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1

Introduction

Phibsborough Shopping Centre Ltd. is seeking permission for proposed alterations to previously permitted
redevelopment relating to Phibsborough Shopping Centre.

The proposed development consists of the alterations to existing permitted development at Phibsborough
Shopping Centre (as permitted under DCC Reg. Ref.: 2628/17, ABP Reg. Ref.: ABP-300241-17) from student
accommodation to shared accommodation. The proposed development proposes the reconfiguration and
alteration of the existing permitted student development buildings layouts and arrangement to
accommodate a 321 bed shared accommodation and associated facilities. This includes a minor relocation of
the building footprints, a minor increase in height, proposed new roof gardens and other minor alterations in
respect of the wider permitted scheme, as a result of the alteration to shared accommodation, are also
included.
The previous permission, which was granted by An Bord Pleanála (ABP) in August 2018 (Dublin City Council
Reg. Ref. 2628/17; ABP Reg. Ref. 300241) for the part demolition of existing structures on the site and the
construction of an extension to the existing Phibsborough Shopping Centre onto Phibsborough Road and North
Circular Road comprising new retail/restaurant and office units, student accommodation, a new civic plaza and an
upgrade of the existing Shopping Centre and commercial office tower facade. The application site area is circa (c.)
0.969 hectares.
Brady Shipman Martin was appointed to prepare a screening for the requirement for Environmental Impact
Assessment (EIA) for the Proposed Development. This EIA Screening Report accompanies the strategic housing
development application to An Bord Pleanála.

1.1

Environmental Impact Assessment

This report has had regard to the following legislation and guidance:
■
■
■
■
■
■
■
■

Planning and Development Act 2000-2020 (PDA 2000);
Planning and Development Regulations 2001-2019 (PDR 2001);
S.I. No. 296 of 2018: European Union (Planning & Development) (Environmental Impact Assessment)
Regulations 2018;
EIA Directive 2011/92/EU, as amended by EIA Amending Directive 2014/52/EU (EIA Directive 2014);
Transposition of 2014 EIA Directive (2014/52/EU) in the Land Use Planning and EPA Licensing Systems – Key
Issues Consultation Paper (Department of Housing, Planning and Local Government (DoHPLG, 2017);
Preparation of guidance documents for the implementation of EIA directive (Directive 2011/92/EU as
amended by 2014/52/EU) – Annex I to the Final Report (COWI, Milieu; April 2017);
Draft Guidelines on the information to be contained in Environmental Impact Assessment Reports, EPA,
2017;
Environmental Impact Assessment – Guidelines for Planning Authorities and An Bord Pleanála on carrying
out Environmental Impact Assessment (DoHPLG, 2018);

EIA requirements derive from Council Directive 85/337/EEC on the assessment of the effects of certain public and
private projects on the environment, as amended by Directive 97/11/EC, 2003/35/EC and 2009/31/EC. The Directive
and its amendments were subsequently codified and replaced by Directive 2011/92/EU, which in turn was amended
by Directive 2014/52/EU. This amending Directive was transposed into national planning consent procedures in
September 2018 through the European Union (Planning and Development) (Environmental Impact Assessment)
Regulations 2018 (S.I. No. 296 of 2018).
The objective of the EIA Directive is to ensure a high level of protection of the environment and human health,
through the establishment of minimum requirements for environmental impact assessment prior to development
consent being given, of public and private developments that are likely to have significant effects on the
environment.
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EIA is mandatory for certain projects and for other projects that meet or exceed a stated threshold set out in Annex
I and II of the EIA Directive 2014 (and in Part 1 and Part 2 of Schedule 5 of the PDR 2001). Projects that do not meet
or exceed a stated threshold are subject to a Screening for the requirement, or not, for ‘sub-threshold’ EIA.
The methodology utilised in the preparation of this report is in accordance with the requirements of Schedule 5,
Schedule 7 and Schedule 7A of the PDR 2001 and the EIA Guidelines published in August 2018 by the DoHPLG.
This report comprises a screening for EIA, to determine if EIA is, or is not required, for the Proposed Development.
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1.2

Site location and description of the receiving environment

The subject site comprises an area of approximately 0.969 ha, located at Phibsborough Road, Dublin 7. The site is
located in the centre of Phibsborough Village and is bordered on the west by Dalymount Park Football Grounds,
Connaught St to the north, Phibsborough Rd to the East and North Circular Road to the South.
Phibsborough Shopping Centre has fallen into poor condition in recent years as a result of the economic downturn
impacting on the delivery of previous redevelopment proposals.
The Shopping Centre comprises of an existing retail centre at ground floor level, with a gym at first floor level with
roof top car parking and an office block. The development dates from the 1960s and is typical of that era, being
constructed of pre-cast concrete. The Phibsborough Road frontage comprises of a mix of small retail units and a
Tesco food store at ground floor level set about 10m back from Phibsborough Road. Standing above the roof top
car parking area at the northern end of the complex is a 6-storey office block.
The site extends to the west of the existing shopping centre area, taking in a grassed embankment used as a
spectator standing area for Dalymount Park (known as the Tramway End). . This area also includes two floodlight
towers for the football stadium. The extent of the site under the control of the applicant excludes the existing Tesco
Store (Units 13-15 & 17) and Tesco Off-Licence (Unit 7). The southern part of the site comprises a number of
buildings which are used for a variety of commercial businesses and, on the frontage with the North Circular Road,
a second hand car premises and associated facilities
The site relates to an area previously subject to a planning permission for comprehensive regeneration in 2004
(Dublin City Council Ref. 2545/04, An Bord Pleanála Ref. PL29S.211686). More recently the site was subject to a
planning permission for the part demolition of existing structures on the site and the construction of an extension
to the existing Phibsborough Shopping Centre onto Phibsborough Road and North Circular Road comprising new
retail/restaurant and office units, 341 bed student accommodation, a new civic plaza and an upgrade of the existing
Shopping Centre and commercial office tower facade. The application site area is circa (c.) 0.969 hectares.

Figure 1.1: Site extent and location in urban context. (Source: Google Maps, 2020.)
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1.3

Description of the Proposed Development

The proposed development consists of alterations to the permitted development, as permitted under DCC Reg.
Ref.: 2628/17, ABP Reg. Ref.: ABP-300241-17, which included student accommodation, to now consist of the
development of Build To Rent Shared Accommodation and other minor alterations to the permitted
development. The proposed alterations include:














Alteration to the permitted 341 bed student accommodation scheme, in permitted Blocks A and B, to
accommodate a 321 bed shared accommodation scheme. This alteration includes a reconfiguration of
the two number student accommodation blocks as follows:
o Omission of the permitted basement of the permitted student accommodation development.
o Alteration of the permitted Ground, First and Second Floor spaces to contain 518 sq.m
Communal Amenity Space, Reception, Waste Storage, Bikes Store, Plant, Laundry Facilities,
Storage, and Office Space associated with the Shared Accommodation.
o Alteration of the permitted third to seventh floors from 341 student bedspaces, set out in
clusters, to 321 shared accommodation bedspaces, set out in 303 single occupancy units and 4
cluster units containing a total of 18 bedspaces.
o Introduction of c.1,130 sq.m of shared amenity spaces to include kitchen and living areas,
dispersed across the third to seventh floors.
o Introduction of external roof terraces in both blocks on the sixth floor fronting on to
Phibsborough Road with a combined total of c. 156sq.m, introduction of roof terraces centrally
located at seventh floor in both blocks to provide a total of c.256 sq.m communal amenity
space, and redesign of permitted external central amenity spaces located at second floor.
o Increase in height of the permitted building by c. 2m to allow for raised ground level. There are
no additional floors proposed. The width of the accommodation blocks have also increased by
c. 2m to allow for larger bedrooms.
o Overall increase in floorspace of c.1,079 sq.m from c.11,156 sq.m permitted to c.12,235sq. m.
Minor alterations to the permitted civic plaza as a result of proposed raised ground level- this includes
removal of permitted steps as conditioned by An Bord Pleanala under Condition 4 of ABP-300241-17.
Alterations to permitted Units A1 and A2, onto the civic plaza, as a result of the alterations to the
accommodation blocks. These alterations result in an increase in retail area of Unit A1 from c.662 sq.m
to c.747 sq.m, and a reduction in restaurant/café area of Unit A2 from c.511 sq.m to c.370 sq.m. Overall
reduction in retail/restaurant/café space of c.110 sq.m in Blocks A and B.
Alterations to Block C, to the south of the plaza, and a subsequent reduction in Restaurant/Cafe Unit A4
of c.16 sq.m and permitted Office Floorspace of c.61 sq.m as a result of minor setback of the building at
ground and first floor levels.
Alterations to the permitted amendments to the existing Shopping Centre to include:
o It is proposed to retain part of Unit 1 (previously permitted to be demolished) to facilitate the
retention of the rooftop parking. This unit, when amalgamated with Unit 2 results in a minor
increase of c.63sq.m.
o Removal of the permitted new staircase from ground level to first floor level serving both the
existing car park and the existing office tower. It is proposed to retain this space, Retail Unit 12,
as it currently is with a floorspace of c.80sq. m.
The inclusion of a new sub-station in the permitted Block C (no resulting change in the building
footprint or elevations).
The proposed development of PV panels at roof level of Block A with a total area of c.175 sq.m.
The proposed alterations also include for resulting alterations to permitted hard and soft landscaping,
boundary treatments, signage, façade and all ancillary site and development works.
Overall increase in floorspace of 998 sq.m from c.22,574 sq.m permitted to c.23,572sq.m.
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■
■

The proposed amendments also include for resulting alterations to permitted hard and soft landscaping,
boundary treatments, signage, façade and all ancillary site and development works.
Overall increase in floorspace of 998 sq.m from 22,574 sq.m permitted to 23,665sq.m.

1.4

Planning History

The parent Planning Application for the Shopping Centre to which all of the ground floor shop units are attached
was granted on 23rd January 1967 after Appeal (DCC Planning ref. 52/66B (660/66)). Various Planning Applications
have been made subsequently over the years, however for the most part these generally pertain to either: (i) parts
of the centre that are not within the boundaries of the current ownership or (ii) are of a less significant nature (for
example, change of use, antennae or masts or signage etc.) For the most part the existing Shopping Centre with its
roof top car parking and six storey office tower over rooftop car park remains as originally constructed.
The more recent relevant previous applications and permissions made to, or granted, by Dublin City Council (DCC)
or granted by An Bord Pleanála (ABP), include:

1.4.1

DCC Reg. Ref. 2628/17 (ABP Reg. Ref. 300241) Redevelopment & Student Accommodation

The most recent planning permission was granted by ABP on 20th August 2018. DCC granted planning and retention
permission for development at the subject site, which was subsequently appealed and granted.
The development consisted of the part demolition of existing structures on the site and the construction of an
extension to the existing Phibsborough Shopping Centre onto Phibsborough Road and North Circular Road
comprising new retail/restaurant and office units, student accommodation, a new civic plaza and an upgrade of the
existing Shopping Centre and commercial office tower facade.

1.4.2

DCC Reg. Ref. 2545/04 (ABP Reg. Ref. PL29S.211686)

A planning application for the redevelopment of the Phibsborough Centre to provide commercial, residential and
mixed use development was submitted in April 2004, it was granted with conditions by DCC (DCC Reg. Ref. 2545/04,
An Bord Pleanála Ref. PL29S.211686). The application was subject to both first and third party appeals to ABP and
was subsequently permitted by ABP in January 2006. The permission has now expired.
The application for regeneration and extension of the centre comprised the following:
■
■

Demolition of a number of retail units, Dalymount Terrace and ancillary units
Build on resultant site, a mixed-use development of 34,507 m2 gross floor comprising :
o
o
o
o
o
o
o
o
o
o

5,868m2 office;
7,763m2 retail;
10,505m2 residential;
1,216m2 medical centre
3,252m2 of restaurants, cafes & gym
spectator stand (832m2) to the east side of Dalymount Park
423 car-parking spaces (2 level underground basement)
5,176m2 extension to existing Tesco unit
new mall from Phibsborough Road to North Circular Road
new pedestrian streetscape off Phibsborough Road
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2

Screening for Environmental Impact Assessment (EIA)

2.1

Introduction

Screening is a process used to establish whether EIA is or is not required for a proposed development. There are a
number of sequential steps in the screening process.
A mandatory requirement for EIA is generally based on the nature or scale of a proposed development, as set out
in Directive 2014. These thresholds are transposed into Irish Law in the PDA 2000, and the PDR 2001, and by relevant
European and national guidance, including: Environmental Impact Assessment of Projects Guidance on Screening,
EU, 2017, and Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental Impact
Assessment, August 2018.
These provisions identify certain types and scales of development, mostly based on thresholds of scale, for which
EIA is mandatory. Therefore, projects require EIA where:
■

■

They meet or exceed the stated thresholds in Schedule 5 Part 1 of PDR 2001, or where no thresholds are
set,
or
Where they meet or exceed national thresholds set out in Schedule 5 Part 2 PDR 2001, or where no
thresholds are set.

Where EIA is required, the applicant (developer) must prepare and submit an Environmental Impact Assessment
Report (EIAR) and the Directive sets out the minimum information, which the EIAR must include in Annex IV of the
EIA Directive (and Schedule 6 PDR 2001).
Developments which correspond to Schedule 5 Part 2 project types, but which are below the given threshold, must
be screened to determine whether they require ‘sub-threshold EIA’, or not. Screening is carried out in accordance
with the criteria set out in Schedules 7 and 7A of the PDR 2001.

2.2

Mandatory EIA

Section 172 of the Planning & Development Act 2000, as amended, provides the legislative basis for mandatory EIA,
stating states:
“An environmental impact assessment shall be carried out by a planning authority or the Board, as the case
may be, in respect of an application for consent for proposed development where either:
(a) the proposed development would be of a class specified in –
(i) Part 1 of Schedule 5 of the Planning and Development Regulations 2001, and either – I.

such development would exceed any relevant quantity, area or other limit
specified in that Part, or
II. no quantity, area or other limit is specified in that Part in respect of the

development concerned,
or
(ii) Part 2 of Schedule 5 of the Planning and Development Regulations 2001 and either – I.

such development would exceed any relevant quantity, area or other limit
specified in that Part, or
II. no quantity, area or other limit is specified in that Part in respect of the

development concerned”,
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Projects listed for the purposes of EIA in Part 1 of Schedule 5 typically include major industrial, chemical, energy,
waste, infrastructure and intensive agricultural developments.
The Proposed Development does not correspond to a class of development set out under Part 1 of Schedule 5 and
therefore, EIA is not a mandatory requirement under this provision.
Part 2 of Schedule 5 of the PDR 2001 includes Class 13 “Changes, extensions, development and testing”, which is
considered the most appropriate for assessment of the Proposed Development for the requirement for mandatory
EIA. However, it is noted that Part 2 of Schedule 5 also includes other classes of development and thresholds, which
may be considered to be of relevance to the Proposed Development. As such all of these classes are considered in
the following.
■

Classes 10: Infrastructure Projects includes the following sub-classes which refer to residential and urban
developments as follows:
“(b) (i) Construction of more than 500 dwelling units.
OR
(b) (iv)

Urban development which would involve an area greater than 2 hectares in the case of a 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.)”
The proposed development comprises 321 no. shared accommodation units1 and is located on a Site of c.0.969
hectares, which does not meet the stated threshold of 2 hectares in Class 10(b)(i) or (iv).
Other sub-classes of Class 10 do not apply to the Proposed Development.
EIA is not a mandatory requirement for the Proposed Development under the provisions of Class 10 of Part 2 of
Schedule 5 of the PDR 2001.
■

Class 13: Changes, extensions, development and testing:
“(a)
Any change or extension of development already authorised, executed or in the process of being
executed (not being a change or extension referred to in Part 1) which would:(i) result in the development being of a class listed in Part 1 or paragraphs 1 to 12 of Part 2 of this

Schedule, and
(ii) result in an increase in size greater than –
-

25 per cent, or
an amount equal to 50 per cent of the appropriate threshold,

whichever is the greater.”
“(In this paragraph, an increase in size is calculated in terms of the unit of measure of the appropriate
threshold.)”
Other sub-classes of Class 13 do not apply to the Proposed Development.
The Proposed Development is considered a class listed in paragraph 10 of Part 2 of Schedule 5 (as noted above) and
therefore, meets the requirements of Class 13(a)(i). However for the Proposed Development to require EIA under
Class 13(a), it must also meet whichever is the greater of the appropriate thresholds set out under Class 13(a)(ii). In

1

While the number of ‘shared accommodation units’ does not meet the threshold, it is also noted that 1 ‘shared
accommodation unit’ does not equal 1 ‘residential unit’ in any case.
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this regard, the appropriate threshold is those set out in Class 10(b)(i) and (iv), being either 500 dwelling units or 2
hectares of urban development.
The Proposed Development does not increase unit numbers (permitted 341 bed student accommodation to be
altered to provide 321 shared accommodation units) and there is no increase in the previously permitted site area
of c.0.969ha. Therefore, with no increase in number of units or site area, the proposed development does not
meet the requirements of sub-section 13(a)(ii) for an increase in size of either 25%, or 50% of the appropriate
threshold.
Having regard to the nature and scale of the proposed development and to the requirements of Part 1 and Part 2
of Schedule 5 of the PDR 2001, it is clear that the Proposed Development does not meet or exceed any of the stated
thresholds and as such, there is no mandatory requirement for EIA for the Proposed Development.
While the Proposed Development does not meet or exceed any stated threshold, it is considered to be a class of
development specified in Class 13(a) and / or 10(b)(i) or (iv) of Part 2 of Schedule 5 of the PDR 2001 and as such,
the Proposed Development requires screening for potential for requirement for a ‘sub-threshold EIA’, in accordance
with paragraph 15 of Part 2 of Schedule 5:
“15. Any project listed in this Part which does not exceed a quantity, area or other limit specified in this
Part in respect of the relevant class of development but which would be likely to have significant effects on
the environment, having regard to the criteria set out in Schedule 7.”
It is also noted that the previously permitted development included for demolition of existing structures and as
such the provisions of Class 14: Works of Demolition may also be considered to apply to the screening.
“14 Works of demolition carried out in order to facilitate a project listed in Part 1 or Part 2 of this
Schedule where such works would be likely to have significant effects on the environment, having regard
to the criteria set out in Schedule 7.”

2.3

Sub-Threshold EIA

Section 172 of the PDA 2000, sets out the basis for EIA screening of developments of a stated class or type that are
not of a scale that meets or exceeds the threshold specified in Part 1 or Part 2 of Schedule 5 of the PDR 2001.
“An environmental impact assessment shall be carried out by a planning authority or the Board, as the case
may be, in respect of an application for consent for proposed development where either:
(b) (i) the proposed development would be of a class specified in Part 2 of Schedule 5 of the Planning and
Development Regulations 2001 but does not exceed the relevant quantity, area or other limit
specified in that Part,
and
(ii) the planning authority or the Board, as the case may be, determines that the proposed development
would be likely to have significant effects on the environment.”
As the Proposed Development can be considered a sub-threshold development of Class 13(a) (and thereby) Class
10(b)(i) and/or Class 10(b)(iv), and Class 14 of Part 2 of Schedule 5, an evaluation for the requirement for subthreshold EIA has been provided below.

2.3.1

Assessment for requirement for Sub-Threshold EIA

The criteria for determining if a development would, or would not, be likely to have significant effects on the
environment are set out in Schedule 7 of the PDR 2001.
The criteria are grouped under three headings as follows:
1.

Characteristics of proposed development (see sub-section 2.8 and Table 2.1 of this report);

2.

Location of proposed development (see sub-section 2.9 and Table 2.2 of this report);

Brady Shipman Martin
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3.

Types and characteristics of potential impacts (see sub-section 2.10 and Table 2.3 of this report).

Each of the above groupings include a number of sub-criteria, as set out in the following sub-sections.
In addition to Schedule 7, the information to be provided for the “purposes of screening sub-threshold development”
for EIA, is set out in Schedule 7A of the PDR 2001.
This information comprises:
1.

A description of the proposed development, including in particular –
(a)

a description of the physical characteristics of the whole proposed development and, where
relevant, of demolition works, and

(b)

a description of the location of the proposed development, with particular regard to the
environmental sensitivity of geographical areas likely to be affected.

(See sub-section 1.3 and 2.4 of this report);
2.

A description of the aspects of the environment likely to be significantly affected by the proposed
development
(See sub-section 2.5 of this report);

3.

A description of any likely significant effects, to the extent of the information available on such effects, of
the proposed development on the environment resulting from—
(a)

the expected residues and emissions and the production of waste, where relevant, and

(b)

the use of natural resources, in particular soil, land, water and biodiversity.

(See sub-section 2.6 of this report);
4.

The compilation of the information at paragraphs 1 to 3 shall take into account, where relevant, the criteria
set out in Schedule 7.
(See sub-section 2.7 (and sub-sections 2.4 to 2.9 and Tables 2.1, 2.2 and 2.3) of this report);

2.4

Description of the Proposed Location of the Proposed Development

The Proposed Development is described in detail at sub-section 1.3 of this report.
The Proposed Development is located at Phibsborough shopping centre. Specifically the application site relates to
the existing Phibsborough Shopping Centre, including surface car parking to the front and at roof top level. The
Shopping Centre is predominantly 1-2 storeys in height with a 6 storey commercial tower over rooftop car parking
on the centre; the Eastern embankment of Dalymount Park known as the Tramway End, (currently not used during
matches/events); and, the site onto North Circular Road known as Kelly’s Yard, currently operating as a carpark.
The Site is located on Z4: ’District Centres’ which aims ‘To provide for and improve mixed-services facilities’ (refer to
Figure 2.4). Z4 areas are referred to as District Centres, and Phibsborough is designated as a Key District Centre
(KDC) within the Dublin City context, which ‘represent the top-tier of urban centres outside the city centre…… Each
of the 8 KDCs underpin a wider area and act as strong spatial hubs providing a comprehensive range of commercial
and community services to the surrounding populations’.
The Phibsborough Architectural Conservation Area (ACA) relates to the southern part of the site and extends to the
west and east including the junction of North Circular Road and Phibsborough Road. A small portion of the Site is
within the ACA. There are 2 no. Protected Structures adjacent to the proposed development, however there are no
Protected Structures within the Site itself. The residential areas to the north are zoned Z2 which has the stated
objective to ‘Protect and / or improve the amenities of residential conservation areas’.
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Figure 2.4: Site Location (outlined in dashed black line for clarity) extract from Zoning Map E of Dublin City Development
Plan).

In terms of the sensitivity of the Site location, the following reports, which accompany the planning application are
specifically noted:
■

Architectural Design Report (Donnelly Turpin Architects, 2020)
The report sets out the proposed alterations in detail.

■

Planning Report and Statement of Consistency (BSM, 2020)
The report provides detail on the planning background, and compliance with existing planning policy and
guidance.

■

Photomontages (Digital Dimensions, 2020)
The photomontages provide a representation of the physical and visual nature of the ‘Proposed
Development’. Views of the ‘Permitted Development’ are also provided for comparison purposes. While
there is no increase in overall height, the views illustrate a change in location of height and in elevational
treatments. Both the permitted and proposed schemes are broadly similar in overall scale and mass and
no significant impact arises between the visual effect of the Permitted Development and that of the
Proposed Development.
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■

Sunlight & Daylight Assessment (BSM, 2020).
The report provides a detailed assessment of the likely impact of the Proposed Development on Daylight
and Sunlight both for the Proposed Development itself and for surrounding properties, and concludes:
“The final proposed layout and design has taken into account iterative assessment of daylight and
presents a high quality solution that effectively meets or exceeds the recommended internal and
external daylight standards for all accommodation and sunlight standards for external spaces.”

■

Transport Assessment (NRB Consulting, 2020)
The report considers the potential of the Proposed Development to impact on traffic and transport and
concludes:
‘Based on our studies, we conclude that there are no adverse traffic/transportation capacity or
operational issues associated with the construction and occupation of the proposed alterations to
the permitted development that would prevent planning permission being granted by An Bord
Pleanála’.

■

Flood Risk Assessment (JBA Consulting, 2020)
The report provides a detailed assessment of the likely flood risk associated with the Proposed
Development, and concludes:
“From reviewing the available sources of flooding history and the site visit, the site has been shown
to reside in Flood Zone C with a low risk of flooding. There are no surface water bodies located
adjacent to the site that poses a flood risk to the development, therefore the proposed residential
development is a suitable development type for this location.”

■

Screening for Appropriate Assessment (BSM, 2020)
The report considers the potential of the Proposed Development to impact on European Sites (Natura 2000
sites) and concludes:
“that the proposed development at the Phibsborough site, individually or in combination with
another plan or project, is not likely to have a significant effect on the European site.”

2.4.1 Cumulative Assessment
Phibsborough is an established, predominately developed urban area. As such there have been few large scale
recent planning applications in the immediate area. Nor have any significant recent developments been granted
permission in the immediate proximity of the development site outside of the permission which this application
seeks to alter.
Dublin City Council intends to progress the redevelopment of Dalymount Park in the near future. In January 2020
the Department for Sport allocated funds to the redevelopment of Dalymount Park under the ‘Large Scale
Infrastructure Fund’ to proceed to Phase 2 of the redevelopment. The proposed development in combination with
the future redevelopment of Dalymount Park is anticipated to have a positive impact on the local environment.

2.5

A Description of the aspects of the environment likely to be significantly
affected by the Proposed Development

The Proposed Development is located in an established, built-up urban location and on a site where significant
redevelopment has been previously permitted. The majority of the Proposed Development relates to modest
alterations to these previously permitted developments and these are unlikely to result in significant effects on
any aspect of the environment. It is considered that the proposed development is likely to result in a positive
effect in terms of providing for a more complete and integrated urban block.

Brady Shipman Martin
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2.6

A description of any likely significant effects, to the extent of the information
available on such effects, of the proposed development on the environment

2.6.1

Resulting from the expected residues and emissions and the production of waste, where
relevant

The proposed alterations to the permitted development is in a city centre location and on an existing developed
urban site where significant redevelopment has been previously permitted. The majority of the Proposed
Development relates to modest alterations and additions to these previously permitted developments and do not
increase the surface area of development. No additional demolition works are proposed from what has already
been permitted.
While some additional building materials will be required for the construction of the additional elements, these are
not likely to be significant. Given the nature of the site and the Proposed Development they will be no likely
significant effects on land, water or biodiversity.

2.6.2

Resulting from the use of natural resources, in particular soil, land, water and biodiversity.

The development is in an established urban location and on an existing built lands where significant redevelopment
has been previously permitted. The majority of the Proposed Development relates to modest alterations and
additions to these previously permitted developments and do not increase the surface area of development. While
some additional building materials will be required for the construction of the additional elements, these are not
significant.
Given the nature of the Site and the Proposed Development they will be no likely significant effects on land, water
or biodiversity.

2.7

The compilation of the information at paragraphs 1 to 3 shall take into account,
where relevant, the criteria set out in Schedule 7

The compilation of the information of the information at paragraphs 1 to 3 (sub-section 2.4 to 2.6) above has had
regard, where relevant, to the criteria set out in Schedule 7 of the PDR 2001. These are addressed further in subsections 2.8 to 2.11 and in Tables 2.1 to 2.3 below).

2.8

Characteristics of the Proposed Development

A detailed description of the characteristics of the Proposed Development is provided under sub-sections 1.3 and
of this report. Table 2.1 assesses the environmental sensitivity of the characteristics of the Proposed Development
and the potential for significant impact.

Brady Shipman Martin
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Table 2.1 Characteristics of the Proposed Development (Table developed from Schedule 7(1) of the PDR 2001)
Type and Characteristics of Proposed
Comment
Development
a) the size and design of the whole of
The Proposed Development relates to modest alterations to previously
the proposed development
permitted developments.
The application site remains at c.0.969 hectares.
The Proposed Development is described in detail in sub-sections 1.3 and
2.4 of this report.
b) cumulation with other existing
development and/or development
the subject of a consent for
proposed development for the
purposes of section 172(1A)(b) of the
Act and/or development the subject
of any development consent for the
purposes of the Environmental
Impact Assessment Directive by or
under any other enactment

As set out in sub-section 2.4.1 of this report there are no significant
permitted developments in the immediate area as such it is considered
that the Proposed Development does not give rise to cumulation with
other development for the purposes of Section 172(1A)(b) of the Planning
and Development Act 2000, as amended.

c)

As previously permitted under the extant permission, the redevelopment
consists of the demolition of the existing Tramway End/East Terrace of
Dalymount Stadium, the existing warehouses in Kelly’s Yard off the North
Circular Road and part of Unit 1 of Phibsborough Shopping Centre and
other ancillary site clearance. No change to this extent of previously
permitted demolition is proposed.
No use of natural resources other than the normal use of building
materials is proposed.

the nature of any associated
demolition works

d) the use of natural resources, in
particular land, soil, water and
biodiversity
e)

the production of waste

f)

pollution and nuisances

g)

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

Production of waste will be limited to normal building development and
subject to appropriate recycling or removal to approved, licensed
facilities, as appropriate.
Construction works have the potential for noise disturbance. However,
any such disturbance will be temporary (limited to the construction
period), localised and controlled and mitigated by normal construction
best practice and standard day-time working hours.
No other pollution or nuisances are identified.
Standard construction practices will be employed throughout the
construction phase. There are no technologies or substances to be used
in the development which may cause concern for having likely significant
effects on the environment. The subject lands are not proximate to any
Seveso/COMAH designated sites.
According to the Flood Risk Assessment (JJ Campbell, 2020) the Proposed
Development does not give rise to concerns of flood risk.

h) the risks to human health (for
example, due to water
contamination or air pollution).

Brady Shipman Martin
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2.9

Location of the Proposed Development

The Proposed Development is located in an established urban location and on a site where significant
redevelopment has been previously permitted. A detailed description of the location of the Proposed Development
is provided under sub-sections 1.3 and 2.4 of this report. Table 2.2 assesses the location of the Proposed
Development with regard to the environmental sensitivity of the geographical area likely to be affected and the
potential for significant impact.
Table 2.2 Location of Proposed Development (Table developed from Schedule 7(2) of the Planning and Development
Regulations 2001, as amended)
Type and Characteristics of Potential Comment
Impacts
i) the existing and approved land
The Site is located on Z4 lands where the landuse objective is: “To provide for
use
and improve mixed-services facilities” (refer to Figure 2.4)
Planning permission for significant redevelopment of the Site has been
previously permitted and the subject application relates to a Proposed
Development seeking alterations to the previously permitted development.
j)

k)

the relative abundance,
availability, quality and
regenerative capacity of natural
resources (including soil, land,
water and biodiversity) in the
area and its underground

The Proposed Development relates to alterations to previously permitted
development to be located on a previously developed urban block. There will
be no loss or impact on soil, land, water or biodiversity.

the absorption capacity of the
natural environment, paying
particular attention to the
following areas:

The Proposed Development relates to alterations to previously permitted
development to be located on a previously developed urban block.

(i) wetlands, riparian areas, river
mouths;

(ii) coastal zones and the marine
environment;

The Proposed Development will have a negligible impact on natural resources
in the area.

Therefore, having regard to the criteria listed below, it is considered that the
Site has a high capacity to absorb the scale and type of development proposed.
The River Liffey is located is c.1.8km to the south of the Site, but is separated
from the canal by existing urban built development.
No impact arises.
The Proposed Development site is over 3 km from Dublin Bay.

(iii) mountain and forest areas;

No impact arises.
No impact arises.

(iv) nature reserves and parks;

No impact arises.

(v) areas classified or protected
under legislation, including
Natura 2000 areas designated
pursuant to the Habitats
Directive and the Birds
Directive and;

A separate report (Screening for Appropriate Assessment (Brady Shipman
Martin, 2020)) has been prepared. The report concluded on the best scientific
evidence that it can be clearly demonstrated that no elements of the project
will result in any impact on the integrity or Qualifying Interests/Special
Conservation Interests of any relevant European site, either on their own or incombination with other plans or projects, in light of their conservation
objectives.

(vi) areas in which there has
already been a failure to meet
the environmental quality
standards laid down in
legislation of the European
Union and relevant to the

Brady Shipman Martin
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Type and Characteristics of Potential Comment
Impacts
project, or in which it is
considered that there is such
a failure;
(vii) densely populated areas;

(viii) landscapes and sites of
historical, cultural or
archaeological significance.

2.10

The Proposed Development is sited in a densely populated urban location.
However, the Proposed Development relates to alterations to previously
permitted developments and as such will have no significant impact on
surrounding population.
As noted under sub-sections 1.3 and 2.4 of this report, the Proposed
Development is located close to townscapes of landscape and architectural
significance. The overall physical and visual alterations are relatively modest
and will not give rise to likely significant effects on these aspects.

Types and Characteristics of Potential Impacts

The likely significant effects on the environment of Proposed Development are discussed under sub-sections 2.4,
2.5 and 2.6 of this report. The types and characteristics of potential impacts from the Proposed Development are
provided in Table 2.3.
Table 2.3 Type and Characteristics of the Potential Impacts (Table developed from Schedule 7(3) of the Planning and
Development Regulations 2001, as amended)
Type and Characteristics of Potential Impacts
Comment
a) the magnitude and spatial extent of the
Given the existing context and permitted developments both on
impact (for example, geographical area and
the Site and in the surrounding environment, it is expected that no
size of the population likely to be affected)
likely significant impacts will arise from the alterations and
additions to previously permitted developments proposed in the
subject application.
b) the nature of the impact
There are no unusual aspects to the proposed residential
development and any potential impacts are considered to be
consistent with the existing and emerging trends for similar
development in the area.
c) the transboundary nature of the impact
No transboundary impacts arise.
d) the intensity and complexity of the impact

No impacts of unusual intensity or complexity are expected.

e)

the probability of the impact

N/A

f)

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

Any potential impacts will be temporary or short-term associated
with the normal construction and / or early establishment stage of
the Proposed Development.

g)

the cumulation of the impact with the impact
of other existing and/or development the
subject of a consent for proposed
development for the purposes of section
172(1A)(b) of the Act and/or development the
subject of any development consent for the
purposes of the Environmental Impact
Assessment Directive by or under any other
enactment
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Type and Characteristics of Potential Impacts
h) the possibility of effectively reducing the
impact.

Comment
Any potential impacts will be temporary or short-term associated
with the normal construction and early establishment stage of the
proposed development.
Any such potential impacts will be appropriately mitigated through
standard construction best practice and control of working hours
and in the detailed design of the Development as proposed.

2.11

Summary

The Site is located on appropriately zoned lands and the Proposed Development relates to alterations to
previously permitted proposals for significant redevelopment of the Site. The Proposed Development includes for
321 bed shared accommodation scheme replacing the previously permitted 341 bed student accommodation.
It is considered that the characteristics of the proposed development, the location of the proposed development
and the type and characteristics of the potential impacts arising from the Proposed Development do not give rise
to likely significant impacts.
While temporary or short-term impacts in relation to noise and dust may arise, such impacts are typical of any
construction phase, and any potential impacts on nearby receptors will be effectively managed through standard
best practice construction measures.

3

Conclusion

This Environmental Impact Assessment Screening Report has been prepared in order to assess the potential impact
of the Proposed Development on the environment. The screening methodology used has been informed by the
current legislation and guidance. This exercise has been informed by a desk study, a site visit, and a review of detail
information and reports on the Proposed Development.
The Proposed Development is seeking permission for modest alterations to previously permitted developments at
Phibsborough Shopping Centre.
The Proposed Development does not come within a class of development stated in Part 1 of Schedule 5 of the PDR
2001, and likewise, does not meet or exceed a threshold for a class of development stated in Part 2 of Schedule 5
of the PDR 2001. Therefore there is no requirement for mandatory EIA for the Proposed Development.
The characteristics and location of the Proposed Development and the likely impacts are not considered likely to
give rise to significant effects on the environment. Standard best practice methodologies employed during the
construction phases will limit any potential disturbance and prevent any significant effects or risk of pollution from
the site, as outlined in this report.
No significant negative effects on the environment have been identified during the operational phase of the
Proposed Development. The Proposed Development has been assessed in the Screening for Appropriate
Assessment, which has concluded that the proposal will not adversely impact Natura 2000 Sites or sensitive habitats
either on its own or in combination with other projects. The Proposed Development will give rise to risk of flooding.
Therefore, the type and characteristics of the potential impacts are considered not significant, taking into account
the characteristics of the Proposed Development and its location.
Having carried out an assessment of the likely environmental effects of the Proposed Development and having
provided information required in Schedule 7 of the PDR 2001, and having regard to the criteria set out in Schedule
7A of the PDR 2001, it can be concluded that the Proposed Development will not result in likely significant impacts
on the environment and does not require sub-threshold EIA or the preparation of an Environmental Impact
Assessment Report (EIAR).
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