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1

Introduction
This report provides an Environmental Impact Assessment screening for a Part 8 housing
development consisting of an area of land measuring 0.756 ha located at Lindisfarne, Clondalkin,
Dublin 22. The Part 8 process is being pursued by South Dublin County Council.

2

Site and Location

2.1

Description of the Site and Surrounding Area
The site is irregular in shape and flat. It is located immediately south of the Lock View Road
(sometimes marked as Bawnogue Road) in Clonburris Great. The site is located approximately
145m south of the Grand Canal. To the south of the site is the Lindisfarne housing estate,
consisting of a mix of two-storey terraced housing in a mature suburban setting. The northern
fringe of the site includes a pedestrian footpath and a line of trees. Two pedestrian links
connects the bus stop, located to the north of the site, to two different access points to
Lindisfarne Lawn.
The houses to the south of the site are separated by a wall, some of which is covered by
overgrown bushes and hedges. To the exception of trees and along the Lock View Road, the site
is greenfield.
The Talbot Senior National School is located 400m south east of the site and a local centre is
located c.500m in the same direction. The north bank of the canal bounds the recently approved
Clonburris Strategic Development Zone Planning Scheme.
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Figure 1: General site location (map source: OSI)

Population data was extracted from the Central Statistics Office (CSO) Census of Population
2016. The site forms part of Small Area no.267049036 where the population density is 3,783.6
person per sqkm. Such density can be described as one of the highest densities of housing.
However, the density is comparatively lower than other small areas in the vicinity.
Plates 1 to 4 – Application site at Lindisfarne
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2.2

Environmental Sensitivity of the Site
The National Groundwater Vulnerability of the site is classified as High (M). The Geological
Survey Ireland mapping indicates the site is classified as limestone. The EPA mapping indicates
the majority of the site subsoil is classified as built form.
A review of the OPW’s flood maps does not show any flooding designations.
The site is located c.150m away from the Grand Canal, a proposed Natural Heritage Area.
Air Zone: Zone A Dublin Conurbation
Location: Dublin
Source: Environmental Protection Agency
Scientific Score: 1
Date: July, 2015
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Proposed Development
The proposed development consists of 28 residential units.
The breakdown of units proposed is:
•
•
•
•
•
•

2 no. 1 bedroom duplex apartments (type D2U)
2 no. 3 bedroom duplex apartments (type D2U)
9 no. 3 bedroom houses (type B4 – 4 persons)
7 no. 3 bedroom houses (type B5 – 5 persons)
5 no. 3 bedroom houses (type H5 – 5 persons)
3 no. 3 bedroom houses (type K5 – 5 persons)

The duplex units are split into two duplex blocks, which are 3-storey high. All houses are twostorey high. All units will be provided with on-street car parking.
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A new hammerhead will be created to the north of Melrose Avenue and of Lindisfarne Lawn to
allow vehicular access to the proposed units. In addition, a new access will be created via
Lindisfarne Green to the south.
Landscaping works is proposed to boundaries, ancillary works to landscape housing areas and
all necessary associated ancillary works on the site and adjacent areas. Five existing trees will be
relocated.
Figure 2: Proposed Development Layout
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Planning Policy
The South Dublin County Development Plan 2016-2022 applies. The part 8 lands are zoned RES
‘to protect and/or improve residential amenity’. Residential is permissible in principle. No other
designations apply to the site.
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Screening

5.1

European Directive as amended and associated transposing Regulations
The primary objective of the EIA Directives is to ensure that projects which are likely to have
significant effects on the environment are subject to an assessment of their likely effects.
Directive 2014/52/EU amending Directive 2011/92/EU on the assessment of the effects of
certain public and private projects on the environment came into effect on May 16th, 2017. The
European Union (Planning and Development) (Environmental Impact Assessment) Regulations
2018 (S.I. No. 296 of 2018) transpose the requirements of Directive 2014/52/EU, amending
previous Directive 2011/52/EU, on the assessment of the effects of certain public and private
projects on the environment (the EIA Directive) into planning law with effect from 1st September
2018. The regulations amend the Planning and Development Regulations 2001.
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Directive 2014/52/EU does not make any amendments to the list of projects set out in the two
annexes to the 2011 Directive. In the Irish legislation, Annexes I and II are broadly transposed by
way of the Planning and Development Regulations 2001, as amended, in Schedule 5 Parts 1 and
2, with national thresholds added to certain Part 2 classes of development.
Schedule 5 Part 1 projects require EIA if the stated threshold set therein has been met or
exceeded or where no thresholds are set.
Schedule 5 Part 2 projects meeting or exceeding national thresholds set out therein, or where
no thresholds are set, require EIA.
Schedule 5 Part 2 Sub-threshold projects require screening for EIA, except in cases where the
likelihood of significant effects can be readily excluded.
The new Annex II A, is transposed into the Planning and Development Regulations 2001 as
amended by the insertion of schedule 7A – “information to be provided by the applicant or
developer for the purposes of screening sub-threshold development for environmental impact
assessment.”
Art 92 of the Planning and Development Regulations 2001 as amended provides that:
“sub-threshold development” means development of a type set out in Part 2 of Schedule 5 which
does not equal or exceed, as the case may be, a quantity, area or other limit specified in that
Schedule in respect of the relevant class of development;

5.2

Planning and Development Regulations 2001-2019
The first stage of EIA screening is provided in Art 120 of the Planning and Development
Regulations 2001 as amended (S.I. No. 296/2018 - European Union (Planning and Development)
(Environmental Impact Assessment) Regulations 2018.
Art 120 (1) (a) provides that;
“where the authority proposes to carry out a subthreshold development, the authority shall
carry out a preliminary examination of, at the least, the nature, size or location of the
development”
Art 120 (1) (b) provides that after the preliminary examination is carried out, and where the local
authority concludes, based on such preliminary examination, that—
“(i) there is no real likelihood of significant effects on the environment arising from the proposed
development, it shall conclude that an EIA is not required,
(ii) there is significant and realistic doubt in regard to the likelihood of significant effects on the
environment arising from the proposed development, it shall prepare, or cause to be prepared,
the information specified in Schedule 7A for the purposes of a screening determination, or
(iii) there is a real likelihood of significant effects on the environment arising from the proposed
development, it shall—
(I) conclude that the development would be likely to have such effects, and
(II) prepare, or cause to be prepared, an EIAR in respect of the development.”
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Accordingly, Schedule 7A is triggered if there is significant and realistic doubt in regard to the
likelihood of significant effects on the environment. Subsection (1b) in summary provides where
the local authority prepares, or causes to be prepared, the information specified in Schedule 7A,
then the information shall be accompanied by any further relevant information and may be
accompanied by a description of the features, if any, of the proposed development and the
measures, if any, envisaged to avoid or prevent what might otherwise have been significant
adverse effects on the environment of the development.
The Regulations provide that where any person considers that a development proposed to be
carried out by a local authority would be likely to have significant effects on the environment,
he or she may, at any time before the expiration of 4 weeks beginning on the date of publication
of the notice apply to the Board for a screening determination as to whether the development
would be likely to have such effects.

5.3

Criteria for determining whether development should be subject to an environmental impact
assessment
Schedule 7 provides the following criteria for assessment
1. Characteristics of proposed development
The characteristics of proposed development, in particular—
(a) the size and design of the whole of the proposed development,
(b) cumulation with other existing development 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,
(c) the nature of any associated demolition works,
(d) the use of natural resources, in particular land, soil, water and biodiversity,
(e) the production of waste,
(f) pollution and nuisances,
(g) 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, and
(h) the risks to human health (for example, due to water contamination or air pollution).
2. Location of proposed development
The environmental sensitivity of geographical areas likely to be affected by the proposed
development, with particular regard to—
(a) the existing and approved land use,
(b) the relative abundance, availability, quality and regenerative capacity of natural resources
(including soil, land, water and biodiversity) in the area and its underground,
(c) the absorption capacity of the natural environment, paying particular attention to the
following areas:
(i) wetlands, riparian areas, river mouths;
(ii) coastal zones and the marine environment;
(iii) mountain and forest areas;
(iv)nature reserves and parks;
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(v) areas classified or protected under legislation, including Natura 2000 areas
designated pursuant to the Habitats Directive and the Birds Directive and;
(vi)areas in which there has already been a failure to meet the environmental quality
standards laid down in legislation of the European Union and relevant to the project, or
in which it is considered that there is such a failure;
(vii)densely populated areas;
(viii) landscapes and sites of historical, cultural or archaeological significance.
3. Types and characteristics of potential impacts
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.
5.4

Section 28 Guidelines for Environmental Impact Assessment
The revised Guidelines for Planning Authorities and An Bord Pleanála on carrying out
Environmental Impact Assessment August 2018 were issued under section 28 of the Planning
and Development Act 2000, as amended, replacing the 2013 Guidelines, and accordingly
planning authorities and An Bord Pleanála are required to have regard to them in the
performance of their planning functions.

5.5

Sub Threshold Development and the Current Part 8 Proposal
Sub-threshold projects in Schedule 5 Part 2 require screening for EIA, except in cases where the
likelihood of significant effects can be readily excluded.
Schedule 5 Part 2 provides the following relevant projects/thresholds.
10. Infrastructure projects
(a) …
(b) (i) Construction of more than 500 dwelling units.
(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.
..
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(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.(our emphasis).
Having regard to the above thresholds, the application for 28 dwellings on a site of 0.756 ha
(with associated parking) may be described as sub threshold development.

5.6

Methodology
The screening has had regard to the following:
• Planning and Development Act 2000 as amended
• Planning and Development Regulations 2001 as amended
• Directive 2014/52/EU of 16 April 2014 amending Directive 2011/92/EU
• The European Union (Planning and Development) (Environmental Impact Assessment)
Regulations 2018 (S.I. No. 296 of 2018)
• Draft Guidelines on the information to be contained in Environmental Impact
Assessment Reports, Environmental Protection Agency, 2017
• Environmental Impact Assessment of Projects: Guidance on Screening, European
Commission, 2017
• Guidelines for Planning Authorities and An Bord Pleanála on carrying out
Environmental Impact Assessment August 2018
• Environmental Impact Assessment (EIA) Guidance for Consent Authorities regarding
Sub-threshold Development 2003
• Circular Letter: PL 05/2018 27th August 2018 Transposition into Planning Law of
Directive 2014/52/EU amending Directive 2011/92/EU on the effects of certain public
and private projects on the environment (the EIA Directive) and Revised Guidelines for
Planning Authorities and An Bord Pleanála on carrying out Environmental Impact
Assessment.
• Circular Letter: PL 10/2018 22 November 2018 Public notification of timeframe for
application to An Bord Pleanála for screening determination in respect of local
authority or State authority development

6

Assessment against Criteria

6.1

Assessment
The ‘Environmental Impact Assessment (EIA) Guidance for Consent Authorities Regarding SubThreshold Development’, groups criteria for deciding whether or not a proposed development
would be likely to have significant effects on the environment under three headings which
correspond to the updated Schedule 7.
Schedule 7 criteria for determining whether development listed in part 2 of schedule 5 should
be subject to an environmental impact assessment.
• Characteristics of the proposed development.
• Location of the proposed development.
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•

Characteristics of potential impacts.

Accordingly, the proposed development is assessed for screening purposes under the following
headings.
Characteristics of proposed development
The characteristics of proposed development, in particular—
(a) the size and design of the whole of the proposed development,
The proposed development is for 28 residential units, with associated landscaping and parking
as described above in section 2.
The proposed density is c.37 units per hectare as calculated in the architect’s report, the houses
are limited to two storeys and the duplex units are three storeys high.
The design of the proposed development can be described as terraced suburban housing, very
similar to that of other housing developments in the vicinity of the Part 8 site. The size of the
proposed development is small in terms of housing schemes and makes use of residentially
zoned lands in the settlement boundary as indicated in the County Development Plan. Having
regard to the modest size and design of the proposal, it is not considered that it would be likely
to have significant effects on the environment.

(b) cumulation with other existing development 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,
Application site
There is no recent planning history on the application site.
Wider area
In the wider area there are a number of recent permissions for domestic extensions, most of
which are over ten years old. The most recent and closest record found on the Planning
Authority’s website related to a Part 8 development for 59 Rapid housing units approved in
February 2017 (PA.Reg.Ref. SD168/0007). The subject site of this Part 8 is located some 500m
south, immediately to the north of Deansrath Community College. It is reiterated here that the
site lies south of the Clonburris SDZ Planning Scheme, located to the north of the canal.
However, there is currently no permitted development of relevance on the north bank either.
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Figure 2: Extract from South Dublin County Council’s website indicating planning applications made in
the vicinity (site marked with a star)

.
There is no development in the vicinity of the subject site which would give rise to cumulative
effects.
(c) the nature any associated demolition works
The site is a greenfield site and does not involve the demolition of any existing structure.
(d) the use of natural resources, in particular land, soil, water and biodiversity
The land cover is predominantly grass with some sections of existing sections of streets. The
lands are zoned for residential. The proposed use of natural resource of land is not considered
to be significantly different to the existing situation and is aligned with the existing use in the
general area. The built area is to be developed at a slightly higher density than present.
All proper engineering infrastructure will be developed to prevent any discharge to soils.
The nature of the proposed development will generate a demand for water but this is for
residential use and is not considered significant. Pollution-prevention measures will be
implemented during the construction of the proposed development, which will ensure that no
pollutants can reach water courses in the vicinity and it may be noted there are no surface water
connections from the site. Adherence to best practice Construction and Environmental
Management during the construction phase will ensure that development would not result in
pollution of groundwater or surface water.
In terms of biodiversity, the site is predominantly grass. One mature tree to the west of the site
will be removed, as well as a cluster of trees at the new entrance point off Lindisfarne Green.
There are a few existing trees will be either relocated or removed with additional planting. One
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mature tree to the west of the site will be removed. The lands will be developed in a permanent
manner with new planting and trees forming part of the landscape proposal.
(e) the production of waste
The proposed development of 28 housing units will generate general household waste. In terms
of the production of waste, an operational waste management plan will provide for residential
waste segregation and collection in accordance with the standards of the County Council.
During the construction phase, both demolition and construction waste will be generated which
will be the subject of a construction and demolition waste management plan.
(f) pollution and nuisances,
Noise, vibration, lighting and dust arising from construction activities and construction traffic
have the potential for pollution or nuisance. Any risk of surface water pollution can be avoided
by adherence to best practice Construction and Environmental Management during the
construction phase which will ensure that the development would not result in pollution of
groundwater or surface water. Dust nuisance during construction can be controlled by a dust
minimisation plan.
The proposed development is primarily for residential development. Accordingly, there are no
significant expected residues or emissions. Aspects of energy efficiency are incorporated into
the modern energy efficient design of the buildings.
(g) 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 proposed development will result in no particular risk of accidents arising from substances
or technologies used. Traffic will be generated during the construction period, but for a
temporary and defined period only. The location of the site within the greater Dublin area allows
future residents good access to public transport. There is an existing bus stop immediately
adjacent to the site.
(h) the risks to human health (for example, due to water contamination or air pollution)
The nature of the proposed development and the engineering provisions will not lead to the
likelihood of any risk to human health. The proposed development is of standard construction
method and of appropriate scale and does not require the use of particular substances or use of
technologies which of themselves are likely to give rise to significant environmental effects.

Location of proposed development
The location of the proposed development is described in section 2 above.
The environmental sensitivity of geographical areas likely to be affected by the proposed
development, with particular regard to—
(a) the existing and approved land use,
The existing and approved land use is residential where residential use is permissible in principle
under the Development Plan provisions.
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(b) the relative abundance, availability, quality and regenerative capacity of natural resources
(including soil, land, water and biodiversity) in the area and its underground,
The proposal is not of such a scale that it would impact significantly upon the regenerative
capacity of natural resources in this geographical area. The site is an extension of an existing
residential estate, where the serviced land is currently occupied at a medium density. The
application involves the relocation of five existing trees and the loss of a number of mature trees
(one tree to the west, a grouping of trees to the south east and a small number of trees currently
located in the grass verge to the north) but it is compensated with and enhanced tree planting
is proposed which will redress this loss.

(c) the absorption capacity of the natural environment, paying particular attention to the
following areas:
(i)

wetlands, riparian areas, river mouths;

The map below has been extracted from the EPA’s GIS website. It shows:
•
•
•
•

river waterbodies;
the river network;
river flow directions
Waterways Ireland canals

Figure 3: Extract from EPA Map showing watercourses in area and Dublin Bay. Site area
indicated with a red cross

The proposal is not of such a location or scale that it would impact upon the absorption capacity
of this aspect.
(ii)

coastal zones and the marine environment;

The proposal is not of such a location or scale that it would impact upon the absorption capacity
of this aspect.
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(iii)

mountain and forest areas;

The proposal is not of such a location or scale that it would impact upon the absorption capacity
of this aspect.
(iv)

nature reserves and parks;

The proposal is not of such a location or scale that it would impact upon the absorption capacity
of this aspect.
(v)

areas classified or protected under legislation, including Natura 2000 areas designated
pursuant to the Habitats Directive and the Birds Directive and;

The Appropriate Assessment Report indicates there is no risk of direct or indirect impacts on any
Natura 2000 sites.
(vi)

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

This does not apply.
(vii) densely populated areas;
Given the quantum of units and proposed density, this does not apply.
(viii) landscapes and sites of historical, cultural or archaeological significance.
The National Monuments Service Archaeological Survey Database does not indicate any specific
designations to this site or in the immediate vicinity. The closest recorded structure is the 11th
Lock over the canal located to the north east of the site (NIAH Reg. No. 11025012). The proposed
development is unlikely to have any impact on the structure. No protected structures exist on
the site and the site is not located in a conservation area.

Types and characteristics of potential impacts
(a) the magnitude and spatial extent of the impact (for example, geographical area and size
of the population likely to be affected),
The magnitude of the proposal transforms the built form by altering the density and extending
into the adjacent open space. The proposed development is limited to 3 storeys in height. The
open land will be replaced by residential blocks with landscaping and parking. The scale of the
proposed development will extend the existing residential area located to the south, east and
west and will increase the density in this area. It will effectively rationalise the built fabric making
the urban structure more legible, the site being an infill site. The development will provide
serviced residential accommodation in a suburban area. The extent of the impact will be
confined to that area in the immediate environs of the subject site and will be limited primarily
to the residential population in the vicinity.
(b) the nature of the impact,
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The impact will be an increase in the residential population to provide a specific type of housing
tenure. The mix of unit sizes and types will positively contribute to the Council’s housing stock.
The impact will provide housing in a time of severe shortage and in accordance with the County
Development Plan core strategy.
(c) the transboundary nature of the impact,
This does not apply.
(d) the intensity and complexity of the impact,
The proposal in itself is not of a complex nature such that it warrants EIAR.
(e) the probability of the impact,
Should approval be given, the development will proceed.
(f) the expected onset, duration, frequency and reversibility of the impact,
The principle impacts associated with the proposal will most likely be concentrated during the
construction phase. The development will be permanent.
(h) 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
This is addressed in section 6.1 above.
(g) the possibility of effectively reducing the impact.
On the issue of the built structures, it is considered that the proposal will visually change the
existing landscape, however, the design put forward is a suburban housing approach which is a
high standard architectural design, consistent with neighbouring structures with provision of
well-designed open space and landscaping. The proposed development incorporates an existing
undeveloped parcel of residential land. In terms of wastewater treatment, it is considered that
the impact upon the existing sewage system will be fully scoped having regard to the
requirements of Irish Water. The floor levels of the development will be constructed above the
100 year predicted flood events.

6.2

Inter relationship with above factors
It is considered that none of the above identified impacts which are not considered by
themselves to be significant would cumulatively result in any significant effect on the
environment.
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7

Conclusion
This screening report has been prepared in relation to a Part 8 residential development on land
situated at Lindisfarne, Clondalkin, Dublin 22.
In accordance with Article 120 (1) (b) of the Planning & Development Regulations, 2001 as
amended, and having regard to the following;
•
•
•
•
•

The location, size and nature of this serviced site located in an established residential
area and distance from protected and/or environmentally sensitive sites,
The proposed development is very considerably below the threshold of a mandatory
EIA which would require an Environmental Impact Assessment Report (EIAR),
The modest scale and quantum of residential development proposed and integration
with adjoining land-uses,
The description of possible effects on the environment are not considered significant
and therefore further assessment pursuant to the Planning and Development
Regulations 2001 as amended are not considered necessary.
An Appropriate Assessment Screening has been carried out. It concluded that the
proposed development will not cause direct or indirect impacts on any Natura 2000
sites, and that Appropriate Assessment is not required.

It is considered that there is no real likelihood of significant effects on the environment arising
from the proposed development, and it is concluded that an EIAR is not required.
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