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1 INTRODUCTION 

1.1 Background 

RSK Ireland Limited (RSK) was instructed by Nicholas O’Dwyer on behalf of their client 
Maccreanor Lavington, to prepare a Draft Strategic Environmental Assessment (SEA) for 
the City Edge Project. 

At this stage a Framework is under development with a planned completion of the process 
by the end of 2021.  The Draft SEA is based on the Emerging scenarios from the 
Framework process to date. 

It should be noted that this Draft SEA will be revisited once the final version of the 
Framework has been agreed. 

The purpose of preparing a Draft Screening for SEA is to help inform the Master planning 
Process and to identify the issues pertaining to the area’s redevelopment. 

 

This report is subject to the RSK service constraints given in Appendix A. 

1.2 City Edge Strategic Framework 

South Dublin County Council (SDCC) in collaboration with Dublin City Council (DCC), 
have appointed a consultancy led team to investigate the potential for the regeneration of 
the following three Brownfield areas:  

 SDCC Naas Road / Ballymount; 

 DCC Naas Road; and, 

 DCC Park West/Cherry Orchard.  

The above three areas are hence forth referred to as the “study area”. The study of the 
three areas will investigate the potential of this strategic transboundary landbank to 
provide a new mixed-use urban Quarter that can be successfully developed as an organic 
extension of Dublin city. If feasible, it will provide for the creation and protection of 
enterprise and facilitate opportunities for employment creation by providing a mixture of 
residential, enterprise and commercial floor space. 

The Project has received a funding commitment under the Urban Regeneration and 
Development Fund (URDF) for Stage I and II of the projects. The objective of Stage I of 
the Project is to carry out a non-statutory Study which creates a baseline of evidence to 
inform the future development of the Study Area.  

The requirements under Stage I shall be compiled and incorporated into a Draft Study 
Report which will distil and cross reference the findings and recommendations of the 
Surveys, Studies and Assessment. 

The study area is shown below. 
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Study Area.  
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2 STRATEGIC ENVIRONMENTAL 
ASSESSMENT 

2.1 Background and Legislative context 

Strategic Environmental Assessment (SEA) is a systematic process for evaluating the 
environmental consequences of proposed plans or programmes to ensure environmental 
issues are fully integrated and addressed at the earliest appropriate stage of decision 
making, with a view to promoting sustainable development. The process of SEA was 
introduced under European Directive 2001/42/EC on the assessment of the effects of 
certain plans and programmes on the environment (SEA Directive), and came into force 
in 2001. 

The Directive was transposed into Irish law via the European Communities 
(Environmental Assessment of Certain Plans and Programmes) Regulations 2004 (SI 
435/2004 and SI 200/2011), and the Planning and Development (Strategic Environmental 
Assessment) Regulations 2004 (SI 436/2004 and SI 201/2011). 

South Dublin County Council (SDCC) in collaboration with Dublin City Council (DCC), 
have set out to develop a Master Plan for the strategic transboundary landbank to provide 
a new mixed-use urban Quarter that can be successfully developed as an organic 
extension of Dublin city. 

The SEA Directive requires SDCC/DCC, as the programming authority, to assess the 
likely significant effects of its plans and programmes on the environment.  As a result there 
are four main components of the process: 

 

1. Preparation of an Environmental Report (ER), where the likely significant effects of 
the Master Plan are identified and assessed. The ER is the principal document in 
the SEA process and summarises the likely effects of the Master Plan on the 
environment, and measures which would mitigate any significant adverse effects.  

2. A consultation on the ER and draft Master Plan with the public, statutory 
environmental bodies, and any other EU Member State which might be affected.  

3. The consideration of the findings of the ER and the consultation process in deciding 
whether to adopt or modify the Master Plan.  

4. The publishing of the decision to adopt the Master Plan and how the SEA process 
influenced the final outcome.  

The Master Plan will be agreed by SDCC/DCC in the future.  As such in accordance with 
Statutory Instrument No 436/2004 (as amended), SDCC/DCC is required to prepare a 
statement providing information on this decision (the “SEA Statement”).  It should be noted 
this is a Draft screening exercise, the screening outlined in this document is based on the 
emerging Master Plan for the project.  Once the Framework has been confirmed the 
screening will be formalised in the SEA process and the subsequent steps of the SEA will 
be undertaken based on the Final Master Plan. 
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2.2 Summary of the SEA Process 

The SEA process follows an approach set out in Table 1.1 below which is based on the 
guidance produced by the Environmental Protection Agency. 

 

Table 1.1: Stages in the SEA Process 

Stage Tasks 

Pre-review If SEA is not mandatory, screen for possible significant environmental effects.  

Stage A: Setting the 
context and 
objectives, 
establishing the 
baseline and deciding 
on the scope 

Step 1: Describe briefly the statutory purpose, geographic area, population, 
and timeframe of the plan, and its relationship (both vertical and horizontal) 
with other plans/programmes. 

Step 2: Summarise the main findings of the survey and analysis stage. 

Step 3: Describe in general terms the current state of the physical 
environment of the area, with particular reference to (a) areas of 
environmental importance (such as protected sites); and (b) areas 
experiencing environmental problems (such as waste, or air or water 
pollution) at present. Describe how that environment would be likely to 
evolve on the basis of current development trends but no change in current 
policies. 

Step 4: Define (a) broad planning policy objectives for the area based on 
Steps 1 and 2; and (b) relevant environmental policy objectives for the area 
taking account of national policy and any relevant international legal 
obligations (e.g. EU Directives). 

Initial public 
consultation 

Consult the statutory environmental authorities on the scope of the SEA.  

Stage B: Developing 
and refining 
alternatives and 
assessing effects 

Step 5: Identify a number of reasonable alternative development strategies 
for the area which are capable of fulfilling the policy objectives established in 
Step 4. 

Step 6: Evaluate these alternative strategies against the chosen planning and 
environmental policy objectives (step 4), with a view to establishing the most 
sustainable option. 

Step 7: Select the preferred strategy (which may combine elements of 
different strategies), stating reasons for the choice, and work it up with 
detailed policy objectives. 

Step 8: Carry out an environmental assessment of the preferred strategy to 
determine whether implementation would be likely to cause any significant 
effects on the environment (in particular, the aspects listed in Annex I of the 
SEA Directive, such as biodiversity, air, cultural heritage, etc.). 

Stage C: Preparing the 
Environmental Report 

Step 9: Modify the preferred strategy to eliminate, reduce or offset any 
significant adverse effects, as appropriate. 

Step 10: Propose monitoring measures in relation to any likely significant 
environmental impacts. 
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Stage Tasks 

Step 11: Prepare a non-technical summary. 

Stage D: Consulting on 
the draft plan or 
programme and the 
Environmental Report 

Consult the public and Consultation Bodies on the draft plan or programme 
and the Environmental Report. 

Assess significant changes. 

Make decisions and provide information. 

Stage E: Monitoring 
the significant effects 
of implementing the 
plan or programme on 
the environment 

Develop aims and methods for monitoring. 

Respond to adverse effects. 

 

The Preparation of the documentation is a highly iterative process between SDCC/DCC 
and the appointed consultant for the process.  Consultations with statutory environmental 
authorities, the public and other EU Member States are more formal in nature. 
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3 PLANNING CONTEXT 

The regeneration of the City Edge Project lands is consistent with national and regional 
planning policy, as set out in the National Planning Framework (NPF) and Regional 
Spatial and Economic Strategy (RSES), respectively.   The NPF specifies ambitious 
targets to achieve compact growth with 50% of housing to be provided within or 
contiguous to the built-up area of Dublin City and suburbs. To achieve this, the 
Metropolitan Area Strategic Plan (MASP) (incorporated within the RSES) identifies 
strategic residential and employment locations along key public transport corridors.  The 
Naas Road (City Edge Project) area is identified as a key brownfield regeneration 
opportunity within the South West Strategic Development Corridor.   

3.1 South Dublin County Development Plan 2016-2022 

Within the Development Plan the Naas Road is identified as a “Consolidation Area” within 
the Dublin Gateway.  Consolidation Areas are suburban areas with established identities 
and communities with distinct heritage and character, these areas typically have a range 
of urban services such as transport, retail, medical and community facilities. 

It is the Policy of the council to promote the consolidation and sustainable intensification 
of development to the east of the M50 and South of the River Dodder.  Core Strategy 
objectives for Consolidation Areas such as the Naas Road study area within the Gateway 
are summarised below: 

Objective 1: To promote and support high quality infill development; 

Objective 2: To promote and support the regeneration of underutilised industrial 
areas in areas designated with Zoning Objective Regeneration 
“REGEN” (facilitate enterprise and/or residential led development); 

Objective 3: To promote and support the development of undeveloped zoned lands 
and promote pre-application consultation in accordance with section 
247 of the Planning Development Act 2000 (as amended). 

Section 1.9.0 of the Development Plan sets out that Local Area Plans will be prepared for 
areas where new development requires a co-ordinated approach and in particular for 
areas that are likely to experience large scale development or are in need of regeneration. 
Local Area Plans must be consistent with the policies and objectives of the County 
Development Plan. Of relevance are: 

 

 Core Strategy Policy ‘CS6 SLO 1’ – To prepare a Ballymount Local Area Plan 
for lands zoned REGEN, EE, and LC, stretching southwest from Walkinstown 
Roundabout along the Greenhills Road (including those areas adjacent to 
Greenhills Estate) to the M50, north from there to the Red Cow, east from there 
along the Naas Road to the city boundary, and along the boundary back to 
Walkinstown Roundabout. The subject Local Area Plan to be concluded by the 
end of 2018; and the lands north of this between the M50, the Grand Canal and 
city boundary currently zoned EE to be considered for inclusion in this plan. The 
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Naas Road Framework Plan (2010) to be taken into consideration during the 
preparation of the Local Area Plan. 

 Core Strategy Policy ‘CS6 SLO 2’ – That a Local Area Plan be initiated for the 
community of Kingswood (Naas Road) with a view to the sustainability of this 
community being protected and which provides for retail and other commercial 
opportunities and amenities, community facilities, employment opportunities and 
connectivity to the adjoining residential and commercial areas. The preparation of 
a Local Area Plan for Kingswood to be initiated within two years of the adoption 
of this County Development Plan. 

The study area lands which are within SDCC are zoned for the following objectives: 

 

 REGEN – To facilitate enterprise and/or residential led regeneration.  The Plan 
states that these lands are serviced and offer significant potential for more 
intensive employment and/or residential development and associated uses.  The 
transition from the underutilised industrial areas is likely to occur on an 
incremental basis and may need to be supported by an economic regeneration 
strategy. 
 

 EE – To provide for enterprise and employment related uses.  The Plan states 
that Objective EE is applied to underutilised industrial lands that are close to town 
and district centres and transport nodes and have potential for more intensive 
forms of development. 

 
Proposed variation No 3 adopted by the Council in May 2019, rezoned c.178 
hectares of Objective EE lands to Objective REGEN.  These lands are located in 
the Ballymount/Naas Road area, which are south of the Grand Canal and east of 
the M50, adjoining the boundary with DCC, all located within the area of Fox and 
Geese, Bluebell, Ballymount, Red Cow, Gallanstown and Drimnagh 

3.2 Dublin City Development Plan 2016-2022 

The Development Plan sets out a new approach to meet the needs and aspirations of 
citizens of Dublin and the country, not only for the 6 year life of the plan, but for the long 
term.  This approach is based on the principles of sustainability and resilience on the 
social, economic and environmental fronts.  One of the key aims of this plan is achieving 
a more sustainable and resilient city. 

Dublin City in its entirety lies within the Metropolitan Area and the (now former) Regional 
Planning Guidelines (RPG) give direction to DCC as the Gate core for high intensity 
clusters, brownfield development, urban renewal and regeneration.  The former RPG 
settlement strategy for the metropolitan area included a strong policy emphasis on the 
need to gain maximum benefit from existing assets, such as public transport and social 
infrastructure through the continuation od consolidation and increasing densities within 
the existing built footprint of the city. 

A further key aspect is that future expansion, whether housing or mixed uses, occur in 
tandem with high-quality rail-based public transport and on a phased basis. The 
development plan incorporates these principles in a settlement hierarchy which prioritises 
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the inner city, key district centres and Strategic Development and Regeneration Areas 
(SDRAs). 

It is the Core Strategy of the Development Plan to achieve the vision in a manner that is 
consistent with the guidance, strategies and policies at national and regional level. The 
Core Strategy estimates that the population of Dublin  City will grow by 60,000 by 2022 
with a requirement for c.29,500 residential units. The Core Strategy states that the city is 
largely built out, with the built-up area and suburbs extending into the surrounding 
counties of Fingal, South Dublin, and Dún Laoghaire–Rathdown. The available remaining 
lands within the city are serviced and fully zoned. In this context, local area plans, strategic 
development zones, and some zonings which require the preparation of masterplans may 
establish more detailed phasing or prioritisation for the delivery of residential uses, other 
uses, or infrastructure, as appropriate. 

Naas Road is identified as one of eight Key District Centres which are described as 
underpinning a wider area and acting as a strong spatial hub providing a comprehensive 
range of commercial and community services to the surrounding populations. All of the 
designated KDCs closely align to public transport rail corridors, with the exception of two 
(Finglas and Northside) which perform an important regeneration role for local 
communities.  Some of the key district centres (KDCs) also act as gateways to the city, 
located either along strategic national primary routes or key public transport routes, such 
as Finglas or the Naas Road lands.  These gateway locations create an opportunity to 
strengthen the city’s visual identity and signal the entrance to the city, and so are ideal 
locations for high quality landmark buildings, structures and civic spaces. Naas Road 
lands are identified as a Strategic Development and Regeneration Area (SDRA 5). 

The study area lands which are within DCC are zoned for the following objectives: 

 Objective ‘Z2’ – Residential Neighbourhoods (Conservation Areas): To protect 
and/or improve the amenities of residential conservation areas. Residential 
conservation areas have extensive groupings of buildings and associated open 
spaces with an attractive quality of architectural design and scale. The overall 
quality of the area in design and layout terms is such that it requires special care 
in dealing with development proposals which affect structures in such areas, both 
protected and non-protected. The general objective for such areas is to protect 
them from unsuitable new developments or works that would have a negative 
impact on the amenity or architectural quality of the area. 

 Objective ‘Z6’ – Employment/Enterprise: To provide for the creation and 
protection of enterprise and facilitate opportunities for employment creation. It is 
considered that Z6 lands constitute an important land bank for employment use in 
the city, which is strategically important to protect. The primary objective is to 
facilitate longterm economic development in the city region. 

 Objective ‘Z9’ – Amenity/Open Space: Lands/Green Network: To preserve, 
provide and improve recreational amenity and open space and green networks. 
This zoning includes all amenity open space lands which can be divided into three 
broad categories as follows: Public open space; Private open space; and Sports 
facilities in private ownership. 

 Objective ‘Z14’ – Strategic Development and Regeneration Zone: To seek the 
social, economic and physical development and/or rejuvenation of an area with 
mixed use, of which residential and ‘Z6’ would be the predominant uses. These 
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are areas, including large-scale public housing areas, where proposals for 
comprehensive development or redevelopment have been, or are in the process 
of being prepared. These areas also have the capacity for a substantial amount 
of development in developing areas in the inner and outer city. 

 Objective ‘Z15’ – Institutional and Community - To protect and provide for 
institutional and community uses. These generally large blocks of land, consisting 
of buildings and associated open spaces, are located mainly in the suburbs. The 
present uses on the lands generally include community related development 
including schools, colleges, residential institutions and healthcare institutions, 
such as hospitals. 
 

Both DCC and SDCC are in the process of preparing new Development Plans.  The Draft 
South Dublin County Development Plan, 2022-2028 is currently on public display while 
the Draft Dublin City Development Plan, 2022-2028 will shortly be on public display.   

 



 

Nicholas O’Dwyer Limited  10 

City Edge Strategic Framework 

603317 – R03 (00) 

4 EMERGING FRAMEWORK 

4.1 Vision 

The vision is “to create a new mixed use and climate resilient high density urban quarter 
in the city, where the citizens of the greater Dublin area will be able to access affordable 
homes, live close to where they work, in an area home to outstanding public amenities 
and public transport services.  

Building upon its rich history of employment, the area will support consolidation and the 
creation of new employment opportunities, culminating in the creation of a self-sustaining 
and integrated part of city, where family, community, visitors and the economy can prosper 
in a distinctive Dublin setting. 

4.2 Core Objectives 

The following sumarises the Core Objectives associated with the Master Plan: 
Core Objective Description 

Liveable City Follow compact growth and 10 minute city 
principles 

Economy Create a resilient and diverse employment 
offer 

Housing Accommodate a range and variety of new 
homes 

Environment Target 50% green cover 

Movement Public and active transport orientated 
development 

Character & Urban Design Knit into existing neighbourhoods and 
create a series of character areas that 
enhance Dublin 

Sustainability Fast track to Zero Carbon and Zero Waste 

Deliverability & Credibility Create a deliverable and credible 
framework 

4.3 Emerging Preferred Scenario 

In addition to the objectives above, the following core spatial uses and concepts are 
proposed as part of the Framework:  

 

 Major centre & employment: Capacity for 65,000 – 75,000 jobs  

 Urban industry Capacity for range of employment  

 Residential-led mixed-use Capacity for 75,000 – 85,000 people. 40,000 housing 
units.  
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In order to realise the plan, a number of ‘big moves’ are identified. These represent the 
key infrastructure that support and catalyse growth and are listed as follow:  

1. Western Orbital Public Transport  

2. Kylemore Rail Interchange  

3. Naas Road Crossings  

4. Naas Road Luas Stop  

5. Energy & Heat Network  

6. Undergrounding Pylons  

7. Tymon to Phoenix Greenway  

8. Camac Flood Alleviation  

9. Flagship Parks  

10. Grand Canal 

4.4 Alternatives 

An iterative process has identified 3 alternative development scenarios – the emerging 
preferred scenario will be subject to more detailed environmental assessments at 
Strategic Framework stage.  

4.5 Requirement for Appropriate Assessment 

The Screening of the Framework will result in land use activities that have the potential to 
result in negative impacts to the qualifying features of interest of European Sites 
surrounding the plan area and will have the potential to compromise the achievement of 
the conservation objective of these European Sites. 

Through the Screening of the plan in the absence of appropriate mitigation measures it 
cannot be ruled out that the plan and the future developments facilitated by it, will not have 
the potential to result in likely significant effects to the following European Sites and their 
qualifying features of interest: 

 South Dublin Bay SAC 

 North Dublin Bay SAC 

 North Bull Island SPA 

 South Dublin Bay & Tolka Estuary SPA 

Furthermore, the potential for the plan, in the absence of mitigation to affect mobile 
species such as Otter gives rise to potential significant effect on this species. 

Due to the potential risk of such effects occurring following the implementation of the 
proposed plan it has been concluded that plan has the potential to result in significant 
effects to European Sites. As such a Natura Impact Report is required to inform an 
Appropriate Assessment of the plan. 
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4.6 Requirement for Strategic Flood Risk Assessment 

A Strategic Flood Risk Assessment (SFRA) has been completed for the study area by 
Nicholas O’Dwyer Limited.  The Flood Risk associated with the study area originates from 
the River Camac.  The SFRA considers the flood in the following sections: 

 Camac Section 1 – M50 to Naas Road; and 

 Camac Section 2 – Naas Road to Blackhorse LUAS Stop; 

Within each section a number of Flood Zones have been identified, these are summarised 
below: 

Section Flood Zone 

Camac Section 1 – M50 to Naas Road 

Flood Zone A – Carparks at DIAGEO 
Facilities 

Flood Zone B – Nangor Road, Riverside 
Business Park, Oak Road Business Park 
and Carparks at DIAGEO Facilities 

Flood Zone C - Nangor Road, Riverside 
Business Park, Oak Road Business Park, 
Western Business Park and Carparks at 
DIAGEO Facilities 

Camac Section 1 – Naas Road to 
Blackhorse Luas Stop 

Flood Zone B – Naas Road and John F 
Kennedy Drive 

Flood Zone C – Naas Road, John F 
Kennedy Drive, John F Kennedy Industrial 
Estate, Kylemore Road and South of 
Bluebell Avenue 

 

The information from the SFRA will be used to inform the future development of the Study 
Area. 

4.7 Archaeology 

An Archaeological Assessment has been undertaken to develop a baseline of the Cultural 
Heritage within the Study Area.   

The archaeological assessment involved a detailed study of the archaeological and 
historical background of the proposed development site and the surrounding area.  This 
included information from the Record of Monuments and Places of County Dublin, the 
topographical files within the National Museum and all available cartographic and 
documentary sources for the area. A field inspection has also been carried out with the 
aim to identify any previously unrecorded features of archaeological or historical interest. 

The Archaeological Assessment concluded there are seven recorded monuments within 
the Study Area Boundary in County Dublin. None of these recorded monuments are 
National Monuments in State Care or subject to Preservation Orders. Two of the recorded 
monuments are additionally protected as Protected Structures and are also listed in the 
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NIAH Building Survey, Drimnagh Castle (DU018-036, RPS 4832, NIAH 50080448) and 
Bluebell Church (DU018-033001, RPS 5794, NIAH 50080435). 

A review of the Excavations Bulletin (1970–2019) has revealed that a number of 
archaeological investigations have taken place within the Framework Area, including a 
number of investigations at Drimnagh Castle. While stray medieval pottery shards were 
recovered, the features identified were predominantly post-medieval in date and related 
to various alterations and additions to the castle structure throughout the postmedieval 
period. In addition, prehistoric activity was identified by the Linkardstown burial (DU018-
037) within the Framework Area, which was excavated in 1938 and dated to the Neolithic 
with secondary burials of Bronze Age date. 

The cartographic sources depict the development of the Framework Area as an industrial 
district in the post-medieval period. A number of mills, factories and other industries are 
depicted within the Framework Area, particularly in the 19th and 20th centuries. While 
many of these structures are no longer extant, there is potential for sub-surface elements 
of these sites to survive within the Framework Area. The Dublin City Industrial Heritage 
Records listed a total of 18 industrial sites within the Framework Area which are no longer 
extant above ground. 

No previously unknown features of archaeological potential could be identified from the 
aerial photography and satellite imagery, given the heavily developed nature of the 
Framework Area. 

4.8 Contaminated Land 

A desk-based assessment of the Contaminated Land potential associated with the study 
area has been undertaken.  The review has identified a number of constraints and 
opportunities. 

As a result of the current and historic land uses, it is likely that soil and groundwater in the 
study area have been locally impacted by various contaminants of concern.  Further 
quantitative assessment of the study area would be required in tandem with the phases 
of the regeneration to accurately determine the extent of any impacts.  It is also likely that 
contaminated land impacts are localised to specific sources and industrial processes 
within the study area; 

4.8.1 Constraints 

The study area is predominantly developed for industrial and commercial type uses and 
as a result redeveloping the land within the study area is likely to encounter contamination 
of both soils and groundwater.  The following summarises some of the potential 
constraints: 

 Due to current and historic land uses, it is likely that soil and groundwater in the 
study area have been locally impacted by various contaminants of concern.  
Further quantitative assessment of the study area would be required in tandem 
with the phases of the regeneration to accurately determine the extent of any 
impacts.  It is also likely that contaminated land impacts are localised to specific 
sources and industrial processes within the study area; 
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 The costs associated with remediation, if required, can have an impact on the 
commercial viability a project which may impact on the viability of the 
regeneration; 

 The presence of contaminated land within the study area may have a negative 
impact on the image and public perception of a project; 

 Timelines for remediation of the contaminated areas will vary depending on the 
nature and extent of the impact; this can have an impact on the programme for 
regeneration.  In the absence of detailed quantitative assessment of the land, it is 
difficult to apportion timelines for remediation, but depending on the nature and 
extent of the impact and the remediation option implemented at the site 
remediation could take 6 months or up to 5 years; 

 Dependent on the nature of contamination identified, the remedial works may 
require permitting and licensing.  In Ireland this is currently undertaken through 
the Waste Management legislation framework. This adds additional cost to 
redevelopment and also impacts programme for regeneration in gaining a permit 
and surrendering licenses could be a constraint on a project; 

 Previously unforeseen or unidentified contamination can lead to additional costs 
and delays on a project; 

4.8.2 Opportunities 

Whilst there are several constraints associated with contaminated land in a regeneration 
project, identifying the associated constraints early in the planning process can allow for 
mitigation proposals to be developed at inception.  The following outlines some of the 
opportunities available: 

 By implementing a risk-based approach to contaminated land and identifying early 
in the project where the issues are, those planning the future land use can take 
contaminated land issues into consideration.  For example, placing sensitive end 
uses such as residential away from contaminated areas.  This sustainable 
approach to the redevelopment will reduce the need for remediation and the 
impacts remediation can have on the environment, redevelopment programme 
and costs; 

 A holistic sustainable approach could be adopted to materials management in the 
regeneration, consideration could be given to “soil hospitals” to remediate soils for 
reuse within the study area.  This approach is widely used throughout Europe and 
the UK and will reduce the need to import natural resources in the form of stone 
and soils.  This could be developed in tandem with some of the waste operators 
already established in the study area; 

 The burden of cost of remediation can be shared by engaging with known polluters 
(“polluter pays”) that have caused contamination of the soils and groundwater.  
This will be more achievable on sites which are already regulated by the EPA and 
Local Authority. 
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5 STRATEGIC ENVIRONMENTAL 
ASSESSMENT - SCREENING 

The Screening for the requirement for SEA has been conducted in accordance with the 
criteria set out in Schedule 1 of S.I. No. 435 of 2004 - European Communities 
(Environmental Assessment of Certain Plans and Programmes) Regulations 2004, as 
amended by S.I. No. 200 of 2011 - European Communities (Environmental Assessment 
of Certain Plans and Programmes) (Amendment) Regulations 2011. 

The criteria are set out under two key areas: 

 Characteristics of a plan; and 

 Characteristics of the effects and of the area likely to be affected 

An assessment of the above criteria is set out in the matrices below 

 

Characteristics of the Plan 
Criteria Discussion/Rationale 

The degree to which the plan sets a 
framework for projects and other 
activities, either with regard to the 
location, nature, size and operating 
conditions or by allocating resources 

SDCC and DCC have set out the land use 
zoning objectives for the study area in the 
South Dublin County Development Plan 
2016-2022 and in the Dublin City 
Development Plan 2016-2022.  The 
Strategic Framework will be followed by a 
statutory plan which will inform rezoning’s 
if required. 

 

As a result the principles of the proposed 
Master Plan are consistent with the Zoning 
Objectives for the lands as outlined in the 
respective Development Plans above. 

The degree to which the plan influences 
other plans, including those in a hierarchy 

The Framework is a non-statutory plan 
that is being developed to address 
objectives in the respective Development 
Plans of SDCC/DCC.  The Framework will 
add detail and develop the strategy for the 
achievement of objectives for the study 
area.  It is not anticipated that the 
Framework will have any impact on plans 
in a hierarchy. 

 

As a result the principles of the proposed 
Master Plan are consistent with the Zoning 
Objectives for the lands as outlined in the 
respective Development Plans. 
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The relevance of the plan for the 
integration of environmental 
considerations in particular with a view to 
promoting sustainable development 

The Framework is a non-statutory plan 
that is being developed to address 
objectives in the respective Development 
Plans of SDCC/DCC.  Sustainability will be 
central to the development of the 
Framework and the process is informed by 
the established policy objectives in the 
SDCC and DCC Development Plans.  
Environmental issues are a key parameter 
in the future Development of the study 
area and the Framework will adhere to the 
objectives and policies in the SDCC and 
DCC Development Plans 

Environmental problems relevant to the 
plan 

The Framework is a non-statutory plan 
that is being developed to address 
objectives in the respective Development 
Plans of SDCC/DCC.   

 

The Framework will take account of the 
existing objectives set out in the respective 
SDCC/DCC Development Plans, which 
cover the following key aspects: 

 Ecology 

 Water supply & Waste Water 

 Surface Water and Groundwater 

 Flood Risk Management 

 Waste Management 

 Environmental Quality 

 

The relevance of the plan for the 
implementation of European Union 
legislation on the environment (e.g. plans 
linked to waste-management or water 
protection). 

The Framework is a non-statutory plan 
that is being developed to address 
objectives in the respective Development 
Plans of SDCC/DCC.   

The Framework will include for the 
implementation of all European Union 
Legislation on the Environment. 

As part of the process to date an 
Appropriate Assessment screening has 
been completed and a Strategic Flood 
Risk Assessment.  It should be noted that 
there is the potential for significant effects 
to European Sites and as such a Natura 
Impacts Report will be required to inform 
an Appropriate Assessment of the Plan.  



 

Nicholas O’Dwyer Limited  17 

City Edge Strategic Framework 

603317 – R03 (00) 

Therefore in line with Department Circular 
Letter SEA 1/08 & NPMS 1/084 where a 
draft plan or amendment may have an 
impact on the conservation status of a 
Natura 200 site or that such an impact 
cannot be ruled out, adopting the 
precautionary approach: in any case 
where a SEA would not otherwise be 
required, it must be carried out. 

 

Characteristics of the effects and of the area likely to be affected 
Criteria Discussion/Rationale 

The probability, duration, frequency and 
reversibility of the effects. 

Effects are likely to occur which are 
associated with the development of land in 
the study area.  The Effects are likely to be 
typical of any development project and will 
be short duration but will be repeated as 
each phase of the development is 
progressed.  The effects will not be long 
term. 

The cumulative nature of the effects. Given the scale of this regeneration in the 
study area the Cumulative effects of each 
phase of the development will be 
considered as the development 
progresses.  Each phase will be cognisant 
of the environment and will be based on 
the principles set out in the SDCC/DCC 
Development Plans.  The Framework is 
sympathetic to the objectives of the 
SDCC/DCC Development Plan and there 
will not be any significant cumulative 
effects on the environment  

The transboundary nature of the effects The implementation of the Framework will 
not have any international, national, or 
regional transboundary effects.  Local 
transboundary effects will be addressed by 
DCC/SDCC through the formulation of the 
Strategic Framework  

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

The Framework is being developed to 
address objectives in the respective 
Development Plans of SDCC/DCC. 

The risks associated with the study area 
would be typical for the current land use.  
The risks can be mitigated through 



 

Nicholas O’Dwyer Limited  18 

City Edge Strategic Framework 

603317 – R03 (00) 

standard development provision and the 
planning process 

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

The Study Area extends over a 700 
hectare area and has a population of 
c5000.  The emerging Plan anticipates the 
population of the area to increase to 
between 75,000 and 80,000. 

Given the geographical area and the 
increase in population there is potential for 
environmental effects. 

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. 

(a) there is the potential for 
significant effects to European 
Sites and as such a Natura 
Impacts Report will be required to 
inform an Appropriate 
Assessment of the Plan.  
Therefore in line with Department 
Circular Letter SEA 1/08 & NPMS 
1/084 where a draft plan or 
amendment may have an impact 
on the conservation status of a 
Natura 200 site or that such an 
impact cannot be ruled out, 
adopting the precautionary 
approach: in any case where a 
SEA would not otherwise be 
required, it must be carried out. 

 

Features associated with Cultural 
Heritage have been identified 
within the study area.  Effects can 
be mitigated through standard 
development provision and the 
planning process. 

 

(b) Deviation of Environmental 
quality standards or limit values is 
not anticipated. 

(c) The Framework is being 
developed to address objectives 
in the respective Development 
Plans of SDCC/DCC.  The 
development will be delivered in 
phases consistent with the 
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Development Plan and therefore 
within anticipated intensities. 

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

There is the potential for significant effects 
to European Sites and as such a Natura 
Impacts Report will be required to inform 
an Appropriate Assessment of the Plan.  
Therefore in line with Department Circular 
Letter SEA 1/08 & NPMS 1/084 where a 
draft plan or amendment may have an 
impact on the conservation status of a 
Natura 200 site or that such an impact 
cannot be ruled out, adopting the 
precautionary approach: in any case 
where a SEA would not otherwise be 
required, it must be carried out. 
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6 RECOMMENDATION 

Following the assessment of the Emerging Plan for the Study area there is the potential 
for significant adverse environmental effects and therefore further assessment of the likely 
effect on the environment from the implementation of the Framework through SEA is 
likely. 

This is based on the following considerations: 

 There will be a requirement for AA; 

 The Magnitude and Spatial effect of the impacts; 

Once the Framework has evolved and is agreed through the current process this 
screening should be revisited and incorporate Statutory Environmental Authorities so their 
input can be considered moving forward in the SEA process.  This may identify additional 
adverse effects which are yet to be recognised in this Draft report. 
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APPENDIX A 
SERVICE CONSTRAINTS 

RSK IRELAND LIMITED SERVICE CONSTRAINTS 

1. This report (the "Services") was compiled and carried out by RSK Ireland Limited (RSK) for Nichols O Dwyer Limited (the "client") in accordance 
with the terms of a contract between RSK and the "client", dated December 2020. The Services were performed by RSK with the skill and care 
ordinarily exercised by a reasonable environmental consultant at the time the Services were performed. Further, and in particular, the Services 
were performed by RSK taking into account the limits of the scope of works required by the client, the time scale involved and the resources, 
including financial and manpower resources, agreed between RSK and the client. 

2. Other than that expressly contained in paragraph 1 above, RSK provides no other representation or warranty whether express or implied, in 
relation to the Services. 

3. Unless otherwise agreed the Services were performed by RSK exclusively for the purposes of the client. RSK is not aware of any interest of or 
reliance by any party other than the client in or on the Services. Unless expressly provided in writing, RSK does not authorise, consent or condone 
any party other than the client relying upon the Services. Should this report or any part of this report, or otherwise details of the Services or any 
part of the Services be made known to any such party, and such party relies thereon that party does so wholly at its own and sole risk and RSK 
disclaims any liability to such parties. Any such party would be well advised to seek independent advice from a competent environmental 
consultant and/or lawyer. 

4. It is RSK's understanding that this report is to be used for the purpose described in the introduction to the report. That purpose was a significant 
factor in determining the scope and level of the Services. Should the purpose for which the report is used, or the proposed use of the site change, 
this report may no longer be valid and any further use of or reliance upon the report in those circumstances by the client without RSK 's review 
and advice shall be at the client's sole and own risk. Should RSK be requested to review the report after the date hereof, RSK shall be entitled to 
additional payment at the then existing rates or such other terms as agreed between RSK and the client. 

5. The passage of time may result in changes in site conditions, regulatory or other legal provisions, technology or economic conditions which could 
render the report inaccurate or unreliable. The information and conclusions contained in this report should not be relied upon in the future 
without the written advice of RSK. In the absence of such written advice of RSK, reliance on the report in the future shall be at the client's own 
and sole risk. Should RSK be requested to review the report in the future, RSK shall be entitled to additional payment at the then existing rate or 
such other terms as may be agreed between RSK and the client. 

6. The observations and conclusions described in this report are based solely upon the Services which were provided pursuant to the agreement 
between the client and RSK. RSK has not performed any observations, investigations, studies or testing not specifically set out or required by the 
contract between the client and RSK. RSK is not liable for the existence of any condition, the discovery of which would require performance of 
services not otherwise contained in the Services. For the avoidance of doubt, unless otherwise expressly referred to in the introduction to this 
report, RSK did not seek to evaluate the presence on or off the site of asbestos, electromagnetic fields, lead paint, heavy metals, radon gas or 
other radioactive or hazardous materials. 

7. The Services are based upon RSK's observations of existing physical conditions at the Site gained from a walk-over survey of the site together with 
RSK's interpretation of information including documentation, obtained from third parties and from the client on the history and usage of the site. 
The Services are also based on information and/or analysis provided by independent testing and information services or laboratories upon which 
RSK was reasonably entitled to rely. The Services clearly are limited by the accuracy of the information, including documentation, reviewed by 
RSK and the observations possible at the time of the walk-over survey. Further RSK was not authorised and did not attempt to independently 
verify the accuracy or completeness of information, documentation or materials received from the client or third parties, including laboratories 
and information services, during the performance of the Services. RSK is not liable for any inaccurate information or conclusions, the discovery of 
which inaccuracies required the doing of any act including the gathering of any information which was not reasonably available to RSK and 
including the doing of any independent investigation of the information provided to RSK save as otherwise provided in the terms of the contract 
between the client and RSK. 

8. Any site drawing(s) provided in this report is (are) not meant to be an accurate base plan, but is (are) used to present the general relative locations 
of features on, and surrounding, the site 

 



 

 

Nicholas O’Dwyer Limited   

City Edge Strategic Framework 

603317 – R03 (00) 

 




