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1.0 INTRODUCTION  

 
This report has been prepared by HRA Chartered Town Planning & Environment Consultants for, and 

on behalf of Dublin City Council in relation to a (Part 8) proposed development by that Authority on 

lands located at Cherry Orchard, Dublin 10.   

 

The proposed development consists of: a proposed section of link road along with associated works, 

foot paths, nature based / SUDS surface water drainage and attenuation, services, cycle paths and 

public lighting, pedestrian crossing point and traffic calming, linking a housing development already 

approved by Dublin City Council (under application No. 4313/22 by resolution of that Council on October 

3rd, 2022) to an existing unnamed road connecting to Ballyfermot Road.   

 

This report presents an examination of the proposed development to determine the likelihood of 

significant effects on the environment, and the requirement or otherwise, for Environmental Impact 

Assessment (EIA).   

 

The author of this report holds qualifications in; ‘Environmental Impact Assessment Management’, 

‘Town & Regional Planning’, and ‘Applied Science Ecological Assessment’.  

 

 

2.0 LEGISLATIVE BASIS FOR EIA SCREENING 

 

The requirement for EIA is founded in EU environmental policy, and specifically the ‘EIA Directive’ on 

the assessment of the effects of certain public and private projects on the environment’ (as amended 

and codified by EU Directive 2011/92/EU1 and amended further by Directive 2014/52/EU2) the EIA 

Directive.  The EIA Directive been transposed into Irish Legislation under both the Planning and 

Development Act 2000 (as amended) (“the Planning Act”), and the Planning and Development 

Regulations 2001 (as amended) (“the Planning Regulations”).    

 

The purpose of EIA is to provide an assessment of the likely significant effects a project will have on 

the environment if carried out, before development consent is given. The potential for ‘significant effects’ 

of a project may arise by virtue of the nature of the activity in relation to the environmental sensitivity of 

its location, the nature of the project, and/or, the characteristics of such impacts.  For the purpose of 

EIA, ‘likely significant effects’ are based on a ‘likelihood’ or ‘possibility’ of significant effects on the 

environment occurring.  A ‘significant’ effect is an effect by reason of its character, magnitude, duration 

or intensity would alter a sensitive aspect of the environment. 

 

The requirement for EIA does not arise in every instance. The first stage in the EIA process is to 

determine whether there is a ‘mandatory’ requirement for EIA causing the preparation of an 

Environmental Impact Assessment Report (EIAR). A mandatory requirement for EIA occurs where the 

proposed development (‘the project’) meets the defined threshold for the project type described in the 

Planning Regulations as transposed from the EIA Directive.  

 

 
1 Directive 2011/92/EU of the European Parliament and of the Council of 13 December 2011 on the assessment of the effects 
of certain public and private projects on the environment (codification) Text with EEA relevance (2011) 
2 Directive 2014/52/EU of the European Parliament and of the Council amending Directive 2011/92/EU on the assessment of 
the effects of certain public and private projects on the environment Text with EEA relevance (2014) 
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Where the project does not meet the EIA project type and related EIA threshold, it is considered ‘sub-

threshold’ development.  At that juncture, and pursuant to the provisions of Article 120 of the Planning 

Regulation, the local authority (Dublin City Council in this instance) in respect to development which it 

proposes to carry out,  is required, to carry out a ‘preliminary examination’ of “at the least, the nature, 

size or location of development” in order to determine the likelihood or otherwise of significant effects 

on the environment that may require the provision of additional information (in the form specified in 

Schedule 7A of the Planning Regulations), or that may require the preparation of an EIAR.  

 

 

3.0 METHODOLOGY   

 
This assessment is based on the statutory provisions for, and best practice guidance in relation to EIA 

Screening which is set out under;  

• The Planning & Development Act 2000 (as amended); 

• The Planning & Development Regulations 2001 (as amended); 

• Office of the Planning Regulator (OPR) Practice Note PN02 Environmental Impact Assessment 

Screening (2021); and 

• EIA, Guidance for Consent Authorities regarding Sub-threshold Development (DoEHLG, 2003). 

 

This assessment has regard also to the statutory provisions of the Dublin City Development Plan 2022-

2028 and other Plans as referenced in this report as necessary.   

 

The structure of assessment for this report adopts the ‘Step-by-Step’ Approach to EIA Screening for 

Development Proposals recommended by the Office of the Planning Regulator as illustrated in Figure 

1 overleaf. 

 

The potential for ‘significant effects on the environment’ takes into account, the potential for ‘direct’, 

‘indirect’, transboundary and/or ‘cumulative’ effects of the proposed development on the receiving 

environment using the source-pathway-target model on specific environmental variables: population 

and human health; biodiversity, with particular attention to protected species and habitats;  land, soil, 

water, air and climate;  material assets, cultural heritage and the landscape; and the interaction between 

the factors. 

 

This assessment has had regard to the project specifications set out in inter-alia the project drawings 

(prepared by Coady Architects), the ‘Engineering Planning Report and the ‘Site Specific Flood Risk 

Assessment’ (SSFRA) (prepared by PUNCH Consulting Engineers); and the Ecological Impact 

Assessment [ECiA] and the ‘Screening Assessment Report in support of the Appropriate Assessment 

Process’ (both prepared by Ecology Ireland Ltd.).  These specifications and any other ancillary reports 

will be cited where relevant during this assessment.  
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Figure 1 OPR recommended step-by-step approach to EIA Screening 
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4.0 APPRAISAL 

 
4.1 ‘STEP 1’ UNDERSTANDING THE PROPOSAL  

 
4.1.1 Characteristics of the Location  

 

The proposed ‘Link Road’ development is located in the Dublin suburb of Cherry Orchard, 

approximately 7km west of Dublin City and inside the M50 motorway between junction 7 (N4) and 

junction 9 (N7 ‘Redcow’).  

 

The area of the proposed development measures 0.279ha and is situated at the northeastern side of 

the approved ‘Part 8’ scheme of residential development consisting of 172 residential dwellings 

(approved separately by DCC under its application No. 4313/22) as illustrated in Figure 2 below. The 

extent of the proposed link road is illustrated in red outline.  

 

 

 

 

 
Figure 2a (above) Extract of Proposed Site Layout Plan  
(Coady Architects Drawing: ‘Site Masterplan – Road Application CHE-COA-00-ZZ-DR-A 0564’) 
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Figure 2b (above) Extract of Proposed Site Layout Plan  
(Coady Architects Drawing: ‘Site Masterplan – Road Application CHE-COA-00-ZZ-DR-A 0564’) 

 

 

The proposed ‘Link Road;’ is intended to facilitate access between that approved scheme of 

development and an existing unnamed road connecting to the Ballyfermot Road (Regional Road R833) 

to the north in addition to the approved access via Cherry Orchard Green. The proposed Link Road 

access was not advanced with the original housing scheme proposal pending resolution of land title at 

that time which has now been resolved.   

 

The proposed Link Road will provide a secondary vehicular, pedestrian and cycle route access to the 

already approved Part 8 housing scheme extending to a length of circa 115m.  The Link Road will 

supplement the already approved vehicular access provided as part of the housing development which 

connects to the existing public road network via Cherry Orchard Green Road at the southwestern 

extremity of that approved development. It is intended that both access arrangements will operate 

simultaneously.   

 

The extent of the proposed Link Road development in the context of the approved housing development 

is illustrated in Figure 3 below.    
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Approved Access to 
Cherry Orchard Green 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3 Proposed link Road shown in context of approved housing development on adjacent lands 

 

 

The surrounding area comprises a mix of built-up urban and suburban landuse activities including 

established and new residential estates and social and sporting infrastructure and services.  The 

established housing stock is relatively dense but of low scale primarily two-storey terrace reflective of 

this suburban neighbourhood.   

 

The ecological site evaluation undertaken for the subject site, concludes that the habitat of the site has 

been categorised (in accordance with Fossitt (2000) habitat classification system) of lower local 

importance to biodiversity, comprising modified/man-made habitats where the principle habitats 

including: buildings and artificial surfaces (BL3), amenity grassland (GA2) and horticultural land (BC2) 

which are of low local importance. No designated natural amenity areas occur within the site.  

 

When combined, the total area of the proposed Link Road (0.279ha) and the site of the approved 

Housing Development (6 hectares) measures circa 6.279ha.   

 

It is understood that the proposed Link Road will be constructed concurrently with or following 

completion of the approved housing development.  Post construction, the proposed Link Road will 

provide connection between the approved housing scheme and the Ballyfermot Road to the north, and 

will facilitate access and permeability between Ballyfermot Road and Park West to the south via Cherry 

Orchard Green Road through the approved housing scheme.  

  

 

 

 

Approved Housing Development 

Proposed Link Road 
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Figure 4 Extract from Dublin City Development Plan 2022-2028  
Landuse Zoning map (‘Map D’)  

 

 

Locational landuse objectives and designations 

 

The proposed development is situated within the operational area of the Dublin City Development Plan 

2022-2028 and occurs on land that is partially zoned ‘Sustainable Residential Neighbourhoods – Zone 

Z1’ and on land that has a stated ‘Roads Objective’.  That ‘Zone Z1’ zoning objective seeks as its title 

suggests, to facilitate sustainable residential neighbourhoods and, “to ensure that adequate public 

transport, in conjunction with enhanced pedestrian and cycling infrastructure, provides such residential 

communities good access to employment, the city centre and the key urban villages in order to align 

with the principles of the 15-minute city”. The Roads objective applicable to this site is part of an 

objective to provide access and permeability between Ballyfermot Road to the north, and Cherry 

Orchard Avenue (Park West) to the south, through the site of the adjacent approved housing scheme 

and its connection to Cherry Orchard Green.  The zoning provisions and road’s objective (shown in 

dotted line) is illustrated in Figure 4 below.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

These objectives are consistent with the overarching urban design framework and guiding principles for 

the development which has been formulated for the subject site as part of the wider ‘park West / Cherry 

Orchard urban area designed in the Chapter 13 of the Dublin City Development Plan as ‘Strategic 

Development Regeneration Area- SDRA 4 – Park West / Cherry Orchard.  Amongst the objectives 

set out for SDRA 4 Park West / Cherry Orchard and relevant to the proposed Link Road is the objective 

to “Enhance accessibility and connectivity both within the Park West - Cherry Orchard area and to the 

surrounding areas to service the remaining development sites”.  The approved housing scheme and 

the proposed Link Road are consistent generally with these Development Plan objectives.   

 

The subject site does not include any archaeological (national monuments), built heritage (protected 

structures or areas of architectural conservation), natural or visual amenity feature of conservation value 

or designation set out in the Dublin City Development Plan. The spatial extent the proposed 

development relative to designated natural amenity areas is illustrated on appendix 1.   

 

Proposed Link Road 

Approved housing development 
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In addition to the provisions of the Dublin City Development plan, the subject site is located also within 

the functional area of the Dublin City Council prepared Park West + Cherry Orchard Local Area Plan 

(LAP) 2019 (as extended to 20293).  Within that LAP, the proposed link road is situated adjacent to 

designated as Key Development Site - ‘Site 1’ which encompasses the area under which the approved 

housing scheme is located and identified for Residential use with enhanced connectivity through the 

site between Cherry Orchard Green road and the Ballyfermot Road.  That LAP acknowledges that the 

approved housing scheme is under construction and confirms the intention for DCC to advance the 

consent process for the proposed new Link Road.  The proposed link road is consistent with the 

objectives of that LAP. 

 

Both the ‘Dublin City Development Plan 2022-2028’ and the ‘Park West + Cherry Orchard Local Area 

Plan’ (LAP) 2019 (as extended) have been subject to Strategy Environmental Assessment as part of 

the preparation of those plans.  

 

 

 

4.1.2 Characteristics of the Proposed Development 

 

The characteristics of the project, as referenced in the public notices, consist of the following:   

• construction of a section of Link Road (0.279 hectares in area) linking the granted residential 

development ref 4313/22 (comprising 172 no. dwellings) to Ballyfermot Road along with 

associated works, foot paths, nature based / SUDS surface water drainage and attenuation, 

services, cycle paths and public lighting, pedestrian crossing point and traffic calming; 

 

• Provision for 2 no. accessible parking spaces to the south of this section of the link road; 

 

• Provision for a gated vehicular and pedestrian access from the link road at the North east corner 

premises / grounds of Cherry Orchard Football Club which is situated on lands to the south of 

this section of the link road; 

 
• Removal of all existing palisade fences and gateways on the subject lands and re alignment of 

and appropriate treatments to the boundaries to HSE lands at St. Loman’s Nursing home to 

facilitate connection of the link road to the unnamed road frontage to St. Loman's which leads 

to the Ballyfermot Road 

 

The design of the proposed Link Road indicates a 6m wide road with accompanying 2m cycle path and 

2m wide pedestrian footpath either side (total width of circa 14m) with dedicated pedestrian crossing 

point.  The design arrangement provides for a modified vehicular access to the existing Cherry Orchard 

Football club situated adjacent to the east of the subject site by way of reconfiguration of its entrance 

to tie-in with the proposed Link Road, and provision of surface water management areas.  

  

The engineering specifications referenced in the ‘Engineering Planning report’ prepared by PUNCH 

Consulting Engineers, include provision of specific storm water drainage for the proposed Link Road 

(separate from the foul water networks) consistent with the Sustainable Urban Drainage System (SuDS) 

Manual (2015) and the ‘Greater Dublin Strategic Drainage Study’, and the ‘Recommendations for Site 

 
3 By resolution of Dublin City Council (September 2024) 
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Development Works for Housing Areas’ (DoEHLG). The surface water management arrangement 

includes for on-site management and attenuation of surface water generated from the proposed link 

road, and bio-retention areas. 

 

Construction  

 
Construction programming and sequence are set out in the Outline Construction & Environmental 

Management Plan (Punch Consulting Engineers Document CHE-PUNCH-LR-XX-RP-C-0008) which 

estimates a 6-month single phase construction programme to run concurrently with the construction 

programme of the approved housing scheme.  That Plan does not envisage requirement to introduce 

temporary road closures or temporary traffic light signals to facilitate construction of the proposed 

development. There are also currently no proposals to amend the existing local access arrangements 

to the surrounding areas. 

 

That outline report does not identify any ‘out of the ordinary’ construction processes. It is assumed that 

all construction related activity will be undertaken in accordance with best practice and industry 

guidance and shall adhere to relevant emission, discharge and noise limit thresholds during 

construction as per a detailed contractor prepared management plan recommended.  construction 

management plan prior to commencement of development. Opportunity for construction discharge to 

open watercourses is unlikely in the absence of watercourses traversing or adjacent to the site and any 

discharge of waters downstream.    

 

 

Landuse Activity and Frequency/Duration 

 

The proposed development is intended to provide a permanent public accessible road for access and 

permeability to the approved housing scheme and improved access and permeability to the surrounding 

urban neighbourhood. The Construction phase is temporary. The operation phase of the development 

and its residential use and associated services would be permanent. The proposed development will 

facilitate the increased anthropogenic use of this area by way of increased human activity generated by 

the introduction of vehicular traffic and movements, pedestrian and cycle use.  

 

 

Surface Water Management  

 
The proposed SuDS measures are tasked to attenuate surface water within the site of the proposed 

Link Road and restrict the outflow from the site where relatively small volumes of rainwater collected 

will enter the public sewer network only in the event of long duration storms but limited to 2l/s.  In 

ordinary scenarios, storm water run-off collected from the Link Road site via gullies is to be attenuated 

within the site in a combination of SuDs and nature based surface water management solutions 

including bio-retention areas, permeable pavers and a detention basin located in a landscaped area 

adjacent to the road (as illustrated on proposed layout and engineering design drawings) before 

discharging into the adjacent ‘Cherry Orchard Affordable Housing Scheme’ drainage network. 
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4.1.3 Other Relevant Studies/Assessments  

This assessment is cognizant of, and refers to a number of technical assessments submitted with the 

planning proposal including; the Site Specific Flood Risk Assessment prepared by PUNCH Consulting 

Engineers and the Ecological Impact Assessment with accompanying Appropriate Assessment 

Screening report prepared by Ecology Ireland.  These reports will be referenced further in this report 

with summaries are presented below for consideration of the potential sensitivity environmental 

baseline.  

 

 
Flood Risk Assessment  

The Site Specific Flood Risk Assessment (‘SFRA’) prepared by the project engineer – Punch Consulting 

in accordance with National guidelines -  ‘The Planning System & Flood Risk Management Guidelines’ 

confirms that the project site is located in Flood Zone C for fluvial and coastal flood risk where the 

probability of flooding from rivers and the sea is low (less than 0.1% AEP or 1 in 1000 for both river and 

coastal flooding)4 The SFRA confirms that the proposed surface water drainage network will manage 

run-off arising during a 1 in 100-year storm with no flooding of the network while allowing a 20% increase 

in flows for climate change and limiting flow from the development to the greenfield run-off rate, and, 

that the proposed development will not increase the risk of flooding elsewhere. 

 

 
‘Appropriate Assessment’ Screening  

The Appropriate Assessment Screening report prepared by Ecology Ireland has had regard to 

appropriate best practice guidance including: ‘Assessment of Plans and Projects significantly affecting 

Natura 2000 sites: Methodological guidance on the provisions of Article 6(3) and (4) of the Habitats 

Directive 92/43/EEC (European Commission, 2001); and, Appropriate Assessment of Plans and 

Projects in Ireland: Guidance for Planning Authorities. Department of the Environment, Heritage and 

Local Government (DoEHLG, 2010).   

 

The assessment considers 8 Natura 2000 (5 Special Area of Conservation (SAC) and 3 Special 

Protection Area (SPA) sites) sites located within the 15km zone of assessment applied in this instance 

which include:  

• Rye Water Valley/Carton SAC 001398  

• Glenasmole Valley SAC 001209  

• S. Dublin Bay SAC 000210  

• Wicklow Mts. SAC 002122  

• N. Dublin Bay SAC 000206 

• South Dublin Bay & R. Tolka Estuary SPA 004024  

• Wicklow Mts. SPA 004040  

• N. Bull Is. SPA 004006  

 

The Screening Assessment confirms that direct habitat loss to any Natura 2000 site can be ruled out 

given that the subject site is located within an urban setting and the development footprint is not within 

or closely adjacent to any designated conservation sites, nor does it require any resources from these 

sites. 

 

 
4 Flood Risk Management Guidelines  
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The potential for indirect effects was assessed with consideration of the potential indirect habitat loss 

or deterioration of downstream designated sites could potentially occur from the effects of run-off or 

discharge of pollution into the aquatic environment arising during construction or during operational 

phases.  However, the potential for such risk caused by hydrological medicated impacts was determined 

negligible for several reasons relating primarily to; the absence of open watercourses on or adjacent to 

the development site meaning that uncontrolled run-off during the construction phase is extremely 

unlikely; the distance from downstream coastal Natura 2000 sites and the potential dispersion and 

dilution of any pollutants arising on site would be such as to make any measurable impacts highly 

unlikely; the availability and capacity of municipal water supply and wastewater services; and the 

surface water management arrangements which includes collection, storage and controlled discharge 

of surface water which will negate potential hydrocarbon polluted run-off in excessive levels.   

 

Having regard to the nature, size and location of the proposed development, it is noted that that 

assessment confirms that possible impacts arising from the proposed project or in-combination with 

other plans and projects; is not likely to have a significant negative effect on any of the Natura 2000 

sites identified within the zone of influence in terms of their qualifying interests and conservation 

objectives.  Therefore, consistent with the methodological guidance, the requirement for Stage 2 

‘Appropriate Assessment’ was not deemed required. 

 

 

4.1.4 Whether the proposed development is or is not ‘Sub-threshold’ 

 

 

The prescribed ‘projects’ for the purpose of mandatory EIA are set out in Part 1 and Part 2 of Schedule 

5 of the Planning & Development Regulations 2001 (as amended) (‘The Regulations’).   

 

The proposed development as examined above, is not a project type expressly listed in either Part 1 or 

Part 2 of Schedule 5 of those Regulations.  The closest relatable project type is set out under Project 

type ‘10’ of Part 2 ‘Infrastructure projects’ which has been referenced in Column 1 of Table 1 below.  

The corresponding threshold for mandatory EIA relevant to this project is set out in Column 2.  

Evaluation of the proposed development against the project type and threshold limit for the purpose of 

this assessment is set out in Column 3. 
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Column 1 

Legislative Provision 

Column 2 

Mandatory EIA Threshold 

 
Column 3 

Evaluation for the purpose of the 
assessment 

 

Planning and Development 

Regulations 2001 (as 

amended), Schedule 5, 

Part 2:Project 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 paragraph, “business district” 

means a district within a city or town 

in which the predominant land use is 

retail or commercial use.) 

 

The area of the proposed Link 

Road, whilst urban in location and 

purpose, measuring 0.279ha is 

substantially below the 10-hectare 

EIA threshold.  When considered 

cumulatively with the approved 

housing development which the 

road is intended to serve (approved 

under planning No. 4313/22), the 

area of that combined development 

at 6.279ha is still substantially 

below the EIA threshold  

Planning and Development 

Regulations 2001 (as 

amended), Schedule 5, 

Part 2:Project 10(dd): 

 

All private roads which would exceed 

2000 metres in length. The proposed road is not intended 

as a ‘private road’ and is 

substantially below this EIA 

threshold. 

   Table 1   Screening Matrix for Mandatory EIA 

 

Given that the proposed development is not a specific project type scheduled in the EIA Directive (and 

Schedule 5 of the Planning Regulations), and does not exceed the threshold applicable to ‘infrastructure 

projects’, the project can be considered ‘sub-threshold’ and, there is no requirement for mandatory EIA. 

 

 
 
4.2 ‘STEP 2’ PRELIMARY EXAMINATION  

 
Following determination in the previous section that the project is ‘sub-threshold’, this assessment then 

proceeds to ‘Step 2’ ‘Preliminary Examination & Conclusion’ to determine whether the project would 

or would not, give rise to a requirement for EIA.   

 

This preliminary examination gives consideration to the nature, the size and the location of the 

proposed ‘sub-threshold’ development in order to determine a requirement for environmental impact 

assessment and the preparation of an Environmental Impact Assessment Report (EIAR) in respect to 

that ‘sub-threshold’ development.   Consistent with the provisions of Article 120 of the Planning and 

Development Regulations 2001 (as amended), the conclusions from the preliminary examination are 

intended to confirm one of the following;  

(i)  there is no real likelihood of significant effects on the environment arising from the proposed 

development, or 

(ii)  there is significant and realistic doubt in regard to the likelihood of significant effects on the 

environment arising from the proposed development; or 

(iii)  there is a real likelihood of significant effects on the environment arising from the proposed 

development.  

 

Where there is no real likelihood of significant effects, it can be concluded that EIA for the ‘sub-threshold’ 

development is not required.  Where there is significant and realistic doubt, the provisions of Article 120 

instruct that the Authority shall prepare, or cause to be prepared, the information specified in Schedule 
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7A (of the aforementioned regulations) for the purposes of a screening determination.  Where there is 

a real likelihood of significant effects, then the proposed development will be subject to environmental 

impact assessment and cause an environmental impact assessment report (EIAR) to be prepared. 

 

The ‘Nature’, the ‘Size’ and the ‘Location’ of the proposed sub-threshold development is examined in 

the following sections: 

 

 

4.2.1 The Nature of Development   

 
The nature of development relates essentially to the provision of a link road which will connect the 

approved housing development to the Ballyfermot Road to the north, and that will facilitate improved 

access and permeability in the neighbourhood generally through to Park West to the south with 

associated pedestrian and cycle lane infrastructure, and public lighting.   

 

The proposal will result in the development of an underutilised piece of urban land for urban related 

infrastructure. The proposed Link Road will facilitate the increased anthropogenic use of this area 

by way of increased human activity generated by the introduction of vehicular traffic and movements, 

pedestrian and cycle use which does not currently exist.  The introduction of this activity is 

considered not just in the context of the construction of the road itself, but also cumulatively, in its 

intended function to facilitate an access road to the approved housing development on the adjacent 

lands for which will provide for 172 units. At the same time, it is not expected nor anticipated that all 

vehicular, pedestrian and cycle traffic generated by that approved housing development will use this 

road solely as the approved scheme is serviced also by a separate access to the south on Cherry 

Orchard Green.   

 

The nature of the Link Road is commensurate with established urban and suburban land use 

activities occurring within the surrounding area. The nature of development is reflective of the spatial 

development objectives set out in both the Dublin CDP 2022-2028 and the Park West + Cherry 

Orchard LAP 2019 (as extended) in terms of (facilitating and enhancing) the residential use (of the 

adjacent lands) within a designated ‘Strategic Development Regeneration Area’) (“SDRA 4 – Park 

West / Cherry Orchard”) and where the objectives of both those plans have been subject to Strategic 

Environmental Assessment. Furthermore, the provision of connectivity from the Ballyfermot Road to 

the north through to Park West to the south (via the site of the approved housing development ref: 

4313/22), is an express ‘Roads Objective’ of the Dublin City Development Plan 2022-2028 and is an 

express development objective set out in the LAP under ‘Key Development Site’ (‘Site 1’).   

 

The nature and function of the proposed Link Road is compatible with the surrounding landuses and 

would not impede the function of other landuse or environmental objectives identified for the area or 

otherwise set out in either of those Plans.  The nature of development will not result in the production 

of any significant or adverse waste or result in emissions or pollutants and is not an activity that is 

intended or is likely to give to significant adverse effects on the environment. The potential, therefore, 

for significant effects on the environment due to the nature of the proposed development can thus 

be ruled out. 
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4.2.2 The Size of Development  

 
The scale and design of the proposed Link Road is commensurate with and appropriate to its 

function. It includes a two-lane public carriageway with associated footpath and cycle lane to either 

side.  The proposed Link Road will connect into the existing carriageway of the unnamed road 

extending south from Ballyfermot Road, and, will connect into the design of the approved housing 

scheme on adjacent lands to the south for which it is intended and consistent in length to meet the 

specific ‘Roads Objectives’ as identified in the Dublin City Development Plan and the 

aforementioned LAP for this specific location. 

 

The proposal includes Sustainable Urban Drainage (SuDS) and nature-based measures to manage 

surface water run-off generated from the road.  The size of the SuDS measures - intended to mimic 

natural drainage patterns providing areas to store water & slow the flow of water to reduce flood risk 

in urban areas & reduce the volume of runoff reaching drains & watercourses - are designed 

proportionate to calculated (rainwater) requirements of the proposed Link Road.  These SUDs and 

nature-based solutions can result in a modest but positive effect by contributing to local biodiversity 

and ecology and environmental protection through; the retention and/or creation of natural 

ecosystems that can contribute to the amenity of the area and that can filter sediment & 

contaminants from runoff which improves quality of run-off water and downstream discharge. 

 

The provision and size of SuDS as part of the proposed Link Road is consistent with Objective 

SDRA01 of the Dublin City Development Plan which states (in relation to ‘Surface Water 

Management’ that: “All development proposals [within the SDRA areas] should provide for 

sustainable surface water management including climate change provisions and the installation of 

sustainable drainage systems (SuDS) in order to reduce surface water runoff and potential flooding”.  

 

The potential, therefore, for significant effects on the environment due to the size of the proposed 

development can thus be ruled out.   

 

 

4.2.3 The Location of Development  

 

The proposal will result in the effective utilisation of underutilised urban land for urban related uses.  

The location of the development presents no inherent environmental sensitivity.  The locational 

characteristics discussed in Section 4.1 confirm that the ecological value of the subject site is low.  

The proposed development is not located within or adjacent to any features of archaeological, built, 

natural or visual amenity value which are protected by designation or within such a protected area. 

 

The potential for significant direct effects on the natural environment or on designated European 

sites has been ruled out in the separate ‘AA Screening’ report.  Notwithstanding the hydrological 

connections that exist between the subject site and designated sites downstream, Section 2.4 of the 

AA Screening report (‘Elements of the Project Likely to Impact on the Natura 2000 Sites’) dismisses 

the potential for significant indirect effect on those sites or qualifying features as negligible for several 

reasons.  This includes; the limited amount and frequency of solid or sediment loaded surface water 

discharging from the site in an uncontrolled manner; the likelihood of dilution occurring in the event 

of any such discharge; and, the normal engineering surface water design measures which are 

required under the provisions of the Dublin City Development Plan (objective SDRAO1) to be applied 
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to development proposals in every instance, not just for the purpose of protecting designated natural 

amenity sites or features.  

 

The location of the proposal would not give rise to any permanent adverse interference to the local 

or wider (human) population by reason if its location given the established pattern or urban 

development and its consistency with the spatial development and roads objectives for this area set 

out in the statutory Dublin City Development Plan.  

 

The potential, therefore, for significant effects on the built, natural, visual or human environment due 

to the location of the proposed development can thus be ruled out. 

 

 

The above appraisal of the Nature, Size and Location of the project, presents a reasonable and logical 

conclusion that no real likelihood of potential for adverse effect is likely to occur. 

 

 

5.0 EIA SCREENING DETERMINATION 

 

The proposed development is a ‘sub-threshold’ development where there is no mandatory requirement 

to undertaken EIA.  

 

Further to the provisions of Article 120 of the Planning and Development Regulation 2001 (as 

amended), it can be concluded from the findings of the preliminary examination of the nature, size and 

location of the proposed ‘sub-threshold’ development, taking into consideration also; the probability, 

duration and frequency of potential impacts; and a cumulative consideration of the proposal with other 

landuse activities including specifically, the approved housing development situated on adjacent lands, 

that: there is no real likelihood of significant effects on the environment arising from the proposed sub-

threshold development; and, EIA is not required.  In light of the findings of this preliminary examination,  

the provision of additional information  in the form of that specified in Schedule 7A of The Planning and 

Development Regulations 2001 is not considered necessary.       
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Appendix 1 Designated Natural Amenity Areas relative to the subject site. 

 

 


