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1.0

INTRODUCTION
Thornton O’Connor Town Planning1 in association with Henry J Lyons2, Mitchell McDermott3,
CORA Consulting Engineers4, AWN Consulting Ltd.5, EDC Engineers6, Martin Rogers Limited7,
Openfield Ecological Services8, Mitchell and Associates9, Historic Building Consultants10, Molloy
Associates Architects 11 , Irish Archaeology Consultancy Limited 12 , 3D Design Bureau 13 ,
Renderare 14 and O’Herlihy Access Consultancy 15 have been retained by Summix FRC
Developments Limited to prepare this Planning Application in respect of a proposed
development at a site known as a portion of the Brewery Block, bounded by Ardee Street,
Newmarket, Brabazon Place/Brabazon Row and St. Luke’s Avenue, Dublin 8
We note that the Environmental Report submitted as part of the pre-application submission to
An Bord Pleanála established that an Environmental Impact Assessment Report (EIAR) is not
required to accompany the subject planning application. This Report was prepared to address
Section 5(5)(iii) of the Planning and Development (Housing) and Residential Tenancies Act, 2016
which states that any pre-application request to the Board by a prospective Applicant to enter
into consultation in respect of a development should include ‘a brief assessment of the nature and
purpose of the development and of its possible effects on the environment’. We note that the
development has been screened out of the EIAR process at pre-application stage, however we
are formally submitting the subject Environmental Report as part of this Planning Application to
allow for a comprehensive and robust assessment of the proposed development.
This Report is intended to be read in conjunction with the Planning Report, Statement of
Consistency and all other plans and reports that accompany this application, which provide a
detailed overview of the nature and purpose of the proposed development and detail the relevant
environmental considerations of relevant technical disciplines.
This document is intended as a summary review of the outputs of scoping carried out on the
proposed development on possible effects on the environment and detail targeted measures to
address any matters potential impacts.

1.1

Permission Previously Granted
Our Client submitted a previous planning application (DCC Reg. Ref. 2812/17) in respect of a
proposed part 3 to part 7 No. storey mixed use development on part of the subject site. Included
within the application site was a portion of land at the north eastern corner which is within the
ownership of Dublin City Council. A letter was obtained from Dublin City Council outlining the

1 No.

1 Kilmacud Road Upper, Dundrum, Dublin 14
Nos. 51-54 Pearse Street, Dublin, D02KA66
3 No. 72 Leeson Street Upper, Dublin 4, D04 XD92
4 Behan House, 10 Lower Mount Street, Dublin 2, D02 HT71
5 The Tecpro Building, 17 Clonshaugh Business & Technology Park, Dublin 17
6 No. 4 Grand Canal Wharf, South Dock Road, Dublin 4
7No. 7 Butterfield Avenue, Rathfarnham, Dublin 14
8 No. 12 Maple Avenue, Carpenterstown, Dublin, D15 YX7V
9 Unit No. 5 Woodpark, The Rise, Glasnevin, Dublin 9
10 Old Bawn, Old Connaught, Bray, Co. Wicklow, A98X3WO
11 Marlay, Proby Square, Blackrock, Co. Dublin
12 Unit G1, Kilcoole Road, Network Enterprise Park, Co. Wicklow
13 No. 65 Rock Road, Blackrock, Co. Dublin, A94 PT62
14 C/O Henry J Lyons, No. 51-54 Pearse Street, Dublin 2, D02 KA66
15 Guinness Enterprise Centre, Taylor’s Lane, Dublin 8, D08 X8DP
2
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Council’s consent to include lands in the planning application, with the letter outlining that should
permission for the development be granted, terms for the disposal of the land may then be
discussed, subject to the statutory approval of the elected members of Dublin City Council.
On the 26th October 2017 Dublin City Council decided to Grant Permission for the proposed
development subject to 21 No. conditions. However, subsequent to the grant of permission, the
Dublin City Council Councillors decided not to dispose of the lands and as such, it is now
necessary to submit this planning application for an amended scheme without the inclusion of
the DCC lands at the north eastern corner of the subject site.
Due to the introduction of the SHD legislation, the scheme must now be lodged directly with An
Bord Pleanála.

1.2

Works to a Protected Structure
The Protected Structure at the corner of Newmarket and Brabazon Row/Place has been
incorporated into the red line boundary of the subject site of this Planning Application.
The building is currently occupied by MT Oils, a business that specialises in the removal of used
cooking oils and grease trap waste from commercial kitchens. Although the building is within the
Applicant’s ownership, a new lease has been signed by the tenant, MT Oils (having secured
automatic rights for renewal) which does not facilitate the utilisation of this building. However,
the Applicant has included the building within the red line boundary of the subject site as it is
their intention to carry out maintenance works to ensure the long-term survival of this Protected
Structure.
The stone-built warehouse is constructed with a façade of squared calp limestone rubble and with
window arches and jambs of buff coloured brick. The upper floor windows are blind, being infilled
with brick. The roof structure is of steel, with a covering of corrugated iron.

Figure 1.1:

Stone-built Commercial Building

Source:

Conservation Assessment by Historic Building Consultants
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Internally, the northern wall is made entirely of brick, while the southern, western and eastern
walls are a mix of brick and stone. The floor is concrete. As shown in Figure 1.2 below, the interior
is a single space, though part of the building at the western end has a steel platform inserted to
create an upper level.

Figure 1.2:

Interior of Stone-build Commercial Building

Source:

Conservation Assessment by Historic Building Consultants

The works will include the cleaning of the façade, which will significantly brighten the building.
The ground floor windows are blocked up at present in such a way that presents a poor
appearance to the street. This will be improved by the proposal to refurbish the existing timber
casement windows, repairing them as necessary and re-glazing them with opaque or tinted
glazing which will screen the industrial use.

1.3

Design Considerations
As a result of the amendments to the Site Layout Plan and the inclusion of a Protected Structure
within the redline boundary, the subject scheme of this planning application has been sensitively
designed to deliver a scheme that is respectful of its surrounding context but also achieves a highquality scheme in this important urban regeneration area of Dublin City. This sensitive design
approach is evident in the stepping down of the height of the scheme adjacent to the protected
structure at the south eastern corner. The resultant scheme is a high-quality mixed-use
development comprised of 368 No. bedspaces of student accommodation and a coworking/commercial space that knits into the surrounding environment and further enhances the
urban regeneration of the area.

4|P a g e

2.0

SITE DESCRIPTION

2.1

Site Location
The subject site is located within the Newmarket area of Dublin City. The site comprises part of
a historic square, bounded to the south by Newmarket, to the west by Ardee Street, to the north
by Saint Luke’s Avenue and to the east by Brabazon Place/Brabazon Row. There are adjoining
pieces of land at the corners of Ardee Street and St Luke’s Avenue and Brabazon Place/Brabazon
Row and St Luke’s Avenue that complete this square but do not form part of the subject site.

Figure 2.1:

Map Identifying Subject Site (Redline Boundary is Indicative Only)

Source:

www.myplan.ie, Annotated by Thornton O’Connor Town Planning, 2019

The subject site is located in an area comprising a mix of uses including a mixed-use development
to the west on Ardee Street, comprised of ground floor retail/offices and up to 6 No. storeys of
residential apartments, a mixed used development to the north across St Luke’s Avenue
comprising ground floor retail and 4/5 No. storeys of residential, a Part 8 Social Housing
development of 5 No. storeys also to the north, a row of 2 and 3 No. storey dwellings to the north
east and factory/industrial units to the east and south, with permission granted to the south for
a subsequent development comprising a part 4 to part 6 No. storey building above basement
mixed use development including an indoor market hall, retail floorspace and offices (DCC Reg.
Ref. 3321/17) and to the east a part 4 to part 8 No. storey mixed use development (DCC Reg. Ref.
3323/17) on a site encompassing the adjacent block fronting onto Newmarket, Brabazon
Place/Brabazon Row and St Luke’s Avenue.
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Figure 2.2:

Aerial Photograph Showing Subject Site and General Area (Redline
Boundary is Indicative Only)

Source:

Google Earth, Annotated by Thornton O’Connor Town Planning, 2019

The immediate context of the subject site comprises a mix of uses including an apartment block
to the west comprising ground floor retail/offices and up to 6 storeys of residential apartments,
an apartment block comprising ground floor retail and part 4 No. to part 5 No. storeys of
residential units to the north and a Part 8 Social Housing development of 5 No. storeys also to
the north (Timberyard), a row of semi-detached 2 No. and 3 No. storey dwellings to the north
east, and factory/industrial units to the east and to the south.
The subject site is located a walking distance of approximately 10 minutes (750 m) to
Technological University of Dublin, 15 minutes (1.1 km) to Griffith College, 15 minutes (1.1 km) to
Dublin Business School, 21 minutes (1.7 km) to Trinity College Dublin and 21 minutes (1.7 km) to
Heuston Station.

2.2

Site Context
The subject site measures approximately 3,968 sq m (0.3,968 Ha). The site comprises the
majority of an urban, historic block with frontage onto Newmarket, St Luke’s Avenue, Brabazon
Place, Brabazon Row and Ardee Street. It was previously occupied by the Watkins, Jameson and
Pim Co. Brewery.
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Figure 2.3:
Line)

Aerial View of the Subject Site (Subject Site Boundary Annotated by Red

Source:

Google Maps (Annotated by Thornton O’Connor Town Planning)
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2.3

Zoning Objective
As demonstrated in Figure 2.4, the subject site is situated in Zone Z4 - ‘District Centres’ and Z10
– ‘Inner Suburban and Inner City Sustainable Mixed-Use’ and is partly located in a Conservation
Area in the Dublin City Development Plan 2016-2022. The site contains a Protected Structure at
its south-eastern corner.

Subject Site

Figure 2.4:

Map Showing Zoning of Subject Lands (Indicative Boundary of Lands
Outlined in Blue)

Source:

Map E of the Dublin City Development Plan 2016-2022

Zoning Z4 – District Centres
This zoning type relates to the northern section of the site, which mainly fronts onto St Luke’s
Avenue. The objective of this land-use zoning is “to provide for and improve mixed-services
facilities”. New development in these areas should provide attractive and safe environments for
pedestrians and there should be a diversity of uses included with the development. There should
be additional commercial/retail/services or residential use with appropriate social facilities
provided on levels about ground level. Permissible uses in this zoning objective include
residential, retail, office, part off-licence, public house, take-away and restaurant, office and
enterprise centre are all permitted in principle.

Z10 - Inner Suburban and Inner City Sustainable Mixed Uses
This zoning type covers the southern portion of the site with frontage onto Newmarket,
Brabazon Place/Row and Ardee Street. The objective of Zoning Z10 is “to consolidate and
facilitate the development of inner city and inner suburban sites for mixed uses, with residential the
predominant use in suburban locations, and office/retail/residential the predominant uses in inner
city areas”. The concept of mixed-use development is crucial for development or re-development
at these sites.

8|P ag e

This section of the Plan goes on to say that lands zoned Z10 will cater for a relatively intensive
form of development, and the range of uses permitted will be similar to Z5 but not as intensive
or wide-ranging, reflecting the location of the sites and interactions with surrounding established
land-uses. Permitted uses in this zoning objective include residential, office, part off-licence,
restaurant and shop (neighbourhood).
The subject site provides a mixed-use development in accordance with the site’s zoning
objectives. Both student accommodation and the co-working space with café/bar, which is a
mixture of office, education and enterprise centre are permitted uses.
When the built form combines with the large open courtyard, which provides permeability
throughout the site, the overall proposal provides a cohesive integrated mixed-use development
with bespoke, high-end occupiers that will bring a new model to the Liberties area, in terms of
the luxury student accommodation offering and the co-working space with associated café/bar.
Therefore, it is our professional opinion that the proposed development complies with the
provisions of the Dublin City Development Plan 2016-2022.
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3.0

SUMMARY OF THE PROPOSED DEVELOPMENT
The subject planning application is categorised as a Strategic Housing Development as defined
in Section 3 of the Planning and Development (Housing) and Residential Tenancies Act 2016
(amended July 2018), which states that Strategic Housing Development means:
‘a)

the development of 100 or more houses on land zoned for residential use for a
mixture of residential and other uses,

b)

the development of student accommodation units which, when combined,
contain 200 or more bedspaces, on land the zoning of which facilitates the
provision of student accommodation or a mixture of student accommodation and
other uses thereon.

c)

development that includes developments of the type referred to in paragraph a)
and of the type referred to in paragraph b), or

d)

the alteration of an existing planning permission granted under section 34 (other
than under subsection (3A)) where the proposed alteration relates to development
specified in paragraph a), b) or c).’ [Our Emphasis]

Summix FRC Developments Limited intend to apply to An Bord Pleanála for permission for a
strategic housing development at this 0.3968 Ha site known as a portion of the Brewery Block,
bounded by Newmarket, St Luke’s Avenue, Brabazon Place/Brabazon Row and Ardee Street,
Dublin 8. (The site includes Nos. 13/14 Ardee Street (D08Y9W6), No. 29 Newmarket (D08VH42)
and M.T. Oils at the corner of Newmarket and Brabazon Row/Place (D08FPF6) as detailed on
Eircode mapping.) The M.T. Oils Building is a Protected Structure.
The development will consist of: the demolition of two existing industrial warehouses (1,236 sq
m), brick ruins (99 sq m), the remnants of a brick structure at the north eastern corner of the
subject site and along the northern boundary and the walls at ground floor level onto Newmarket
and Ardee Street; and the construction of a part-two to part-eight storey mixed-use
development in three blocks (12,248 sq m), comprising a co-working shared space with
associated café/bar (325 sq m); and 368 No. student accommodation bedspaces with associated
facilities, which will be utilised for short-terms lets during student holiday periods.
The Newmarket/Ardee Street block (Block A) proposes a part-two to part-six storey building
comprising ancillary student accommodation space including tv lounge, cinema room, games
space, events space, gym and common room, elements of which is contained within a doubleheight partially glazed amenity space over the existing underground vaults, with parts of the
vaults incorporated into the amenity space; ancillary management spaces; and a bin and bicycle
store all at ground floor level, with 146 No. bedspaces provided on the upper floors in one single
studio unit and 27 No. cluster units comprising a mix of 4, 5 and 6 No. bedroom clusters.
The Brabazon Row block (Block B) comprises a part-six to part-eight storey building providing
community and study space; ancillary accommodation including plant rooms, sub-station,
switch-room, generator all at ground floor level with 120 No. bedspaces on the upper floors
provided in 2 No. twin studio units and 17 No. cluster units comprising a mix of 6 and 8 No.
bedroom clusters.
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The St. Luke’s Avenue block (Block C) proposes a part-six to part-eight storey building providing
a co-working space at ground floor level with 102 No. bedspaces at the upper levels comprising a
mix of 6 No. and 8 No. bedroom clusters.
The development also proposes the conservation of and works to the existing brick tower located
towards the north-western corner of the site including the reinstatement of existing blocked up
opes and the utilisation of the ground level for communal amenity space; the removal of a portion
of the vaults at the northern end and the lowering of the floor level to facilitate their opening up
to provide communal amenity space; maintenance works to the Protected Structure (415 sq m)
at the corner of Newmarket and Brabazon Row/Brabazon Place including the restoration of
windows at ground floor level and the cleaning of the stone façade; the retention of the façade
of the building fronting Newmarket (No. 29 Newmarket) directly adjoining and to the west of the
Protected Structure; signage; cycle parking; a service lay-by; hard and soft landscaping and
external amenity spaces including courtyards and a roof garden at fifth floor level of Block A
facing north, south, east and west; balconies on Block B facing west and Block C facing south;
plant; and all associated works above and below ground.
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4.0

EIA SCREENING METHODOLOGY
An Environmental Impact Assessment (EIA) is a process whereby the potential effects of
development projects on the environment are assessed. The particulars of the assessment
procedure are adopted through European Directives and correlate to the provisions set out in the
Planning and Development Act 2001 (as amended). An EIA is required to be carried out as part of
an application whereby the proposed development exceeds the limitations of Schedule 5 of the
Planning and Development Regulations 2001 (as amended).
A Sub-Threshold EIAR is required where it is considered by the Planning Authority that the
development would be likely to have a significant effect on the environment. The criteria for the
assessment of sub-threshold impacts is set out in Schedule 7 of the Planning and Development
Regulations 2001 (as amended).
An assessment of the identified direct, indirect, secondary, cumulative, short, medium, and longterm, permanent and temporary, positive and negative effects of the proposed development
during the construction and operational phases of the development is also required to be carried
out in response to Schedule 6 of the Planning and Development Regulations 2001 (as amended).

4.1

Legislation and Guidance
Schedule 5 of the Planning and Development Regulations, 2001 (as amended) sets out the criteria
for the specific development proposals which are required to be accompanied by an EIAR as per
Article 93 of those same regulations.

4.2

EIA Thresholds
As the proposed development is for principally Student Accommodation use the most relevant
assessment category of Schedule 5 is considered to be part 2, paragraph 10 (b) – Infrastructure
Projects which identifies developments requiring EIS as;
(i)

Construction of more than 500 dwelling units.

(ii)

Construction of a car-park providing more than 400 spaces, other than a car-park
provided as part of, and incidental to the primary purpose of, a development.

(iii)

Construction of a shopping centre with a gross floor space exceeding 10,000 square
metres.

(iv)

Urban development which would involve an area greater than 2 hectares in the case of
business district, 10 hectares in the case of other parts of a built-up area and 20 hectares
elsewhere. (In this paragraph, “business district” means a district within a city or town in
which the predominant land use is retail or commercial use.)
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The proposed application is for a mixed-use development consisting of 3 No. Blocks on the
subject site.
The Newmarket/Ardee Street Block (Block A) proposes a part-two to part-six storey
building comprising ancillary student accommodation space including tv lounge, cinema
room, games space, events space, gym and common room, elements of which is contained
within a double-height partially glazed amenity space over the existing underground vaults,
with parts of the vaults incorporated into the amenity space; ancillary management spaces;
and a bin and bicycle store all at ground floor level, with 146 No. bedspaces provided on the
upper floors in one single studio unit and 27 No. cluster units comprising a mix of 4, 5 and 6
No. bedroom clusters.
The Brabazon Row Block (Block B) comprises a part-six to part-eight storey building
providing community and study space; ancillary accommodation including plant rooms,
sub-station, switch-room, generator all at ground floor level with 120 No. bedspaces on the
upper floors provided in 2 No. twin studio units and 17 No. cluster units comprising a mix of
6 and 8 No. bedroom clusters.
The St. Luke’s Avenue Block (Block C) proposes a part-six to part-eight storey building
providing a co-working space at ground floor level with 102 No. bedspaces at the upper
levels comprising a mix of 6 No. and 8 No. bedroom clusters.
The application site is c.0.39 Ha and as such it does not exceed the limitations as set out
above in regard to urban developments.
It is considered that the proposed development is not required to be accompanied by an
EIAR as it has been demonstrated that it does not surpass the limitations as set out in the
Planning and Development Regulations (2001), Schedule 5, Part 2, Paragraph 10 (b) for
Infrastructure projects.

4.3

Sub Threshold Projects Requiring EIA
Part 10 of the Planning and Development Regulations, 2001 defines sub-threshold developments
as ‘development of a type set out in Schedule 5 which does not exceed a quantity, area or other limit
specified in that Schedule in respect of the relevant class of development.’
As the proposal does not exceed the limitations of Schedule 5 as set out above, the proposed
development is required to be assessed against the criteria for sub-threshold developments. The
assessment will determine whether the proposal ‘would or would not be likely to have a significant
effect on the environment’.
Furthermore, in assessing whether the proposed development requires an EIA, regard must also
be given to European Directive 2014/52/EU. The EIA Directive 2014/52/EU came into effect on the
15th of May 2014, asserting the rules for assessing the potential effects of development projects.
As of the 16th May 2017, it is compulsory for member states to have due regard of the Directive in
assessing whether a development proposal requires an accompanying EIA.
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4.4

EIA Screening Exercise
The proposed development will be assessed against the following criteria;
a) Characteristics of Proposed Development;
b) Location of Proposed Development; and
c) Characteristics of Potential Impacts

4.4.1

Characteristics of the Proposed Development
The characteristics of the proposed development have been assessed with regards to the
following criteria as set out in Annex III of Directive 2014/52/EU and Schedule 7 of the Planning
and Development Regulations, 2001 (as amended);
(a)

The size and design of the whole project

As per Section 3.0 of this report, the proposed development comprises a mixed-use
development in 3 No. blocks including a total of 368 No. student bed spaces, student study
spaces and ancillary amenities and a co-working space with ancillary café/bar.
Precedent has been established at the subject site for similar scale and massing to that
proposed in this Planning Application as under DCC Reg. Ref. 2812/17 permission was
granted for a mixed-use development comprised of student accommodation and a coworking space in 2 No. blocks with a height of part 3 to part 7 No. storeys.
Precedent has also been established for similar scale and massing in the vicinity of the
subject site. For example, under DCC Reg. Ref. 3323/17 / ABP Ref. 300431-17, permission
was granted for the demolition of the existing buildings and development of a mixed-use
scheme encompassing 4 No. blocks ranging in height from 4 No. to 8 No. storeys, over
basement and enclosing a central courtyard. It is notable that the Board determined that
the height of the development proposed under ABP Ref. PL29s.300431-17, which has an
overall maximum height of 28m above ground level on St Luke’s Avenue, and c. 16.5m
along Newmarket Square to be acceptable in its surrounding context.
This is particularly notable given that the proposed development of the subject application
of this Planning Report has an overall maximum height of 27.26m along St Luke’s Avenue
which is lower than that permitted in ABP Ref. PL29S.300431 and 16.8m along a small
portion of the frontage onto Newmarket Square, which is comparable to the height which
is permitted in ABP Ref. PL29S.300431
The planning application is submitted in conjunction with a Planning Report prepared by
Thornton O’Connor Town Planning and a Design Statement prepared by Henry J. Lyons
Architects.
The Appropriate Assessment Screening Report and Ecological Impact Statement prepared
by Openfield Ecological Services has found that the project alone or in combination with
other projects, is not likely to have significant effects on the Natura 2000 Network or any of
the flora and fauna in the surrounding area.
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(b)

Cumulation with other existing and/or approved projects

The proposed residential use of the site is consistent with the zoning as per the adopted
Dublin City Council Development Plan 2016-2022. The application site is located within ‘Z4’
zoned land which aims to ‘provide for and improve mixed-service facilities’. A portion of the
site is zoned ‘Z10’ which aims to ‘to consolidate and facilitate the development of inner city
and inner suburban sites for mixed uses, with residential the predominant use in suburban
locations and office/retail/residential the predominant uses in inner city areas.’
A search of Dublin City Council’s and An Bord Pleanála’s online planning application
directory for current and determined applications as of the 23rd August 2019 found that
there are a number of permitted developments in the area, as detailed extensively in the
accompanying Planning Report. These permitted developments will not impact negatively
on the area, rather they will serve to regenerate the area by enhancing the character
through their high-quality design and consideration of their surrounding environment.
It is anticipated that the cumulative impact of proposed development would not be likely to
have a significant effect on the environment in cumulation with other existing and/or
approved projects.

(c) The Use of Natural Resources, in Particular Land, Soil, Water and Biodiversity
The demolition and construction phases of proposed development on an infill site will involve
the consumption of natural energy sources, the movement of soil and the use of water and
other various raw materials. However, it is anticipated that throughout the demolition,
construction and operation of the scheme, the development would not result in the use of
large amounts of natural resources greater than that associated with comparable
developments or to the extent that would have a significant impact on the environment.
It is anticipated that the proposed development would not be likely to have a significant effect
on the environment.
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(d)

The production of waste

It is acknowledged that waste will be generated during the demolition, construction and
operation of the development. A Construction and Environmental Management Plan has
been prepared by CORA Consulting Engineers accompanied by an Operational Waste
Management Plan prepared by AWN Consulting Ltd. copies of which enclosed with this
Planning Application. The reports outline the measures which have been put in place to
avoid and/or mitigate against any potential impacts.
The Operational Waste Management Plan concludes that:
‘Implementation of this OWMP will ensure a high level of recycling, reuse and recovery
at the development. All recyclable materials will be segregated at source to reduce
waste contractor costs and ensure maximum diversion of materials from landfill, thus
achieving targets set out in the EMR Waste Management Plan 2015-2021.
Adherence to this plan will also ensure that waste management at the development
is carried out in accordance with the requirements of the DCC Waste By-Laws and
Draft DCC Waste Bye-Laws.
The waste strategy presented in this document will provide sufficient storage capacity
for the estimated quantity of segregated waste. The designated area for waste
storage will provide sufficient room for the required receptacles in accordance with the
details of this strategy.’
It is anticipated that the proposed development would not be likely to have a significant
effect on the environment.

(e)

Pollution and nuisances

As with all developments, there will be potential for dust and noise produced during the
construction period. However, as the proposed development will be constructed in a single
phase, it is considered that this impact will be short-term.
Construction noise will be mitigated by ensuring that work only takes place during the
permitted hours of construction as prescribed in the planning conditions.
As detailed in the Construction and Environmental Management Plan prepared by CORA
Consulting Engineers, a Dust Management Programme encompassing monitoring,
management and suppression/abatement techniques will be incorporated into the
construction works.
It is anticipated that the pollution and nuisances arising from the development would not be
likely to have a significant effect on the environment.
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(f) The risk of major accidents and/or disasters which are relevant to the project concerned,
including those caused by climate change, in accordance with scientific knowledge
Throughout the demolition and construction phases of the development, applicable
building and fire regulations and appropriate environmental controls will be put in place.
Further, there are no technologies, materials or substances proposed which may cause
concern.
The development is neither a Seveso site nor near any Seveso sites.
The lands have been zoned under the Dublin City Development Plan 2016-2022 and
therefore have been subject to both a Strategic Environmental Assessment and a Strategic
Flood Risk Assessment.
It is anticipated that the proposed development would not be likely to have a significant
effect on the environment through risk of major accidents or disasters.

(g)

The risks to human health (for example due to water contamination or air pollution)

There are no foreseen risks to human health, as noted appropriate noise and pollution
(including water) mitigation measures are to be put in place during the demolition and
construction phases of the development. The proposed development is to be connected to
public foul and storm water systems. There are no foreseen risks to human health during
the operation of the development.
It is anticipated that the proposed development would not be likely to have a significant
effect on the environment in respect of risk to human health.
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4.4.2

Location of Proposed Development
Schedule 7 of the Planning and Development Regulations 2001 (as amended) require an
assessment of the environmental sensitivity of the geographical areas likely to be affected by
proposed development, having regard to;
(a)

The existing and approved land use;

The proposed development is located on suitably zoned lands within an inner-city location,
where mixed-use development has previously been permitted (DCC Reg. Ref. 2812/17). As
such, it is considered that the proposed development would not be likely to have a
significant effect on the environment in comparison to the existing land-use as an
underutilised site, or the permitted scheme, which is broadly similar to that now proposed.
An Appropriate Assessment Screening has been undertaken by Openfield Ecological
Services in respect to the proposed development and is submitted with the application. The
screening report is a documentary record of the AA process carried out on the effects of the
project comprising a mixed-use development including Student Accommodation at the
subject site.
The report concludes that ‘this project has been screened for AA under the appropriate
methodology. It has found that significant effects are not likely to arise, either alone or in
combination with other plans or projects to the Natura 2000 network’.
It is considered that the development would not be likely to lead to significant likely impact
on the environment.

(b)

The relative abundance, quality and regenerative capacity of natural resources in the
area;
The absorption capacity of the natural environment, paying particular attention to the
following areas:
(i)

Wetlands, Riparian Areas and River Mouths;

As detailed by Cora in their Flood Risk Assessment, a tributary of the Poddle River, the
Abbey Stream is culverted under Ardee Street to the west of the subject site. The Report
also notes that there has been no history of flooding on the subject site from the Abbey
Stream and that the relative levels between the site and the culvert mitigate any floor risk.
The risk of fluvial flooding to the subject site can therefore be rated as very low.
The AA Screening Report prepared by Openfield Ecology states that ‘the subject lands are
approximately 80m from the path of the River Poddle, however this stream is entirely
culverted in this location.
There is no pathway for pollutants to reach either of the Grand Canals or the River Poddle’.
It is therefore considered that the development will not be likely to lead to significant
effects on the absorption capacity of any waterbody.
.
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(ii) Coastal Zones and The Marine Environment;
The application site is not located in close proximity to any coastal zone and/or marine
environment.
It is therefore considered that the development will not be likely to lead to significant
effects on the absorption capacity of any coastal zone and the marine environment.

(ii)

Mountain and Forest Areas;

The application site is not located in close proximity to any mountainous or forest areas.
It is therefore considered that the development will not be likely to lead to significant
effects on the absorption capacity of any mountain and forest areas.

(iii)

Nature Reserve and Parks;

An online search of the National Parks and Wildlife Service database found that there are
no nature reserves in close proximity to the application site. The application site is c. 1.75
km from the Phoenix Park. It is anticipated that the potential increase in park usage would
not impact on the quality of the amenity nor impact the absorption capacity of the natural
environment
It is considered that the development will not be likely to lead to significant environmental
effects on any nature reserves and therefore will not impact on the absorption capacity of
the natural environment.

(iv)

Natura 2000 Areas Designated Pursuant To 79/409/EEC and 92/43/EEC;

The site is not located within any statutory designated areas. An Appropriate Assessment
(AA) Screening Report prepared by Openfield Ecological Services is enclosed with this
application. As noted at Section 4.4.2 (a) of this report, the AA screening concludes that
there will be no significant effects for any European sites.
Openfield Ecological Services have established that:
‘The site is not located within or directly adjacent to any Natura 2000 area.’
It is considered that the development will not be likely to lead to significant effects on the
environment.
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(v)

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

There are no records of the application site being located in an area as described above.
It is considered that the development will not be likely to lead to significant effects on the
environment.

(vi)

Densely Populated Areas;

As per the Dublin City Council Development Plan 2016-2022, the application site is located in
an area zoned ‘Z4 where the objective is to ‘provide for and improve mixed-service facilities.
A portion of the site is zoned ‘Z10’ where the objective is ‘to consolidate and facilitate the
development of inner city and inner suburban sites for mixed uses, with residential the
predominant use in suburban locations and office/retail/residential the predominant uses in
inner city areas.’ As such, the proposed development of the site has been appropriately
planned. The permitted in principle uses include residential, retail, office, part off-licence,
public house, take-away and restaurant, office and enterprise centre.
It is concluded that the proposed development would not have a significant likely impact on
the absorption capacity of the natural environment as it has been designated to provide a
denser development having regard to its city centre location.
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(vii)

Landscapes and Sites of Historical, Cultural/Archaeological Significance;

There is 1 No. recorded protected structure on the subject site, a stone warehouse located at
the south eastern corner of the subject site, at the corner of Newmarket and Brabazon Place.
There are a number of non-protected industrial heritage assets on the subject site including
a brick tower at the north western corner of the subject site and vaults under an existing
warehouse in the centre of the site, and the stone façade of a warehouse along the
Newmarket frontage of the subject site, all of which are set to be retained as part of the
proposed development.
There is another protected structure located adjacent to the subject site, namely a three
storey over basement former Brewer’s house and offices built c. 1820 at the corner of Ardee
Street and St Luke’s Avenue.
An online search of the National Inventory of Architectural Heritage database found that the
nearest recorded building of architectural heritage is the Tudor Arch gateway c. 1800 (Reg.
No. 50080644) leading to the Church of Ireland Graveyard of St. Luke’s Church.
It is not considered that the proposed development will negatively impact on the setting of
any protected structure.
A Conservation Report on the subject site has been prepared by Historic Building Consultants
in associate with Molloy and Associates Conservation Architects is enclosed with this
application.
The Conservation Report concludes that:
‘The proposed development has been designed so as to retain as much as possible of the
historic structures on the site and to respect the presence of the protected structures in
the vicinity and the conservation area on Newmarket. Every effort has been made to
minimise the impact on the historic character of the area and of buildings in the vicinity,
whilst ensuring that retained elements such as the outer warehouse elevation, vaults
and tower are purposefully incorporated within the scheme’.
It is considered that the proposed development would not have a significant likely impact on
the absorption of the natural environment in regard to landscapes and sites of historical,
cultural and archaeological significance.

4.4.3

Type and Characteristics of Potential Impacts
The primary impacts of the development identified at Sections 4.4.1 and 4.4.2 of this report
(Characteristics of the Development and the Location of the Site) refer to the increase in noise
and dust and production of waste as result of the demolition, construction and operational
phases. The use of the land and the risk of accidents have been recognised as not being potential
impacts during the operation of the development. Although there are no likely significant
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impacts envisaged, in accordance with the Annex III of Directive 2014/52/EU, the impacts
identified have been assessed further in regard to the type and characteristics of potential
impacts.
(a)

The magnitude and spatial extent of the impact.

As noted throughout this report, the proposed development is consistent with the designated
land use as per the Dublin City Development Plan 2016-2022. The demolition and construction
works are expected to have minimal impacts over a short-term period on the immediate area
surrounding the application site.
The application is accompanied by a Landscape and Visual Impact Assessment prepared by
Mitchell and Associates.
The development works are not considered to be to an extent which would have a likely
significant effect on the environment, as they are very similar in scale and massing to that
granted in the vicinity of the subject site (e.g. ABP Ref. 300184-17 and DCC Reg. Ref. 3323/17
/ ABP Ref. PL29S.244805).

(b)

The nature of the impact.

The proposed scheme will result in short term impacts during the demolition and construction
phases of the development, such as temporary traffic congestion during the demolition and
construction period and temporary noise and dust pollution.
The impacts of the development are not considered to be any greater than that associated
with typical developments. There are no significant negative impacts likely to arise.

(c)

The transboundary nature of the impact.

The proposed development is not considered to negatively impact on any sites in the
surrounding vicinity beyond directly adjoining neighbours during the temporary construction
period. The application site is not located within any designated areas.
The application is supported by the submission of an Appropriate Assessment screening. As
noted at Sections 4.4.2 (a) and 4.4.2(b), it has been established that the proposed
development would not have potential for significant effects on any European sites.
There are no anticipated significant likely negative impacts on the environment.
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(d)

The intensity and complexity of the impact.

The potential impacts identified at Section 5.0 are not considered to result in an intensity or
complexity that would have a long-term impact on the environment. The identified potential
impacts as detailed in the technical reports will be moderate and managed throughout the
development.
There are no anticipated significant likely negative impacts on the environment.

(e)

The expected onset, duration, frequency and reversibility of the impact.

The potential impacts of the demolition and construction phases of the development which
are identified at Section 5.0 are considered to be short-term. It is acknowledged that the
extent of these impacts will vary throughout the development process, however it is not
anticipated these impacts on the environment would be significant.
There are no significant negative impacts which are likely to occur during the operational
phases of the proposed residential development.

(g)

The cumulation of the impact with the impact of other existing and/or approved
projects and the possibility of effectively reducing the impact

The application site is located on land zoned Z4, with a portion zoned Z10. There are a small
number of approved projects in close proximity to the application site as outlined in the
accompanying Planning Report. In particular there are 2 No. recently permitted
developments which are in close proximity to the subject site:
1. DCC Reg. Ref. 3321/17 is located opposite to the southern boundary of the subject site and
comprises a part 4 to part 6 storey mixed used development including retail at ground floor
level and offices on the upper floors.
2. DCC Reg. Ref. 3323/17 is located directly adjacent to the eastern boundary of the subject site
and comprises a mixed-use development of 4 No. blocks ranging in height part 5 to part 8
storeys. The permitted development includes uses such as Hotel, retail and residential.
The cumulation of the impact with the impact of other existing projects is not considered to
cause a likely significant effect on the environment, having regard to the inner-city urban
nature of the subject site.
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(h)

The possibility of effectively reducing the impact.
The proposed development will undertake all necessary and appropriate mitigation
measures to avoid or limit any likely significant effects on the environment that may arise.
The application is supported by an Construction and Environmental Management Plan
prepared by CORA Consulting Engineers and an Operational Waste Management Plan
prepared by AWN Consulting.
Appropriate mitigation measures will be taken to avoid any likely significant effects on the
environment that may arise, thus effectively reducing the impact.
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5.0

POSSIBLE EFFECTS ON THE ENVIRONMENT
The following section briefly assess the proposed development in the context of environmental
topics referred to in Article 3 of Directive 2014/52/EU.

5.1

Human
The proposed development is located within an area with a mix of commercial and residential
units and will provide for 368 No. student accommodation bed spaces within a mixed-use
development. The proposal responds directly to the housing need for student accommodation.
The proposed development is considered to be consistent with National, Regional and Local
planning policy and guidance, as set out within the accompanying Statement of Consistency
Report.
As identified throughout Section 4.4 of this report, it is established that there will be short term
impacts at varying levels during the demolition and construction phases of the development. As
set out in the accompanying Construction and Environment Management Plan and Operational
Waste Management Plan, appropriate mitigation measures will be put in place.
There are no projected long-term impacts of the development, it is noted that the development
does not propose car parking, thus encouraging sustainable modes of transport.
The proposed development has had due regard for water and waste infrastructure throughout
the concept and design process. It has been established that the water and waste infrastructure
is capable of meeting the demand created by the development. A Site-Specific Flood Risk
Assessment has been prepared by CORA Consulting Engineers and is enclosed with this
application.

5.2

Biodiversity (Flora and Fauna)
The subject site is not located within any Special Protection Areas (SPA) or National Heritage
Areas. There are no site-specific designations in regard to flora and fauna and there is no
vegetation of value located on site. Nonetheless, an AA Screening Report and Ecological Impact
Statement has been prepared by Openfield Ecological Services and is submitted in support of the
application.

5.3

Environmental Geography (Soil, Water, Air, Climatic Factors and the Landscape)

5.3.1

Soil
It is anticipated that the proposal would not be likely to impact on the environment in regard to
soil and/or geology.
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5.3.2

Water
The application site is located within the Liffey and Dublin Bay Water Framework Directive (WFD)
catchment area as identified on the EPAs Water Regions online map.
As noted at Section 4.4.1 (c), it is not anticipated that the use of natural resources such as water
at the site would be greater than that of ordinary use or have a significant impact on the
environment.
The application site is located within Flood Zone C as per the Dublin City Council Development
Plan 2016-2022, where there is an overall low risk of flooding and development is permitted.

5.3.3

Air Quality Pollution and Climate
The environmental agency classifies the air quality of the application site as ‘Good’ as illustrated
below at Fig 5.1. The possible effects on air quality as result of the development include a shortterm increase in dust and emissions arising during the demolition and construction phases.
A Dust Management Programme encompassing monitoring, management and suppression/
abatement techniques will be incorporated into the construction works.
It is noted that the proposed development does not propose the provision of car parking, thus
encouraging the use of sustainable modes of transports such as cycling and buses. It is anticipated
that the proposal would not be likely to impact on the environment in regard to air quality
pollution and climate.

Figure 5.1

Air Quality Index surrounding the application site (red dot – indicative)

Source:

http://www.epa.ie/air/quality/ (Annotated by Thornton O’Connor Town
Planning)
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5.3.4

Landscape
The application site is not located within an Area of High Landscape Value nor is there any specific
amenity, landscape or visual objectives pertaining to the site.
A Landscape Masterplan and Visual Impact Assessment complete with photomontages has been
prepared by the Mitchell and Associates and is submitted in support of this Planning Application.

5.4

Material Assets (Architectural and Archaeological Heritage, and the Cultural Heritage)
The justification for the demolition of the buildings located on the site has been established in
the Planning Report prepared by Thornton O’Connor Town Planning.
The history of the subject site has been assessed and it has been established that the buildings
on site were not of significance or special interest.
A Conservation Assessment and Archaeology Assessment are submitted with this application.

5.5

The Existence of the Proposed Development
The proposed development is located on ‘Z4’ zoned land with a portion zoned ‘Z10’ where it is
anticipated that there will not be any resultant negative impacts from the operation of the
development. It is noted that appropriate mitigation measures will be put in place as detailed
throughout this report and the supporting technical reports.
The submission is accompanied by a Planning Report prepared by Thornton O’Connor Town
Planning which provides a detailed rationale and justification for the development of the
proposed scheme on underutilised site.

5.6

The Use of Natural Resources
As outlined at Section 4.4.1 (c), the development will involve the consumption of natural
resources throughout the development process, however it is not anticipated to be to an extent
that would have a significant impact on the environment.

5.7

The Emission of Pollutants, the Creation of Nuisances and the Elimination of Waste

5.7.1

Traffic and Access
Having regard to the nature of the use proposed, the typical residents who are in-situ shortmedium term and the location of the site within walking/cycle distance to an array of higher
education institutions, it is not intended to provide on-site car-parking.
The temporary traffic congestion anticipated during the demolition and construction phase
would be mitigated and controlled and in accordance with best practice. Mitigation measures will
be put in place for potential dust and dirt pollution arising from construction vehicles exiting the
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site, as detailed in the accompanying Preliminary Construction and Environmental Management
Plan prepared by CORA Consulting Engineers.

5.7.2

Noise
The temporary noise emitted during the construction and demolition phases of the development
will have the potential to impact on the surrounding areas.
The demolition and construction works will be carried out in accordance with the
recommendations of BS 5228 ‘Code of Practice for noise and vibration control on construction
and open sites - Part 1: Noise’ and comply with BS 6187 Code of Practice for Demolition.
Mitigation measures will be undertaken through the development in accordance with best
practice guidelines.
It is anticipated that the operation of the development would not result in any long-term noise
impacts to neighbouring properties.
An Acoustic Design Guidance Technical Note has been prepared by AWN Consulting and is
enclosed with this application.

5.7.3

Waste
A Preliminary Construction Management and Environmental Management Plan and an
Operational Waste Management Plan prepared by CORA Consulting Engineers and AWN
Consulting Ltd. respectively, copies of which are enclosed with this application.

5.8

Analysis of Identified Impacts
Thornton O’Connor Town Planning have identified the potential impacts anticipated to arise
from the proposed development. The identified impacts are not anticipated to have long term
negative impacts on the surrounding environment of the subject site. Similarly, the cumulative
impacts of the development are not considered to be significant, in this inner-city urban area. The
proposed development is considered to have a positive impact in terms of meeting the needs of
the student population, seeking residential accommodation (and tourist population in the
summer months). The subject scheme will also contribute positively to the local community
through the creation of employment opportunities and the availability of the co-working space,
study space and performance hall for use by the local community.
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6.0

SUMMARY AND CONCLUSIONS
This report has been prepared in accordance with Schedule 5 and Schedule 7 of the Planning and
Development Regulations 2001 (as amended) and has had due regard of the criterion set out
within the European Directive 2014/52/EU. The report has assessed the proposed development
in terms of the possible effects on the environment including human, biodiversity, flood, air,
water, cultural heritage, traffic and access, noise, material assets and landscape. Through an EIA
screening methodology of EIA thresholds, it has been established that an EIAR not required to
accompany the subject application.
The proposed development has been assessed against the criterion for sub threshold projects. It
has been established that it is anticipated that the proposal would not be likely to have a
significant effect on the environment as result of the characteristics of the proposed
development, location of proposed development or the characteristics of potential impacts.
It has been established that an Environmental Impact Assessment Report (EIAR) is not required
to accompany the subject application.
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