comans site in the future. 
 
Noise –a Noise Impact Assessment is submitted as part of this planning application.  
 
Impact on Existing Amenities – we reiterate that the proposed building ranges from 4 to 7 
storeys. The lower part of the proposal is located along Colberts Fort in order to ensure 
no overbearing. We highlight that the proposed development is set back from Colbert’s 
Fort to allow for adequate separation distance between existing dwellings and the 
subject development. The creation of a public open space which will enhance the public 
realm at this location and promote interaction among residents. 
 
Transport and Access  
 
We confirm, as mentioned above, that the public open space created at Colbert’s Fort will 
enhance the public realm at this location and ensure, permeability, pedestrian access and 
safety. The space is an important amenity that will be enjoyed by residents of cottages at 
16a-20 Colbert’s Fort to the south of the site. We also highlight that car egress will be via 
the existing access road onto Belgard Road and that an agreement has been put in place 
between the Applicant and Comans to ensure HGV access will use an alternative entrance 
once the development is complete. All other vehicular entrances via the northern access 
road will be maintained. 
 
In addition, we highlight that pedestrian and vehicular accesses, as well as future linkages 
provided with the proposed scheme do not prejudice the redevelopment of adjoining site 
and instead will facilitate the successful transition and masterplanning of the area.  

 
The subject site will further benefit from increased pedestrian permeability and all users 
can quickly access all facilities via existing pedestrian footpaths along Colbert’s Fort.  
 
Again, we welcome the fact that the Board are comfortable granting permission for 
development in or at the edge of the Industrial Estate. Our site benefits from ease of 
access to amenities, facilities and Tallaght Town Centre. 

 
The proposed development has had regard to the permitted and concurrent applications 
which has informed the design of the subject proposal.   

 
We trust the Board will consider the above points in their assessment of the  development 
at the Glen Abbey Complex.  
 
Having reviewed this planning context and the predicted environmental impacts of the 
subject proposal, we are of the professional opinion that the development now proposed 
does not, when considered with the cumulative context, trigger the requirement for an 
EIAR.  The sites referred to above are largely remote from the site and we note specifically 
that there are no recent applications in the area that will have environmental impacts 
from a cumulative perspective.  
 

4.1.3 The Use Of Natural Resources 
 
During operational stage, the only potential natural resources utilised will potentially be 
natural gas and water in quantities applicable to the daily operation of the dwellings. 
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Land, soil and biodiversity are not considered to feature as natural resources used at 
operational stage.  
 

4.1.4 The Production Of Waste 
 
The principal objective of sustainable resource and waste management is to use material 
resources more efficiently and to reduce the amount of waste requiring final disposal.   
 
However, where residual waste is generated, it should be dealt with in a way that follows 
the national waste hierarchy and actively contributes to the economic, social and 
environmental goals of sustainable development.   
 
During the construction stage, quantities of construction and demolition related waste 
will arise.  This quantum of waste is expected to be minimal.  Any waste arising will be re-
used, recycled or sent to a licensed waste facility..  
 
During operational stage, the proposed development will not result in the production of 
any waste over and above waste generated by residents. This waste will be re-used, 
recycled or sent to a license waste facility.    
 
A Construction Waste Management Plan prepared by Curtins Consulting Engineers is 
submitted as part of this planning application..  
  

4.1.5 Pollution and Nuisances 
 
The only potential sources of pollution from the proposed development will be emissions 
to air, water, and noise pollution.   
 
Water 
 
Water Discharges from the development will include the following: 

 
Surface Water Drainage 
 
It is proposed to dispose of surface water to the existing water course in accordance with 
the Great Dublin Strategic Drainage Study Policy by use a mixture of sustainable methods 
and storage facilities. 
 
Curtins Consulting Engineers, in their Engineering Report, states there “the proposed 
surface water drainage network has adequate capacity to convey the design flows.” 
 
The Sustainable Urban Drainage Systems will be designed in accordance with the SUDS 
Manual and to suit the site constraints. SUDS incorporate a series of elements that have 
been developed to attenuate flows and mitigate pollution from runoff. The philosophy of 
SUDS is to replicate as close as possible the natural drainage from a site before the 
development, so reducing the impact on the receiving watercourse. SUDS elements 
proposed include the following: 

• Interception storage (Not adopted)  
• Treatment storage (Not required if interception storage is provided. Not 

adopted)  
• Attenuation storage (adopted)  
• Long term storage (not required if growth factors are not applied to Qbar when 

designing  
• attenuation storage).  
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In the case of the subject site, attenuation storage will be provided. The use of green roof 
will be used to reduce the surface water runoff from hardstanding areas.  

 
Foul Water Drainage 
 
The drainage network for the development will be in accordance with Part H of the 
Building Regulations and to the requirements and specifications of Irish Water. 

 
Air & Noise  
 
There are no envisaged air or noise emissions arising from the residential proposal at this 
site other than noises arising from traffic associated with the development.  
 
A Construction Waste Plan prepared by Curtins Consulting Engineers is submitted with 
this  planning application. 
 
It is our considered view that the above are not considered to be material or significant in 
terms of the impact on the environment.   
 

4.1.6 Risks 
 
There is a new requirement under the 2014 EIA Directive to consider the risk of major 
accidents and/or disasters which are relevant to the project concerned, including those 
caused by climate change, in accordance with scientific knowledge. In addition, the risks 
to human health (for example due to water contamination or air pollution) should be 
considered.  
 
The technologies involved for the proposed development are low risk and common in all 
residential developments. The end uses of the crèche facility will have various health and 
safety and operational protocols to ensure that the risk of accidents is minimised. 
 
In terms of Flood Risk, we note that there is a detailed and site - specific assessment 
prepared by Curtins Consulting Engineers, which is submitted herewith for reference.  
 
It is our considered view that there will be no risks to Human Health as a result of the 
proposed development nor are there any risks of major accidents or disasters as a result 
of climate change.   
 

4.2 Location of The Proposed Development 
 
The proposed development will be located in the existing Industrial Estate at Cookstown, 
in the Glen Abbey Complex off Belgard Road. The site is identified by the relevant 
statutory context as being capable of accommodating development of this form and 
quantum. This is confirmed given the residential zoning governing the site.  
 
There are no Natura 2000 sites immediately adjacent to the subject site. This planning 
application is accompanied by an Appropriate Assessment Screening Report prepared by 
Moore Group to ensure compliance with appropriate assessment screening 
requirements.  
 
The Appropriate Assessment Screening document prepared by The Moore Group 
submitted herewith addresses considerations in terms of Biodiversity.  
 
The subject site is located in an existing Industrial Estate in an existing urban location. We 
don’t envisage any archaeological remains will be found on the subject site and there are 
no sites of architectural or cultural value located on the lands.  
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It is therefore our considered view that there are no environmentally sensitive elements 
in the immediate geographical areas, which will be affected by proposed development.  
 

4.3 Type and Characteristics of Potential Impact  
 
The likely significant effects of proposed development in relation to criteria set out under 
Sections 3.1 and 3.2 above have been considered.  
 
The final set of criteria to be considered under Schedule 7 relates to the characteristics of 
the potential impact and the location of the proposed development having particular 
regard to the following matters: 
 

“The likely significant effects on the environment of proposed development in relation 
to criteria set out under paragraphs 1 and 2, with regard to the impact of the project on 
the factors specified in paragraph (b)(i)(I) to (V) of the definition of ‘environmental 
impact assessment report’ in section 171A of the Act, taking into account—  
(a) the magnitude and spatial extent of the impact (for example, geographical area and 
size of the population likely to be affected),  
(b) the nature of the impact, 
(c) the transboundary nature of the impact, 
(d) the intensity and complexity of the impact, 
(e) the probability of the impact, 
(f) the expected onset, duration, frequency and reversibility of the impact,  
(g) the cumulation of the impact with the impact of other existing and/or development 
the subject of a consent for proposed development for the purposes of section 
172(1A)(b) of the Act and/or development the subject of any development consent for 
the purposes of the Environmental Impact Assessment Directive by or under any other 
enactment, and  
(h) the possibility of effectively reducing the impact.”  

 
We have already given consideration, under the above Sections, to the effects of the 
proposed development in the context of the criteria listed under paragraph 1 and paragraph 
2 of Schedule 7 (i.e. characteristics of the proposed development and the location of the 
proposed development).   
 
Further detail is now provided, as required by the Schedule criteria, on the aspects of the 
environment referred to under section 171A of the 2000 Act.  

 
Section 171A of Planning and Development Act 2000, as amended 
 
The effects of the proposed development on the following factors needs to be evaluated in 
an “environmental impact assessment” as defined under Section 171A of the 2000 Act: 

i. “population and human health;  
ii. biodiversity, with particular attention to species and habitats protected under the 

Habitats Directive and the Birds Directive;  
iii. land, soil, water, air and climate; 
iv. material assets, cultural heritage and the landscape;  
v. the interaction between the factors mentioned in clauses (I) to (IV)” (Section 171A of 

Planning and Development Acts 2000 as amended2). 
The above topics are considered below.  

 
(i) Population and Human Health 
Population 

 
2 As amended by Article 16 of the European Union (Planning and Development ) (Environmental Impact Assessment) 
Regulations 2018.  
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Following a review of the Core Strategy set out in the South Dublin County Development 
Plan 2016-2022 and Tallaght LAP 2020, it is evident that there is a clear mandate for the 
delivery of a significant number of residential units over the lifetime of the Development 
Plans to address the population envisioned for the area.  
 
The following points of the Core Strategy are considered relevant for consideration vis a vis 
the current proposal: 
 
“The Core Strategy identifies capacity for approximately 40,150 housing units in the County 
to 2022. Consolidation and sustainable intensification in established urban and suburban 
areas, through infill development and brownfield redevelopment on ‘REGEN’ zoned lands, is 
a priority.” 
 
“To promote the regeneration of underutilised industrial areas in a manner which enhances 
the local economy and encourages a sequential approach to development;” 
 
Of the projected capacity of 5,412 units in the wider Tallaght area in the Core Strategy, a 
breakdown of that figure indicates an estimated 3,500 unit capacity within the LAP 
boundary.  

 
The REGEN zoned lands are specifically reflected in the Core Strategy and therefore the 
application for residential development at this location is in full compliance with the 
Development Plan.   
 
Human Health 
It is evident from a review of the Core Strategy that the current development aligns with 
the core strategy in terms of addressing the population increase forecast for the county.  
 
Having regard to the nature of the proposed development (i.e. residential units, amenity 
space and childcare facility) effects on human health arising from a residential development 
are more likely to arise during the construction phase and not the operational phase.   
 
However, measures to avoid, minimise or reduce construction impacts will be described in 
the Construction Management Plan. In summary, the  Construction Management Plan (CEMP) 
will address inter alia impacts arising from the demolition of the existing structures on the 
site, construction traffic, dust and dirt, noise and vibration, and pollution control.   
 
It is considered that on the basis of the various mitigation measures outlined in the CMP, no 
likely significant effects on human health will arise during the construction phase. 
 
With regard to the operational phase of the development, it is not considered that there are 
any risks to human health. We note specifically that a  new pedestrian footpath will be 
provided on the southern side of the new access road, linking to the footpath on Belgard 
Road. A network of pedestrian routes is proposed around the new building and throughout 
the landscaping. Furthermore, the secondary restricted access from Colberts Fort will be 
shared surface, allowing a wide pedestrian route from the south. It is proposed to include 
tactile paving and dropped kerbs on all pedestrian crossings to aide safe movement. . A 
Traffic Impact Assessment has been prepared by Curtin Consultants Limited in 
accompanying material submitted herewith.  
 
We note also that the risk of flooding has been minimised. Notably, the Flood Risk 
Assessment from Curtin Consulting Engineers submitted herewith has set out the following: 

“Subject to the items discussed within the Mitigation section of this report, the site 
can be considered:  

o to be at low or appropriate risk of suffering from any form of flooding  
o to be proved to not increase the probability of flooding elsewhere.” 
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(ii) Biodiversity, with Particular Attention to Species and Habitats Protected under 
the Habitats Directive and the Birds Directive 

 
As already referred above, the the Appropriate Assessment Screening Statement 
prepared by the Moore Group concludes for the reasons set out in their report, there will 
be no adverse impact on the integrity of any European sites arising from the proposed 
development, either alone or in-combination with other plans and projects. 
 
In terms of the Appropriate Assessment Screening Report (prepared by The Moore 
Group) accompanying this request, we note the following concluding point: 

“It can be excluded, on the basis of objective information, that the Proposed 
Development, individually or in combination with other plans or projects, will have a 
significant effect on a European site.  
It is the view of Moore Group Environmental Services that it is not necessary to 
undertake any further stage of the Appropriate Assessment process.” 

 
(iii) Land, Soil, Water, Air and Climate 
 
Potential indirect effects from surface water and foul effluent generated during both 
construction and operational phases have been considered in the Appropriate Assessment 
Screening Report, prepared by the Moore Group and which accompany this application. 
The conclusions of these reports have been addressed in the preceding sections and it is 
clear that there are no significant effects on the environment either at construction or 
operational stages of the project.  
 
Again, the Flood Risk report prepared by Curtin Consulting Limited concludes that “Subject 
to the items discussed within the Mitigation section of this report, the site can be considered:  

o to be at low or appropriate risk of suffering from any form of flooding  
o to be proved to not increase the probability of flooding elsewhere.” 

 
This confirms that there is no risk to the environment at construction or operational 
stages.  
 
Overall, and subject to the implementation of recommended mitigation and monitoring 
measures, it is not envisaged that the proposal will not have any significant effect on water 
during the construction phase.  
 
As set out by JAK Consulting Engineers, the report entitled ‘Energy and Sustainability 
Report’ outlines how the proposal complies with European Performance of Buildings 
Directive (EPBD) and Irish Regulations (specifically TGD Part L). The Energy and 
sustainability report includes specific details in relation to mechanical heating solutions, 
ventilation, electrical services, electrical vehicle solutions and building fabric proposed 
including proposed energy standards to be reached.  
 
No significant effects are anticipated on land, soil, water, air or climate during the 
construction phase having regard to the measures to be adopted under the Construction 
Waste Management Plan.  Furthermore, no significant effects are anticipated on these 
aspects of the environment during the operational phase either. 
 
(iv) Material Assets, Cultural Heritage and the Landscape 
 
There is a clear mandate for the development of this site for residential development 
subject to compliance of any forthcoming proposal with the policies and objectives 
contained within the South Dublin County Council Development Plan 2016-2022.  
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We refer An Bord Pleanala to the accompanying material enclosed herewith which sets 
out the compliance of the scheme with these plans. We note specifically the Planning 
Report and Statement of Consistency prepared by Brock McClure Consultants. 
 
We note specifically that the site is zoned REGEN with a stated land use objective to “To 
facilitate enterprise and/or residential-led regeneration”. There is also a clear mandate at 
government level to deliver on residential units at appropriate locations (National 
Planning Framework, Rebuilding Ireland programme, New Apartment Guidelines and New 
Building Height Guidelines). The current site also offers a unique opportunity to deliver 
significant residential development at an accessible location, which is considered 
significant in bringing forward for development key infill sites at key locations. 
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Overshadowing 
 
The current proposal is accompanied by a Daylight and Sunlight Analysis by JAK Consulting 
Engineers which confirms that there are acceptable levels of access to natural daylight, 
overshadowing of adjoining properties is minimised and there is a good level of access to 
daylight and sunlight in the proposed open spaces within the development. In this regard, 
appropriate consideration has been given to the relevant guidance documents and 
specifically ‘Site Layout Planning for Daylight and Sunlight’ (2nd edition) or BS 8206-2: 2008 - 
‘Lighting for Buildings - Part 2: Code of Practice for Daylighting’.  
 
The scheme was revised following a number of iterations of the sunlight and daylight 
analysis, with the scheme amended accordingly, and therefore there is no requirement for 
compensatory design solutions at this stage.  

 
Traffic 
 
An Bord Pleanala will note from a review of the Traffic Impact Assessment submitted by 
Curtins Consulting Limited 

 “the Proposed Development will not result in a material impact on the local transport 
network. It is supported by a high-level accessibility by sustainable modes of transport 
and it located in close proximity to a number of amenities and destinations.” 

 
(v) Interaction between Factors and Cumulative Impacts 
 
It is concluded that  there are no likely significant effects or cumulative impacts anticipated 
arising from the interaction between the factors considered in this Screening Report.  

 
Characteristics of Potential Impacts  
 
In relation to the extent of the impact of the proposed development during the 
construction phase, the vast majority of impacts are local (with no transfrontier impact), 
are acceptable in terms of the magnitude of impact and are temporary, as they will last 
only for the period of construction.   
 
The potential impacts arising during the construction phase are not complex and can be 
addressed by good construction practice that includes, in particular, the mitigation 
measures set out in the the Construction Waste  Management Plan. 
 
It is considered that the proposed development will not have any significant effects on any 
European Site for the reasons referred to in the Appropriate Assessment Screening Report 
prepared by The Moore Group.   
 
The proposed development is consistent with the main provisions of the Tallaght LAP and 
South Dublin County Council Development Plan 2016-2022 and it is considered that the 
effects of the proposed development on the environment during the operational phase will 
not be significant.  Where conflict has arisen in relation to compliance with local planning 
policy, it is adequately addressed in the accompanying Material Contravention Statement. 
 
It is our professional opinion that the proposed development, when considered in 
conjunction with the in-combination effects of other projects or plans, is not likely to have a 
significant effect on the environment.  We note specifically that there are no recent 
applications in the area that will have any significant cumulative environmental impacts 
when considered together with the proposed development. 
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5 ASSESSMENT FINDINGS  
 
This report addresses the information to be provided by the applicant for the purposes of 
screening sub-threshold development for environmental impact assessment. The relevant 
information to be furnished is set out under Schedule 7A of the Planning and Development 
Regulations, 2001, as amended by the 2018 Regulations. Paragraph 4 of Schedule 7A 
requires that: ‘The compilation of the information at paragraphs 1 to 3 shall take into 
account, where relevant, the criteria set out in Schedule 7.’ In this report, the information 
has been set out under the more detailed headings provided for under Schedule 7. In 
effect, this ensures that all of the information required under Schedule 7A has been 
furnished. This facilitates the competent authority in carrying out its EIAR screening 
assessment.  
 
The proposed development does not meet any of the thresholds set out in Schedule 5 of 
the Planning and Development Regulations 2001, as amended, so that it is clear that there is 
no requirement for a mandatory EIAR. The proposed development will not give rise to any 
likely significant impacts on the environment having regard to the sub-threshold 
assessment criteria set out in Schedule 7 of the Planning and Development Regulations 2001-
2018 and taking into account the mitigation measures referred to above.  
 
Therefore, it is our professional opinion that an EIAR is not required.  
 
 

 


