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INTRODUCTION
RSK Ireland Limited (RSK) was instructed by Nicholas O’Dwyer on behalf of Maccreanor
Lavington to prepare a constraints study report for a proposed regeneration project on
behalf of South Dublin County and Dublin City Councils. The aim of the study is to
appraise the existing Seveso sites within the City Edge Project Strategic Framework. The
study considers the implications of recently published HSA guidelines on development in
the vicinity of SEVESO sites within the City Edge Project Area.

1.1

Study Brief
South Dublin County Council (SDCC) in collaboration with Dublin City Council (DCC),
appointed a consultancy led team to investigate the potential for the regeneration of the
following three brownfield areas now known as the City Edge Project Area:
•

SDCC Naas Road / Ballymount.

•

DCC Naas Road.

•

DCC Park West/Cherry Orchard. To be known as the City Edge area.

At present, the two local authorities along with a team of consultants, have gone through
the process of drafting a Strategic Framework for the regeneration of the area over a circa
50 year timeframe.
The purpose of the non statutory Strategic Framework is to inform a statutory plan(s) at
the next stage of the City Edge Project. The Strategic Framework sets out a direction of
travel in relation to housing, community, economy, movement, natural infrastructure,
utilities, and character areas etc.. In order to set out the spatial construct of the
Framework, a series of core components have been identified.
In advance of this, non statutory public consultation on an Emerging Preferred Scenario
was held over a four-week period in September and October 2021. The Emerging
Preferred Scenario was informed by a desktop review of existing designated Seveso sites
on the City Edge lands. Further to this desktop study and consultation with some Seveso
site owners/operators it is considered that the feasibility of relocating individual Seveso
sites to outside the City Edge lands in the short to medium term is low (see section 3
below).
Strategic Objectives contained in the Emerging Preferred Scenario have been progressed
under the Strategic Framework and have identified (inter alia) scope for up to 65,000 75,000 jobs and homes for 75,000 - 85,000 people over a long term 50 year timeframe. It
is within this context that the implications of the presence of Seveso sites on the City Edge
Lands is being reviewed.

1.2

Scope of Report
The purpose of this report is summarised below:
•

Review the recently published HSA technical land-use planning advice on
development in the vicinity of Seveso sites;
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•

Update baseline information on Seveso Sites located within the City Edge Lands
including newly released data on Consultations and Risk Contours and relate this
data to the Strategic Framework; and

•

Outline the next steps for the progression of the City Edge Project.

The scope of the study will entail a review of publicly available environmental information
pertaining to each Seveso site identified.

1.3

Definitions
Seveso - a site where hazardous substances are located, as defined under the Seveso II
Directive. Such sites are referred to as either upper tier or lower tier, depending on the
level of risk.
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LEGAL AND PLANNING BACKGROUND

2.1

Seveso III Directive (2012/18/EU)
The Seveso III Directive (2012/18/EU) was adopted on 4th July 2012 and came into force
on 13th August 2012. The Chemicals Act (Control of Major Accident Hazards Involving
Dangerous Substances) Regulations 2015 (the “COMAH Regulations”), implements the
Seveso III Directive in Ireland.
The purpose of the COMAH Regulations is to set out rules for the prevention of major
accidents involving dangerous substances and to seek to limit the consequences for
human health and the environment of accidents, with the overall objective of providing
high level protection in a consistent and effective manner.
The COMAH Regulations apply to any facility that presents a major accident hazard
because of the presence of dangerous substances in quantities that exceed specified
thresholds. The dangerous substances and threshold quantities are specified in Schedule
1 of the Regulations. The specified thresholds identify what establishments are required
to comply with COMAH and which are upper or lower tier establishments.
Part 1 of Schedule 1 lists the 21 categories of dangerous substance and their thresholds
under the following groups:
•

Health Hazards,

•

Physical Hazards,

•

Environmental Hazards, and

•

Other Hazards.

Part 2 of Schedule 1 contains the list of 48 dangerous substances and their thresholds.
The requirements under the Regulations are dependent on the classification of a facility
as upper tier or lower tier. Both lower tier and upper tier facilities are obliged to comply
with the following under the Regulations:
•

Notify HSA and the local planning authority;

•

Discharging certain general duties;

•

Prepare and implement a major accident prevention policy (MAPP);

•

Action in the event of a major accident; and

•

Maintaining a register of notifiable incidents.

Upper tier facilities are also required to carry out the following additional tasks under the
Regulations:
•

Produce a Safety Report;

•

Prepare an internal emergency plan;

•

Provide information to those responsible for off‐site emergency plans; and

•

Provide information for the safety of the public.

The Health and Safety Authority (HSA) are the competent authority for the enforcement
of the Regulations in Ireland.
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2.2

National and Regional Planning Policy

2.2.1

The Project Ireland 2040 National Planning Framework
Project Ireland 2040 National Planning Framework” (NPF), is Ireland’s strategic planning
policy document for shaping the future growth and development of Ireland. The NPF
focuses on the policies that: i) direct population growth into existing cities with a target of
half (50%) of future population and employment growth focused in the existing five cities
and suburbs; and (ii) support the creation of high-quality urban places. In the case of the
five cities including Dublin, it is an objective to deliver at least half (50%) of new homes
within their existing built-up footprints, effectively targeting 25% of all new homes
nationally for these areas. The Study Area has an important role in achieving these NPF
targets for Dublin City and suburbs.

2.2.2

Climate Action Plan 2021
The objective of The Climate Action Plan (CAP) follows the Climate Act 2021, which
commits Ireland to a legally binding target of net-zero greenhouse gas emissions no later
than 2050, and a reduction of 51% by 2030. The CAP policy position is consistent with
the NPF/NDP. The CAP states that “Better spatial planning will reduce the carbon
emissions of new developments, and deliver a better quality of life, including shorter
commute times, better connections between our places of work and homes, and more
vibrant, people-focused environments. Concrete actions to make this a reality include the
Land Development Agency aggregating sites, pre-planning of transport, and ensuring that
our education and health needs are met”. The Study Area has an important role in
achieving the CAP targets in relation to reduction of carbon emissions.

2.2.3

Regional Spatial and Economic Strategy, 2019 – 2031
The RSES policy position aids the implementation of the NPF, through the consolidation
and re-intensification of brownfield/infill sites to provide high density and people intensive
uses within the existing built up area of Dublin City and suburbs.
The Study Area is situated in the Dublin MASP’s “City Centre within the M50” Strategic
Development Area and “South-West Corridor” areas, both of which are identified for
strategic brownfield regeneration.

2.3

Local Planning Policy

2.3.1

Dublin City Development Plan 2016-2022
The Dublin City Development Plan 2016 to 2022 sets out the Council’s policy to dealing
with the Seveso Regulations in the planning system through Policy SI28 which states:
“Major Accidents Directive (2012/18/EU), relating to the control of major accident hazards
involving dangerous substances and its objectives are to prevent major accidents and
limit the consequences of such accidents. Dublin City Council will have regard to the
provisions of the directive and recommendations of the HSA in the assessment of all
planning applications located on or impacted by such sites"
As such, the HSA must be consulted on the nature of any proposed development that
may have an impact on Seveso site and this includes both applications for new Seveso

Nicholas O’Dwyer Limited
City Edge Project

4

sites as well as non-Seveso sites adjacent to Seveso sites as is the case in this
application. In addition, Appendix 19 of the Plan contains the list of Seveso sites where
the HSA must be contacted for technical advice prior to proposals for development in the
vicinity of these sites. The HSA provides planning advice to Dublin City Council in respect
of planning applications within a certain distance of key infrastructure (i.e. perimeter, bund
wall, etc.) of these sites.

2.3.2

South Dublin County Council Development Plan 2016-2022.
The “South Dublin County Council Development Plan 2016 – 2022” sets out SDCC’s
position in relation to SEVESO sites under Infrastructure and Environmental Quality Policy
6 (IE6) Major Accidents and states:
“It is the policy of the Council to have regard to the provisions of the Major Accidents
Directive (European Council Directive 2012/18/EU) and the technical advice of the Health
and Safety Authority (HSA) in relation to identified SEVESO sites in the County.”
Objective 1 of IE6 States:
“To have regard to and implement Policy & Approach of the Health & Safety Authority to
the Control of Major Accident Hazards (COMAH) Risk-based Land-use Planning, HSA
(2010) with particular emphasis on societal risk and the Individual Risk Matrix for Land
Use Planning.”
South Dublin County Council, An Garda Síochána, and the Health Service Executive
consulted on an External Emergency Plan in July/August 2021 for the BOC Gases Upper
Tier Seveso Site, which was prepared to deal with effects off-site and to assist, where
relevant, with the emergency response in the event of a major accident.

2.3.3

DCC Naas Road Lands.
The “Naas Road Lands Local Area Plan 2013” (Naas Road Lands LAP) demarcates the
extent of DCC Naas Road lands which are part of the City Edge Project. The life of the
LAP has recently been extended to 2023.The Naas Road Lands LAP has an area of
approximately one hundred and eleven (111) hectares as identified in the LAP. The LAP
states that the key development area can accommodate approximately two thousand
(2,000) dwelling units and the overall lands can deliver two hundred thousand (200,000)
sq. m of commercial floor space.

2.4

Guidance
Under the Planning and Development Act, 2000 (as amended) and Planning and
Development Regulations, 2001 (as amended), it is obligatory for planning authorities to
consult with the HSA with regards to the siting, development, modifications within HSA
prescribed consultations of each Seveso establishment. The HSA have recently revised
and updated its approach on this topic and has published the guidance following a public
consultation process in January 2022. The guidance is entitled:
Guidance on Technical Land-use Planning Advice for Planning Authorities and
Operators of Establishments under the COMAH Regulations
The key aspects of the new guidance are summarised below:
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2.4.1

•

sets out the policy and practice of the HSA in the provision of technical land-use
planning (LUP) advice to Planning Authorities for developments within the
protective Consultation Distances (‘CD’) around qualifying establishments.

•

It replaces the current guidance document - Policy & Approach of the HSA to
COMAH Risk-based Land Use Planning; 19 March 2010. The updated Guidance
also incorporates publications and new technical developments since the original
guidance was published.

•

It reflects the relevant changes in the 2015 COMAH Regulations, especially in
relation to land-use planning and significant modifications at COMAH
establishments.

•

It sets out a more rigorous and consistent risk-based approach to generating
technical Land Use Planning advice across all sectors.

•

New sections have been added on the Liquified Natural Gas (LNG), Recovered
Natural Gas (RNG) and Distillery/Warehouse sectors and provision is made to slot
new sections into the framework as new sectors emerge.

•

Many of the parameters required for risk-based modelling have been specified and
a revised approach to societal risk has been set out.

Consultation Distance and Risk Contours
The risk based technical LUP advice methodology set out in the guidance will be used to
develop the ad hoc technical LUP advice required by the Seveso III Directive as well as
the development of generic LUP zones around all establishments covered by the
Directive. Where an external body is used to draw up such generic LUP zones, the
approach set out in the new document is to be followed.
A Consultation Distance (CD) is a distance around an establishment, within which there
are potentially significant consequences from major accidents to people (or to the
environment). The HSA has circulated GIS files relating to the consultation distances for
each of the 4 Seveso sites within the City Edge Lands to SDCC and DCC as the planning
authorities for the area. The map overleaf (Map 1) shows the location of the sites and the
accompanying Consultation Distances
Planning bodies are required to seek technical advice for proposed development
within a CD and the HSA is obliged by the COMAH Regulations to provide such advice.
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Map 1: Consultation Distances of Seveso Sites within City Edge Boundary.
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Within the Consultation Distance around each establishment, as notified to the planning
body, three zones of risk are derived based on the location, quantity and hazards of the
dangerous substances present. It should be noted the CD can extend beyond the risk
contours of an established site.
•

Inner Zone (zone 1)

•

Middle Zone (zone 2)

•

Outer Zone (zone 3)

The figure below extracted from the HSA Guidance explains how risk is apportioned in
each zone:

(Source
HSA
January
2022)

Associated with these zones are 4 levels of development with increasing sensitivity to
major hazards:
(Source HSA January 2022)

Once the Zones for each SEVESO site have been established the following risk matrix
has been published by HSA to determine which Development type is suitable within each
Zone.
Broadly the generic technical advice provided to Planning Authorities takes the form of
‘Advises Against’ or ‘Does Not Advise Against’ development proposal in each of these
zones. The figure below illustrates the sensitivity Risk Zones in relation to the various
development levels.
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(Source HSA January 2022)

More detail of developments proposed in the vicinity/around Seveso sites is detailed in
section 2.4.4

2.4.2

Advice on New Establishments
New establishments will be required to propose an appropriate consultation distance, in
accordance with the methodology set out in the guidance document and submit it to the
planning authority as part of a planning application.
In keeping with the longer-term aims for LUP under the Directive, technical advice in
relation to new establishments will be more stringent than that for existing establishments.
When setting new consultation distances (or revising previously communicated
consultation distances) the risk-based approach will be used to obtain a 1 x 10-9 (1-in-abillion) fatality risk contour. Consequences to fatality risk will also be obtained. The
consultation distance will be set to whichever distance is greater.
Where the standard approach determines there are no off-site consequences then, rather
than advising a Consultation Distance of zero to the planning authority, a distance of 50m
from the establishment boundary will be advised by HSA if the major accident sources are
located close to the boundary.
There is one significant change: for new establishments, the 1 x 10-6 per year fatality risk
contour is now referenced as the ‘maximum tolerable risk at a public location’ whereas in
the previous version the reference was ‘to the nearest residential type property’. This is
relaxed to 5 x 10-6 per year, where the neighbouring developments are industrial in nature
and is now phrased as ‘the maximum risk to an offsite working population’. These
formulations are considered to better reflect the objectives of the Directive and to be less
ambiguous.

2.4.3

Significant Modifications to a SEVESO Establishment
The HSA regulates the on-site risk element of a SEVESO establishment and sets tolerable
level of risk increase that will be permitted. For off site risk the trigger level is an off-site
location fatality risk equal to or greater than 1x10-6 (per year) whereby technical advice
consistent with the advice framework set out in Section 1.6 of the Guidance is required.
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The SEVESO site operator must always notify HSA in advance of any planned significant
modification to the facility irrespective of whether or not a modification will be subject to a
planning application. A Significant Modification Assessment must be provided for
consideration by HSA

2.4.4

Developments in the Vicinity of a SEVESO Establishment
Large-scale or sensitive development within the consultation distance will more than likely
require a societal risk evaluation (for example when an application relates to a proposed
significant off-site population density or where there is already a significant population
within the risk zone or where the risk is from more than one establishment). Where a
planning application relates to a proposed significant off-site population density, the HSA
will obtain an estimate of expectation value (EV), which is a product of the frequency of
an accident occurring and the number of people that would be fatally affected. For a
frequency of occurrence of an accident at one chance in one million years fatally affecting
120 people, the EV is 120 Where the calculated off-site EV at the development is greater
than 2,000, further assessment of societal risk will be required along with total calculation
of EV value. Where the EV exceeds 10,000, the TLUP advice to the planning authority
will always be ‘Advises against’. Especially large-scale or sensitive development within
the CD will likely require a societal risk evaluation.
Where the societal risk of new developments near an establishment is calculated as too
high, further assessment will be required. The approach is intended to be followed as the
basis for LUP advice. Only in exceptional circumstances will it be deviated from and then
only at the discretion of the Authority.
While the technical methodology for deriving the land-use risk zones (i.e. where the lines
are drawn) has been improved, the actual technical LUP advice that will be provided to
Planning Authorities remains largely unchanged.
The risk zone fatality criteria remain the same and the developmental advice likewise but
has also been newly reformatted by zone, to make it more accessible and easier to
interpret. Further Information is provided in the appendices of the HSA Guidance
document, which is reiterated in Appendix B of this document. Also included are
descriptions of developments that are “not advised against” in each risk zone.
It is our understanding that risk zone maps for every Seveso establishment will be rolled
out to planning authorities as well as estimates Expectation Values in terms of Societal
Risk. This should inform the process of considering the sensitivity of development types
according to distance and risk zone subject to the need for some additional interpretation
around developments that are "not advised against" by the HSA guidelines, particularly
where dwelling numbers and floor areas are prescribed under different risk zones.
Through various consultations with HSA it has been established that the HSA has
completed one Technical Land Use Planning Advice for Dublin City Council in December
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2020, this is reviewed in section 3.4 below and includes TLUP risk zone mapping. It is
understood that HSA will not publish any additional Generic Land-use Planning Advice for
the other sites within the study area until late 2022/early 2023. The implications for the
City Edge scheme are discussed further below.

2.4.5

Interpretation of Advice on Development within Risk Zones
Further clarity is necessary in relation to the HSA advice on prescribed development
details and sizes in Risk Zones 1 and 2 as per Appendix 2 and 3 of their advice document
(2022), which is reiterated in Appendix B of this document. It is unclear whether the
following advice in particular, should be applied on a site by site basis within each risk
zone or to an entire risk zone:
Zone 1:
•

Development with less than 250 m2 total floor space.

Zone 2:
•

Developments up to and including 30 dwelling units and at a density of no more
than 40 per hectare.

•

Principally an outdoor development for use by the general public, i.e.
developments where people will predominantly be outdoors and not more than
100 people will gather at the facility at any one time.

•

Developments for use by the general public where total floor space is from 250
m2 up to 5000 m2.

Further investigation and communication with the HSA is therefore required in order to
establish the full understanding and meaning of generic advice and the type and quantity
of development which can occur within a risk zone around a Seveso site. This is
particularly relevant and important for establishments and surrounding lands located in
areas identified for urban consolidation and necessitate consideration as part of a longterm area-based planning as opposed to consideration at planning application stage on a
case-by-case basis.
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3

RISKS POSED

3.1

Study area location and description
The study area comprises an area of approximately 700 hectares and is strategically
located in terms of the M50 Motorway and N7 economic corridor and proximity to Dublin
City Centre.
The Strategic Framework divides the lands into 5 Districts as identified below.

City Edge Districts

The Strategic Framework outlines the following indicative potential capacities:
Nicholas O’Dwyer Limited
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Kylemore District
•

Potential Population: 12,500 - 13,500

•

Potential Jobs: 15,500 - 16,500

Greenhills District
•

Potential Population: 17,500 - 18,500

•

Potential Jobs: 12,500 - 13,500

Naas Road District
•

Potential Population: 12,000 - 13,000

•

Potential Jobs: 18,000 - 19,000

Red Cow District
•

Potential Population: 15,500 - 16,500

•

Potential Jobs: 14,500 - 15,500

Cherry Orchard District
•

Potential Population: 17,000 - 18,000

•

Potential Jobs: 10,000 - 11,000

It is within this context that the implications from the presence of Seveso sites on the City
Edge Lands is being reviewed.

3.2

Identification of Seveso sites
A desk top review of all available information pertaining to the Study Area was undertaken
including a review of all available records obtained from the HSA via a submission under
the Access to Information on the Environment (AIE) Regulations.
Four Seveso sites were identified within the Study Area. The details of the Seveso sites
are summarised below:

Seveso Sites

Operator
Name

Address

Seveso
Tier

BOC Gases
Ireland
Limited
Irish Distillers
Limited

PO Box 201, Bluebell
Industrial Estate,
Dublin 12
Robinhood Road, Fox
& Geese, Clondalkin,
Dublin 22.

Upper

Nicholas O’Dwyer Limited
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Lower

Site Nature
General
Chemicals
manufacture
Manufacture
of food
products and
beverages

HSA Generic Landuse Planning
Advice Available
YES
December 2020
NO
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Kayfoam
Woolfson
Iarnrod
Eireann

Bluebell Industrial
Estate, Naas Road,
Dublin 12
Iarnrod Eireann
Maintenance Works,
Inchicore, Dublin 8.

Lower
Lower

Plastic and
rubber
manufacture
Fuel storage
(including
heating,
retail sale
etc.)

NO
NO

It should be noted that CLG Builders, Robinhood Road located to the south of Irish
Distillers was identified as a Seveso site on the South Dublin County Council Development
Plan 2016-2022. Information provided by the CCPS Unit, HSA confirms that this is not nor
was a Seveso site.
The majority of the above sites are Lower Tier with only one Upper Tier facility associated
with BOC Gases. Lower Tier Sites hold a smaller hazardous inventory than Upper Tier
site. Upper Tier sites are considered potentially more hazardous and regulatory
requirements are more stringent.
The locations of four Seveso sites are presented below in Map 2.
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Map 2: Seveso Sites in City Edge Boundary highlighted in Red.
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The map below displays where the Seveso sites are located within the City Edge Strategic
Framework The map also displays the land uses that are envisaged under the Framework
to achieve the objectives of five character areas.

City Edge Strategic Framework Principal Land Use Diagram

3.3

Appraisal of existing use
The four identified Seveso sites have been operating since c. 1950s at the earliest and
have seen various operations and processes developed and expanded at their sites over
the years. Their locations are strategically placed to take advantage of the road networks
and retail infrastructure developed in the vicinity of the sites for trade and investment.
DDC and SDCC may need to carefully consider the type and scale of any new
development proposed in the vicinity of these sites.
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3.4

Upper Tier Establishments
A list of all Upper tier establishments throughout ROI is available on the HSA website.
Upper Tier Establishments by Region - Health and Safety Authority (hsa.ie) This list was
last updated on 7th February 2022.

3.4.1

BOC Gases Ireland Ltd
BOC Gases has been operating in Ireland for over 75 years as a manufacturer and
distributor of industrial, medical and special gases. Its headquarters is located at Bluebell
Industrial Estate, Bluebell, Dublin 12 and occupies an area of approx. 3.6 hectares and is
centred at Irish grid reference O 10027 31983. The site is accessed on both the western
and northeast boundaries.
At this site, the company manufactures liquid oxygen, liquid nitrogen (840 HCMs) and the
storage of various other gases including:
•

Phosphine

•

Acetylene

•

Ethylene oxide

•

Chlorine (1 tonne tank)

•

Hydrogen chloride (6600kg)

•

Nitrous gas

•

Anhydrous ammonia (272kg)

•

Tungsten hexafluoride

•

Silane (2000kg)

The key Hazard Categories/Name Substances and Dangerous Characteristics are
summarised below:

Establishment
BOC Gases Ireland
Limited
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Hazard Categories /
Named Substances
H1 Acute Toxic Cat. 1,
H2 Acute Toxic Cat. 2,3,
O1 Substances or mixtures with
hazard statement EUH014
P2 Flammable gases,
P4 Oxidising Gases,
Acetylene,
Anhydrous Ammonia,
Arsine,
Boron Trifluoride,
Chlorine,
Ethylene Oxide,
Fluorine,
Hydrogen,
Hydrogen Chloride,
LPG,
Oxygen,
Petroleum Products,
Phosphine

Dangerous
Characteristics

EUH014,
H220,
H221,
H226
H270,
H300,
H330,
H331,
H400,
H411
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Liquified oxygen is produced on site at the Air Separation Unit (ASU) and stored in bulk
storage vessels located in the southern portion of the site. Hydrogen is also produced on
site in an electrolytic Hydrogen Plant. This is the only helium trans fill facility in Ireland
where bulk liquid helium is broken down into smaller packages and cylinders for customer
use. In addition, a wide range of industrial and medical cylinders are filled at Bluebell and
distributed throughout Ireland.
The site is surrounded by predominately commercial and industrial land use. The nearest
residential development is located approximately 20m from the northern site boundary.
The Naas Road is located 100-200m south of the site.
The installation currently employs approximately 150 people and has an environmental
management system in place which is certified to ISO 14001.
3.4.1.1 Process Description
Activities carried out on the site include:
•

hydrogen production by electrolysis of water;

•

air separation for the manufacture of nitrogen, oxygen and argon;

•

bulk storage of gases;

•

cylinder storage of gases manufactured off-site (special gases);

•

gas cylinder filling, testing and distribution, and

•

waste storage for transfer to the UK for recovery.

Ancillary activities are also carried out which include administration (management,
financial, marketing, purchasing and cafeteria), engineering, maintenance shop and
garage areas.
3.4.1.2 Summary of Technical Land-use Advice for Dublin City Council in relation to BOC
Gases Ireland Limited (December 2020)
HSA have completed a Technical Land Use Planning (TLUP) Advice document complete
with risk contour mapping for the BOC site dated December 2020. It should be noted that
GIS mapping is relation to the site appears to be currently unavailable.
The major accident fatality risk zones in relation to potential major accidents at the
establishment have been calculated and presented on the map overleaf: (Map 3)
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Map 3: Extract from HSA TLUP Advice BOC Site - December 2020,Displaying Inner (Red), Middle (Orange) and Outer (Green)
Risk Zones

Nicholas O’Dwyer Limited
City Edge Project

19

It should be noted that the Green Line in the above represents the Outer Risk for the BOC
site and that the Consultation Distance for this Seveso Establishment extends further
beyond its risk zones as illustrated in the Consultation Distance mapping (see Map 2
above).
The middle zone extends from 100 - 270m from the site boundary and the outer zone
extends for a further 240 - 270m.
Based on the above and with reference to the updated guidance, the process of
determining it can now be determined the types of development appropriate to each of
the zones could begin subject interpretation of Appendix 2 and 3 of the HSA Guidance
Document as presented in Appendix B of this study together with the table below.

BOC Gases TLUP Advice Document Table for Outer Zone
The TLUP Advice Document advises that the local authority should use the information
for future proposed developments in the outer zone and for the outer half of the middle
zone. The report advises caution on using the advice for development inside the mid point
of the middle zone and advises that the HSA should be specifically consulted on
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development closer than this. It is within this context that the HSA TLUP Advice Report
on the BOC Gases site includes the Table above in relation to examples of development
types for Outer Zone 3. This table appears to match the equivalent Outer Zone Table
contained in Appendix 3 of the HSA Guidelines. Further clarity from the HSA is required
on this matter.
The TLUP Advice Document assesses the societal risk as being tolerable for the site and
has calculated that the expectation value around the BOC Gases site is currently approx.
4,630 but advises the authority should continuously monitor development within the
middle and outer zones as each new development will add to the societal risk. A revised
societal risk evaluation may also be necessary particularly in relation to proposals that
could involve a significant off-site population density. The City Edge Project Team, in
consultation with the HSA should therefore review the capacity and total build out figures
of the City Edge Spatial Framework to establish what effect this could have on the societal
risk of the site. This could be carried out in advance of or in tandem with the next stage of
the City Edge Project.
Residential/mixed use development under the current operations of the BOC site is not
advised by the HSA within the inner zone and are unclear in the quantity that can be
provided in the middle zone. Further clarify from the HSA is therefore required in relation
to whether prescribed quantum of development within risk zones relate to individual sites
within a risk zone or to the entire risk zone around a Seveso site.
The following City Edge Strategic Framework Character Area images indicate the BOC
site (Figure 1 and 2). It is envisaged that the proposed Linear River Park would act as a
buffer on the eastern and southern sides and along part of the western side of the BOC
site. The potential for lower density mixed use development can be investigated to the
north in consultation with HSA. In addition there will be a requirement to further consider
the impact of any future development on the current Expectation Value around the site in
terms of societal risk.
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Figure 1: Boc Gas Site as located from Naas Road Character Area in Strategic Framework
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Figure 2: Boc Gas site as located from Cherry Orchard character area in Strategic
Framework

3.4.1.3 Feasibility of relocation
The main constraints on relocating the site are presented below based on initial baseline
research for the City Edge Project
Establishment
BOC Gases Ireland Limited
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Constraints
•

Costs to relocate

•

Costs to acquire suitable land
bank

•

Planning restrictions due to risk
of being an Upper Tier facility

•

Loss of trade / transport links

Feasibility of
Relocation
Low
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Establishment

Constraints
•

Potential loss of skilled
workforce due to increased
commuter distance

•

Location constraints due to type
of site activities
Lack of desire for relocation on
behalf of the operator

•

3.5

Feasibility of
Relocation

Lower Tier Establishments
In accordance with the information supplied from the HSA three of the sites within the
study area has been identified as a Lower Tier Seveso site.
A list of all lower tier establishments throughout ROI is available on the HSA website.
Lower Tier Establishments by Region - Health and Safety Authority (hsa.ie), This list was
last updated in November 2021.
It should be noted that HSA have not published any TLUP advice for the Lower Tier
Establishments.

3.5.1

Irish Distilleries
The Irish Distilleries site was originally developed in the 1950’s as a cask warehouse.
Bottling was introduced in 1965 and the premises have continually evolved, altered and
developed since. The bottling facility is located between the Naas Road and the
Robinhood Road, some 400m east of the M50 (junction 9) and 400m west of the Long
Mile Road. The site is centred at Irish grid reference O 095 312 and occupies an area of
approx. 5.8 hectares. The main entrance is on the southeast corner of the site. There are
also two entrance gates and two pedestrian gates at the southwest end of the Robinhood
Road frontage.
The facility reportedly stores 13,115 tonnes of bulk flammable liquids on site and is
primarily a bottling plant. The main structures located on-site consist of the following:
- Offices
- Cased Goods Warehouses (Warehouse Numbers 5, 11, 12, & 14)
- Vatting Areas (Warehouse Numbers 6, 7, 8, 9 & 10 and Vat House)
- Tank Farm and associated facilities including Utilities Building, Control Room, Pipe-Rack
etc.
- Road Tanker Bays (located adjacent to the Vatting areas and the Tank Farm)
- Dry Goods Store
- Bottling Halls
The key Hazard Categories/Name Substances and Dangerous Characteristics are
summarised below:
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Establishment
Irish Distillers
Limited

Hazard Categories /
Named Substances
P5c Flammable Liquids

H225,
H226

Dangerous
Characteristics

The site is located in a predominantly industrial / enterprise area. To the north of the site
lies the Naas Road and some mixed retail development. Industrial / enterprise parks are
adjoining the western and eastern boundaries. The Robinhood Road runs parallel to the
southern boundary of the site. Further industrial / enterprise parks are located further to
the south. Due to the expansion of industry in this part of the city, housing is very sparse.
BOC Gases Ireland Limited, is located approximately 0.5-1.0 kilometres northeast of the
site.
Some 135 people are employed at the facility, as well as 28 contract people in Supply
Operations and 12 in services such as security, catering and cleaning. In general, the site
operates a day shift, with twilight shift operations, 5 days/week. Extra staff are employed
in the third quarter to meet Christmas demand.
The site has a good safety record and is accredited with ISO standards in Quality
Management, Environmental Management System and Food Safety Management
System and OHSAS standards in Occupational Health and Safety.
3.5.1.1 Process Description
The main operations on site include;
•

Road Tanker Bays

Neutral Spirit (96% v/v alcohol) and whiskey spirit (50 – 63.5% v/v alcohol) are transported
to site in road tankers. They are unloaded in a dedicated Road Tanker Bay area and
transferred to vats in the Vat Houses and/or bulk tanks in the Tank Farm. Road tankers
can also be loaded for shipment off-site.
•

Vatting Areas

IDPR operates warehouses 6, 7, 8, 9 & 10 and the Vat House for the blending, reduction
and transfer of whiskey, vodka and gin. The Vatting Areas have several functions, namely;
a) Blending of spirits - Blending operations are carried out within the Vat Houses, where
various spirit components are mixed within dedicated vats prior to transfer to the bottling
lines. The spirit can also be filtered in the Vat Houses.
b) Dilution of spirit to bottling strength (reduction) - The spirit is received into the Vat House
from the Road Tankers or Tank Farm at an alcohol strength of between 50% and 63.5%
by volume for whiskey spirit and 96% by volume for neutral spirit. Treated towns water is
added to the spirits to dilute them down to bottling strength (normally 40% v/v).
c) Transfer to road tankers - After reduction, some spirits are transferred back to the Road
Tankers for delivery to other sites.
d) Transfer to bottling lines - After blending and reduction, spirit is transferred to bottling
vats for onward transfer to the bottling lines.
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e) Sugar solution is prepared and stored in Warehouse 7. Sugar is delivered in 25kg bags
and is added directly to water to make-up the sugar solution. Warehouse 10 has been
divided into two parts (front and rear), which has halved the maximum area for a contained
spill of alcohol.
•

Tank Farm

The Tank Farm comprises a total of 7 No. 145m3 stainless steel tanks with plans to
expand this up to 11 No. tanks. The tanks are located in two separate bunds, which are
surrounded by a tertiary containment area. The Tank Farm stores whiskey spirit (up to
68% v/v) and has a similar function (i.e. blending and dilution of spirit) to the Vatting Areas.
A Utilities Building located adjacent to the Tank Farm contains utilities equipment (reverse
osmosis water treatment plant, air blowers and receivers) and process equipment
(caramel dosing skid, chilled filtration equipment). An overhead pipe-rack connects the
Tank Farm to the Vat House. A Road Tanker Bay is located adjacent to the tank farms.
•

Bottling Hall

There are six bottling lines in the bottling hall.
•

Warehouses

There are four main cased goods warehouses on site (Numbers 5, 11, 12 and 14). Some
cased goods are also stored at the end of the bottling hall. Warehouses 11 and 14 are
fitted with in-rack sprinklers and internal firewalls. Warehouses 5 and 12 also have
sprinkler systems (not in-rack).
•

LPG Vessel

There is an LPG vessel located at the eastern end of the site. This vessel has a capacity
of approximately 2.3 m3 and is used to store LPG for Forklift Trucks on site.
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Map 4: Irish Distilleries location and Consultation Distance as provided by HSA
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The following City Edge Strategic Framework Character Area image (Figure 3) indicates
the Irish Distilleries site. It is envisaged that the site will currently be bordered by residential
led mixed-uses under the Strategic Framework with a buffer zone to the north being the
Naas Road. The future development and quantum's of such around the site around the site
in future will be further informed by the risk zone mapping which will be undertaken by HSA
or as part of the City Edge Project in consultation with the HSA. In addition there will be a
requirement to further consider the impact of any future development on the Expectation
Value around the site in terms of societal risk, which will first need to be estimated in tandem
with the risk zone mapping.

Figure 3: Strategic Framework's Red Cow Character Area Diagram showing location of
Irish Distilleries location.
3.5.1.2 Feasibility of relocation
The main constraints on relocating the site are presented below based on initial baseline
research for the City Edge Project
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Establishment
Irish Distillers Limited

Constraints

Low

•

Costs to relocate

•

Costs to acquire suitable land
bank

•

Planning restrictions due to type
of establishment

•

Loss of trade / transport links

•

Potential loss of skilled
workforce due to increased
commuter distance

•

Location constraints due to type
of site activities
Lack of desire for relocation on
behalf of the operator

•

3.5.2

Feasibility of
Relocation

Kayfoam Woolfson
Kayfoam Woolfson is located on Bluebell Avenue in the Bluebell Industrial Estate, Dublin
12 and occupies an area of approx. 1.4 hectares. It is centred at Irish Grid reference O
09631 32252. Manufacturing commenced at the site in 1972, initially supplying materials
for the furniture and bedding markets. In 1982 it installed equipment for the manufacture
of slab stock polyurethane foam. There is also a polyester fibre bonding operation, a
mattress manufacturing operation, a cushion and pillow fabrication operation and a
reprocessing plant for scrap polyurethane foam.
The site is surrounded by mixed industrial usage. To the further north of the site lies Grand
Canal. Bluebell Avenue runs parallel to the eastern boundary of the site.
Some 15 people are employed at the facility.
The site has established health, safety and environmental management systems and
procedures in place as per their lPC licence requirements (No. POO58-02).
The key Hazard Categories/Name Substances and Dangerous Characteristics are
summarised below:

Establishment
Kayfoam Woolfson

Hazard Categories /
Named Substances
E2 Hazardous to the Aquatic
Environment,
H1 Acute Toxic Cat. 1,
P5c Flammable Liquids,
Petroleum Products (Diesel, Gas Oil),
Toluene Diisocyanate

H330
H226
H411
H226
H411

Dangerous
Characteristics

3.5.2.1 Process Description
Approximately 6,700 tons of polyurethane foam are produced annually at the site. The
process involves the mixing of several liquid ingredients which start to react immediately
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forming a rising foam. A two-meter wide conveyor transports the foam from the mixing
station at approximately three meters a minute. After being conveyed for ten minutes the
foam can be cut into two-meter blocks and stored for later use. No heating or cooling is
required during the process which occurs for approximately 60 minutes each day.
The foaming operation does not produce any liquid or solid waste but does, during the 60
minutes of production, create emissions to the atmosphere. These are, carbon dioxide,
trace quantities of toluene diisocyanate and intermittently, methylene chloride. The latter
two are the subject of emission limit values determined by the EPA since 1996 and are
routinely measured and have always remained within these values. Significant reductions
in atmospheric emissions have been achieved over the past number of years as a result
of technology improvement.
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Map 5: Kayfoam Woolfson Consultation distance as provided by HSA
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The following City Edge Strategic Framework Character Area image (Figure 4) indicates
the Kayfoam Woolfson site. It is located in the Cherry Orchard district of the Framework,
to the north-east of the Upper Tier Boc Gas site. The land uses envisaged around the site
under the City Edge Strategic Framework comprise Residential led mixed use
development. The future land uses around the site will be further informed by the risk zone
mapping undertaken by HSA or as part of the City Edge Project in consultation with the
HSA. In addition, there will be a requirement to further consider the impact of any future
development on the Expectation Value around the site in terms of societal risk, which will
first need to be estimated in tandem with the risk zone mapping.
Figure 4: Strategic Framework's Cherry Orchard Character Area Diagram showing location

of Kayfoam Woolfson site.
3.5.2.2 Feasibility of relocation
The main constraints on relocating the site are presented below based on initial baseline
research for the City Edge Project
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Establishment
Kayfoam Woolfson

Constraints

Low

•

Costs to relocate

•

Costs to acquire suitable land
bank

•

Planning restrictions due to type
of establishment

•

Loss of trade / transport links

•

Potential loss of skilled
workforce due to increased
commuter distance

•

Location constraints due to type
of sites activities
Lack of desire for relocation on
behalf of the operator

•

3.5.3

Feasibility of
Relocation

Iarnrod Eireann Maintenance workshop
Iarnrod Eireann maintenance workshop is centrally located within the Inchicore Works site
at Inchicore Parade, Dublin 8. The entire site occupies an area of approx. 24.9 hectares
and is centred at Irish Grid reference O 11082 33304.
The site is predominately surrounded by residential development with a railway line on
the northern boundary and mixed commercial and undeveloped land to the west of the
site. Grand Canal is located approx. 480m south of the site.
The key Hazard Categories/Name Substances and Dangerous Characteristics are
summarised below:

Establishment

Hazard Categories /
Named Substances

Iarnrod Eireann

Petroleum products(Gas Oil
Acetylene
Liquefied flammable gas(propane
Liquefied flammable gas(LPG)

H411
H226
H220
H230
H280
H220
H280
H220

Dangerous
Characteristics

The facility reportedly stores two gas oil tanks (19,500 tonnes), propane (0.72 tonnes),
acetylene (0.17 tonnes), and LPG (2.64 tonnes).
The gas oil tanks are supplied by road tanker from Irish Rail's Alexandra Road terminal in
Dublin Port via a transfer point immediately outside the bund wall. Approximately 5 loads
are delivered to Inchicore, by road, per month. Gas oil is supplied to trains via pipeline
and an intermediary horizontal storage tank.
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The LPG is used to fuel a fleet of forklift trucks in service at the site. Propane is stored in
four separate areas of the site.
Activities on the site include Railway Undertaking, Stores, Materials and Distribution,
warehouse, maintenance, training centre, museum / heritage centre.
The site location and consultation area are shown in map 6 overleaf.
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Map 6: Inchicore Works Consultation distance as provided by HSA
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The following City Edge Strategic Framework Character Area image (Figure 5) identifies
the location of the Inchicore Works site. It is envisaged that the site will be bordered by
residential led mixed-uses under the Strategic Framework. Future land uses around the
site will be further informed by the risk zone mapping which will be undertaken by HSA in
the future or as part of the City Edge Project in consultation with the HSA. In addition,
there will be a requirement to further consider the impact of any future development on
the Expectation Value around the site in terms of societal risk, which will first need to be
estimated in tandem with risk zone mapping.

Figure 5: Strategic Framework's Character Area Diagram for the Kylemore District with location of
Iarnrod Eireann site.
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3.5.3.1 Feasibility of relocation
The main constraints on relocating the site are presented below based on initial baseline
research for the City Edge Project
Establishment
Iarnrod Eireann
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Constraints
•

Costs to relocate

•

Costs to acquire suitable land
bank

•

Planning restrictions due to type
of establishment

•

Potential loss of skilled
workforce due to increased
commuter distance

•

Location constraints due to type
of sites activities

•

Lack of desire for relocation on
behalf of the operator

Feasibility of
Relocation
Low Medium
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4

CONCLUSIONS & NEXT STEPS
This report has been prepared for stage 1 of the City Edge Strategic Framework to
appraise and review the study area to identify the Seveso sites and provides an
assessment of the potential impact of these on the project.
In the context of the long-term vision that the non-statutory City Edge Strategic Framework
sets to accommodate a significant increase in population and jobs whilst the short to
medium term feasibility of relocating Seveso sites to outside the City Edge lands is
considered to be low, this report has delivered the following:
•

A Review of the recently published HSA technical land-use planning advice on
development in the vicinity of Seveso sites; and

•

Updated baseline information on Seveso Sites located within the City Edge Lands
including newly released data on Consultations and Risk Contours

•

The identification of land uses envisaged under the Strategic Framework that may
be affected in the short term to medium term and in advance of relocation of
establishments.

The purpose of this chapter is to outline the next steps for the progression of the City Edge
Project at statutory plan stage.

4.1

Considerations
Following on from this review there remains a number of uncertainties associated with the
presence of SEVESO sites within the City Edge Project area. These are summarised
below:
•

Variations to the types and density of development in the vicinity of BOC gases
site may alter the Generic TLUP recommendations and constrain development
further as the zones and Societal Risk will vary as development advances;

•

The BOC TLUP report advises that specific consultation with the HSA is required
for development inside the mid point of the middle zone;

•

For all Seveso sites on the City Edge Lands, further clarity is necessary in relation
to the HSA advise on the application of prescribed development details and sizes
in Risk Zones 1 and 2 as per Appendix 3 of their advice document (2022). It is
unclear whether advice in relation to certain developments and sizes should be
applied on a site-by-site basis within each risk zone or to an entire risk zone.

•

There is no Generic TLUP advice published for the Lower Tier sites within the City
Edge Area and the HSA have indicated that risk contour mapping for these sites
and estimated Expectation Values will not be available until sometime in 2023.

4.2

Next Steps

In order to address the uncertainties outlined above the following steps are advised under
the next stage(s) of the City Edge Project :
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•

Model variations in the development density to understand the implications of
increased development around the BOC site for the types and density of
development that might be considered to be acceptable by the HSA in advance
of any relocation of Seveso sites in the future. This should be followed up with an
exercise that seeks to assess the potential impact of development around the
current site in terms of societal risk

•

Conduct further consultations with HSA regarding development inside the mid
point of the middle zone at the BOC site,

•

Seek further interpretation of prescribed development details and sizes in Risk
Zones 1 and 2 for all Seveso sites, from the HSA

•

Progress the preparation of the Generic TLUP advice on the three Lower Tier
sites either via the HSA or via the City Edge Project in consultation with the HSA
. This should include the production of risk zone mapping/contours for these sites
together with a calculation of current expectation values in terms of societal risk.
An exercise on the calculation of the impact of development around these sites
on Expectation Values should also be carried out.
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APPENDIX A
SERVICE CONSTRAINTS
RSK IRELAND LIMITED SERVICE CONSTRAINTS
1.

2.
3.

4.

5.

6.

7.

8.

This report and the site investigation carried out in connection with the report (together the "Services") were compiled and carried out
by RSK Ireland Limited (RSK) for NOD (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, the Services were performed by RSK considering 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.
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.
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.
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.
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.
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.
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.
The phase II or intrusive environmental site investigation aspects of the Services is a limited sampling of the site at pre-determined
borehole and soil vapour locations based on the operational configuration of the site. The conclusions given in this report are based
on information gathered at the specific test locations and can only be extrapolated to an undefined limited area around those locations.
The extent of the limited area depends on the soil and groundwater conditions, together with the position of any current structures and
underground facilities and natural and other activities on site. In addition chemical analysis was carried out for a limited number of
parameters [as stipulated in the contract between the client and RSK] [based on an understanding of the available operational and
historical information,] and it should not be inferred that other chemical species are not present.
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Appendix

Development sensitivity levels

SENSITIVITY LEVEL 1: People at work, Car Parks
DT1.1 – Workplaces

Level 1

DT1.2 – Parking areas
DEVELOPMENT
TYPE		
WORKPLACES
(DT 1.1 )

EXAMPLES

DEVELOPMENT
DETAIL AND SIZE

JUSTIFICATION

Offices, factories,
warehouses,
haulage depots,
farm buildings,
non-retail
markets, builder’s
yards.

Workplaces
(predominantly non-retail),
providing for fewer than
100 occupants in each
building and fewer than
three occupied storeys –
Level 1

Places where the occupants
will be fit and healthy, and
could be organised easily for
emergency action. Members
of the public will not be
present or will be present in
very small numbers and for
a short time.

EXCLUSIONS
Workplaces (predominantly
non-retail) providing for
100 or more occupants in
any building or 3 or more
occupied storeys in height
(DT 1.1.1)

Substantial increase in
numbers at risk with no
direct benefit from exposure
to the risk.

Level 2
(except where the
development is at the major
hazard site itself, where it
remains Level 1).
Rehabilitation
and training
services for
people with
disabilities.

Workplaces (predominantly
non-retail) specifically for
people with disabilities –
(DT 1.1.2)

Car parks, truck
parks, lock-up
garages.

Parking areas with no other
associated facilities (other
than toilets) –

Level 3

Those at risk may be
especially vulnerable to
injury from hazardous
events and/or they may
not be able to be organised
easily for emergency action.

Level 1
EXCLUSIONS
PARKING AREAS

Car parks with
picnic areas, or at
a retail or leisure
development, or
serving a park
and ride facility.

Where parking areas are
associated with other
facilities and developments
the sensitivity level and the
decision will be based on the
facility or development.
(DT 1.2.1)
Health and Safety Authority | Guidance on technical land-use planning advice

Appendix

Development sensitivity levels

SENSITIVITY LEVEL 2: Developments for use by the general public
DT2.1 – Housing

Level 2

DT2.2 – Hotel/Hostel/Holiday accommodation
DT2.3 – Transport links
DT2.4 – Indoor use by public
DT2.5 – Outdoor use by public
DEVELOPMENT
TYPE		
HOUSING
(DT 2.1)

EXAMPLES

DEVELOPMENT
DETAIL AND SIZE

JUSTIFICATION

Houses, apartments,
retirement flats/
bungalows, residential
caravans, mobile homes.

Developments up to and
including 30 dwelling units
and at a density of no
more than 40 per hectare –

Development where
people live or are
temporarily resident.
It may be difficult to
organise people in the
event of an emergency.

Level 2.
EXCLUSIONS
Infill, backland
development
(development of land
at rear of existing
property).

Developments of one or two
dwelling units (DT 2.1.1) –

Larger housing
developments

Larger developments for
more than 30 dwelling units
(DT 2.1.2) –

Minimal increase in
numbers at risk.

Level 1
Substantial increase in
numbers at risk

Level 3
Developments at high
density.

Any developments (for more
than two dwelling units) at
a density of more than 40
dwelling units per hectare –

High-density
developments.

(DT 2.1.3)

Level 3
HOTEL/HOSTEL/
HOLIDAY
ACCOMMODATION
(DT 2.2)

Hotels, motels,
guesthouses, hostels,
youth hostels, holiday
camps, holiday homes,
student accommodation,
accommodation centres,
holiday caravan sites,
camping sites.

Health and Safety Authority | Guidance on technical land-use planning advice

Accommodation of up to
100 beds or 33 caravan/tent
pitches –
Level 2.

Development where
people are temporarily
resident. It may be
difficult to organise
people in the event of
an emergency.

Appendix

Development sensitivity levels

SENSITIVITY LEVEL 2: Developments for use by the general public
Continued
DEVELOPMENT
TYPE		

EXAMPLES

DEVELOPMENT
DETAIL AND SIZE

Level 2

JUSTIFICATION

EXCLUSIONS
HOTEL/HOSTEL/
HOLIDAY
ACCOMMODATION
(DT 2.2)

TRANSPORT
LINKS

Smaller guesthouses,
hostels, youth hostels,
holiday homes, student
accommodation,
holiday caravan sites,
camping sites.

Accommodation of fewer
than 10 beds or three
caravan/tent pitches –

Larger hotels, motels,
hostels, youth hostels,
holiday camps,
holiday homes, halls of
residence, dormitories,
holiday caravan sites,
camping sites.

Accommodation of more than
100 beds or 33 caravan/tent
pitches –

Motorway, dual
carriageway.

Major transport links in
their own right, i.e. not as
an integral part of other
developments –

(DT 2.3)

Minimal increase in
numbers at risk.

Level 1
Substantial increase in
numbers at risk.

(DT 2.2.2)

Level 3

Level 2.

Prime purpose is
as a transport link.
Potentially large
numbers exposed to
risk, but exposure of an
individual is only for a
short period.

EXCLUSIONS
Estate roads, access
roads.

Single-carriageway roads –
(DT 2.3.1)

Level 1
Any rail or tram track.

Railways –
(DT 2.3 × 2)

Level 1

Minimal numbers
present and exposed
to risk for a short time
period (predominantly).
Associated with other
development.
Transient population,
exposed to risk for
short time periods.
Times with no
population present.
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Development sensitivity levels

SENSITIVITY LEVEL 2: Developments for use by the general public
Continued
DEVELOPMENT
TYPE		
INDOOR USE BY
PUBLIC
(DT 2.4)

EXAMPLES

DEVELOPMENT
DETAIL AND SIZE

Food and drink:

Developments for use by
the general public where
total floor space is from
250m2 up to 5000m2 Level 2.

Restaurants, cafés, drive-through
fast food, pubs.
Retail:
Shops; petrol filling stations
(total floor space based on shop
area, not forecourt); vehicle
dealers (total floor space based
on showroom/sales building
not outside display areas); retail
warehouses; super-stores; small
shopping centres; markets;
financial and professional
services to the public.

Level 2
JUSTIFICATION
Developments
where members
of the public will
be present (but
not resident).
Emergency action
may be difficult to
coordinate.

Community and adult
education:
Libraries, art galleries, museums,
exhibition halls, day surgeries,
health centres, religious
buildings, community centres.
Adult education, second-level
education colleges, colleges of
further education.
Assembly and leisure:
Coach/bus/railway stations, ferry
terminals, airports. Cinemas,
concert/bingo/dance halls.
Conference centres. Sports/
leisure centres, sports halls.
Facilities associated with golf
courses, flying clubs (e.g.
changing rooms, club house),
indoor go-kart tracks.
EXCLUSIONS
Development with less
than 250 m2 total floor
space –
(DT 2.4.1)

Level 1
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Minimal increase
in numbers at
risk.

Appendix

Development sensitivity levels

SENSITIVITY LEVEL 2: Developments for use by the general public
Continued
DEVELOPMENT
TYPE		

DEVELOPMENT
DETAIL AND SIZE

EXAMPLES

Development with more
than 5000 m2 total floor
space – (DT 2.4.2)

INDOOR USE BY
PUBLIC
(DT 2.4)

Level 2
JUSTIFICATION
Substantial
increase in
numbers at risk.

Level 3

OUTDOOR USE BY
PUBLIC

Food and drink:
Food festivals, picnic area.

(DT 2.5)

Retail:
Outdoor markets, car boot sales,
funfairs.
Community and adult
education:
Open-air theatres and exhibitions.

Principally an outdoor
development for use by
the general public, i.e.
developments where
people will predominantly
be outdoors and not
more than 100 people will
gather at the facility at any
one time –
Level 2.

Developments
where members
of the public will
be present (but
not resident)
either indoors
or outdoors.
Emergency action
may be difficult to
coordinate.

Assembly and leisure:
Coach/bus/railway stations, park
and ride facilities, ferry terminals.
Sports stadia, sports fields/pitches,
funfairs, theme parks, viewing
stands. Marinas, playing fields,
children’s play areas, BMX/gokart tracks. Country parks, nature
reserves, picnic sites, marquees.
EXCLUSIONS
Outdoor markets, car boot sales,
funfairs. Picnic area, park and
ride facilities, viewing stands,
marquees.

Predominantly open-air
developments likely to
attract the general public
in numbers greater than
100 people, but up to 1,000
people at any one time –
(DT 2.5.1)

Substantial increase
in numbers at
risk and more
vulnerable due to
being outside.

Level 3
Theme parks, funfairs, large
sports stadia and events, open-air
markets, outdoor concerts, pop
festivals.

Predominantly open-air
developments likely to
attract the general public
in numbers greater than
1,000 people at any one
time –
(DT 2.5.2)

Level 4

Very substantial
increase in
numbers at risk,
more vulnerable
due to being
outside and
emergency action
may be difficult to
coordinate.
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Development sensitivity levels

SENSITIVITY LEVEL 3: Developments for use by vulnerable people
DT3.1 – Institutional accommodation and education

Level 3

DT3.2 – Prisons
DEVELOPMENT
TYPE		
INSTITUTIONAL
ACCOMMODATION
AND EDUCATION
(DT3.1)

EXAMPLES

DEVELOPMENT
DETAIL AND SIZE

Hospitals, convalescent
homes, nursing homes.
Housing for elderly with
warden on-site or ‘on call’,
sheltered housing. Nurseries,
crèches.

Institutional,
educational and special
accommodation for
vulnerable people, or
that provides a protective
environment –

Schools and academies for
children up to school-leaving
age.

Level 3.

JUSTIFICATION
Places providing
an element of care
or protection. Due
to age, infirmity or
state of health, the
occupants may be
especially vulnerable
to injury from
hazardous events.
Emergency action
and evacuation may
be very difficult.

EXCLUSIONS
Hospitals, convalescent
homes, nursing homes,
sheltered housing.

24-hour care where the
site on the planning
application being
developed is greater
than 0.25 hectare

Substantial increase
in numbers of
vulnerable people at
risk.

(DT3.1.1)

Level 4
Schools, nurseries, crèches.

Day care where the
site on the planning
application being
developed is greater
than 1.4 hectares

Substantial increase
in numbers of
vulnerable people at
risk.

(DT3.1.2) –

Level 4
Places of
detention

Prisons, detention facilities,
remand centres.

(DT3.2)

Secure accommodation
for those sentenced by
court, or awaiting trial,
etc. –
Level 3.
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Places providing
detention.
Emergency action
and evacuation may
be very difficult.

Appendix

Development sensitivity levels

SENSITIVITY LEVEL 4: Very large and sensitive developments
DT4.1 - Institutional accommodation

Level 4

DT4.2 - very large outdoor use by public
DEVELOPMENT
TYPE		

EXAMPLES

DEVELOPMENT
DETAIL AND SIZE

JUSTIFICATION

EXCLUSIONS
INSTITUTIONAL
ACCOMMODATION
(DT4.1)

Hospitals,
convalescent
homes, nursing
homes, sheltered
housing.

Large developments of
institutional and special
accommodation for
vulnerable people (or
that provide a protective
environment) where 24-hour
care is provided. And where
the site on the planning
application being developed
is greater than 0.25 hectare:
Level 4.

Nurseries,
crèches. Schools
for children up
to school-leaving
age.

Large developments of
institutional and special
accommodation for
vulnerable people (or
that provide a protective
environment) where day care
(not 24-hour care) is provided.
And where the site on the
planning application being
developed is greater than 1.4
hectares:

Places providing an element
of care or protection. Due
to age or state of health, the
occupants may be especially
vulnerable to injury from
hazardous events. Emergency
action and evacuation may
be very difficult. The risk to
an individual may be small,
but there is a larger societal
concern.
Places providing an element
of care or protection. Due
to their age, the occupants
may be especially vulnerable
to injury from hazardous
events. Emergency action
and evacuation may be
very difficult. The risk to an
individual may be small,
but there is a larger societal
concern.

Level 4.
VERY LARGE
OUTDOOR USE
BY PUBLIC
(DT4.2)

Theme parks,
large sports
stadia and events,
open-air markets,
outdoor concerts,
and pop festivals.

Predominantly open-air
developments where there
could be more than 1,000
people present
Level 4.

People in the open air
may be more exposed to
toxic fumes and thermal
radiation than if they were
in buildings. Large numbers
make emergency action and
evacuation difficult. The risk
to an individual may be small,
but there is a larger societal
concern.

Notes
1.

Where a development straddles zones, the development will be considered to belong to the zone
that gives rise to the greatest expectation value (EV) – a societal risk assessment may be necessary if
there is significant expectation contribution from the other zone(s). For developments consisting of
multiple development types, a societal risk evaluation will likely be necessary.
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Development type

Level 1 Workplaces, Car parks

Appendix
SENSITIVITY

Level

Development
Level 2 Development for use by the general
public type by zone
Level 3 Development for use by vulnerable people
Level 4 Very large or sensitive development
Developments not advised against for each zone are presented in this appendix.
The overall scheme is:

Inner Zone
(Zone 1)

Middle Zone
(Zone 2)

Outer Zone
(Zone 3)

Level 1
Level 2
Level 3
Level 4
Inner zone (individual risk ≥ 10-5 per year):
Zone

DEVELOPMENT DETAIL
AND SIZE

EXAMPLES

DEVELOPMENT
TYPE
REF

1

Developments of one or two
dwelling units.

Infill, backfill development
(development of land at rear of
existing property).

Housing

1

Accommodation of fewer than
10 beds or three caravan/tent
pitches.

Smaller guesthouses, hostels, youth
Hotel/Hostel/
hostels, holiday homes, student
Holiday
accommodation, holiday caravan sites, accommodation
camping sites.

2.2.1

1

Single-carriageway roads.

Estate roads, access roads.

Transport links

2.3.1

1

Railways.

Any railway or tram track.

Transport links

2.3.2

1

Development with less than 250
m2 total floor space.

1

Workplaces (predominantly nonretail), providing for fewer than
100 occupants in each building
and fewer than three occupied
storeys.

Offices, factories, warehouses, haulage
depots, farm buildings, non-retail
markets, builder’s yards.

1

Parking areas with no other
associated facilities (other than
toilets).

Car parks, truck parks, lock-up garages. Parking area

2.1.1

Indoor use by the 2.4.1
public
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Workplaces

1.1

1.2

Appendix

Development type by zone

Middle zone (individual risk less than 10-5 and greater than or equal to 10-6 per year):
Zone

DEVELOPMENT DETAIL
AND SIZE

EXAMPLES

DEVELOPMENT
TYPE
REF

2

Developments up to and
including 30 dwelling units and
at a density of no more than 40
per hectare.

Houses, apartments, retirement flats/
bungalows, residential caravans,
mobile homes.

Housing

2.1

2

Accommodation of up to 100
beds or 33 caravan/tent pitches.

Hotels, motels, guesthouses, hostels,
youth hostels, holiday camps, holiday
homes, student accommodation,
accommodation centres, holiday
caravan sites, camping sites.

Hotel/Hostel/
Holiday
accommodation

2.2

2

Major transport links in their own Motorway, dual carriageway.
right, i.e. not as an integral part of
other developments.

Transport links

2.3

2

Developments for use by the
general public where total floor
space is from 250 m2 up to 5000
m2.

Retail:
Restaurants, cafés, drive-through fast
food, pubs.

2

Developments for use by the
general public where total floor
space is from 250 m2 up to 5000
m2.

Community and adult education:
Libraries, art galleries, museums,
exhibition halls, day surgeries,
health centres, religious buildings,
community centres. Adult education,
second-level education colleges,
colleges of further education.

Indoor use by
the public

2.4

2

Developments for use by the
general public where total floor
space is from 250 m2 up to
5000m2.

Assembly and leisure:
Coach/bus/railway stations, ferry
terminals, airports. Cinemas, concert/
bingo/dance halls. Conference
centres. Sports/leisure centres, sports
halls. Facilities associated with golf
courses, flying clubs (e.g. changing
rooms, club house), indoor go-kart
tracks.

Indoor use by
the public

2.4

Indoor use by the 2.4
public

Food and Drink:
Shops; petrol filling station (total
floor space based on shop area, not
forecourt); vehicle dealers (total floor
space based on showroom/sales
building not outside display areas);
retail warehouses; super-stores; small
shopping centres; markets; financial
and professional services to the
public.
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Development type by zone

Middle zone (individual risk less than 10-5 and greater than or equal to 10-6 per year):
Zone

DEVELOPMENT DETAIL
AND SIZE

EXAMPLES

DEVELOPMENT
TYPE
REF

2

Principally an outdoor
development for use by the
general public, i.e. developments
where people will predominantly
be outdoors and not more than
100 people will gather at the
facility at any one time.

Food and drink:
Food festivals, picnic area.

Outdoor use by
the public

2.5

2

Principally an outdoor
development for use by the
general public, i.e. developments
where people will predominantly
be outdoors and not more than
100 people will gather at the
facility at any one time.

Retail:
Outdoor markets, car boot sales,
funfairs.

Outdoor use by
the public

2.5

2

Principally an outdoor
development for use by the
general public, i.e. developments
where people will predominantly
be outdoors and not more than
100 people will gather at the
facility at any one time.

Community and adult education:
Open-air theatres and exhibitions.

Outdoor use by
the public

2.5

2

Principally an outdoor
development for use by the
general public, i.e. developments
where people will predominantly
be outdoors and not more than
100 people will gather at the
facility at any one time.

Assembly and leisure:
Coach/bus/railway stations, park
and ride facilities, ferry terminals.
Sports stadia, sports fields/pitches,
funfairs, theme parks, viewing stands.
Marinas, playing fields, children’s play
areas, BMX/go-kart tracks. Country
parks, nature reserves, picnic sites,
marquees.

Outdoor use by
the public

2.5

2

Workplaces (predominantly nonretail) providing for 100 or more
occupants in any building or
three or more occupied storeys
in height.

(Except where the development is at
the major hazard site itself, where it
remains Level 1).

Workplaces

1.1.1
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Development type by zone

Outer zone (individual risk less than 10-6 and greater than or equal to 10-7 per year):
Zone

DEVELOPMENT DETAIL
AND SIZE

EXAMPLES

DEVELOPMENT
TYPE
REF

3

Larger developments for more
than 30 dwelling units.

Larger housing developments.

Housing

2.1.2

3

Any developments (for more
than two dwelling units) at a
density of more than 40 dwelling
units per hectare.

Developments at high density.

Housing

2.1.3

3

Accommodation of more than
100 beds or 33 caravans/tent
pitches.

Larger – hotels, motels, hostels,
youth hostels, holiday camps, holiday
homes, halls of residence, dormitories,
holiday caravan sites, camping sites.

Hotel/Hostel/
Holiday
accommodation

2.2.2

3

Development with more than
5000 m2 total floor space.

3

Predominantly open-air
developments likely to attract
the general public in numbers
greater than 100 people, but up
to 1,000 people at any one time.

Outdoor markets, car boot sales,
funfairs. Picnic area, park and ride
facilities, viewing stands, marquees.

3

Workplaces (predominantly nonretail) specifically for people with
disabilities.

Rehabilitation and training services for Workplaces
people with disabilities.

1.1.2

3

Institutional, educational
and special accommodation
for vulnerable people, or
that provides a protective
environment.

Hospitals, convalescent homes,
Institutional
nursing homes. Housing for elderly
accomodation
with warden on-site or ‘on call’,
and education
sheltered housing. Nurseries, crèches.
Schools and academies for children up
to school-leaving age.

3.1

3

Secure accommodation for those
sentenced by court, or awaiting
trial.

Prisons, detention facilities, remand
centres.

3.2

Indoor use by the 2.4.2
public
Outdoor use by
the public

Places of
detention

2.5.1
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Development type by zone

Developments requiring special assessment:
Zone

DEVELOPMENT DETAIL
AND SIZE

EXAMPLES

DEVELOPMENT
TYPE
REF

Large developments of
institutional and special
accommodation for vulnerable
people (or that provide a
protective environment) where
24-hour care is provided. And
where the site on the planning
application being developed is
greater than 0.25 hectare.

Hospitals, convalescent homes,
nursing homes, sheltered housing.

Institutional
accommodation

3.1.1

Large developments of
institutional and special
accommodation for vulnerable
people (or that provide a
protective environment) where
day care (not 24-hour care) is
provided. And where the site on
the planning application being
developed is greater than 1.4
hectares.

Nurseries, crèches. Schools for
children up to school-leaving age.

Institutional
accommodation

3.1.2

Predominantly open-air
developments where there
could be more than 1,000 people
present.

Theme parks, large sports stadia and
events, open-air markets, outdoor
concerts, and pop festivals.

Developments
requiring special
assessment

2.5.2
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