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1 INTRODUCTION  

This Strategic Environmental Assessment Screening Report has been prepared by 
Enviroguide Consulting (on behalf of the Land Development Agency (LDA)) for the Proposed 
Masterplan for ‘Pear Tree Crossing’ at Digital Hub, Thomas Street, Dublin 8, hereafter referred 
to as “Proposed Masterplan” in this document. This report considers whether the Proposed 
Masterplan is likely to cause significant effects on the environment, and whether a Strategic 
Environmental Assessment is required.  

1.1 Legislative context 

Strategic Environmental Assessment (SEA) is a process for the formal, systematic evaluation 
of the likely significant environmental effects of implementing a plan or programme before a 
decision is made to adopt the plan or programme. SEA aims to provide for a high level of 
protection of the environment and to contribute to the integration of environmental 
considerations into the preparation and adoption of plans with a view to promoting sustainable 
development. 

Strategic Environmental Assessment (SEA) of plans and programmes is required by 
European Directive 2001/42/EC (‘the SEA Directive’). For a specific range of land-use plans, 
this Directive is transposed into Irish law by Statutory Instrument (S.I.) No. 436 of 2004 (the 
Planning and Development (Strategic Environmental Assessment) Regulations 2004), as 
amended by S.I. No. 201 of 2011 (the Planning and Development (Strategic Environmental 
Assessment) (Amendment) Regulations 2011).  

For all other relevant plans and programmes in Ireland (including other types of plans in the 
landuse planning sector), the SEA Directive is transposed into Irish law by S.I. No. 435 of 2004 
(the European Communities (Environmental Assessment of Certain Plans and Programmes) 
Regulations 2004), as amended by S.I. No. 200 of 2011 (the European Communities 
(Environmental Assessment of Certain Plans and Programmes) (Amendment) Regulations 
2011). The Proposed Masterplan presented in this report falls under S.I. 435/2004. 

1.2 Requirement to carry out SEA – Pre-Screening Checklist 

In order to determine if the Proposed Masterplan is considered a plan/programme under 
Article 3 of the SEA Directive, a pre-screening check is necessary. Figure 1 shows a decision-
tree which reflects the SEA Directive and how it may be concluded (using the steps set down 
in S.I. 435 of 2004, as amended): a) if a plan is exempt from the Directive’s requirements; b) 
if SEA is mandatory or c) if screening for SEA is required.  

Via its finalisation and publication, the Proposed Masterplan will be adopted by the LDA (a 
public authority) and will act as a guiding document for future urban development in the 
Liberties area Although the Proposed Masterplan will not set a statutory framework for 
development consent, it is intended that the Proposed Masterplan will be taken into account 
by the planning authority and/or An Bord Pleanala during their decision-making process of 
future planning applications for the area. As such, it can be considered that the plan “sets a 
framework for future development consent of projects (EIA and non-EIA projects)”, and 
Screening for SEA is required.  
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FIGURE 1. DECISION-TREE SETTING OUT REQUIREMENTS FOR SEA UNDER S.I. 435 OF 2004, AS 
AMENDED (SOURCE: DHLGH, 2022). 
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2 PLAN DESCRIPTION 

2.1 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. 
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 Locals and visitors will be welcomed to experience the exciting industrial heritage of 
this place. The layers will be uncovered and celebrated. 

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. 

2.2 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-
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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. 

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) 
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.

 

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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2.3 Relevant National and Regional Plans  

The Digital Hub lands are identified in the Government’s ‘Housing for All’ Plan (2021) for 
transfer to the Land Development Agency (LDA) for affordable housing-led regeneration. 
‘Housing for All’ requires that these lands be prioritised for regeneration by the LDA and this 
will be progressed over the coming years in collaboration with the respective landowners, the 
local community and other stakeholders. 

The National Planning Framework (NPF) is a document which aims to guide strategic planning 
and development for Ireland in the coming decades. It seeks to aim growth in a sustainable 
direction in economic, social and environmental terms. Core principles of the NPF which are 
embedded into the masterplan include the following:  

 Enabling people to live closer to where they work,  
 moving away from current unsustainable trends of increased commuting;  
 Transformation of settlements through imaginative urban regeneration  
 Co-ordinated delivery of infrastructure and services in  
 tandem with growth 

Having regard to the Dublin City Development Plan 2022-2028, the Proposed Masterplan Site 
covers lands with the following zoning objectives:  

 Z1 – To protect, provide and improve residential amenities 
 Z5 – To consolidate and facilitate the development of the central area, and to identify, 

reinforce, strengthen and protect its civic design character and dignity. 
 Z9 – To preserve, provide and improve recreational amenity and open space and 

green networks. 

Under the Development Plan 2022-2028, the subject lands are located in the Strategic 
Development and Regeneration Area (SDRA) 15: Liberties and Newmarket Square, area no. 
5. The Proposed Masterplan has been prepared according to the Key Guiding Principles for 
this area, given in the Development Plan.  

The Liberties Local Area Plan (LAP) was published by Dublin City Council in 2009 and was in 
effect until 2020. The LAP sought to achieve the social, economic and physical regeneration 
of the Liberties area by providing a co-ordinated approach to the development of key sites and 
by exploiting opportunities for the provision of new community infrastructure, new open spaces 
and public realm improvements.  

While the LAP has expired, the tenets and objectives contained therein have been studied 
and considered while developing the masterplan strategy for the Digital Hub campus.  

In particular, the LAP refers to a vision for the lands as a hub of residential and mixed uses 
integrating into the local neighbourhoods, creating lively active frontage along narrow streets 
and around courtyards. 

3 RESPONSES TO THE SCREENING CRITERIA 

The Proposed Masterplan for Pear Tree Crossing was screened using the criteria contained 
in Schedule 1 of S.I. No. 435/2004 - European Communities (Environmental Assessment of 
Certain Plans and Programmes) Regulations 2004. Table 2 and Table 3 detail the screening 
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assessment using the criteria for determining the likely significance of effects as set out in 
Schedule 1.  

TABLE 2 SCREENING DETERMINATION FOR DETERMINING THE LIKELY SIGNIFICANCE OF EFFECTS 
AS PER SCHEDULE 1 OF S.I. NO. 435/2004. 

 CRITERIA SCREENING DETERMINATION  
The Characteristics of the Plan having regard, in particular, to (the following criteria):  
 
The degree to which the plan or 
programme, or modification to a plan or 
programme, sets a framework for projects 
and other activities, either with regard to 
the location, nature, size and operating 
conditions or by allocating resources, 
 

The Proposed Masterplan document will act as a 
guidance document for projects and other activities for 
the Site.  

The Proposed Masterplan sets the location, size 
ranges and intended uses of future developments (incl. 
residential and commercial), following the guiding 
principles of the Strategic Development Regeneration 
Area (SDRA) number 15 (Liberties and Newmarket 
Square) as described in the Dublin City Development 
Plan 2022-2028. 

Future individual development within the Site of the 
Proposed Masterplan must be considered under the 
SEA, EIA and/or AA processes. 

The degree to which the plan or 
programme, or modification to a plan or 
programme, influences other plans 
including those in a hierarchy. 

This Proposed Masterplan will inform future 
development plans within the overall Site area, as its 
main output, to ensure that the area is redeveloped in 
a way consistent with local and city development plans.  
 
This includes the provision of a plan for phasing of 
works to limit the extent, scale and duration of negative 
environmental pressures (e.g., noise disturbance, dust 
generation, etc.) from the redevelopment Site at any 
one time. 
 
Future individual development projects within the lands 
must be considered under the SEA, EIA and/or AA 
processes. 

The relevance of the plan or programme, 
or modification to a plan or programme, 
for the integration of environmental 
considerations in particular with a view to 
promoting sustainable development. 

The Proposed Masterplan Site is envisioned to improve 
on the quality of life of those living there, by providing 
new green spaces for people and biodiversity, homes 
and spaces that meet climate challenges, and public 
spaces that are accessible and safe for all.  

Future individual development projects within the Site 
of the Proposed Masterplan must be considered under 
the SEA, EIA and/or AA processes. 

Environmental problems relevant to the 
plan or programme, or modification to a 
plan or programme, 

The Proposed Masterplan is not prepared in response 
to a particular environmental problem, nor are any 
major environmental problems known from the Site of 
the plan.    
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 CRITERIA SCREENING DETERMINATION  

Future individual development projects within the Site 
of the Proposed Masterplan must be considered under 
the SEA, EIA and/or AA processes. 

The relevance of the plan or programme, 
or modification to a plan or programme, 
for the implementation of European Union 
legislation on the environment (e.g. plans 
and programmes linked to waste 
management or water protection). 

The Proposed Masterplan does not have relevance for 
the implementation of EU legislation on the 
environment. The Proposed Masterplan will set out a 
framework for future development on the subject lands. 
European Union plans and programmes are 
considered under the Dublin City Development Plan 
(DCDP) 2016-2022 and the DCDP 2022-2028. The 
CDPs have more relevance in relation to issues such 
as Water Framework Directive etc. and the policies of 
these plans will be taken into consideration as part of 
any future development proposals at the Proposed 
Masterplan Site. 

Characteristics of the effects and of the area likely to be affected, having regard, in particular, 
to: 
The probability, duration, frequency and 
reversibility of the effects 
 

The probability that the Proposed Masterplan will result 
in significant environmental impacts is relatively high. It 
is expected that the effects will be largely positive, since 
additional pedestrian routes and greenspaces, as well 
as using sustainable development practices as 
standard, will likely enhance and improve various 
environmental aspects of the area. 

There may also be negative effects associated arising 
during the construction of any future developments 
under this Proposed Masterplan, however the plan will 
include a proposed phasing plan to limit the probability, 
duration and extent of negative effects at any one time.  

It is likely that some of the effects will not be reversible.  

Final decisions relating to architectural detail and public 
realm and other issues will be determined through the 
development management process, and any individual 
future developments under this Proposed Masterplan 
will be subject to the appropriate environmental 
assessments. 

The cumulative nature of the effects 
 

It is possible that future developments within and in the 
vicinity of the Proposed Masterplan Site are undertaken 
within the same timeframe, increasing the likelihood of 
negative cumulative effects. Therefore, the Proposed 
Masterplan will include an indicative phasing plan of 
works to limit the probability of negative cumulative 
effects. 
 
Positive cumulative effects from developments within 
and in the vicinity of the Proposed Masterplan are also 
expected to include improvements in the local 
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 CRITERIA SCREENING DETERMINATION  
environment, including for example improved climate 
change resilience, sustainability, biodiversity and 
connectivity.   

The transboundary nature of the effects 

 

The Site of the Proposed Masterplan is entirely within 
Dublin City Council’s administrative area and is not 
expected to have any effects (negative or positive) on 
areas outside of the DCC boundaries. 

The risks to human health or the 
environment (e.g. due to accidents) 

The Proposed Masterplan will not result in any risks to 
human health as it only sets out a framework for the 
redevelopment of the Site. Future individual 
development within the Site of the Proposed 
Masterplan must be considered under the appropriate 
SEA, EIA and/or AA processes. 

The magnitude and spatial extent of the 
effects (geographical area and size of the 
population likely to be affected). 

The area of the Proposed Masterplan Site is approx. 
3.72ha. Any potential environmental effects are 
expected to be largely confined to the area within and 
in the immediate vicinity of the Site of the plan. The 
current population within the Site of the Proposed 
Masterplan is estimated to be below 1000, while the 
approximate density in the general area surrounding 
the lands is 8,847/km2 (Source: City Population1) 

The value and vulnerability of the area 
likely to be affected due to:  

(a) special natural characteristics or 
cultural heritage,  

(b) exceeded environmental quality 
standards or limit values, 

(c) intensive land-use, 

The Site contains a number of Protected Structures and 
also buildings that contribute greatly to the character of 
Thomas St. The Proposed Masterplan sets out a 
framework for their refurbishment and reuse, in line with 
the Guiding Principles for the SDRA 15 (Draft Dublin 
CDP 2022-2028).  

the effects on areas or landscapes which 
have a recognised national, European 
Union or international protection status 

The Site of the Proposed Masterplan does not contain 
any land associated with European Sites, i.e., Special 
Protection Areas for birds, Special Areas of 
Conservation for habitats and species, Ramsar wetland 
sites or European marine sites.  
 
However, the lands are located near the River Liffey, 
which provides a potential impact pathway from the 
Proposed Masterplan Site (via surface water sewer 
networks to the Liffey) to nationally and internationally 
designated sites within the Dublin Bay. Potential 
impacts of the Proposed Masterplan on the Natura 
2000 network have been assessed in the AA Screening 
Report accompanying this report under separate cover. 
Any individual future developments under this 
Proposed Masterplan will be subject to the appropriate 
environmental assessments. 

 

1 https://www.citypopulation.de/en/ireland/dublin/ map viewer of preliminary results from the Central Statistics Office 2022 census 

for Ushers B (7,297/km2) and Ushers C (10,397/km2). 
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4 CONSULTATION 

4.1 Statutory Consultation 

4.1.1 Environmental Authorities 

Unless it has been determined that SEA is mandatory for the plan concerned, a formal 
‘screening notice’ must be issued to the relevant environmental authorities (including the 
adjacent planning authorities), consulting them on whether they consider significant effects on 
the environment are likely to arise.  

Under S.I. 435 of 2004, as amended, SEA may be required for all sectoral plans, including 
land use plans (except for those specific land use plans covered by SI 436 of 2004, as 
amended). 

The following environmental authorities were consulted during the SEA Screening stage for 
comments on the Proposed Masterplan: 

 Environmental Protection Agency (“EPA”) – Required for all cases 

 Development Applications Unit (“DAU”), Minister for Housing, Local Government and 
Heritage – Required where there might be significant effects on architectural or 
archaeological heritage or nature conservation 

Note that the Minister for Agriculture, Food and the Marine was not consulted as the Proposed 
Masterplan is not expected to result in significant effects on the marine environment or 
fisheries. 

4.1.2 Consultation Responses 

The EPA responded to the Screening Notice of 25th of August 2022 on the 7th of September 
2022. The EPA noted the Proposed Determination of the Pear Tree Crossing Masterplan and 
provided a number of guiding comments, focusing their efforts on reviewing and commenting 
on key sector plans. Their comments are summarised as follows: 

 Incorporate the relevant recommendations from ‘SEA of Local Authority Land Use 
Plans – EPA Recommendations and Resources’ 2 as relevant and appropriate to the 
Masterplan 

 The Proposed Masterplan should take into account the need to align with national 
commitments on climate change mitigation and adaptation, as well as incorporating 
any relevant recommendations in sectoral, regional and local climate adaptation plans 

 The Masterplan should align with key relevant higher-level plans and programmes and 
is consistent with the relevant objectives and policy commitments of the National 
Planning Framework and the Eastern and Midlands Regional Spatial and Economic 
Strategy. 

 

2https://www.epa.ie/publications/monitoring--assessment/assessment/strategic-environmental-

assessment/sea-of-local-authority-land-use-plans---epa-recommendations-and-resources.php 
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 In finalising the Masterplan, the relevant recommendations, key issues and challenges 
described in our State of the Environment Report ‘Ireland’s Environment – An 
Assessment 2020’ 3 should be taken into account.  

 Where changes to the Masterplan are made prior to finalisation, or where modifications 
to the Masterplan are proposed following its adoption, these should be screened for 
potential for likely significant effects in accordance with the criteria set out in Schedule 
1 of the SEA Regulations (S.I. No. 435 of 2004). 

The DAU stated they were not in a position to make specific comments on the Proposed 
Masterplan and the SEA Screening at the time, but advised they may submit observations or 
recommendations at a later stage in the process. 

5 SCREENING DETERMINATION 

The Proposed Masterplan for ‘Pear Tree Crossing’ at Digital Hub, Thomas Street, Dublin 8, is 
a non-statutory development framework which translates and implements the statutory 
policies and objectives of the relevant national and regional development plans and 
frameworks.   

Considering the objectives and nature of the Proposed Masterplan, its location in an already 
urban landscape, and with due regard to the screening criteria as set out in Schedule 1, it is 
at this stage determined that the Proposed Masterplan does not require an SEA.  

The principal reasons the Proposed Masterplan does not require an SEA are as follows:  

 The Proposed Masterplan does not provide a framework for plans/projects listed on 
Annex I or Annex II of the EIA Directive4  

 All individual planning applications made under the Proposed Masterplan framework 
are subject to the appropriate environmental assessments (i.e., Appropriate 
Assessment, SEA, EIA) where required. 

 The Proposed Masterplan does not require Appropriate Assessment (see AA 
Screening Report accompanying this report under separate cover) 

   

 

3 https://www.epa.ie/publications/monitoring--assessment/assessment/state-of-the-environment/irelands-

environment-2020---an-assessment.php 
4 Directive 2014/52/EU of the European Parliament and of the Council of 16 April 2014 amending Directive 

2011/92/EU  
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