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REPORT LIMITATIONS 

Synergy Environmental Ltd. t/a Enviroguide Consulting (hereafter referred to as “Enviroguide”) has 
prepared this report for the sole use of the Land Development Agency in accordance with the 
Agreement under which our services were performed. No other warranty, expressed or implied, is made 
as to the professional advice included in this Report or any other services provided by Enviroguide.  

The information contained in this Report is based upon information provided by others and upon the 
assumption that all relevant information has been provided by those parties from whom it has been 
requested and that such information is accurate. Information obtained by Enviroguide has not been 
independently verified by Enviroguide, unless otherwise stated in the Report.  

The methodology adopted and the sources of information used by Enviroguide in providing its services 
are outlined in this Report.  

The work described in this Report is based on the conditions encountered and the information available 
during the said period of time. The scope of this Report and the services are accordingly factually limited 
by these circumstances. 

All work carried out in preparing this report has used, and is based upon, Enviroguide’s professional 
knowledge and understanding of the current relevant national legislation.  Future changes in applicable 
legislation may cause the opinion, advice, recommendations or conclusions set-out in this report to 
become inappropriate or incorrect.  However, in giving its opinions, advice, recommendations and 
conclusions, Enviroguide has considered pending changes to environmental legislation and regulations 
of which it is currently aware.  Following delivery of this report, Enviroguide will have no obligation to 
advise the client of any such changes, or of their repercussions.    

Enviroguide disclaim any undertaking or obligation to advise any person of any change in any matter 
affecting the Report, which may come or be brought to Enviroguide’s attention after the date of the 
Report. 

Certain statements made in the Report that are not historical facts may constitute estimates, projections 
or other forward-looking statements and even though they are based on reasonable assumptions as of 
the date of the Report, such forward-looking statements by their nature involve risks and uncertainties 
that could cause actual results to differ materially from the results predicted. Enviroguide specifically 
does not guarantee or warrant any estimate or projections contained in this Report. 

Unless otherwise stated in this Report, the assessments made assume that the site and facilities will 
continue to be used for their current or stated proposed purpose without significant changes. 

The content of this report represents the professional opinion of experienced environmental 
consultants.  Enviroguide does not provide legal advice or an accounting interpretation of liabilities, 
contingent liabilities or provisions.   

If the scope of work includes subsurface investigation such as boreholes, trial pits and laboratory testing 
of samples collected from the subsurface or other areas of the site, and environmental or engineering 
interpretation of such information, attention is drawn to the fact that special risks occur whenever 
engineering, environmental and related disciplines are applied to identify subsurface conditions.  Even 
a comprehensive sampling and testing programme implemented in accordance with best practice and 
a professional standard of care may fail to detect certain conditions.  Laboratory testing results are not 
independently verified by Enviroguide and have been assumed to be accurate. The environmental, 
ecological, geological, geotechnical, geochemical and hydrogeological conditions that Enviroguide 
interprets to exist between sampling points may differ from those that actually exist.  Passage of time, 
natural occurrences and activities on and/or near the site may substantially alter encountered 
conditions.    

Copyright © This Report is the copyright of Enviroguide Consulting Ltd. any unauthorised reproduction 
or usage by any person other than the addressee is strictly prohibited. 
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1 INTRODUCTION 

1.1 Background 

Enviroguide Consulting was commissioned by the Land Development Agency to prepare an 
Appropriate Assessment Screening Report in respect of a Proposed Masterplan at The Digital 
Hub, Thomas Street, Dublin 8. 

This AA Screening has been undertaken to determine the potential for significant impacts on 
nearby Sites with European conservation designations (i.e. Natura 2000 Sites). The purpose 
of this assessment is to determine, the appropriateness, or otherwise, of the Proposed 
Masterplan in the context of the conservation objectives of such sites. 

1.2 Legislative Background 

The Habitats Directive (92/43/EEC) seeks to conserve natural habitats and wild fauna and 
flora by the designation of Special Areas of Conservation (SACs) and the Birds Directive 
(2009/147/EC) seeks to protect birds of special importance by the designation of Special 
Protection Areas (SPAs). The Habitats Directive has been transposed into Irish law through 
the EC (Birds and Natural Habitats) Regulations 2011 (SI 477 of 2011).  

It is the responsibility of each Member State to designate SPAs and SACs, both of which will 
form part of the Natura 2000 Network, a network of protected sites throughout the European 
Community. These designated sites are referred to as “Natura 2000 sites” or “European sites”. 
SACs are selected for the conservation of Annex I habitats (including priority types which are 
in danger of disappearance) and Annex II species (other than birds). SPAs are selected for 
the conservation of Annex I birds and other regularly occurring migratory birds and their 
habitats. The annexed habitats and species for which each site is selected correspond to the 
qualifying interests of the sites; from these the conservation objectives of the site are derived. 

An ‘Appropriate Assessment’ (AA) is a required assessment to determine the likelihood of 
significant effects, based on best scientific knowledge, of any plans or projects on European 
sites. A screening for AA determines whether a plan or project, either alone or in combination 
with other plans and projects, is likely to have significant effects on a European site, in view of 
its conservation objectives. 

This AA Screening has been undertaken to determine the potential for significant effects on 
relevant European sites. The purpose of this assessment is to determine the appropriateness, 
or otherwise, of the Proposed Masterplan in the context of the conservation objectives of such 
sites. 

 Legislative Context 

An Appropriate Assessment is required under Article 6 of the Habitats Directive where a 
project or plan may give rise to significant effects upon a European site. Article 6(3) states 
that: 

“6(3) Any plan or project not directly connected with or necessary to the management of the 
site but likely to have a significant effect thereon, either individually or in combination with 
other plans or projects, shall be subject to appropriate assessment of its implications for the 
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site, in view of the site's conservation objectives. In the light of the conclusions of the 
assessment of the implications for the site and subject to the provisions of paragraph 4, the 
competent national authorities shall agree to the plan or project only after having ascertained 
that it will not adversely affect the integrity of the site concerned and, if appropriate, after 
having obtained the opinion of the general public.” 

These obligations in relation to Appropriate Assessment have been implemented in Ireland 
under, inter alia, Part XAB of the Planning and Development Act 2000, as amended (“the 2000 
Act“), and in particular Section 177U and Section 177V thereof. The relevant provisions of 
Section 177U in relation to AA screening have been set out below: 

“177U.— (1) A screening for appropriate assessment of a draft Land use plan or application 
for consent for proposed development shall be carried out by the competent authority to 
assess, in view of best scientific knowledge, if that Land use plan or proposed development, 
individually or in combination with another plan or project is likely to have a significant effect 
on the European site. 

(2)… 

(3)…  

(4) The competent authority shall determine that an appropriate assessment of a draft Land 
use plan or a proposed development, as the case may be, is required if it cannot be excluded, 
on the basis of objective information, that the draft Land use plan or proposed development, 
individually or in combination with other plans or projects, will have a significant effect on a 
European site.  

(5) The competent authority shall determine that an appropriate assessment of a draft Land 
use plan or a proposed development, as the case may be, is not required if it can be excluded, 
on the basis of objective information, that the draft Land use plan or proposed development, 
individually or in combination with other plans or projects, will have a significant effect on a 
European site.”  

This Screening for Appropriate Assessment has been prepared in accordance with, inter alia, 
the requirements of the Habitats Directive and the relevant provisions of the Planning and 
Development Act 2000 (as amended). 

 Stages of AA 

This Appropriate Assessment Screening Report (the “Screening Report”) has been prepared 
by Enviroguide Consulting. It considers whether the Proposed Masterplan, in view of best 
scientific knowledge, individually or in combination with other plans or projects is likely to have 
a significant effect on a European Site, and as to whether an Appropriate Assessment (Stage 
2) is required. 

The AA process is a four-stage process, with issues and tests at each stage. An important 
aspect of the process is that the outcome at each successive stage determines whether a 
further stage in the process is required.  
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FIGURE 1. THE FOUR STAGES OF THE APPROPRIATE ASSESSMENT PROCESS (DEHLG, 2010). 

The four stages of an AA can be summarised as follows:  

 Stage 1 Screening addresses:  
o whether a plan or project is directly connected to or necessary for the 

management of the site, or  
o whether a plan or project, alone or in combination with other plans and projects, 

is likely to have significant effects on a European site in view of its conservation 
objectives.  

 Stage 2: Natura Impact Statement (NIS). The second stage of the AA process 
assesses the impact of the project or plan (either alone or in combination with other 
projects or plans) on the integrity of the European site, having regard to the 
conservation objectives of the site and its ecological structure and function. A NIS must 
provide the objective scientific information to enable the competent authority to carry 
out an appropriate assessment of the plan or project. It should describe any mitigation 
measures to avoid and reduce significant negative impacts. 

 Stage 3: Assessment of alternative solutions. If the outcome of Stage 2 is negative i.e. 
adverse impacts to the sites cannot be scientifically ruled out, despite mitigation, the 
plan or project should proceed to Stage 3 or be abandoned. This stage examines 
alternative solutions to the proposal. 

 Stage 4: Assessment where no alternative solutions exist and where adverse impacts 
remain. The final stage is the main derogation process examining whether there are 
imperative reasons of overriding public interest (IROPI) for allowing a plan or project 
to adversely affect a European site, where no less damaging solution exists. 

2 METHODOLOGY 

2.1 Guidance 

This AA Screening Report has been undertaken in accordance with the following guidance: 

 Appropriate Assessment of Plans and Projects in Ireland - Guidance for Planning 
Authorities. (Department of Environment, Heritage and Local Government, 2010 revision); 

 Appropriate Assessment under Article 6 of the Habitats Directive: Guidance for Planning 
Authorities. Circular NPW 1/10 & PSSP 2/10; 

 Communication from the Commission on the precautionary principle (European 
Commission, 2000); and, 

 Managing Natura 2000 Sites: The Provisions of Article 6 of the Habitat’s Directive 
92/43/EEC (European Commission, 2019). 
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 Assessment of plans and projects in relation to Natura 2000 sites - Methodological 
guidance on Article 6(3) and (4) of the Habitats Directive 92/43/EEC Brussels, 28.9.2021 
C (European Commission, 2021); and, 

 Appropriate Assessment Screening for Development Management, OPR Practice Note 
PN01, Office of the Planning Regulator March 2021 

2.2 Screening Steps 

This AA Screening Report has been undertaken in accordance with the European 
Communities Methodological Guidance on the provision of Article 6(3) and 6(4) of the 
‘Habitats’ Directive 92/43/EEC (EC, 2021) and the European Commission Guidance 
‘Managing Natura 2000 sites’ (EC, 2018). Screening for AA involves the following steps: 

 Establish whether the plan is directly connected with or necessary for the 
management of a European site; 

 Description of the plan or project and the description and characterisation of other 
projects or plans that in combination have the potential for having significant effects 
on the European site; 

 Identification of European sites potentially affected; 
 Identification and description of potential effects on the European site;  
 Assessment of the likely significance of the effects identified on the European site; 

and; 
 Exclusion of sites where it can be objectively concluded that there will be no 

significant effects. 

It should be noted that any mitigation measures and/or measures intended or included for the 
purposes of avoiding adverse effects arising as a result of the Proposed Masterplan on any 
European site have not been considered as part of this AA Screening. 

2.3 Desk Study 

A desktop study was carried out to collate and review available information, datasets and 
documentation sources relevant for the completion of this Screening Report. The desktop 
study relied on the following sources:  

 Information on the network of European sites, boundaries, qualifying interests, and 
conservation objectives, obtained from the National Parks and Wildlife Service 
(NPWS) at www.npws.ie; 

 Text summaries of the relevant European sites taken from the respective Site 
Synopses and Conservation Objectives documents available at www.npws.ie; 

 Information on waterbodies, catchment areas and hydrological connections obtained 
from the Environmental Protection Agency (EPA) at www.gis.epa.ie;  

 Information on bedrock, groundwater, aquifers and their statuses, obtained from 
Geological Survey Ireland (GSI) at www.gsi.ie; 

 Satellite imagery and mapping obtained from various sources and dates including 
Google, Digital Globe, Bing and Ordnance Survey Ireland; 
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 Information on the existence of permitted developments, or developments awaiting 
decision, in the vicinity of the Proposed Masterplan from the Dublin City Council online 
planning database (https://www.dublincity.ie) and the National Planning Database 
(https://housinggovie.maps.arcgis.com/). 

For a complete list of the documents consulted as part of this assessment, see Section 5 
References. 

2.4 Field Surveys 

Field surveys were not deemed necessary in the preparation of this Screening Report.  

2.5 Assessment of Significant Effects 

The potential for significant effects that may arise from the Proposed Masterplan was 
considered through the use of key indicators, namely: 

 Habitat loss or alteration 
 Habitat/species fragmentation 
 Disturbance and/or displacement of species 
 Changes in population density 

 Changes in water quality and resource 

In addition, information pertaining to the conservation objectives of the European sites, the 
ecology of the designated habitats and species, and known or perceived sensitivities of the 
habitats and species were considered. 

The Proposed Masterplan sets out a framework on how the Site should be redeveloped as a 
mixed-use quarter and makes recommendations with regards to the intended use, layout, and 
design of the area. All future development applications made under the Proposed Masterplan 
will be subject to the appropriate environmental assessments, to be determined at the 
individual planning and application stages. In the absence of the Proposed Masterplan, any 
development within the Site of the Proposed Masterplan would be subject to same, and thus 
effects that may arise as a result of individual development construction activity (demolition / 
excavations / construction of new buildings) are not considered here. Instead, this AA 
Screening Report evaluates the potential of the Proposed Masterplan itself, once in place, to 
cause significant effects on the relevant European sites, giving due consideration to the 
existing baseline conditions at the Proposed Masterplan Site. 

3 STAGE 1 SCREENING 

3.1 Management of European Sites 

The Proposed Masterplan at the Digital Hub, Thomas Street, Dublin 8 is not directly connected 
with or necessary to the management of any European sites.  
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3.2 Proposed Masterplan Description 

 Digital Hub –Masterplan Objectives and Lifespan  

The Land Development Agency (LDA) has a mandate under the LDA Act 2021 to manage 
and develop certain relevant public land and prepare that land for development to facilitate 
the provision of housing for the public good. This involves master planning and land assembly 
of relevant lands for the delivery of more compact city cores through integrated urban 
brownfield regeneration in line with the National Planning Framework and Project Ireland 
2040.  The LDA has taken the lead role for the master planning of the lands as identified in 
the Proposed Masterplan (under preparation) in a first, key step in the development, 
regeneration and adaptive re-use of these relevant key State lands in Dublin City Centre to 
provide new housing led mixed tenure scheme which will encompass affordable and social 
housing as well as accommodation for enterprise and commerce combined with amenity, 
civic, community and public realm / open space that would realise tangible, social, economic 
and community benefits to be integrated into The Liberties.  

The LDA in its lead role, proposes to bring forward this transformative project as the individual 
landowners are not mandated to deal with lands outside of their control.  The Proposed 
Masterplan encompassing the entire site (Figure 2) has the capacity to generate a coherent 
regeneration plan with a potential transformative impact for the wider Liberties area. 

It is considered that the delivery of a new residential and mixed-use area of the subject lands 
is appropriate and accords with the surrounding pattern of development.  The principal aims 
of any eventual redevelopment of these lands will be to achieve a sustainable residential and 
commercial development while ensuring that the architectural heritage and buildings are 
retained and repurposed.. 

The subject sites provide an exceptional opportunity to contribute to the development of The 
Liberties area of Dublin City and to transform the currently under-utilised sites into a new, 
sustainable urban community with a distinctive identity which will be integrated into the wider 
Liberties area. 

The key principles of the Proposed Masterplan are as follows: 

 The buildings and spaces around the Pear Tree will be sensitively and gradually 
developed into a liveable and healthy place where people can grow up, grow old and 
put down roots. 

 As part of the Liberties and wider Dublin 8 district, the development of these spaces 
and buildings will open up and give back to its neighbours: welcoming in the local 
community, providing affordable homes, community space and workspaces. 

 The local built and layered heritage and culture will be key to the development of this 
space. Existing businesses and residents will interweave with new uses, grown from 
the heritage of the site and area. New spaces for makers, artists and entrepreneurs 
will be created. 

 This place will prioritise people and quality of life; new green spaces for people and 
biodiversity, homes and spaces that meet climate challenges, and public spaces that 
are accessible and safe for all. 

 Locals and visitors will be welcomed to experience the exciting industrial heritage of 
this place. The layers will be uncovered and celebrated. 
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This Screening Report is being published alongside the final Masterplan in March 2023.. A 
first phase planning application is expected to be lodged in the coming year with development 
expected to progress over a phased basis for a period of ten to fifteen years. Phasing of works 
and development within the Masterplan will be considered with due regard to any constraints 
identified during future detailed planning stages. 

 

FIGURE 2. LOCATION OF SITE AREAS UNDER PROPOSED MASTERPLAN. 

 Description of the Masterplan 

The area of the Proposed Masterplan covers 3.72 Ha (9.2 acres) with three respective 
landowners; the Digital Hub Development Agency (DHDA), the Office of Public Works 
(OPW) and Dublin City Council (DCC). The area can be divided into two sites, to the north 
and south of Thomas Street. 

The Site areas to the north of Thomas Street are bound by Watling Street, Thomas Street and 
Bonham Street.  The Site areas to the south of Thomas Street are bound by Thomas Street, 
Crane Street, School Street and Thomas Court. The Proposed Masterplan is made of two 
sites consisting of four plots centred around Thomas Street in the Liberties neighbourhood of 
Dublin. Site 1 contains Plot A (Watling Plot) and Plot B (St Patrick’s Plot) and Site 2 contains 
Plot C (Vathouse 7 Plot) and Plot D (School Street Plot) (Figure 2). 

The Proposed Masterplan proposes the provision of approximately 60,000 m2 of new 
floorspace, comprising of 55,000 m2 of new residential floorspace and 5,000 m2 of new non-
residential floorspace. The Proposed Masterplan proposes approximately 550 no. new 
residential units. Note that all the aforementioned figures are approximates and subject to 
change at further detailed design stages. 
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The above arises from the following works: 

 The demolition of 8 no. existing buildings and parts of 2 no. existing buildings within 
each of the development plots of the Proposed Masterplan Site (approximate total 
demolition ground floor area 10,000 m2). Details of each building to be demolished are 
given in Table 1 and Figure 3. 

Table 1. Approximate ground floor space (GFA) of buildings proposed for demolition 
under the Proposed Masterplan. 

Plot Building 
Approx. Demolition Area 

(GFA) 

Plot A Watling Warehouse (Part)                                  600  

Plot B Temp. Structure                                  120  

Plot B 157 Thomas Street                                  946  

Plot B 85 James Street (Part)                                  424  

Plot C 14-16 Thomas Street                                2,939  

Plot C Thomas Court                                  370  

Plot C Vat House 7 (Additions)                                1,419  

Plot D Warehouse                                  860  

Plot D SWICN Clubhouse                                  400  

Plot D St. Catherine's Primary School                                1,950  

Total                               10,028  
 

 The construction of 12 no. new buildings ranging between approximately 2 and 12 
storeys (Figure 4). 

 An extension ranging between 1 and 2 storeys to the existing Digital Depot office 
building to provide additional office floorspace, resulting in a total height of 3-4 storeys 
and an extension to the roof and side of the existing Watling Warehouse building, to 
provide residential floorspace resulting in a total height of 2-11 storeys (Figure 4). 

 The refurbishment and adaptive re-use of the following existing buildings: the buildings 
on the southern side of Thomas Street and James’ Street; St. Patrick’s Tower; Watling 
Warehouse; and the Vat House 7.   

 Public realm works including a new public open space: 

o St. Patrick’s Square (Renovation) c. 2,000 sqm 
o Square to rear (south) of Thomas Street c. 900 sqm 
o Public Space at School Street Corner c. 350 sqm 
o Other – Existing streets adjacent to sites, smaller spaces, areas between 

buildings c. 20,000 sqm 

 Approx. 50 no. car parking spaces (approx. 1,365 sqm). 



Enviroguide Consulting  Pear Tree Crossing 
Appropriate Assessment Screening Report Digital Hub, Thomas Street, Dublin 8 

 

 
 Page 13 

 

FIGURE 3. EXISTING BUILDINGS AND PROPOSED DEMOLITION PLAN. 
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FIGURE 4. PROPOSED BUILDING HEIGHTS. 
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FIGURE 5. INDICATIVE PLAN OF EXISTING AND NEW BUILDING USAGE. 
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3.3 Existing Environment 

 Hydrology 

The Site of the Proposed Masterplan is within the Liffey and Dublin Bay catchment (EPA ID 
09) and Dodder_SC_010 sub catchment. The closest open waterbody to the Site is the Upper 
Liffey Estuary. This part of the Liffey is classified as a transitional waterbody and is located 
140m north of the Site. The Water Framework Directive (WFD) status of the Upper Liffey 
Estuary has been classified as Good, with the water quality estimated as Potentially eutrophic. 
The nearest and latest Q-value records for the Liffey were taken upstream at Chapelizod 
(200m downstream from Chapelizod Bridge) in 2019 showing a Q-value of 3 (Poor). The 
transitional Upper Liffey Estuary is considered to be At risk of not achieving its WFD objectives 
(EPA, 2022).  

There are two other waterbodies nearby the Site the of the Proposed Masterplan: the Camac 
River (CAMAC_040) approx. 490m to the west, and the Poddle (PODDLE_010) approx. 310m 
to the east. The Camac, which is a 4th order river, runs through Kilmainham and goes below 
the surface to outfall into the Liffey at Heuston Station. It is assessed to have Poor ecological 
status (latest Q-value 3 taken in 2019 at Camac Close, Emmet Rd in Inchicore) and is currently 
considered to be At Risk of not achieving its WFD objectives (EPA, 2022). The Poddle, a 1st 
order stream, runs culverted through the Liberties and outfalls into the Upper Liffey Estuary 
downstream from the Site of the Masterplan. The Poddle has been assessed as having Poor 
ecological status based on expert judgement and is currently considered to be At Risk of not 
achieving its WFD objectives (EPA, 2022). The latest Q-value records for the Poddle are from 
2007, taken in Kimmage, and showed a value of 3 (Poor).  

 Geology and Hydrogeology 

The Site of the Proposed Masterplan is situated on the Dublin (IE_EA_G_008) groundwater 
body. The WFD status of the Dublin GWB is Good, and its risk projection is currently under 
review (EPA, 2022). The bedrock aquifer in the area is a Locally Important Aquifer - Bedrock 
which is Moderately Productive only in Local Zones. The groundwater rock units underlying 
the aquifer are classified as Dinantian Upper Impure Limestones. The level of vulnerability to 
groundwater contamination from human activities is Low. The subsoil found at the Site is of 
Made ground, and the soil is classed as Urban (EPA, 2022). 

 Ex-situ habitats for SCI bird species 

Wintering waterfowl (e.g., Light-bellied Brent Geese (LBBG), various gull species) are known 
to utilise ex-situ feeding and foraging habitats outside of their roosting and/or breeding sites. 
For instance, LBBG forage on lands with short sward grass, such as playing fields and amenity 
parklands. The Site of the Proposed Masterplan is composed of brownfield and already built 
land only, and as such does not provide ex-situ foraging habitat for SCI species, however the 
buildings at the Proposed Masterplan Site could potentially provide nesting habitat for bird 
species adapted to urban living (e.g., Herring Gull Larus argentatus).  

3.4 Identification of Relevant European Sites 

In order to identify the European sites that potentially lie within the Zone of Influence (ZOI) of 
the Proposed Masterplan, a Source-Path-Receptor method (S-P-R) was adopted, as 
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described in ‘OPR Practice Note PN01 - Appropriate Assessment Screening for Development 
Management’ (OPR, 2021), a practice note produced by the Office of the Planning Regulator, 
Dublin. This note was published to provide guidance on screening for appropriate assessment 
(AA) during the planning process, and although it focuses on the approach a planning authority 
should take in screening for AA, the methodology is also readily applied in the preparation of 
Appropriate Assessment Screening Reports such as this.  

The guidance document published by the Department of Housing, Planning and Local 
Government (then DEHLG) ‘Appropriate Assessment of Plans and Projects in Ireland - 
Guidance for Planning Authorities’ (2009) recommends an arbitrary distance of 15km as the 
precautionary ZOI for a plan or project being assessed for likely significant effects on 
European sites, stating however that this should be evaluated on a case-by-case basis.  

As such, the 15km ZOI is used in this report as an initial starting point for identifying European 
sites for AA screening. 

The methodology used to identify relevant European sites comprised the following: 

 Use of up-to-date GIS spatial datasets for European designated sites and water 
catchments – downloaded from the NPWS website (www.npws.ie) and the EPA 
website (www.epa.ie) to identify European sites which could potentially be affected by 
the Proposed Masterplan; 

 The catchment data were used to establish or discount potential hydrological 
connectivity between the Proposed Masterplan Site Boundary and any European sites.  

 All European sites within the zone of influence (within 15km of the Proposed 
Masterplan Site) were identified and are shown in Figure 6 and listed in Table 2.  

 The potential for connectivity with European sites at distances of greater than 15km 
from the Proposed Masterplan area was also considered in this initial assessment. In 
this case, there is no potential connectivity between the Proposed Masterplan Site and 
European Sites located at a distance greater than 15km from the Proposed 
Masterplan. 

 Table 2 provides details of all relevant European sites as identified in the preceding 
steps. The potential for pathways between European sites and the Proposed 
Masterplan Site was assessed on a case-by-case basis using the Source-Pathway-
Receptor framework as per the OPR Practice Note PN01 (March 2021). Those 
European sites where a pathway has been identified are highlighted in green. 
Pathways considered included: 

o Direct pathways (e.g. proximity (i.e. location within the European site), water 
bodies, air (for both air emissions and noise impacts). 

o Indirect pathways (e.g. disruption to migratory paths, ‘Sightlines’ where noisy 
or intrusive activities may result in disturbance to shy species. 

 The site synopses and conservation objectives of these sites, as per the NPWS 
website (www.npws.ie), were consulted and reviewed at the time of preparing this 
report. 
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There is absolutely no reliance placed in this Appropriate Assessment Screening Report on 
measures intended to avoid/reduce harmful effects on the European sites. 

The result of this preliminary screening concluded that there is a total of nine SACs and six 
SPAs located within the ZOI of the Proposed Masterplan. The distances to each site listed are 
taken from the nearest possible point of the Proposed Masterplan Site boundary to the nearest 
possible point of each European site (i.e., as the crow flies). 

Potential pathways between the Proposed Masterplan Site and four European sites within the 
ZOI were identified. The European sites with potential pathways from the Proposed 
Masterplan Site include: 

 South Dublin Bay SAC (000210). 
 North Dublin Bay SAC (000206). 
 South Dublin Bay and River Tolka Estuary SPA (004024). 
 North Bull Island SPA (004006). 

These European sites are connected to the Proposed Masterplan Site via potential 
hydrological linkages. 
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TABLE 2. DESIGNATED SITES WITHIN 15KM AND THE ZONE OF INFLUENCE OF THE PROPOSED MASTERPLAN AND POTENTIAL PATHWAYS BETWEEN THEM. 
THOSE EUROPEAN SITES FOR WHICH A S-P-R LINK WAS IDENTIFIED ARE HIGHLIGHTED IN GREEN. 

Site Name & Code  Qualifying Interests( *= priority habitats) 

Distance to 
Proposed 
Masterplan 
Site 

Connections (Source- Pathway- Receptor) 

Special Areas of Conservation (SAC) 

South Dublin Bay 
SAC (000210) 

[1140] Tidal Mudflats and Sandflats; [1210] Annual 
vegetation of drift lines; [1310] Salicornia and other 
annuals colonising mud and sand; [2110] Embryonic 
shifting dunes  

4.6 km Yes – These SACs are located within Dublin Bay and are hydrologically linked to the Site 
of the Proposed Masterplan via (i) potential surface water discharges that outfall into the 
River Liffey and ultimately into Dublin Bay and (ii) the foul water sewer system which 
passes through Ringsend Wastewater Treatment Plant (WWTP) before being discharged 
to Dublin Bay post-treatment. 

No other potential impact pathways were identified. The intervening distances between the 
Site and the SACs are sufficient to exclude the possibility of significant effects on the 
SACs arising as a result of the Proposed Masterplan: emissions of noise, dust, and/or 
airborne pollutants emitted from the Site; potential increased lighting emitted from the Site; 
and increased human presence, traffic and associated emissions. 

North Dublin Bay 
SAC (000206) 

[1140] Tidal Mudflats and Sandflats ; [1210] Annual 
Vegetation of Drift Lines ; [1310] Salicornia Mud ; [1330] 
Atlantic Salt Meadows ; [1410] Mediterranean Salt 
Meadows ; [2110] Embryonic Shifting Dunes ; [2120] 
Marram Dunes (White Dunes) ; [2130] Fixed Dunes 
(Grey Dunes)* ; [2190] Humid Dune Slacks ;  

[1395] Petalwort Petalophyllum ralfsii 

6.9 km 

Baldoyle Bay SAC 
(000199) 

[1140] Tidal Mudflats and Sandflats ; [1310] Salicornia 
Mud ; [1330] Atlantic Salt Meadows ; [1410] 
Mediterranean Salt Meadows 

11.6 km None –The hydrological pathway via (i) surface water discharges to the River Liffey and 
(ii) the foul water sewer system via Ringsend WWTP to Dublin Bay is insignificant given 
the considerable open marine water buffer between the Site of the Proposed Masterplan 
and the SACs, over which any potential surface water discharges containing sediment, silt 
and/or other pollutants arising at the Site of the Proposed Masterplan would become 
diluted to non-discernible levels.  

Additionally, the intervening distances between the Site and the SACs are sufficient to 
exclude the possibility of significant effects on the SACs arising as a result of the Proposed 
Masterplan: emissions of noise, dust, and/or airborne pollutants emitted from the Site; 
potential increased lighting emitted from the Site; and increased human presence, traffic 
and associated emissions. 

Howth Head SAC 
(000202) 

[1230] Vegetated Sea Cliffs ; [4030] Dry Heath 12.7 km 

Rockabill to Dalkey 
Island SAC 
(003000) 

[1170] Reefs ; [1351] Harbour Porpoise (Phocoena 
phocoena)  

12.8 km 
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Site Name & Code  Qualifying Interests( *= priority habitats) 

Distance to 
Proposed 
Masterplan 
Site 

Connections (Source- Pathway- Receptor) 

Malahide Estuary 
SAC (000205) 

[1140] Mudflats and sandflats not covered by seawater 
at low tide; [1310] Salicornia and other annuals 
colonising mud and sand; [1320] Spartina swards 
(Spartinion maritimae); [1330] Atlantic salt meadows 
(Glauco-Puccinellietalia maritimae); [1410] 
Mediterranean salt meadows (Juncetalia maritimi); 
[2120] Shifting dunes along the shoreline with 
Ammophila arenaria (white dunes); [2130] Fixed coastal 
dunes with herbaceous vegetation (grey dunes)* 

14.0 km 

Wicklow Mountains 
SAC (002122) 

[3110] Oligotrophic Waters containing very few minerals; 
[3130] Mixed Najas flexilis lake habitat; [3160] Dystrophic 
Lakes; [4010] Wet Heath; [4030] Dry Heath; [4060] 
Alpine and Subalpine Heaths; [6130] Calaminarian 
Grassland; [6230] Species-rich Nardus Grassland*; 
[7130] Blanket Bogs (Active)*; [8110] Siliceous Scree; 
[8210] Calcareous Rocky Slopes; [8220] Siliceous Rocky 
Slopes; [91A0] Old Oak Woodlands;  

[1355] Otter Lutra lutra 

11.4 km 

None – No hydrological pathway exists between the Site and these SACs.  

Additionally, the intervening distances between the Site and the SACs are sufficient to 
exclude the possibility of significant effects on the SACs arising as a result of the Proposed 
Masterplan: emissions of noise, dust, and/or airborne pollutants emitted from the Site; 
potential increased lighting emitted from the Site; and increased human presence, traffic 
and associated emissions. 

Glenasmole Valley 
SAC (001209) 

 

[6210] Semi-natural dry grasslands and scrubland facies 
on calcareous substrates (Festuco-Brometalia) (* 
important orchid sites); [6410] Molinia meadows on 
calcareous, peaty or clayey-silt-laden soils (Molinion 
caeruleae); [7220] Petrifying springs with tufa formation 
(Cratoneurion)* 

10.8 km 
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Site Name & Code  Qualifying Interests( *= priority habitats) 

Distance to 
Proposed 
Masterplan 
Site 

Connections (Source- Pathway- Receptor) 

Rye Water 
Valley/Carton SAC 
(001398) 

[7220] Petrifying springs with tufa formation 
(Cratoneurion)* 

[1014] Narrow-mouthed Whorl Snail Vertigo angustior; 
[1016] Desmoulin's Whorl Snail Vertigo moulinsiana 

13.8 km 

Special Protection Areas (SPA) 

South Dublin Bay 
and River Tolka 
Estuary SPA 
(004024) 

[A046] Light-bellied Brent Goose Branta bernicla hrota ; 
[A130] Oystercatcher Haematopus ostralegus ; [A137] 
Ringed Plover Charadrius hiaticula ; [A141] Grey Plover 
Pluvialis squatarola ; [A143] Knot Calidris canutus ; 
[A144] Sanderling Calidris alba ; [A149] Dunlin Calidris 
alpina alpina ; [A157] Bar-tailed Godwit Limosa 
lapponica ; [A162] Redshank Tringa tetanus ; [A179] 
Black-headed Gull Chroicocephalus ridibundus ; [A192] 
Roseate Tern Sterna dougallii ; [A193] Common Tern 
Sterna hirundo ; [A194] Arctic Tern Sterna paradisaea ;  

[A999] Wetlands 

3.9 km 
Yes – These SPAs are located within Dublin Bay and are hydrologically linked to the Site 
of the Proposed Masterplan via (i) potential surface water discharges that outfall into the 
River Liffey and ultimately into Dublin Bay and (ii) the foul water sewer system which 
passes through Ringsend WwTP before being discharged to Dublin Bay post-treatment. 

No other potential impact pathways were identified.  

The intervening distances between the Site and the SPAs are sufficient to exclude the 
possibility of significant effects on the SPAs arising as a result of the Proposed 
Masterplan: emissions of noise, dust, and/or airborne pollutants emitted from the Site; 
potential increased lighting emitted from the Site; and increased human presence, traffic 
and associated emissions. 

The Proposed Masterplan Site does not provide suitable habitat for the SCI bird species 
listed for these SPAs.  

North Bull Island 
SPA (004006) 

[A046] Light-bellied Brent Goose Branta bernicla hrota ; 
[A048] Shelduck Tadorna tadorna; [A052] Teal Anas 
crecca; [A054] Pintail Anas acuta ; [A056] Shoveler Anas 
clypeata; [A130] Oystercatcher Haematopus ostralegus; 
[A140] Golden Plover Pluvialis apricaria; [A141] Grey 
Plover Pluvialis squatarola; [A143] Knot Calidris canutus; 
[A144] Sanderling Calidris alba; [A149] Dunlin Calidris 
alpina alpine; [A156] Black-tailed Godwit Limosa limosa; 
[A157] Bar-tailed Godwit Limosa lapponica; [A160] 
Curlew Numenius arquata; [A162] Redshank Tringa 
tetanus; [A169] Turnstone Arenaria interpres; [A179] 
Black-headed Gull Chroicocephalus ridibundus;  

[A999] Wetlands 

6.9 km 
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Site Name & Code  Qualifying Interests( *= priority habitats) 

Distance to 
Proposed 
Masterplan 
Site 

Connections (Source- Pathway- Receptor) 

Baldoyle Bay SPA 
(004016) 

[A046] Light-bellied Brent Goose Branta bernicla hrota ; 
[A048] Shelduck Tadorna tadorna ; [A137] Ringed Plover 
Charadrius hiaticula ; [A140] Golden Plover Pluvialis 
apricaria ; [A141] Grey Plover Pluvialis squatarola ; 
[A157] Bar-tailed Godwit Limosa lapponica ;  

[A999] Wetlands 

12.0 km 

None –The hydrological pathway via (i) surface water discharges to the Liffey and (ii) the 
foul water sewer system via Ringsend WWTP, to beyond Dublin Bay is insignificant given 
the considerable open marine water buffer between the Site of the Proposed Masterplan 
and these SPAs, over which any potential surface water discharges containing sediment, 
silt and/or pollutants arising at the Site of the Proposed Masterplan would become diluted 
to non-discernible levels.  

Additionally, the intervening distances between the Site and the SPAs are sufficient to 
exclude the possibility of significant effects on the SPAs arising as a result of the Proposed 
Masterplan: emissions of noise, dust, and/or airborne pollutants emitted from the Site; 
potential increased lighting emitted from the Site; and increased human presence, traffic 
and associated emissions.  

The Proposed Masterplan Site does not provide suitable habitat for the SCI bird species 
listed for these SPAs. 

Malahide Estuary 
SPA (004025) 

[A005] Great Crested Grebe Podiceps cristatus; [A046] 
Brent Goose Branta bernicla hrota; [A048] Shelduck 
Tadorna tadorna; [A054] Pintail Anas acuta; [A067] 
Goldeneye Bucephala clangula; [A069] Red-breasted 
Merganser Mergus serrator; [A130] Oystercatcher 
Haematopus ostralegus; [A140] Golden Plover Pluvialis 
apricaria; [A141] Grey Plover Pluvialis squatarola; [A143] 
Knot Calidris canutus; [A149] Dunlin Calidris alpina 
alpina; [A156] Black-tailed Godwit Limosa limosa; [A157] 
Bar-tailed Godwit Limosa lapponica; [A162] Redshank 
Tringa tetanus;  

[A999] Wetlands 

14.0 km 

Dalkey Islands SPA 
(004172) 

[A192] Roseate Tern Sterna dougallii ; [A193] Common 
Tern Sterna hirundo ; [A194] Arctic Tern Sterna 
paradisaea 

14.3 km 

Wicklow Mountains 
SPA (004040) 

[A098] Merlin Falco columbarius; [A103] Peregrine Falco 
peregrinus 

11.5 km 
None – No hydrological pathway exists between the Site and this SPA.  

Additionally, the intervening distance between the Site and the SPA is sufficient to exclude 
the possibility of significant effects on the SPA arising as a result of the Proposed 
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Site Name & Code  Qualifying Interests( *= priority habitats) 

Distance to 
Proposed 
Masterplan 
Site 

Connections (Source- Pathway- Receptor) 

Masterplan: emissions of noise, dust, and/or airborne pollutants emitted from the Site; 
potential increased lighting emitted from the Site; and increased human presence, traffic 
and associated emissions.  

The Proposed Masterplan Site does not provide suitable habitat for the SCI bird species 
listed for this SPA. 
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FIGURE 6. EUROPEAN SITES WITHIN 15KM BUFFER OF PROPOSED MASTERPLAN 
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3.5 Identification and Assessment of Likely Significant Effects 

 Conservation objectives 

The overall aim of the Habitats Directive is to maintain or restore the favourable conservation 
status of habitats and species of community interest. These habitats and species are listed in 
the Habitats and Birds Directives, and Special Areas of Conservation and Special Protection 
Areas are designated to afford protection to the most vulnerable of them. 

Site Specific Conservation Objectives (SSCO) have been compiled for all of the European 
sites listed above. Site‐specific conservation objectives aim to define favourable conservation 
condition for habitats or species at a site. 

The maintenance of habitats and species within European sites at favourable conservation 
condition will contribute to the overall maintenance of favourable conservation status of those 
habitats and species at a national level. 

Favourable conservation status of a habitat is achieved when:   

 its natural range, and area it covers within that range, are stable or increasing 
 the specific structure and functions which are necessary for its long‐term maintenance 

exist and are likely to continue to exist for the foreseeable future 
 the conservation status of its typical species is favourable. 

The favourable conservation status of a species is achieved when:   

 population dynamics data on the species concerned indicate that it is maintaining itself 
on a long‐ term basis as a viable component of its natural habitats 

 the natural range of the species is neither being reduced nor is likely to be reduced for 
the foreseeable future 

 there is, and will probably continue to be, a sufficiently large habitat to maintain its 
populations on a long‐term basis 

 Assessment of Likely Significant Effects 

The conservation objectives of the European sites within the zone of influence were reviewed 
and assessed in order to establish whether the Proposed Masterplan has the potential to have 
a negative impact on any of the qualifying interests and/or conservation objectives listed for 
the site. 

The assessment framework is taken from the best practice guidelines issued by the European 
Commission, i.e. “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”.  

The potential for significant effects arising from the Proposed Masterplan was determined 
based on a range of indicators, including: 

 Habitat loss or alteration; 
 Habitat/species fragmentation; 
 Disturbance and/or displacement of species; 
 Changes in population density; and 
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 Changes in water quality and resource; 

As stated in section 2.5, this AA Screening evaluates the potential of the Proposed Masterplan, 
once implemented, to cause significant effects on the relevant European sites within Dublin 
Bay. Thus, the following elements of the Proposed Masterplan were considered for their 
potential to cause likely significant effects on European sites: 

 Changes to surface water discharges as a result of increase in residential units, local 
population, and the refurbishment and/or change of use of existing buildings 

 Changes to foul water generated and treated at Ringsend WwTP as a result of increase 
in residential units and local population 

 Changes to the landscape as a result of increase in building heights and changes to 
public space allocations 

A European site will only be at risk from likely significant effects where the Source-Pathway- 
Receptor link exists between the Proposed Masterplan and the European site. As such, the 
remainder of this AA Screening report will focus on the European sites for which a S-P-R link 
was identified, namely: 

 South Dublin Bay SAC (000210) 
 North Dublin Bay SAC (000206) 
 South Dublin Bay and River Tolka Estuary SPA (004024) 
 North Bull Island SPA (004006) 

 Habitat Loss and Alteration 

The project is not located within any European site and therefore there will be no loss or 
alteration of habitat as a result of the Proposed Masterplan.  

 Habitat / Species Fragmentation 

Habitat fragmentation has been defined as the ‘reduction and isolation of patches of natural 
environment’ (Hall et al., 1997 cited in Franklin et al., 2002) usually due to an external 
disturbance such that an alteration of the spatial composition of a habitat occurs that alters 
the habitat and ‘create[s] isolated or tenuously connected patches of the original habitat’ 
(Wiens, 1989 cited in Franklin et al., 2002). This results in spatial separation of habitat units 
which had previously been in a state of greater continuity. 

As there will be no direct habitat loss within any European sites, no habitat fragmentation will 
arise as a result of the Proposed Masterplan. 

 Changes in Water Quality and Resource 

Two potential hydrological pathways exist between the Site of the Proposed Masterplan and 
the European sites within Dublin Bay (South Dublin Bay SAC, North Dublin Bay SAC, South 
Dublin Bay and River Tolka Estuary SPA and North Bull Island SPA).  

The first is via the existing surface water and combined sewer systems surrounding the 
Proposed Masterplan Site. The surface water sewers on Watling Street outflow into the River 
Liffey at Rory O’More Bridge, while overflows from combined sewers are directed into the 
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surface water sewers leading into the Liffey Estuary, or via gravity directly into the River Liffey. 
Surface water drainage from the Proposed Masterplan Site could potentially carry pollutants, 
such as hydrocarbons from parked cars or street litter, into the Liffey and ultimately to the 
relevant European sites within Dublin Bay. However, the Proposed Masterplan is not expected 
to result in significant changes to the existing volumes of surface water discharges from the 
Site, or potential pollutants contained within same. Additionally, the relative volume of the 
receiving aquatic environment between the Site and the relevant European sites is large in 
relation to the potential volumes discharged at the Site of the Proposed Masterplan, providing 
sufficient dilution and dispersion potential to exclude the possibility of significant effects arising 
from surface water discharges. Therefore, the potential for the Proposed Masterplan to cause 
significant effects on the water quality indicator of the relevant European sites within Dublin 
Bay can be ruled out. 

A second hydrological pathway exists between the Proposed Masterplan Site and the 
European sites in Dublin Bay via the combined water sewers taking in foul discharge from the 
Proposed Masterplan Site. The combined sewers pass through the Irish Water WwTP at 
Ringsend, prior to discharge to Dublin Bay post treatment. The Proposed Masterplan provides 
for a relatively small increase in the human population in the locality and is therefore not 
expected to significantly impact on the loading of the Ringsend WwTP.  

Additionally, upgrade works are currently on-going at Ringsend WwTP to increase the capacity 
of the facility from 1.6 million PE to 2.4 million PE. This plant upgrade will result in an overall 
reduction in the final effluent discharge of several parameters from the facility including BOD, 
suspended soils, ammonia, DIN and MRP (Irish Water, 2018). Ringsend WwTP operates in 
accordance with statutory discharge limits that are protective of the receiving water 
environment. Considering the above, it is deemed the likelihood for significant effects on the 
European sites hydrologically linked to the Proposed Masterplan Site arising as a result of foul 
water generation can be ruled out.  

 Changes in Population Density  

Petalwort Petalophyllum ralfsii is the only Annex II species listed as a qualifying interest for 
the European sites (namely, North Dublin Bay SAC) linked to the Site. Impacts to Petalwort 
can be ruled out as there is no hydrological connection or alternative pathway between the 
Proposed Masterplan Site and the terrestrial habitat where Petalwort grows on North Bull 
Island.  

In addition, the Proposed Masterplan Site does not provide any suitable ex-situ habitat for the 
SCI bird species listed as Qualifying Interests for the relevant SPAs, and therefore significant 
effects on the population densities of these bird species as a result of changes to allocated 
public spaces are not expected.  

The physical location and height of buildings can potentially increase the likelihood of bird 
collisions. Structures placed on or near areas regularly used by large numbers of feeding, 
breeding, or roosting birds, or on local flight paths, such as those between foraging and 
roosting areas can present a higher risk of collision. No significant ex-situ habitat is known to 
exist in the vicinity of the Proposed Masterplan Site, limiting the likelihood of the Proposed 
Masterplan lying along a significant flight path of SCI birds. Additionally, the Proposed 
Masterplan Site lies within a heavily urban area with local bird species well adapted to urban 
living and the challenges of flying within and around high built areas. Hence, it is considered 
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that significant effects to population densities of SCI bird species as a result of the proposed 
increased building heights within the Site of the Proposed Masterplan are not likely. 

Therefore, significant changes to population densities of SCI species within the relevant 
European sites within Dublin Bay as a result of the Proposed Masterplan can be ruled out.  

 Disturbance and/or Displacement of Species 

Petalwort Petalophyllum ralfsii is the only Annex II species listed as a qualifying interest for 
the SAC (North Dublin Bay SAC) linked to the Site. Impacts to Petalwort can be ruled out as 
there is no hydrological connection or alternative pathway between the Site and the terrestrial 
habitat where Petalwort grows on North Bull Island.  

In addition, for the reasons outlined in section 3.5.2.4, the changes to allocated public spaces 
and increases in building heights within the Proposed Masterplan Site are not expected to 
cause significant disturbance and/or displacement of SCI bird species. 

 Potential for In-combination Effects 

 Existing Granted or Pending Planning Permissions  

A search of planning applications located within the vicinity of the Site of the Proposed 
Masterplan was conducted using online planning resources such as the National Planning 
Application Database (NPAD) (MyPlan.ie) and DCC’s Planning Application Map. Any planning 
applications listed as granted or decision pending from within the last five years were assessed 
for their potential to act in-combination with the Proposed Masterplan and cause likely 
significant effects on the relevant European sites. Long-term developments granted outside of 
this time period were also considered where applicable.  

It is noted that the majority of developments within the vicinity of the Site of the Proposed 
Masterplan are applications granted for small scale extensions, alterations to existing 
structures/permissions and/or their intended use, and refurbishment works of protected 
structures. No developments with the potential to result in likely significant in-combination 
effects to any European site were identified. The larger, more recent applications are detailed 
in Table 3. Note that all future development applications at the Site of the Proposed Masterplan 
will be subject to the appropriate environmental assessments, and as such will be required to 
consider in detail the potential for significant effects (incl. in-combination effects) arising during 
the Construction Phases of any such future development. 
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TABLE 3. POTENTIAL FOR IN-COMBINATION EFFECTS WITH LARGER SCALE DEVELOPMENTS IN THE LOCAL AREA OF THE PROPOSED MASTERPLAN. 

Application  Development Proposal In-Combination Effects 

Reg. Ref.: 4610/18 

Permission Granted 

Decision date: 14 Feb 
2019 

(North of the Proposed 
Masterplan Site) 

Dublin Simon 
Community  

Site at nos. 25-26, 
Ushers Island and 
Island House and nos. 
20-22 Island Street, 
Dublin 8 

The development will consist of: the demolition of the existing c. 370sqm two storey Dublin Simon 
Community building in the eastern portion of the subject site (nos. 20-22, Island Street) to provide for an 
extension to the permitted Medical Residential Treatment and Recovery Centre (DCC Reg. Ref. 3084/17, 
ABP Ref. PL 29S.249110). The proposed extension to the permitted facilities will comprise a six storey 
building which will connect to the permitted facilities at Levels 2-5, allowing for gated vehicular and 
pedestrian access from Island Street to the Viking Harbour courtyard to the rear. The proposed extension 
will have a maximum overall height of c. 26.06m OD and a total gross floor area of c. 1,151.7sqm. The total 
floor area of the permitted facility and proposed extension will be c. 5,304sqm. The extension and 
amendments proposed by the subject planning application will deliver an additional 30 no. bedrooms, 
resulting in an overall total of 100 no. bedrooms between the permitted facility and the proposed extension 
and alterations. The proposed extension to the permitted facility will include; additional bedrooms; 
gymnasium; meeting rooms; counselling rooms; utility and laundry rooms; storage rooms (including 
separate bicycle store); and associated circulation spaces, lobby areas stair and lift core, plant rooms, 
substation, switch room and other ancillary service areas. The proposed development will include the 
relocation of permitted stairs, plant room, ESB, ELV switch room and bike store into the proposed extension 
to allow for: the enlargement of the permitted reception/waiting area and provision of new windows at Level 
0; and provision of new bedrooms with windows at Levels 2 - 5. The proposed development also includes 
other amendments to the permitted facilities including: widening the permitted entrance alcove to Watling 
Street; removal of a window at Level 2; replacement of 1no. bedroom overlooking the central courtyard at 
Levels 2 and 4 with external terraces; replacement of permitted support room at Level 1 with 1 no. bedroom; 
relocation of permitted gym to Level 1 in proposed extension and replacement with a multipurpose room; 
provision of aluminium fins at 450 & 900mm centres along the eastern and northern facades overlooking 
the central courtyard in lieu of timber fins; replacement of permitted angled facade to Viking Harbour 
courtyard with a stepped facade; increase of height of permitted eastern boundary wall; and amendments 
to the permitted internal layout to improve operational efficiencies and meet fire safety requirements. The 
proposed development will also include all associated boundary treatments, drainage arrangements and 
site development works. 

No.  

The application is accompanied by a 
report from the Drainage Division – 
Engineering Department. Provided that 
the permitted development adheres to 
the advice and recommendations made 
by Drainage Division, no in-combination 
effects with this development and the 
Proposed Masterplan, once 
implemented, are expected. 

Reg. Ref.: 4300/19 

Permission Granted 

Decision Date: 08 Oct 
2020  

PROTECTED STRUCTURE:  The development will consist of the following:-  (a) Refurbishment of the 
Protected Structure building with works to facade onto Usher's Island including repairs and repointing of 
brickwork, limestone front door surround, minor repairs, refurbishment and painting of ironwork to railings, 
doors and windows where necessary, installation of new insulation, joinery and mechanical services and 
installation of platform lift on front elevation;  (b)  The change of use of vacant former visitor centre to hostel 

No. 

The ABP Inspector’s Report states in 
respect of an Appropriate Assessment: 
“Having regard to the nature and scale 
of the proposed development and its 
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Application  Development Proposal In-Combination Effects 

(North of Proposed 
Masterplan) 

Fergus McCabe & 
Brian Stynes  

15, Usher's Island, 
Dublin 8  

accommodation at ground to 3rd floor comprising 56 no. bedroom spaces in total including dining and 
amenity space at ground floor level, with a cafe (c.82.6m2) at basement level;  (c)  Demolition of non-
original mid 20th century 2 storey extension (c. 30m2) and the construction of a replacement contemporary 
extension (c.68m2) over 4 floors comprising office space and bathroom facilities;  (d)  the provision of 4 no. 
cycle parking space and bin storage in rear basement yard and all ancillary site development works. 

proximity to the nearest European site, 
no Appropriate Assessment issues arise 
and it is not considered that the 
proposed development would be likely 
to have a significant effect individually 
or in combination with other plans or 
projects on a European site”.  

Therefore, adverse in-combination 
effects with the Proposed Masterplan, 
once implemented, on any European 
sites are not expected. 

Reg. Ref.: 4252/19 

Permission Granted 

Decision date: 25 June 
2020  

(North of the Proposed 
Masterplan) 

CPM Consulting Ltd. 
14, Ushers Island, 
Dublin 8 

 

PROTECTED STRUCTURE:  Permission for development of a multi-unit residential scheme comprising 15 
no. apartments in 3 no. blocks at 14 Ushers Island (a Recorded Protected Structure), Dublin 8 on a site of 
0.0463 ha.  The development comprises:  Block 1 / Protected Structure the re-use, remodelling and 
extension of 2 no. floors above the existing two-storey over basement protected structure and as providing 
5 no. 1 bed apartment units on 5 floors;  Block 2 the development of a two-storey over basement block to 
the rear of Block 1 with associated access from Ushers Island to provide 1 no. 1 bed studio apartment and 
1 no. 1 bed duplex unit over 3 floors; and Block 3 the development of a six storey block fronting and 
accessed from Island Street to provide 8 no. units (5 no. 1 bed, 1 no. 2 bed duplex and 2 no. 3 bed units) 
over 6 floors.  The development also comprises; demolition of former warehouse storage unit, provision of 
respective communal amenity space, secure bicycle parking for 28 no. cycles, secure bin store and all 
associated services, surface and boundary treatments and works above and below ground at 14 Ushers 
Island a Recorded Protected Structure (DCC RPS Ref. No. 8197 & NIAH Reg. No. 50080345). 

No. 

The application is accompanied by an 
AA Screening which concludes “that this 
application, whether individually or in 
combination with other plans and 
projects, will have no impacts upon the 
Natura 2000 sites”. 

Therefore, adverse in-combination 
effects with the Proposed Masterplan on 
any European sites are not expected. 

Reg. Ref.: 4015/22 

Additional 
Information requested 

Decision date: 13 July 
2022 

(Southwest of the 
Proposed Masterplan) 

Permission for development at a site of 0.7 ha at the former No. 2 Brewery, which incorporates the Brew 
Hall Building and connected Front Wing Building, and which is part of the existing Guinness Brewery lands 
to the South of James's Street, Dublin 8. The site is bound by the Open Gate Brewery to the north-west, 
former Front Offices (Protected Structures) along James's St to the north, St. James's Church (a Protected 
Structure) and Echlin Street to the west, Grand Canal Place to the south west and the Guinness Brewery 
site to the east and south. The development consists of the redevelopment and repurposing of the former 
No. 2 Brewery to accommodate a commercial office, of c.16,413 sq.m with associated facilities and the 
demolition of the adjacent unused former Brewhouse Water Tank building, unused Wet Grain Silos, which 
form part of the former Guinness Flavour Extract Plant 1 (known as GFE1), and partial demolition of former 

No.  

This application is accompanied by an 
AA screening concluding that the 
Proposed Development “individually or 
in combination with another plan or 
project, will not have a significant effect 
on any European sites”.  
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Application  Development Proposal In-Combination Effects 

Marbelsand Holding 
Limited 

Site of former No. 2 
Brewery, which 
incorporates the Brew 
Hall Building and 
connected Front Wing 
Building, and which is 
part of the existing 
Guinness Brewery 
lands to the South of 
James's Street, Dublin 
8 

 

No. 3 Brewery to the west and south of the No. 2 Brewery Building (total demolition of c.12,923 sq.m). To 
facilitate the redevelopment of the buildings as commercial offices the following works are proposed: The 
height of the existing Front Wing Building is extended by 2 no. floors above the existing masonry enclosure 
in a modern pattern of framed openings, set back at the uppermost level increasing the existing building 
from a current height of 3 storeys plus mansard roof (c. 40.09m OD) to 5 storeys (max height of c. 39.33m 
OD). The height of the existing No. 2 Brewery Building is extended by 2 no. floors above the existing 
masonry enclosure in a modern pattern of framed openings, set back at the uppermost level, level 
increasing the existing building from a current height of c. 5 storeys equivalent (c. 44.84m OD) to 7 storeys 
(max height of c. 51.35m OD). External roof terraces are provided at 3rd, 4th and 5th floor level on the 
southern elevation, 4th and 6th floor level on the northern elevation and 5th floor level on the eastern 
elevation. The existing buildings are retained and the external elevations are cleaned and refurbished in 
line with best conservation practice. The interior structure is replaced with a modern structure to support 
the proposed use of the building as a commercial office. The space is provided with a central top lit glazed 
atrium space, which rises from level 00 to roof level. The central atrium space features a new steel structure 
recreating the spirit and aesthetic of the original industrial structure. The interior elements for retention 
include the distinctive internal tiling to the inside face of external walls, the existing cast iron and jack arch 
construction of The Front Wing and the ground floor staircase of The Front Wing from Level 00 to Level 01 
and the existing staircase of The Front Wing from Level 00 to Level 01 is proposed to be relocated to the 
base of the proposed atrium to link in with proposed levels. The roof of the Brewhouse building is provided 
with a northlight profile plant screen which recreates the profile of the original existing structure at a higher 
level, screening roof mounted plant and forming a roof mounted photovoltaic array. The modern pastiche 
southern elevation of The Front Wing is removed and replaced with a modern metal clad façade which 
extends to the south, recreating the pattern of the existing façade in a striking contemporary material and 
aesthetic The modern party wall of the southern elevation of the No. 2 Brewery is removed and replaced 
with a contemporary metal framed façade, providing shading and depth to this elevation. The core located 
to the south west is clad in a profiled precast concrete, which returns to the newly formed western elevation. 
The redundant industrial interior structures, roof structure (including the modern structure and finishes to 
the mansard of the Admin building), redundant copper and modern finishes/ cladding elements are carefully 
removed. The intention is to retain the existing structural elements and copper structure for reuse in the site 
landscape scheme as part of a future masterplan application. Existing timber and metal windows are 
proposed to be retained and refurbished in line with best conservation practice. Externally the existing spiral 
stair to the north elevation is proposed to be retained and conserved in place and the ground level glazed 
openings are replaced with modern glazing and frames and an integrated metal lining is added to the 
proposed reception area entrance to demarcate the entrance zone. A new extended basement level with 
appropriate retention structures is formed to the building, expanding east and west from the existing part 

It should be noted that the AI request for 
this application relates to cycle parking 
spaces and the conservation and 
protection of the protected structures 
and archeological features at the Site of 
the Proposed Development. 

Therefore, adverse in-combination 
effects with the Proposed Masterplan on 
any European sites are not expected. 
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Application  Development Proposal In-Combination Effects 

basement at a slightly lower level to accommodate staff changing facilities and plant rooms. The basement 
also contains space for future car parking space (currently in accessible under this plan which will be subject 
to future interconnection with wider masterplan basement). The Guinness Brewery lands contains Protected 
Structures, the proposed development does not comprise work to any protected structure. 

Reg. Ref.: 3209/19 

Permission Granted 

Decision date: 25 Nov 
2019 

(Southwest of the 
Proposed Masterplan) 

Marbelsand Holding 
Limited 

Site of former No. 2 
Brewery, which 
incorporates the Brew 
Hall Building and 
connected Front Wing 
Building, and which is 
part of the existing 
Guinness Brewery 
lands to the South of 
James's Street, Dublin 
8 

 

 

PROTECTED STRUCTURE: Atlas GP Limited intend to apply for a 10 year permission for development on 
a site of c. 1.3872 hectares (net area 1.3240 hectares) at Grand Canal Harbour, Grand Canal Place, Dublin 
8. The site is bounded by a Protected Structure (stone warehouse) fronting onto Grand Canal Place to the 
north; by Grand Canal Place to the east; by James's Avenue and vehicular access to Westcourt residences 
to the west; and by the grounds of a former Dublin City Council halting site accessed off Grand Canal Place 
to the south. The proposed development will supersede the previously permitted development,  Reg. Ref. 
3855/09, which provided for the demolition of existing structures on site (total GFA of 9,330sqm); retention, 
renovation, refurbishment and extension of the protected structure (RPS No. 3275) as part of a mixed use 
development in six blocks, over basement. Similarly, the proposed development will consist of a mixed use 
development in five blocks, over basement. Block 3/4 shall divide into two blocks at upper levels. The 
residential component shall be 'Build to Rent' scheme of 550 no. residential units with associated resident 
support facilities and resident services and amenities. Of the 550 no. residential units, 428 no. will be one 
bedroom units and 122 no. two bedroom units. Other uses (7,289 sqm) within the proposed development 
shall be retail, medical, cafes, restaurant, childcare facility and co-working spaces. The proposed 
development will provide for a water feature to the south of the protected structure to represent the historic 
use of Grand Canal Harbour. Building height shall range from three storeys to thirteen storeys. Communal 
terraces, roof gardens shall be provided at roof level on Block 1, Block 2, Block 3/4 and Block 6. Balconies 
will be provided on all external elevations, save for Block 5 where the protected structure is located. 
Basement: the basement will be reduced in size from the permitted 8,149sqm to 5,572sqm with water 
attenuation tank as proposed. The basement will include 50 no. car parking spaces, 737 no. cycle parking 
spaces, and associated repair areas, plant and services, bin storage, waste compactor and other storage 
areas for residents' support facilities. Block 1: shall provide for a 696sqm retail unit, a cafe of 144sqm, ESB 
substation and switchroom, and 84 sqm of residents' support services at ground floor to 126 no. residential 
units. The block shall be 11 storeys, with maximum parapet height of 57.10mOD. A communal roof garden 
for residents shall be provide along with an internal atrium feature and a semi open winter garden. Block 2: 
shall provide for residents' amenities (1,187sqm), childcare facility(224sqm) with dedicated outdoor space 
of 123sqm, ESB substation and switchroom, and 2 no. lobby entrances to 170 no. residential units. The 
block shall be 11 storeys with a maximum parapet height of 59.4mOD. At the 8th & 9th floors, the floor area 
is reduced to provide for communal terraces. A  communal roof garden for residents shall be provided 
above the 11th storey with a semi open winter garden. Block 3/4: shall provide for a restaurant (454sqm), 

No. 

This application is accompanied by an 
AA Screening and Natura Impact 
Statement with recommended mitigation 
measures to address potential adverse 
effects via the surface water network. 
Once these mitigation measures are 
adhered to, the NIS report states that “it 
can be excluded, on the basis of 
objective scientific information that the 
Proposed Development will have a 
significant effect on any European site, 
either individually or in combination with 
other plans or projects”.  

Therefore, adverse in-combination 
effects with the Proposed Masterplan on 
any European sites are not expected. 
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Application  Development Proposal In-Combination Effects 

157sqm of retail/non-retail service, ESB substation and switchroom, and two no. lobbies providing access 
to 133 residential units at ground floor, 1,707sqm of office space at ground and first floor. At 6th floor, the 
floorplate reduces to allow 2 smaller footprint blocks to emerge. Block 3 shall continue to 9 storeys while 
Block 4 shall continue to 13 storeys, with maximum height of 64.08mOD. Communal roof gardens for 
residents will be accessed from floor 6,9, and above the final storey. A semi open winter garden will be 
provided on the roof of Block 4. Block 5: works to an existing four-storey warehouse building (c.1396sqm), 
a protected structure (RPS no. 3275), including the demolition of an existing single storey structure 
(c.255sqm) adjoining the building to the west & the removal of 6 no.dormer roof windows, metal bars to first 
floor window opes on north and south elevations, roller shutter door on north elevation, 1 no. window ope 
on north elevation, all internal stairs & the reinstatement of window opes on north, south and west elevations 
& the alteration of roof rafters & the refurbishment of external and internal stone/brick work, internal timber 
floors, internal timber doors and structural steelwork & the refurbishment/ replacement of slate roof finishes, 
roof vents, eaves rail guardings, rainwater goods, windows & the re-positioning of internal timber hoppers 
& the addition of 10no. roof dormer windows, 3 no. new window opes on north elevation and 4 no. new 
window opes on south elevation, 1 no. stair/lift core, 2 no. new entrances on north elevation including the 
excavation of the entire ground floor, new floor plate to section of second floor level (c.181sqm), new internal 
partition walls, new door opes to internal stone/brick work walls & the construction of 1 no. new three-storey 
extension (c.698sqm) adjoining the building to the west. The building will have a total gross floor area of 
c.2277sqm and will provide 1 no. retail unit (c.154sqm), 1 no. cafe unit (c.215sqm), 1 no. co-working office 
unit (c.1,376sqm) and 1 no. medical centre (c.532sqm). Block 6: shall provide for the basement access 
ramp which runs underneath the building, resident support facility (104sqm) use, ESB substation and 
switchroom, and two lobbies to residential units (111 no.) at ground floor. Medical use (1,630sqm) over 
ground and first floor, with apartments also to be provided at first floor. Apartments shall be provided for the 
rest of the building, which is seven storeys in total. A communal roof garden with semi open winter garden 
shall be provided for residents. The parapet height of Block 6 is 45.40 OD, with a corner at south at 
46.075OD. Ancillary works, servicing and plant, pedestrian circulation, landscaping, cycle parking (118 at 
ground level to give a total of 855 spaces), vehicular set down, waste marshalling area, ventilation opes, 
and all associated site works. Total gross floor area of proposed redevelopment is 49,710sq.m. An 
Environmental Impact Assessment Report and Natura Impact Statement will be submitted to the planning 
authority with the application and we be made available for inspection or purchase at a fee not exceeding 
the reasonable cost of making a copy at the offices of the Planning Authority. 

Reg. Ref.: 4588/22 PROTECTED STRUCTURE: Application for a ten year planning permission for development at a site of 
4.58 ha at the existing Guinness Brewery lands to the South of James Street, Dublin 8. The site is bound 
by James’s Street and Thomas Street West to the north, St. James’s Church (a Protected Structure), Echlin 

No. 
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Application  Development Proposal In-Combination Effects 

Registered on 
29/07/2022  

(Adjacent to Proposed 
Masterplan Site on 
Thomas St. and Crane 
Ln) 

Marbels and Holdings 
Limited (on behalf of 
Ballymore) 

Lands at Guinness 
Brewery to the South of 
James Street, Dublin 8 

Street and Robert Street to the west, Grand Canal Place to the south west, Portland Street West, Robert 
Street, Market Street South and Bellevue to the South and Bellevue (also known as Sugar House Lane) 
and Crane Street to the east. The application site contains a number of Protected Structures including No’s 
61-82 James’s Street (RPS Ref 4028-4045, 4047), James’s Street Gateway (RPS Ref 4046), and sits 
adjacent to the Guinness Building (RPS Ref 7383), the Guinness Storehouse (RPS Ref 7382), St. James's 
Parochial Hall (RPS Ref 4019), and St. James's Roman Catholic Church (RPS Ref 4020).   

The development consists of the redevelopment and repurposing of the site to include for a mixed-use 
development across 15 no. Plots including 2 no. new hotels (Plots 4 & 5), 5 no. new commercial office 
buildings (Plots 1,3, 6/7, 9 &15), 6 no. new residential buildings (Plot 2, 8 & 11-14) (including for some Build 
To Rent in Plot 2) containing a total of 336 no. units (45 no. studios, 88 no. 1 beds, 3 no. 2-beds (3 Person), 
163 no. 2-beds (4 Person) and 37 no. 3 beds), a Markethall (Plot 10), a Foodhall (Plot 9), 
retail/café/restaurant/public house/bar uses (inc. licensed premises), community and cultural spaces and 
extensive new public realm and squares with a total above ground gross floor area of c.126,941 sq.m (GFA 
excl. below ground areas, basement, and service yard in Plot 9). The proposed development includes for 
both the demolition of existing structures (c.48,678 sq.m), primarily existing office and former industrial 
buildings, and the retention of key conservation features including existing protected structures and existing 
site walls. The development includes for the refurbishment and extension of a number of Protected 
Structures. 

Due to the length of the application description online, the following summaries for each 
development plot were extracted from the Development Proposal for ease of reading. The full 
Development Proposal is available at:  
https://planning.agileapplications.ie/dublincity/application-details/151381 

1. Plot 1- Proposed new commercial office building with complementary ground floor uses, on 
Portland St West and Grand Canal Place, with a total above ground gross floor area of c. 30,598 
sq.m ranging in height from 8 to 10 storeys including a rooftop setback (max. height of c. 58.7m 
OD). The site is currently occupied by the redundant Brewhouse No. 3 complex and the Northeast 
Extension (NEX). 

2. Plot 2- Proposed new build-to-rent residential building, on the western side of the site adjacent the 
existing Open Gate Brewery and existing No. 2 Brewery, at 16 storeys in height (max. height of c. 
75.8m OD) containing 90 build to rent residential units. 

This application is accompanied by an 
AA Screening Report stating: 

“In view of best scientific knowledge this 
report concludes that the proposed 
development at the Guinness Quarter 
site, individually or in-combination with 
another plan or project, will not have a 
significant effect on any European 
sites.” 

The report addresses both construction 
and operational surface water 
discharges, and states that likely 
significant effects from same can be 
excluded on the basis of the significant 
dilution and mixing of surface and sea 
water, and that “even in the event of a 
pollution incident significant enough to 
impact upon surface water quality on 
the proposed development site this 
would not be perceptible in any 
European sites”.  

Additionally, Irish water have provided 
confirmation of feasibility for the new 
wastewater infrastructure applied for as 
part of this application. Finally, the new 
car parking will be contained fully in 
basements (instead of current above 
ground parking on site) and will 
discharge to the foul water sewer, 
reducing the risk of hydrocarbon 
contamination of the stormwater 
discharges.  
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3. Plot 3- Proposed repurposing and extension of existing No. 2 Brewery to accommodate a 
commercial office, with a total above ground gross floor area of c.14,810 sq.m with associated 
facilities, ranging in height from 5 to 7 storeys (max height of c. 51.4m OD). 

4. Plot 4- The proposed sensitive retention and extension including minor demolitions of existing 
Protected Structures of the Front Offices- West, Central & East Blocks at 61-82 James’ Street 
(Protected Structure RPS. Ref. No 4028 - 4045) and change of use to proposed 100- bed hotel 
with a total above ground gross floor area of c.6,841 sq.m, at 4 to 6 storeys in height (max. height 
of c. 40.4m OD), with associated ground floor bar/reception/meeting rooms/restaurant uses. 

[5. Missing] 

6. Plot 6 & 7- Repurposed and extended existing Protected Structure of the Front Offices- Corner 
Blocks (Protected Structure RPS. Ref. No 4047) on Plot 6 to be integrated with proposed new 
commercial building on Plot 7, to create a single commercial building with a total above ground 
gross floor area of c. 6,950 sq.m, ranging in height from 5 storeys to 6 storeys (max. height of 
c.40.9m OD). 

7. Plot 8- Proposed new residential buildings, set out in 2 no. buildings, ranging in height from 7 
storeys to 10 storeys (max. height of c. 56.3m OD). The proposed buildings are formed around a 
centralised podium courtyard and contain a total of 67 no. units, integrated with the existing 
facades of Vat House 4 and perimeter walls along Crane St. and Rainsford St that are to be 
refurbished. 

8. Plot 9 & 10- Repurposed existing Vat House No. 6 to accommodate a new foodhall (Plot 10), with 
a total above ground gross floor area of c.2,692 with adjacent new markethall and commercial 
office building (Plot 9) with a total above ground gross floor area of c. 17,077 sq.m, ranging in 
height from 2 storeys to 7 storeys (max. height of c.50.6m OD), integrated with the existing walls 
of the Brewery General Stores 

9. Plot 11-14- Proposed new residential buildings, set out in 4 no. buildings, ranging in height from 5 
storeys to 9 storeys (max. height of c.56.9m OD). The proposed buildings are formed around 2 
no. centralised podium courtyards and contain 179 no. units, integrated with the existing walls of 
the Parlour Building and Vat Houses 9 & 11, that are to be refurbished. 

10. Plot 15- Proposed repurposed and extended existing Vat House No.8 to accommodate a proposed 
with a total above ground gross floor area of c.5,051 sq.m commercial office integrated within the 
existing walls of Vat House No.8 at 8 storeys in height (max. height of c.52.9m OD). The double 

Thus, considering the above, adverse 
in-combination effects with the 
Proposed Masterplan on any European 
sites are not expected. 
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height ground floor will include for a publicly accessible route from Bellevue through to Rainsford 
St through an internal garden space. 

11. The development includes for the opening up of the site to both pedestrians and cyclists through 
new and existing access points with 3 no. located along James St (1 new through the proposed 
hotel on Plot 4, 1 new opening adjacent St. James’s Church and 1 existing at the St.James’s Gate, 
2 no. along Crane St (1 new at the north east corner and 1 at the existing gate at Rainsford), 2 no. 
along Bellevue (1 new through Plot 15 and 1 existing adjacent the Storehouse on Robert St.) and 
2 no. along Grand Canal Place (1 through existing gate at Portland St and 1 through existing gate 
on Grand Canal Place)). Limited vehicular access for servicing and building occupiers along 
Rainsford Street and Bellevue with access to new basement below Plot 1 from Portland St West, 
to podium level below Plot 11-14 from Crane St, to centralised servicing yard in Plot 9 from 
Rainsford St and servicing access from Grand Canal Street. 

12. The opening up of the site allows for a significant new and upgraded public realm internally and 
the creation of a number of new squares and spaces, throughout the scheme. These will be 
landscaped with hard and soft landscaping and including for water features, seating, lighting, 
public art etc. These spaces total an area of c.11,108 sq.m and will accommodate temporary uses 
such as markets, events etc. 

13. The proposed new combined basement below Plot 1, Plot 2 and Plot 3 which is accessed from 
Portland St West will accommodate 196 no. car parking spaces, 98 no. cycle spaces (for Plot 2 
residential), staff changing facilities, and plant. The part basement/podium level below Plot 11-14 
and 15 which is accessed from a new opening along Bellvue will accommodate 56 no. car parking 
spaces, 185 no. cycle spaces (for Plots 11-14 residential), and plant. A new publicly accessible 
mobility hub containing c. 1,572 cycle parking spaces is proposed below west square (adjacent 
and under Plot 9/10). The mobility hub is accessed from Rainsford St and accommodates all 
commercial cycle parking for the scheme in a centralised location. 122 short stay/visitor cycle 
spaces are proposed at surface level throughout the scheme. 

14. The proposed application includes all site landscaping works, green roofs, boundary treatments, 
lighting, servicing, signage, ESB Substations, and associated and ancillary works, including site 
development works and services infrastructure above and below ground.  

An Environmental Impact Assessment Report (EIAR) has been prepared for the development and 
accompanies the planning application. 
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 Relevant Policies and Plans 

The following policies and plans were reviewed and considered for possible in-combination 
effects with the Proposed Development.  

o Dublin City Development Plan 2022-2028. 

o Dublin City Biodiversity Action Plan 2021-2025. 

The Dublin City Biodiversity Action Plan 2021-2025 is set out to protect and improve 
biodiversity, and as such will not result in negative in-combination effects with the Proposed 
Development. The SEA and AA process, carried out in tandem with the preparation of the 
Biodiversity Action Plan, have ensured full integration and consideration of environmental 
issues throughout the action plan preparation process.  

There is potential for proposed plans and projects within the Dublin City Development Plan 
2022-2028 land area, to have cumulative, negative impacts on conditions in Dublin Bay via 
rivers, other surface water features and foul waters treated at Ringsend WwTP and discharged 
into Dublin Bay. However, the core strategy, policies and objectives of the Dublin City 
Development Plan have been developed to anticipate and avoid the need for developments 
that would be likely to significantly affect the integrity of any European site. Such developments 
are required to conform to the relevant regulatory provisions for the prevention of pollution, 
nuisance, or other environmental effects likely to significantly affect the integrity of Natura 2000 
sites (Dublin City Development Plan2022-2028: Appropriate Assessment). 

Furthermore, the Dublin City Development Plan 2022-2028 includes two overarching 
environmental protection requirements, reflecting the legislative requirements that apply to all 
plans and projects within the DCC area. In addition, sustainable development including SuDS 
measures for all new developments is inherent in the objectives of all development plans within 
the Greater Dublin Area. 

The Strategic Development Regeneration Areas (SDRAs), and specifically the Guiding 
Principles for Key Opportunity Sites within ‘SDRA 15: Liberties and Newmarket Square’ as 
identified in the Dublin City Development Plan 2022-2028 could give rise to other large-scale 
plans and projects within the vicinity of this Proposed Masterplan. However, as reiterated in 
the Dublin City Development Plan, all plans and projects within the DCC area are subject to 
the legislative requirements for appropriate environmental considerations to ensure no 
adverse effects occur on European sites either as a result of an individual plan/project, or in 
combination with other plans/projects.  

Therefore, no in-combination effects are expected with the relevant policies and plans.  

 Operation of Ringsend WwTP 

In June 2018 Irish Water applied for and subsequently received planning permission in 2019 
for upgrade works to the Ringsend WwTP facility. There are already on-going upgrading works 
taking place, which were the subject of a prior permission which were expected to be complete 
by 2021. These works, together with the further works permitted in 2019 will increase the 
capacity of the facility from 1.6 million PE to 2.4 million PE. This plant upgrade will result in an 
overall reduction in the final effluent discharge of several parameters from the facility including 
BOD, suspended soils, ammonia, DIN and MRP. An Environmental Impact Assessment 
Report (EIAR) was submitted by Irish Water as part of this application. The EIAR contains 
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sections relating to Marine Biodiversity and Terrestrial Biodiversity, and each contains a 
section on the ‘do-nothing scenario’. These review the effects of the WwTP on biodiversity in 
Dublin Bay in the absence of the upgrade works and so are relevant to this report.  

The EIAR report acknowledges that under the do-nothing scenario “the areas in the Tolka 
Estuary and North Bull Island channel will continue to be affected by the cumulative nutrient 
loads from the river Liffey and Tolka and the effluent from the Ringsend WwTP”, which could 
result in a decline in biodiversity and the deterioration of the biological status of Dublin Bay 
(Irish Water, 2018). Nevertheless, these negative impacts of nutrient over-enrichment are 
considered “unlikely” (Irish Water, 2018). This is because historical data suggests that 
pollution in Dublin Bay has had little or no effect on the composition and richness of the benthic 
macroinvertebrate fauna. The EIAR notes that “although a localised decline could occur, it is 
not envisaged to be to a scale that could pose a threat to the shellfish, fish, bird or marine 
mammal populations that occur in the area.” Furthermore, the EIAR notes that significant 
impacts on waterbird populations foraging on invertebrates in Dublin Bay due to nutrient over-
enrichment are “unlikely” to occur (Irish Water, 2018). What is important in the context of this 
AA screening report is that the do-nothing scenario predicts that nutrient and suspended solid 
loads from the WwTP will “continue at the same levels and the impact of these loadings should 
maintain the same level of effects on marine biodiversity” and that “if the status quo is 
maintained there will be little or no change in the majority of the intertidal faunal assemblages 
found in Dublin Bay which would likely continue to be relatively diverse and rich across the 
bay.” 

Therefore, it can be concluded that significant effects on marine biodiversity and the European 
sites within Dublin Bay from the current operation of Ringsend WwTP are unlikely. Importantly, 
this conclusion is not dependent upon any future works to be undertaken at Ringsend. Thus, 
in the absence of any upgrading works, significant effects to European sites are not likely to 
arise. 

 In-Combination effects: Conclusion 

Upon examination of the above sections, it can be concluded that the potential for significant 
in-combination effects from the Proposed Masterplan in combination with any of the above 
developments, policies and plans can be ruled out. 
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TABLE 4. IDENTIFICATION OF POTENTIAL EFFECTS ON EUROPEAN SITES LINKED TO THE SITE OF THE PROPOSED MASTERPLAN.  

European site Potential for significant effects on European site Further 
Assessment 
Required 

Special Areas of Conservation 

South Dublin Bay SAC (000210) 

Distance to Site of Proposed 
Masterplan: 4.6 km 

No possibility of significant effects on South Dublin Bay SAC and North Dublin Bay SAC due to: 

No significant changes to baseline surface or foul water discharges expected as a result of the Proposed Masterplan. 

 The Proposed Masterplan is not expected to result in significant changes to the baseline surface water discharges into the River 
Liffey which flows into Dublin Bay, and thus does not have the potential to cause significant effects on the water quality indicator 
of these SACs. 

 The predicted increase in population in the area as a result of the Proposed Masterplan is not expected to result in significant 
increases in loading at the Ringsend WwTP, excluding the possibility of significant impacts arising as a result of foul water 
generation at the Proposed Masterplan Site. 

The intervening distance between the Proposed Development and the SACs. 

 The intervening distances are sufficient to exclude the possibility of significant effects on the SACs as a result of the Proposed 
Masterplan arising from: increased traffic volumes and associated emissions; potential increased lighting emitted from the Site; 
and increased human presence at the Proposed Masterplan Site. 

No significant effects of effluent arising from the Proposed Masterplan Site alone or in-combination with that of other 
proposed developments or planned development pursuant to statutory plans in the greater Dublin, Meath and Kildare areas 
discharging to Ringsend WWTP are anticipated. Refer to section 3.5.3.3 for details. 

NO 

North Dublin Bay SAC (000206) 

Distance to Site of Proposed 
Masterplan: 6.9 km 

Special Protection Areas 

South Dublin Bay and River Tolka 
Estuary SPA (004024) 

Distance to Site of Proposed 
Masterplan: 3.9 km 

No possibility of significant effects on South Dublin Bay and River Tolka Estuary SPA and North Bull Island SPA due to: 

No significant changes to baseline surface or foul water discharges expected as a result of the Proposed Masterplan. 

 The Proposed Masterplan is not expected to result in significant changes to the baseline surface water discharges into the River 
Liffey which flows into Dublin Bay, and thus does not have the potential to cause significant effects on the water quality indicator 
of these SPAs. 

NO 
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European site Potential for significant effects on European site Further 
Assessment 
Required 

North Bull Island SPA (004006) 

Distance to Site of Proposed 
Masterplan: 6.9 km 

 The predicted increase in population in the area as a result of the Proposed Masterplan is not expected to result in significant 
increases in loading at the Ringsend WwTP, excluding the possibility of significant impacts arising as a result of foul water 
generation at the Proposed Masterplan Site. 

 None of the SCI bird species listed as QIs for these SPAs occur within the Proposed Masterplan Site or in the vicinity of the 
Masterplan, eliminating the possibility of significant effects arising from the increase in building heights. Any bird species present 
at the Site are expected to be well adapted to urban environments and the challenges of flying within and around high built 
areas. 

The intervening distance between the Proposed Development and the SPAs. 

 The intervening distances are sufficient to exclude the possibility of significant effects on the SPAs as a result of the Proposed 
Masterplan arising from: increased traffic volumes and associated emissions; potential increased lighting emitted from the Site; 
and increased human presence at the Proposed Masterplan Site. 

No significant effects of effluent arising from the Proposed Masterplan Site alone or in-combination with that of other 
proposed developments or planned development pursuant to statutory plans in the greater Dublin, Meath and Kildare areas 
discharging to Ringsend WWTP are anticipated. Refer to section 3.5.3.3 for details. 
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TABLE 5. SUMMARY OF IMPACT ASSESSMENT ON EUROPEAN SITES WITHIN THE ZOI AS A RESULT OF THE PROPOSED MASTERPLAN. 

Site 
Habitat Loss / 

Alteration 

Habitat or 
Species 

Fragmentation 

Disturbance and/or 
Displacement of 

Species 

Changes in 
Population 

Density 

Changes in 
Water Quality 

and/or Resource 

In-
combination 

effects 

Stage 2 AA 
Required 

SAC 

South Dublin Bay SAC (000210) No No No None None None NO 

North Dublin Bay SAC (000206) No No No None None None NO 

Baldoyle Bay SAC (000199) No No No None None None NO 

Howth Head SAC (000202) No No No None None None NO 

Rockabill to Dalkey Island SAC (003000) No No No None None None NO 

Malahide Estuary SAC (000205) No No No None None None NO 

Wicklow Mountains SAC (002122) No No No None None None NO 

Glenasmole Valley SAC (001209) No No No None None None NO 

Rye Water Valley/Carton SAC (001398) No No No None None None NO 

SPA 

South Dublin Bay and River Tolka Estuary SPA (004024) No No No None None None NO 

North Bull Island SPA (004006) No No No None None None NO 

Baldoyle Bay SPA (004016) No No No None None None NO 

Malahide Estuary SPA (004025) No No No None None None NO 

Dalkey Islands SPA (004172) No No No None None None NO 

Wicklow Mountains SPA (004040) No No No None None None NO 
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4 APPROPRIATE ASSESSMENT SCREENING CONCLUSION 

The Proposed Masterplan at the Digital Hub, Thomas Street, Dublin 8, has been assessed 
taking into account: 

 the nature, size and location of the proposed works and possible impacts arising from 
the construction works.  

 the qualifying interests and conservation objectives of the European sites. 

 the potential for in-combination effects arising from other plans and projects. 

In conclusion, upon the examination, analysis and evaluation of the relevant information and 
applying the precautionary principle, it is concluded by the authors of this report that, on the 
basis of objective information; the possibility may be excluded that the Proposed Masterplan 
will have a significant effect on any of the European sites listed below: 

 South Dublin Bay SAC (000210) 
 North Dublin Bay SAC (000206) 
 Baldoyle Bay SAC (000199) 
 Howth Head SAC (000202) 
 Rockabill to Dalkey Island SAC (003000) 
 Malahide Estuary SAC (000205) 
 Wicklow Mountains SAC (002122) 
 Glenasmole Valley SAC (001209) 
 Rye Water Valley/Carton SAC (001398) 
 South Dublin Bay and River Tolka Estuary SPA (004024) 
 North Bull Island SPA (004006) 
 Baldoyle Bay SPA (004016) 
 Malahide Estuary SPA (004025) 
 Dalkey Islands SPA (004172) 
 Wicklow Mountains SPA (004040) 

In carrying out this AA screening, mitigation measures have not been taken into account. On 
the basis of the screening exercise carried out above, it can be concluded, on the basis of the 
best scientific knowledge available, that the possibility of any significant effects on the above 
listed European sites, whether arising from the Masterplan itself or in combination with other 
plans and projects, can be excluded.  
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