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1 Introduction  

1.1 Background 

This Environmental Impact Assessment Report (EIAR) presents the assessment of environmental impacts and 

applicable mitigation measures associated with the proposed Strategic Housing Development (SHD) at 1-4 East 

Road, East Wall, Dublin 3 (hereafter referred to as άthe proposed PǊƻƧŜŎǘέ). This EIAR has been prepared in 

accordance with the requirements of the Planning and Development Act 2000 (as amended) the Planning and 

Development Regulations 2001 (as amended), and relevant guidance documents, and it conforms to the 

requirements as specified therein. 

1.2 The Proposed Project  

1-3 East Road, Dublin 3 is currently in use as a warehousing / logistics / light industrial space and has a number of 

existing industrial sheds. No.4 East Road is an existing redbrick building, which is currently occupied by the East 

²ŀƭƭ aŜƴΩǎ ǎƘŜŘ. The proposed Project incorporates all of the landholdings at 1-4 East Road (hereafter referred to 

as άthe Siteέ).  

The Site has an area of c.2.11 hectares (ha) and is bound by East Road to the west, railway sidings to the south, 

aŜǊŎƘŀƴǘΩǎ {ǉǳŀǊŜ ǘƻ ǘƘŜ Ŝast and Island Key Apartments to the north, see Figure 1.1 below.  

Figure 1.1: Location of the Site for the Proposed Project1 (Site location in red) 

 

The Site is located north of the Docklands Strategic Development Zone (SDZ) area, and is located within the 

administrative area of Dublin City Council (DCC). Within the area there are numerous developments either 

completed, permitted or in construction nearby. More details on the background and site history can be found in 

Chapter 4 (Description of the Proposed Project). 

The proposed Project will provide a mixed-use development set out in 9 No. blocks, ranging in height from 3 to 15 

storeys to accommodate 554 No. apartments, an enterprise space, retail units, foodhub / café / exhibition space, 

residential amenity, crèche and a MŜƴΩǎ ǎƘed. The proposed Project will also include car parking spaces, bicycle 

parking, storage, services and plant areas. More details on the proposed Project are set out in Chapter 4 

(Description of the Proposed Project).  

                                                             
1 Department of Housing, Planning and Local Government (My Plan): http://www.myplan.ie/webapp/  

http://www.myplan.ie/webapp/
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1.3 Client 

The Client for this proposed Project is Glenveagh Living Ltd., owners of the lands at 1-4 East Road, East Wall, Dublin 

3. 

1.4 Environmental Impact Assessment (EIA)   

Environmental Impact Assessment (EIA) is the process by which the anticipated effects on the environment of a 

proposed development or project are measured.  

The environmental assessment has evaluated the Construction Phase (including demolition works and Site 

clearance works) and Operational Phase (the day-to-day functioning of the Site) of the proposed Project. If the 

anticipated effects are unacceptable, design measures or other relevant mitigation measures have been identified 

to reduce or avoid those effects. 

This EIAR focuses on describing the existing environment (baseline), identifying the potential impacts and describing 

any mitigation measures required to reduce or eliminate potential impacts. The EIAR is the document produced as 

a result of this process and to record this assessment. 

Table 1.1 below provides a high level overview of the EIA process and the steps involved. Further information on 

the approach to EIA can be found in Chapter 2 (The EIA Process).  

Table 1.1: Overview of the EIA Process  

Stage Description Status 

1.  Screening  Is an EIA required?   Completed 

2.  Scoping 
The outline of the likely significant effects of the proposed Project and 
the aspects to be considered in the impact assessment.  

Completed 

3. Environmental 

Impact 

Assessment  

This stage includes: 
Á Collection of the baseline information. 

Á The Impact Assessment. 

Á Mitigation & Monitoring. Current Stage 

 
4.  Review & 

Decision  
The EIAR and Appropriate Assessment (AA) Screening Statement will be 
submitted as part of the Planning Application to An Bord Pleanála.  

5.  Monitoring  Implementation and monitoring of the proposed Mitigation Measures.  Future 

1.5 Format & Structure of the EIAR 

Table 1.2 below sets out the format and structure of this EIAR along with a brief summary of what is included in 

each Chapter.   
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Table 1.2: Structure of the EIAR  

Chapter No.  Description  

Volume 1: NTS  

NTS Summary of the EIAR in non-technical language 

Volume 2: Main Report  

Chapter 1 - 4  
Provide a background to the project and information on the proposed Project assessed in the EIA. This 
includes including the need for the proposed Project 

Chapter 5 Presents the alternatives considered for the Site 

Chapter 6 Consultation 

Chapter 7 Population & Human Health 

Chapter 8 Cultural Heritage 

Chapter 9 Biodiversity (Flora & Fauna)  

Chapter 10 Landscape (Townscape) & Visual 

Chapter 11 Traffic & Transport 

Chapter 12 Land, Soils, Geology & Hydrogeology 

Chapter 13 Surface Water (Hydrology) 

Chapter 14 Air Quality & Climate 

Chapter 15 Noise & Vibration 

Chapter 16 Microclimate (Daylight / Sunlight)  

Chapter 17 Microclimate (Wind) 

Chapter 18 Material Assets - Services 

Chapter 19 Material Assets - Waste  

Chapter 20 
Presents an overview of all the major interactions between the different environmental aspects as 
outlined above and the interactions between the various attributes. 

Chapter 21 Presents the cumulative impacts of this EIAR with committed development  

Chapter 22 
Presents the schedule of environmental commitments / mitigation measures included in the EIAR 
Document for ease of reference. 

Volume 3: Appendices  

A81 - A16.1 Technical reference information supporting the EIAR Chapters. 

1.6 Objectives of the Proposed Project  

The objective of the proposed Project is to transform an underutilised (brownfield) site which will provide the local 

community in East Road and environs with a sustainable long-term mix-use development. The proposed Project 

will combine employment, living and public realm to provide a diversified form of housing supply, new adaptable 

employment and community use opportunities. 

The key objectives of the proposed Project are: 

Á to be both a working and living community with a long-term mix of uses, providing a catalyst for future 

social and economic growth and redevelopment in the area;  

Á to create a series of buildings drawing on the wider character of East Wall with variation in scale 

responding to the Site context;   
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Á to draw inspiration from the industrial / warehouse buildings architecture; and  

Á to provide a new gateway building and public space defining the Site as a destination within the 

Docklands. 

1.6.1 EIAR Project Team & Contributors  

The table below outlines the EIAR project team and environmental specialists that contributed to this EIAR.  

Table 1.3: EIAR Project Team and Environmental Specialist  

Name Role  Company  Qualification / Experience  

Thomas Burns EIAR Co-ordinator 
Brady Shipman 
Martin  

B.Agr.Sc. (Land.) Dip. EIA Mgmt., Adv. Dip. Plan. & Env. 
Law 
Á Environmental Planner and Landscape Architect 

Á Member of Irish Landscape Institute & Irish 

Environmental Law Association 

Á Over 25 ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ in EIA 

Sorcha Turnbull  
EIAR / Planner Co-

ordinator 
Brady Shipman 
Martin 

BSc (Spatial Planning), Dip. EIA Mgmt 
Á Senior Planner 

Á Corporate Member of the Irish Planning Institute 

(IPI) & Associate Member of the Royal Town 

Planning Institute (RTPI) 

Á Over 10 ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ tƭŀƴƴƛƴƎ ŀƴŘ 9L! 

Rebecca Dunlea 

EIA Report 

Population & Human 
Health Assessment  

Material Assets ς 
Services Assessment  

Brady Shipman 
Martin 

BA MA MSc 
Á Member of the Chartered Institute of Water and 

Environmental Management - MCIWEM 
Á Over 5 ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 

Matt Hague Senior Ecologist 
Brady Shipman 
Martin 

BSc MSc Adv. Dip. Plan. & Env. Law 
Á Chartered Environmentalist - CEnv 

Á Full member of the Chartered Institute of Ecology 

and Environmental Management - MCIEEM 

Á hǾŜǊ мт ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ  

John Kelly 
Landscape & Visual 
Assessment  

Brady Shipman 
Martin 

BArch (Hons)  
Á Member of the Royal Institute of the Architects 

Ireland - MRIAI 

Á hǾŜǊ нр ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 

Dr. Clare Crowley 
Cultural Heritage 
Assessment  

Courtney Deery  

BA (Hons) in Archaeology & Geography &  PhD 
Archaeology 
Á hǾŜǊ нл ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 

Mark McKenna  
Traffic & Transport 
Assessment 

DBFL Consulting 
Engineers 

BEng (Hons) MSc 

Á MIEI 

Á hǾŜǊ т ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 

Paul Conaghan 
Soil / Lands & 

Water Assessment 
AWN Consulting 

BSc MSc 
Á Member of the International Association of 

Hydrogeologists  
Á hǾŜǊ у ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 

Dr. Avril Challoner 
Air Quality & Climate 
Assessment  

AWN Consulting 

BSc MSc 
Á Chartered AMIEnvSc 

Á Member of the Institute of Air Quality Management 

- IAQM 

Á Over 9 ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 
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Name Role  Company  Qualification / Experience  

Leo Williams 
Noise & Vibration 
Assessment  

AWN Consulting 

BAI MAI PgDip 
Á Member of Institute of Acoustics  

Á hǾŜǊ о ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 

Amy Hastings 

Microclimate - 

Daylight & Sunlight 

Assessment 

ARC Architectural 
Consultants Ltd.  

MSc Spatial Planning, Barrister-at-Law 
Á Director of ARC Architectural Consultants Ltd. 

Á Corporate Member of the Irish Planning Institute 

(IPI) 

Á hǾŜǊ мс ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ  

Réamonn Mac 
Réamoinn  

Microclimate - Wind 

Assessment  
ARUP 

BA BAI & MSE (Civil)  
Á Chartered Engineer - CEng 

Á Member of Engineers Ireland - MIEI 

Á hǾŜǊ мо ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 

Chonaill Bradley 
Material Assets - 

Waste Assessment 
Á AWN Consulting 

BSc (Environmental Science)  
Á Graduate Member of the Institute of Waste 

Management (GradCIWM) 
Á Over 4 ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ 

 

  



EAST ROAD STRATEGIC HOUSING DEVELOPMENT: 1-4 EAST ROAD, DUBLIN 3  
 Environmental Impact Assessment Report (EIAR) - Volume 2   

Brady Shipman Martin 6563_2019-06-18_EIAR-01_02 

 

18 

2 The Environmental Impact Assessment (EIA) Process 

2.1 EIA Legislation  

The initial EIA Directive has been in place since 1985 (85/337/EEC) and this Directive along with three amendments 

was codified in Directive 2011/92/EU in December 2011. Proposed changes to the EIA Directive were adopted by 

the Council of the European Union and amending Directive 2014/52/EU came into force in May 2014. EU Member 

States had three years to transpose this Directive. The European Union (Planning and Development) (Environmental 

Impact Assessment) Regulations 2018 (S.I. No. 296 of 2018) transpose the requirements of the 2014 Directive into 

existing planning consent procedures. 

The EIA Directive aims to provide a high level of protection to the environment and ensures environmental 

considerations are taken into account in the preparation of a proposed Project, with the view to reducing 

environmental impacts. EIA also public participation in decision-making and thereby strengthens the quality of 

decisions. 

The 2014 Directive requires that certain developments be assessed for the likely environmental effects before 

planning approval can be granted. When submitting a planning application for such a development, the applicant 

must submit an EIAR.  

The 2014 Directive uses the term Environmental Impact Assessment Report rather than the previous Environmental 

Impact Statement (EIS). 

2.2 EIA Process  

EIA is the process for anticipating the effects on the environment caused by a proposed development or project. 

Where effects are unacceptable, design or other measures can be taken to avoid or reduce these effects to 

acceptable levels. 

The EIAR is the document produced as a result of the Environmental Impact Assessment (EIA) process, that: 

Á provides a description of the baseline environment; 

Á identifies the potential effects as a result of the proposed development or project; and 

Á provides a description of any mitigation measures required to reduce or eliminate such potential 

effects. 

The EIA process is summarised as follows: 

Á screening - is EIA required?; 

Á scoping - what issues should be considered within the EIAR?; 

Á baseline Data Collection - establishing a robust baseline of the existing environment on / around the 

proposed site. This includes a review of existing available information and undertaking any surveys 

identified during Scoping; 

Á impact Assessment - assessment of the environmental impacts and establishing their significance; 

Á mitigation - a description of the mitigation measures and / or factors that reduce or eliminate any 

significant environmental impacts identified, which cannot be avoided practically through design; 

Á consultation - with Statutory Stakeholders, the public and other bodies; 

Á decision - the competent authority, in this case An Bord Pleanála, decides, taking into consideration the 

results of consultations, if the proposed Project can be authorised; and 

Á monitoring - implementation and monitoring of mitigation measures. 

In accordance with the draft EPA EIAR guidance documents the following attributes of the receiving environment 

and their interactions are described within the EIAR: 

Á Population & Human Health; 

Á Biodiversity (Flora & Fauna); 
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Á Land & Soils; 

Á Water; 

Á Air; 

Á Climate; 

Á Material Assets;  

Á Cultural Heritage 

Á Landscape; and  

Á Interactions of the foregoing. 

The EIA process is summarised in Figure 2.1 below.  

Figure 2.1: The Position of an EIAR within the EIA Process2 (EPA 2017) 

 

                                                             
2Draft Guidelines on the Information to be Contained in EIARs: http://www.epa.ie/pubs/advice/ea/EPA%20EIAR%20Guidelines.pdf  

http://www.epa.ie/pubs/advice/ea/EPA%20EIAR%20Guidelines.pdf
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2.3 EIA Methodology 

2.3.1 EIA Guidance  

This assessment of environmental impacts has been completed in accordance with, but not limited to, the following 

legislation and current guidance: 

Á Directive 2014/52/EC amending Directive 2011/92/EU on the Assessment of the Effects of Certain Public 

and Private Projects on the Environment; 

Á Guidelines for the Assessment of Indirect and Cumulative Impacts as well as Impact Interactions 

(European Commission (EC) 1999); 

Á Guidance on Scoping (EC 2017); 

Á Guidance on the EIA Report (EC 2017); 

Á Guidance on Integrating Climate Change and Biodiversity into Environmental Impact Assessment (EC 

2013); 

Á Planning and Development Act 2000, as amended; 

Á Planning and Development Regulations 2001, as amended ; 

Á Circular letter PL 1/2017 - Advice on Administrative Provisions in Advance of Transposition (2017); 

Á EPA Guidelines on the Information to be Contained in Environmental Impact Statements (EPA, 2002) 

(and revised and draft guidelines 2015/2017);  

Á EPA Advice Notes on Current Practice (in Preparation of Environmental Impact Statements) (EPA, 2003) 

(and revised advice notes 2015); and 

Á Draft Guidelines on the information to be contained in Environmental Impact Assessment Reports (EPA 

2017).  

In addition to these guidance document, all EU Directives and national legislation relating to the specialist areas 

(e.g. Biodiversity) have been considered as part of the process for each environmental aspect. Specific guidance 

are addressed in the relevant assessment Chapters 7-19 of this Report. 

2.3.2 EIA Screening 

Screening is Stage 1 in the process, whereby a decision is made on whether or not an EIA is required. In order to 

determine whether an EIA is required for the proposed Project, it is necessary to determine whether it is a project 

listed in one of the Annexes to the Directive 2011/92/EU (as amended by Directive 2014/52/EU). 

The 2014 Directive specifies the classes of project for which an EIA is required and the information which must be 

contained within the EIAR. In accordance with Article 4(1) of the 2014 Directive, all projects listed in Annex I are 

considered as having significant effects on the environment and shall be subject to EIA. For projects listed in Annex 

II of the Directive, the national authorities may determine whether an EIA is needed, either on the basis of 

thresholds / criteria or on a case by case examination. 

These Annexes have been transposed into Irish law by the provisions of the Planning and Development Act 2000, 

as amended, and the Planning and Development Regulations 2001-2018. 

Projects requiring EIA are listed in Parts 1 and 2 of Schedule 5 of the Planning and Development Regulations 2001 

(as amended).  

Schedule 5 (Part 1) of the Planning & Development Regulations 2001 (as amended) lists major project classes for 

the purposes of mandatory EIA, which typically include industrial, chemical, energy, waste, infrastructure and 

intensive agricultural developments. The proposed Project does not correspond to a development set out under 

Part 1 of Schedule 5 and therefore, EIA is not a requirement under this provision. 

Schedule 5 (Part 2) of the Planning & Development Regulations 2001 (as amended) set mandatory thresholds for 

each project class above which EIA is required. Sub-sections 10(b)(i) and 10(b)όƛǾύ ŀŘŘǊŜǎǎŜǎ ΨƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ǇǊƻƧŜŎǘǎΩ 
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referring to housing and urban developments, and require that the following classes of project, relevant to this 

project, be subject to EIA: 

άClass 10(b) (i). Construction of more than 500 dwelling unitsΦέ  

ά/ƭŀǎǎ млόōύ όƛǾύΦ ¦Ǌōŀƴ ŘŜǾŜƭƻǇƳŜƴǘ ǿƘƛŎƘ ǿƻǳƭŘ ƛƴǾƻƭǾŜ an area greater than 2ha in the case of a 

business district, 10ha in the case of other parts of a built-up area and 20ha elsewhereΦέ   

Therefore, EIA is required and an EIAR (this report) has been prepared and will be submitted to An Bord Pleanála 

with the SHD Planning Application. 

2.3.2.1 Appropriate Assessment (AA)  

The Birds Directive (79/409/EEC) and the Habitats Directive (92/43/EEC) set out the procedures in relation to nature 

conservation management, and in particular the conservation of European sites. The term άEuropean siteέ ǊŜǇƭŀŎŜŘ 

άNatura 2000 siteέ ǳƴŘŜǊ ǘƘŜ 9¦ EIA and Habitats Regulations 2011 (S.I. No. 473 of 2011).  

European sites comprise Special Area of Conservation (SAC) and Special Protection Areas (SPAs). It is a requirement 

to consider the possible nature conservation implications of any plan or project on European sites. Appropriate 

Assessment (AA) is the process which considers the possible effects of a plan or project on European sites. 

In accordance with these requirements the proposed Project has been assessed to consider whether there are any 

likely significant effects from the proposed Project on European sites.  

2.3.3 EIA Scoping  

Scoping is Stage 2 in the process of determining the content and extent of what should be covered in the 

environmental information. Scoping requires the consideration of the nature and likely scale of the potential 

environmental impacts likely to arise from a proposed development or project. This was carried out on an informal 

basis through the pre-planning process with both Dublin City Council and An Bord Pleanala where key issues to be 

considered were identified and discussed. 

The Scoping process is an iterative process and is an ongoing phase throughout the development of the EIAR.  

2.3.4 Consultation  

The EIAR document enables the competent / consent authorities to reach a decision on the acceptability of the 

proposed Project ƛƴ ǘƘŜ Ŧǳƭƭ ƪƴƻǿƭŜŘƎŜ ƻŦ ǘƘŜ ǇǊƻƧŜŎǘΩǎ likely significant impacts on the environment, if any. 

Decisions are taken by the competent / consent authorities through the statutory planning process which allows 

for public participation and consultation while receiving advice from other key stakeholders and statutory 

authorities with specific environmental responsibilities. Public participation and consultation is an integral part of 

the SHD process as outlined in the Planning & Development (Strategic Housing Development) Regulations 2017 An 

Bord Pleanála SHD Pre-Consultation3. Further information on the Consultation Process can be found in Chapter 6 

(Consultation).   

                                                             
3 An Bord Pleanála: http://www.pleanala.ie/shd/general/SHD%20PreApp%20Guidance%20for%20Applicants.pdf  

http://www.pleanala.ie/shd/general/SHD%20PreApp%20Guidance%20for%20Applicants.pdf
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3 Planning & Development Context  

3.1 Introduction 

This Chapter sets out the strategic and statutory context governing the planning and development of the proposed 

Project. This includes a review of the planning policy context at a national, regional and local level and other relevant 

statutory and non-statutory planning documents.  

National and regional plans and policies inform the policies and objectives of local authority Development Plans, as 

also of Local Area Plans (LAP) and SDZ planning schemes, which set the local statutory planning context. 

The proposed Project falls under the definition of SHD as set out under Section 3 of the Planning and Development 

(Housing) and wŜǎƛŘŜƴǘƛŀƭ ¢ŜƴŀƴŎƛŜǎ !Ŏǘ нлмс ŀǎ ƛǘ ƛǎ ŀ ŘŜǾŜƭƻǇƳŜƴǘ Ψof 100 or more houses on land zoned for 

residential use or for a mixture of residential and other usesΩΦ 

3.2 National Planning Context  

3.2.1 The National Development Plan 2018-2027  

This National Development Plan (NDP) 2018-2027 sets out the significant level of investment, which underpins the 

National Planning Framework (NPF) and drive its implementation over the next ten years.  

Under the National Strategic Outcome 1 states: 

Ψthe aim is to secure the sustainable growth of more compact urban and rural settlements supported by 

jobs, houses, services and amenities, rather than continued sprawl anŘ ǳƴǇƭŀƴƴŜŘΣ ǳƴŜŎƻƴƻƳƛŎ ƎǊƻǿǘƘΦΩ 

3.2.2 The National Planning Framework - Project Ireland 2040  

The National Planning Framework (NPF) - Project Ireland 2040 requires delivery of a baseline of 25,000 homes 

annually to 2020, followed by a likely level of 30-35,000 annually up to 2027. As a result 112,000 households are 

expected to have their housing needs met in a social housing home over the next decade. To achieve the objective 

of compact growth, 40% of future housing delivery is to be delivered within and close to the existing footprint of 

built-up areas.  

The NPF - Project Ireland 2040 identifies the urgent requirement for a major uplift of the delivery of housing within 

the existing built-up areas of cities and other urban areas. The NPF has a particular focus on brownfield 

development, targeting derelict and vacant sites that may have been developed before but have fallen into disuse. 

With regards to Dublin the NPF identifies that the city needs to Ψaccommodate a greater proportion of the growth 

ƛǘ ƎŜƴŜǊŀǘŜǎ ǿƛǘƘƛƴ ƛǘǎ ƳŜǘǊƻǇƻƭƛǘŀƴ ōƻǳƴŘŀǊƛŜǎ ŀƴŘ ǘƻ ƻŦŦŜǊ ƛƳǇǊƻǾŜŘ ƘƻǳǎƛƴƎ ŎƘƻƛŎŜΦΩ 

National Policy Objective 4 in this regards states: 

ΨEnsure the creation of attractive, liveable, well designed, high quality urban places that are home to 

diverse and integrated communities that enjoy a high quality of life and well-being.Ω 

National Policy Objective 11 in this regards states: 

ΨIn meeting urban development requirements, there will be a presumption in favour of development that 

can encourage more people and generate more jobs and activity within existing cities, towns and 

villages, subject to development meeting appropriate planning standards and achieving targeted 

growth.Ω 

National Policy Objective 13 in this regards states: 

ΨIn urban areas, planning and related standards, including in particular building height and car parking 

will be based on performance criteria that seek to achieve well-designed high quality outcomes in order 

to achieve targeted growth. These standards will be subject to a range of tolerance that enables 
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alternative solutions to be proposed to achieve stated outcomes, provided public safety is not 

compromised and the environment is suitably protected.Ω 

3.3 Regional Planning Guidelines  

3.3.1 Eastern and Midland Regional Assembly - Draft Regional Spatial & Economic Strategy 

(RSES) 

The Draft Regional Spatial and Economic Strategy is a strategic plan and investment framework to shape the future 

development of the Eastern & Midland Region to 2031 and beyond. The region is the smallest in terms of land area 

but the largest in population size and is identified as the primary economic engine of the state.  

¢ƘŜ 5ǊŀŦǘ {ǘǊŀǘŜƎȅ ƛŘŜƴǘƛŦƛŜǎ ǘƘŀǘ ǘƘŜ ǊŜƎƛƻƴ Ψis home to over 800,000 households, with 4 out of 5 living in 

conventional housing while apartments account for around 18% or our housing stock. One of the challenges facing 

the region is the continued growth rates of household formation coupled with a severe slowdown in the development 

of new housing stock during the economic recession, resulting in housing supply and affordability pressures in both 

ǎŀƭŜ ŀƴŘ ǊŜƴǘŀƭ ƳŀǊƪŜǘǎΣ ǇŀǊǘƛŎǳƭŀǊƭȅ ƛƴ 5ǳōƭƛƴ ŀƴŘ ǳǊōŀƴ ŀǊŜŀǎ ōǳǘ ŀŦŦŜŎǘƛƴƎ ŀƭƭ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩ. 

The Draft Strategy is underpinned by key principles that reflect the three pillars of sustainability; Social, 

Environmental and Economic, and expressed in a manner which best reflects the challenges and opportunities of 

ǘƘŜ wŜƎƛƻƴΦ ¢ƘŜ Ǉƭŀƴ ƛŘŜƴǘƛŦƛŜǎ ǘƘŀǘ ǘƘŜ ŎŜƴǘǊŀƭ ƴŜŜŘ ƛǎ ŦƻǊ ǘƘŜ w{9{ ǘƻ ōŜ ǇŜƻǇƭŜ ŦƻŎǳǎǎŜŘΣ ŀǎ Ψquality of lifeΩ 

encapsulates strong economic output and stability, good environmental performance and a good standard of living 

for all. 

The Site is located with the Dublin Metropolitan Area, as designated by the Draft Strategy. The Metropolitan Area 

Strategic Plan (MASP) which is part of the draft RSES seeks to focus on a number of large scale strategic sites, based 

on key corridors that will deliver significant development in an integrated and sustainable fashion.  

The Strategy identifies that Docklands Strategy will build out of North Lotts and Grand Canal Docks SDZ with further 

physical and social regeneration of Poolbeg and northeast inner-city lands, this would include the Site for the 

proposed Project.  

Policy Objective relating to Housing Delivery include: 

RPO 5.4: Future development of strategic residential development areas within the Dublin Metropolitan area shall 

ǇǊƻǾƛŘŜ ŦƻǊ ƘƛƎƘŜǊ ŘŜƴǎƛǘƛŜǎ ŀƴŘ ǉǳŀƭƛǘŀǘƛǾŜ ǎǘŀƴŘŀǊŘǎ ŀǎ ǎŜǘ ƻǳǘ ƛƴ ǘƘŜ Ψ{ǳǎǘŀƛƴŀōƭŜ wŜǎƛŘŜƴǘial Development in 

¦Ǌōŀƴ !ǊŜŀǎΩΣ Ψ{ǳǎǘŀƛƴŀōƭŜ ¦Ǌōŀƴ IƻǳǎƛƴƎΤ 5ŜǎƛƎƴ {ǘŀƴŘŀǊŘǎ ŦƻǊ bŜǿ !ǇŀǊǘƳŜƴǘǎΩ DǳƛŘŜƭƛƴŜǎΣ ŀƴŘ 5ǊŀŦǘ Ψ¦Ǌōŀƴ 

DeǾŜƭƻǇƳŜƴǘ ŀƴŘ .ǳƛƭŘƛƴƎ IŜƛƎƘǘǎ DǳƛŘŜƭƛƴŜǎ ŦƻǊ tƭŀƴƴƛƴƎ !ǳǘƘƻǊƛǘƛŜǎΩΦ 

While the Site is predominantly considered as a residential scheme, in line with the zoning objectives for the site, a 

significant quantum of employment floorspace is provided for, which is also in line with the objectives of the draft 

RSES.  

Lƴ ǊŜƎŀǊŘǎ ǘƻ ǘƘŜ 5ƻŎƪƭŀƴŘǎ ǘƘŜ ŜƳǇƭƻȅƳŜƴǘ ǇƻǘŜƴǘƛŀƭ ƛǎ ƛŘŜƴǘƛŦƛŜŘ ŀǎ ΨHigh tech, financial services and people 

intensive employment and regeneration of underutilised landsΩΦ The proposed Project can complement the 

permitted and existing adjoining larger commercial floorplates in the North Lotts and allow a range of start-up and 

workspace types for new and emerging business to grow and develop. 
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3.3.2 The Regional Planning Guidelines for the Greater Dublin Area 2010-2022 (RPGs) 

The Regional Planning Guidelines (RPGs) for the Greater Dublin Area4 (GDA) 2010-2022 Ψis a policy document which 

aims to direct the future growth of the GDA over the medium to long-term.Ω The RPGs seek to and seeks to 

implement the strategic planning framework set out in the National Spatial Strategy5.  

Furthermore the RPGs ŦƻǊ ǘƘŜ D5! Ψsupports the delivery of the hierarchy, focusing new housing within the existing 

footprint of the metropolitan areas and planning expansion of the footprint in conjunction with new high quality 

public transport investment; designation of multi-modal transport corridors providing enhanced public transport 

linkages serving key towns and linked investment in developing these designated towns in the hinteǊƭŀƴŘ ŀǊŜŀΩ. 

Core principles from this strategic vision for these RPGs: 

Á ΨΧΦ 

Á Development within the existing urban footprint of the Metropolitan Area will be consolidated to achieve 

a more compact urban form, allowing for the accommodation of a greater population than at present, 

with much-enhanced public transport system, with the expansion of the built up areas providing for well-

designed urban environments linked to high quality public transport networks, enhancing the quality of 

life for residents and workers alike.  

Á ΧΦΩ 

The Settlement Strategy key principles are:  

Á Achieving the potential of the GDA as an international Gateway. 

Á Consolidated and sustainable cities and towns. 

Á Supporting high quality public transport, and increase opportunities for walking and cycling. 

The Settlement Strategy will be: 

ΨCƻŎǳǎƛƴƎ ƻƴ new housing within the existing built up footprint of Dublin City and suburbs within the 

metropolitan area of Dublin; and that large scale expansion of this footprint only occurring as part of an 

integrated plan where there are strong linkages between the lands in question and existing or planned 

high quality public transport creating opportunity and suitability to expand the built up area.Ω 

With regard to the Settlement Strategy, strategic policy SP1 states:  

ΨThe delivery of new housing in the GDA shall support the NSS, Smarter Travel and the DEHLG6 Guidelines 

on Sustainable Residential Development. The RPG Settlement Strategy encourages the focusing of new 

housing development on (i) consolidation within existing built footprint with particular focus on the 

metropolitan area; (ii) supporting the achievement of sustainable towns; (iii) supporting national 

investment in public transport services by focusing new development areas to key locations to achieve 

the integration of land use and high quality public transport provision, and (iv) build up economics of 

scale for services in identified growth ǘƻǿƴǎΦΩ 

Furthermore, in regard to Social Infrastructure, strategic policy SIP1 states:  

ΨThat Local Authorities work with the relevant state agencies in ensuring that an integrated approach is 

taken to both planning for the communities who live within the GDA either in planning for growth, for 

change ƻǊ ǊŜƎŜƴŜǊŀǘƛƻƴ ƛƴ ŎƻƳƳǳƴƛǘƛŜǎΧΩ 

                                                             
4 The GDA includes the geographical area of Dublin City, Dun Laoghaire- Rathdown, Fingal, South Dublin, Kildare, Meath, and Wicklow and incorporates the regions of both 

the Dublin Regional Authority and the Mid-East Regional Authority. 
5 RPG for the GDA: https://emra.ie/dubh/wp-content/uploads/2015/02/Greater-Dublin-Area-Regional-Planning-Guidelines-2010-2022-Volume-I.pdf  
6 Department of Environment, Heritage and Local Government now the Department of Communications, Climate Action and Environment (DCCAE)  

https://emra.ie/dubh/wp-content/uploads/2015/02/Greater-Dublin-Area-Regional-Planning-Guidelines-2010-2022-Volume-I.pdf
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3.4 Dublin City Development Plan 2016-2022 - Local Level  

The Site is located within the administrative area of DCC. The Dublin City Development Plan 2016-2022 sets the 

statutory planning policy for development within the City Boundary, having regard to national and regional plans 

and policies.  

The Development Plan sets out a new approach to meet the needs and aspirations of citizens of Dublin and the 

country, not only for the 6-year life of the plan, but for the long term. This approach is based on the principles of 

sustainability and resilience on the social, economic and environmental fronts. 

The Development Plan has been informed by the RPGs and the environmental sensitivities of the county. The Site 

is located within the Docklands Area. 

3.4.1 Core Strategy  

The Core Strategy of the Development Plan promotes the intensification and consolidation of Dublin City, and the 

Docklands is identified as one of the Strategic Development Regeneration Area (SDRA) capable of realising this 

objective.  

The Plan notes that these SDRA areas: 

 Ψrepresent significant areas of the inner and outer city with substantial development capacity and the 

potential to deliver the residential, employment and recreational needs of the city.Ω  

The majority of SDRAs relate to a zoning objective which seeks the social, economic, physical development or 

rejuvenation of an area with residential, employment and mixed-uses (Z14). The Development Plan notes that 

Ψthese SDRAs have substantial development capacity, not only for residential usesΧΦΩ 

The Docklands is identified as SDRA 6. In respect of SDRA 6, the City Development Plan identifies that: 

 Ψthe designation of the Docklands, including the Docklands SDZ, as a strategic development and 

regeneration area (SDRA) provides for the continued physical and social regeneration of this part of the city, 

consolidating the area as a vibrant economic, cultural and amenity quarter of the city, whilst also nurturing 

sustainable neighbourhoods and communities.Ω 

The zoning and standard provisions in the Development Plan have been devised to support the delivery of the core 

strategy. In particular, the Plan notes that: 

 Ψthe zoning provisions ensure adequate land to meet the population targets and economic role of the city 

as the national gateway; intensification along public transport corridors and a mixed-use approach to 

zonings (Z4, Z5, Z6, Z10, Z14) to underpin a compact and sustainable city.Ω 

3.4.2 Zoning Objective 

The Site is zoned Z14 within the Development Plan, see Figure 3.1 below. The stated objective of this zoning is to: 

Ψto seek the social, economic and physical development and / or rejuvenation of an area with mixed use, of 

which residential and ΨZ6Ω would be the predominant uses.Ω  

The Z6 zoning aims to provide for enterprise and facilitate opportunities for employment creation. As such, both 

employment and residential uses are considered permissible with Z14 zoning making the principle of the proposed 

Project acceptable.  
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Figure 3.1: Land Use Zoning under the Current Dublin City Development Plan 2016-20227 (Site location in red) 

 

 

 

 

 

 

 

 

 
 

 

 

 

3.4.3 Residential Development  

¢ƘŜ 5ŜǾŜƭƻǇƳŜƴǘ tƭŀƴ ƛŘŜƴǘƛŦƛŜǎ ǘƘŀǘ ǘƘŜ ǇǊƻǾƛǎƛƻƴ ƻŦ ǉǳŀƭƛǘȅ ƘƻƳŜǎ ǿƘƛŎƘ ǇǊƻǾƛŘŜ ŦƻǊ ǘƘŜ ƴŜŜŘǎ ƻŦ ǘƘŜ ŎƛǘȅΩǎ 

population and which contribute to the making of good, connected neighbourhoods is a key priority.  

In this regard it is the policy of DCC: 

QH7: To promote residential development at sustainable urban densities throughout the city in accordance with the 

core strategy, having regard to the need for high standards of urban design and architecture and to successfully 

integrate with the character of the surrounding area. 

QH8: To promote the sustainable development of vacant or under-utilised infill sites and to favourably consider 

higher density proposals which respect the design of the surrounding development and the character of the area. 

The Plan further notes that, in Dublin City, it is envisaged that the majority of new housing in the City area will be 

apartments or another typology that facilitates living at sustainable urban densities.  

With regards apartments, the DCC policies are as follows: 

QH18: To promote the provision of high quality apartments within sustainable neighbourhoods by achieving suitable 

levels of amenity within individual apartments, and within each apartment development, and ensuring that suitable 

social infrastructure and other support facilities are available in the neighbourhood, in accordance with the 

standards for residential accommodation. 

QH19: To promote the optimum quality and supply of apartments for a range of needs and aspirations, including 

households with children, in attractive, sustainable, mixed-income, mixed-use neighbourhoods supported by 

appropriate social and other infrastructure. 

QH20: To ensure apartment developments on City Council sites are models of international best practice and deliver 

the highest quality energy efficient apartments with all the necessary infrastructure where a need is identified, to 

include community hubs, sports and recreational green open spaces and public parks and suitable shops contributing 

to the creation of attractive, sustainable, mixed-use and mixed-income neighbourhoods. 

                                                             
7 Department of Housing, Planning and Local Government (My Plan): http://www.myplan.ie/webapp/  

http://www.myplan.ie/webapp/
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3.5 Planning History of the Site 

The Site has been subject to a number of planning applications in recent years as set in Table 3.1 below: 

Table 3.1: Previous Planning Applications for the Site 

Plan Reg. 
Reference  

Description of Application  Determination 

2690/01 and 
PL29N.128741 

Change of use of storage area at the East Road Industrial Complex, Dublin 3 for 

cardboard recycling. 

Granted  
by An Bord Pleanála 
25th January 2002 

0107/02 and 
PL29N.129420 

Storage of empty waste skips on zoned industrial land. 
Refused  
by DCC 
19th March 2002 

4794/03 and 
PL29N.205481 

The development will consist of the demolition of 2 No. houses currently in use 

as offices, a portable office building, a storage shed and part of a storage shed 

together with the erection of 4 blocks of buildings containing a crèche, retail 

units, office space and 81 No. apartments with associated underground parking 

& storage under block 2 and underground parking under block 3 together with 

surface parking spaces, internal roads, drainage including temporary on-site 

sewage treatment plant and landscape works.  

The building comprising block 1 will front East Road and will be 5 stories with 

retail on ground floor and 4 stories of office space above with exterior balconies.  

The building comprising block 2 will be 5 stories with a crèche and 2 no. of one 

bedroom apartments at ground floor and 4 stories above containing 20 No. one 

bedroom apartments with deck access and private exterior balconies.  

The building comprising block 3 will be generally 5 stories providing 2 no one 

bedroom apartments and 41 No. two bedroom apartments with deck access 

and private exterior balconies.  

The building comprising block 4 will be generally 5 stories with 4 No. work / live 

units at ground floor and 4 stories above containing 2 No. three bedroom 

apartments and 14 No. two bedroom apartments. 

Refused  
by An Bord Pleanála 
25th June 2004  

4803/08 (and 
PL29N.232517- 
Withdrawn) 

The development will involve the demolition of all existing structures on the site 

which consists of 5 No. light industrial buildings and 2 No. semi-detached houses 

(currently vacant) the combined area of which is 6,170m2; and the construction 

of a mixed-use development. The proposed mixed-use development 

incorporates a total of 95,360m2 gross floor area comprising a hotel (7,575m2), 

office accommodation (82,564m2), retail floor space (503m2), gym and pool 

(2,769m2), healthcare centre (920m2) and café / restaurant accommodation 

(969m2) in 4 No. blocks ranging in height from 4 to 17 storeys.  

Refused  
by DCC 
15th December 2004  
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4 Description of the Proposed Project 

This Chapter sets out the Site history, the site layout, the need for the project, details the area around the proposed 

Project, together with the proposed design parameters. In accordance with Article 5(1)(a) of the 2011 Directive as 

amended by Directive 2014/52/EU the description of the proposal should comprise  

ΨΧƛƴŦƻǊƳŀǘƛƻƴ ƻƴ ǘƘŜ ǎƛǘŜΣ ŘŜǎƛƎƴΣ ǎƛȊŜ ŀƴŘ ƻǘƘŜǊ ǊŜƭŜǾŀƴǘ ŦŜŀǘǳǊŜǎ ƻŦ ǘƘŜ ǇǊƻƧŜŎǘΩ.  

This description sets the basis against which the specialist assessments presented in this EIAR have been 

undertaken. 

4.1 Background  

4.1.1 The Site History 

The East Wall area established during the late 18th century. The dominance of the railway system over the canal, 

saw the area develop with a mix of warehouses, stores and yards, and rows of small terraced houses. As such, the 

area was predominately a working class area, with many taking up employment in Dublin Port. The houses are 

typically single and two storey, were located in proximity to the larger scale industrial facilities in the North Docks 

and along North Wall Quay. A network of railway lines, many elevated, brought both passenger and freight trains 

into the North Docks. 

Looking at the historic relationship between the residential area of East Wall and the larger scale industrial and port 

related buildings at North Docks, East Road presented an abrupt change from the residential area into the North 

Docks, and that transition is also apparent to the south at Mayor Street. Railway infrastructure weaves through the 

area and was a defining feature of the locality.  

See Chapter 8 (Cultural Heritage, Archaeology & Architectural) and Chapter 10 (Landscape (Townscape) & Visual) 

for more detail on the Site history.  

4.1.2 Current Site Use  

The Site has a development area of c.2.11 ha (total application site is 2.3ha including) and is currently occupied by 

Hireco Park as a container / trailer park. The Site comprises mostly hardstanding area together with: (see Figure 4.1 

below)  

Á warehouses; 

Á industrial sheds; and  

Á redbrick buildings ς (containing the East Wall aŜƴΩǎ shed) 

4.1.3 Site Location & Surrounding Area 

The Site is located in the core of the East Wall area of Dublin City and Docklands. This is an important transition 

point in the Docklands, from East Wall Road to the North Lotts, adjacent to the Dublin Port railyards, and less than 

200m from Sherriff Street junction with New Wapping Street. East Road represents a key entry point to the 

Docklands and as a connector back to East Wall Road principal artery. It affords a more attractive pedestrian and 

cycle route into the City than East Wall Road currently provides. 

The landscape of the East Wall area is typically flat and low lying, as the existing topography levels range from 0.88m 

above Ordnance Datum (AOD) in the northern extent of the Site to c.0.11mAOD in the southern extents of the Site. 

The land uses surrounding the Site are a mix of commercial and residential (comprising both individual dwellings 

and larger residential apartment blocks). The Site is bound by East Road to the west, Island Key Apartments to the 

ƴƻǊǘƘΣ aŜǊŎƘŀƴǘΩǎ {ǉǳŀǊŜ ǘƻ ǘƘŜ Ŝŀǎǘ ŀƴŘ ǘƘŜ Ǌŀƛƭǿŀȅ ǎƛŘƛƴƎǎ ǘƻ ǘƘŜ ǎƻǳǘƘ ǎŜŜ CƛƎǳǊŜ пΦм ōŜƭƻǿΦ  

The Site in a highly accessible location, just 600m walking distance from both the Spencer Dock Luas Stop and the 

Docklands Rail Station. The Spencer Dock Luas Stop is also the future proposed location of the Docklands DART 



EAST ROAD STRATEGIC HOUSING DEVELOPMENT: 1-4 EAST ROAD, DUBLIN 3  
 Environmental Impact Assessment Report (EIAR) - Volume 2   

Brady Shipman Martin 6563_2019-06-18_EIAR-01_02 

 

29 

Underground Station. In addition there is an existing bus stop directly in front of the Site which is to have its 

frequency increased under the proposed Bus Connects. This public transport infrastructure connects to the City 

centre and to the wider Dublin area employment and education locations. The Site is within walking and cycling 

distance of the North and South Docklands employment hubs, the IFSC and the City Centre.  

In addition, as outlined by the Guidelines, a greater approach to mixed-use developments should be adopted and 

the proposed employment capacity of c.250 people onsite (during the Operational Phase) will provide significant 

opportunities to residents (and locals) to work on Site.  

There are no watercourses in the immediate vicinity of the Site, and the Site is not hydraulically linked (other than 

through man made sewers) to the estuarine waters to the north and south. The Site is located c.950m southwest 

of the Irish Sea at East Point.  

Figure 4.1: Current Site Land Use (Site location in red) 

4.1.4 Flood Risk Assessment (FRA)  

A Strategic Site Flood Risk Assessment (SSFRA) was prepared by DBFL Consulting Engineers for the proposed Project 

to comply with current planning legislation and forms part of this planning application. The Flood Risk Management 

όCwaύ DǳƛŘŜƭƛƴŜǎ ǊŜǉǳƛǊŜ ŀ {{Cw! ǘƻ Ψgather relevant information sufficient to identify and assess all sources of flood 

Ǌƛǎƪ ŀƴŘ ǘƘŜ ƛƳǇŀŎǘ ƻŦ ŘǊŀƛƴŀƎŜ ŦǊƻƳ ǘƘŜ ǇǊƻǇƻǎŀƭΩ.  

The objectives of the SSFRA is to inform the planning authority regarding flood risk for the Site of the proposed 

Project. The SSFRA relates only to the Site in the vicinity of East Road and its immediate surroundings. The SSRA 

report follows the requirements of Ψ¢ƘŜ tƭŀƴƴƛƴƎ {ȅǎǘŜƳ ϧ CƭƻƻŘ wƛǎƪ aŀƴŀƎŜƳŜƴǘ - Guidelines for Planning 

!ǳǘƘƻǊƛǘƛŜǎΩ8. FRM Guidelines propose that a Justification Test be applied to assess the appropriateness, or 

otherwise, of particular developments that are being considered in areas of moderate or high flood risk. 

The Site is located within the Flood Zone A, i.e. high probability of flooding. Although, the Site is also located in an 

area protected by flood defences. (See Figure 3.4 and Figure 3.5 of the SSFRA for East Road). Therefore a 

Justification Test was completed to justify development in this flood risk area. 

                                                             
8 OPW: https://www.opw.ie/en/media/Planning%20Guidelines%20-%20FRM%20-%20Nov%202009.pdf  

aŜǊŎƘŀƴǘΩǎ {ǉǳŀǊŜ 

Railway Sidings 

https://www.opw.ie/en/media/Planning%20Guidelines%20-%20FRM%20-%20Nov%202009.pdf


EAST ROAD STRATEGIC HOUSING DEVELOPMENT: 1-4 EAST ROAD, DUBLIN 3  
 Environmental Impact Assessment Report (EIAR) - Volume 2   

Brady Shipman Martin 6563_2019-06-18_EIAR-01_02 

 

30 

The proposed Project passed the Justification Test in accordance with the FRM Guidelines and the proposed Project 

is deemed appropriate to be located within Flood Zone A on the basis that the mitigation measures stipulated 

within the justification are met, see the Site Specific Flood Risk Assessment, Proposed Mixed-Use Development, as 

part of this Planning Application pack.  

The proposed Project passed the Justification Test in accordance with the FRM Guidelines and the proposed Project 

is deemed appropriate to be located within Flood Zone A on the basis that the mitigation measures stipulated 

within the justification are met. The proposed Project is within Flood Zone A for tidal flooding, however the Site is 

located in an area that benefits from flood defence measures, therefore the SSFRA has assessed a residual risks 

associated with breach of these defences.  

The conclusion of the SSFRA show that the finished floor levels (FFL)  are located above the 0.1% AEP flood level, in 

addition to a climate change allowance and a conservative freeboard, giving a minimum FFL for this type of 

development of 4.08m 

4.2 The Need for the Proposed Project  

The development of the proposed Project is supported by both national and regional policy and guidance 

documents which are outlined in Chapter 3 (Planning and Development Context) and in the Planning Report 

included in the planning application pack, and including the following:  

Á Rebuilding Ireland - Action Plan for Housing and Homelessness; 

Á Project Ireland 2040 - National Planning Framework; 

Á Eastern and Midland Regional Assembly - Regional Spatial & Economic Strategy (RSES): Draft Strategy; 

Á Regional Planning Guidelines for the Greater Dublin Area (2010 ς 2022);  

Á Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas (2009), and 

the accompanying Urban Design Manual;  

Á Delivering Homes, Sustaining Communities (2008) and the accompanying Best Practice Guidelines - 

Quality Housing for Sustainable Communities;  

Á Sustainable Urban Housing: Design Standards for New Apartments (2018); 

Á Design Manual for Urban Roads and Streets (2013);  

Á Urban Development and Building Heights Guidelines for Planning Authorities (December 2018) 

Á Guidelines for Planning Authorities on Childcare Facilities (2001);  

Á Smarter Travel - A New Transport Policy for Ireland (2009-2020);  

Á Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental Impact 

Assessment (2018);  

Á The Planning System and Flood Risk Management (2009); and  

Á Birds and Habitats Directive - Appropriate Assessment. 

4.3 Main Features of the Proposed Project 

The proposed Project will consist of the demolition of all structure on the Site and the construction of a mixed-use 

development. 

The description of the proposed Project, as set out in the public notices is as follows: 

ΨDemolition of all existing structures on site and the construction of a mixed-use development with a gross floor 
area (GFA) of c. 52,796 sq.m (excluding below podium parking and plant areas) set out in 9 No. blocks, over two 
separate podium, ranging in height from 3 to 15 storeys to accommodate: 554 No. apartments, commercial / 
enterprise space, 3 No. retail units, foodhub / café / exhibition space, residential amenity services, crèche and a 
MŜƴΩǎ ǎƘŜŘΦ ¢ƘŜ ǎƛǘŜ ǿƛƭƭ ŀŎŎƻƳƳƻŘŀǘŜ нпм No. car parking spaces, 810 No. bicycle parking spaces, storage, 
services and plant areas. Landscaping will include a new central public plaza and residential podium courtyards. 
The residential component of the development consists of 554 No. apartments, to be provided as follows: 
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Á 9 No. residential buildings range in height from 3 storeys to 15 storeys, (including podium and ground 

floor uses) a with a total GRA of c.47,077m2 (excluding ground floor uses and below podium parking). 

Á 554 No. apartments comprising  

o 72 studios, 202 No. 1 bed units; 

o 232 No. 2 bed units; and  

o 48 No. 3 bed units.  

The residential buildings are arranged around a central public plaza (at ground level) and raised residential 

courtyards at podium level over ground level car-parking and other uses. Balconies and terraces to be provided on 

all elevations at all levels for each block. The breakdown of residential accommodation is as follows:  

Á Block A1: 3 to 7 storey building (including podium and ground floor Level 0), including setbacks and 

balconies, accommodating 70 No. units comprising 15 No. studios, 37 No. 1 bed units, 8 No. 2 bed units, 

10 No. 3 bed units. (GFA c.5,398.2m2). 

Á Block A2: 4 to 7 storey building including setbacks and balconies, accommodating 69 No. units 

comprising 15 No. studios, 15 No. 1 bed units, 37 No. 2 bed units, 2 No. 3 bed units (GFA of c.5,775.5m2). 

Á Block A3: 4 to 7 storey building (including podium and ground floor Level 0), including setbacks and 

balconies, accommodating 56 No. units comprising 21 No. 1 bed units, and 35 No. 2 bed units (GFA of 

c.4,881.5m2). 

Á Block B1: 3 to 4 storey building (including podium and ground floor Level 0), including setbacks and 

balconies, accommodating 16 No. units comprising 5 No. 1 bed units, 5 No. 2 bed units, 6 No. 3 bed units 

(GFA of c.1,676.8m2).  

Á Block B2: 5 to 6 storey building (including podium and ground floor Level 0), including setbacks and 

balconies, accommodating 34 No. units comprising 10 No. 1 bed units, 16 No. 2 bed units, 8 No. 3 bed 

units (GFA of c.3,266.2m2). 

Á Block C1: 6 to 8 storey building (including podium and ground floor Level 0), including setbacks and 

balconies, accommodating 58 No. units comprising 24 No. studios, 4 No. 1 bed units, 8 No. 2 bed units, 

22 No. 3 bed units (GFA of c.5,010.3m2). 

Á Block C2: 5 to 10 storey building (including podium and ground floor Level 0), including setbacks and 

balconies, accommodating 85 No. units comprising 11 No. studios, 25 No. 1 bed units and 49 No. 2 bed 

units (GFA of c.7,230.5m2). 

Á Block D1: 8 storey building (including podium and ground floor Level 0), including setbacks and balconies, 

accommodating 78 No. units comprising 7 No. studios, 26 No. 1 bed units and 45 No. 2 bed units (GFA 

of c.6,232.6m2). 

Á Block D2: 8 to 15 storey building (including podium and ground floor Level 0), including setbacks and 

balconies, accommodating 88 No. units comprising 59 No. 1 bed units and 29 No. 2 bed units (GFA of 

c.6,779m2).  

Á Residential tenant amenity space is provided at ground level of block C2 with a total floor area of 361.6 

m2. External residential courtyards are provided between blocks A1-A2-A3-B1, D1:D2-C2 and C1-B2. 

The residential buildings sit at podium level (Level 1) above ground level which contains residential car-parking, cycle 

parking, plant areas and ground floor uses. These ground floor uses include a crèche of c. 539.9 sq.m and 3 no. retail 

units with a total floor area of 344.6 sq.m, a foodhub / café / exhibition space of 680.8 sq.m, enterprise space of 

2,444.6 sq.m, tenant amenity space of 361.6 sq.m and ŀ ƳŜƴΩǎ ǎƘŜŘ of 91.8 sq.m. Total gross floor area of proposed 

other uses is 4463.3 sq.m. 

The Site is accessed from a relocated entrance off East Rd, and the below podium car parking, split into two areas, 

accommodates bicycle parking, car parking spaces, plant, ESB sub-stations, storage areas, waste storage areas and 

other associated facilities. The application includes for alterations to the existing road layout and junction on East 

Road.  
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The development also includes for a new centrally landscaped public plaza, which also incorporates surface car-

parking and cycle parking. The proposed application includes all site landscaping works, green roofs, boundary 

treatments, lighting, servicing, signage, and associated and ancillary works, including site development works above 

ŀƴŘ ōŜƭƻǿ ƎǊƻǳƴŘΦΩ 

The Planning Application pack is accompanied by the Architects Design Statement and drawings prepared by 

hΩaŀƘƻƴȅ tƛƪŜ Architects, which provide a rationale for the design and layout of the proposed Project and the 

dwelling types, crèche and retail units proposed therein. 

4.3.1 Landscape Strategy and Design 

The proposed Project will adopt a primary axis parallel to East Road that facilitates an appropriate interface with 

the adjoining apartment blocks to the north, and also allows maximum sunlight and daylight penetration to the 

developments.  

The nine blocks will be arranged such that the tallest will establish the landmark and gateway feature, and 

subsequent blocks will step down so is provide appropriate interfaces at site boundaries and to optimise sunlight 

and daylight access.  

East Yard Lane will lead from East Road, to a multi-functional East Square and East Yard Court. The lane, square and 

court will form a new neighbourhood environment, as an extension of East Road. A strong mix of uses will ensure 

active uses, while adding significant new open space and public realm areas to the area. 

Landscaping will include a tree-lined East Yard Lane with a series of seating areas, and East Square and East Yard 

Court with feature tree planting, high quality, robust paving, feature lighting and seating areas. A series of podium 

level landscaped courtyards will branch of the central spine providing high quality communal open spaces 

incorporating formal and informal play areas. 

Full details of the proposed Project are provided in the Architects Design Statement, and the Landscape Proposal 

document. 

4.4 Construction Phase & Construction Works  

4.4.1 Construction Phase 

A 5 year planning permission is being sought from An Bord Pleanála. This will lead to a construction period of not 

greater than 30 months, including demolition works. A determination on the application is expected from An Bord 

Pleanála in Q3 2019. 

Allowing a reasonable period for mobilisation and Site set up, it is expected that demolition works will commence 

in Q4 2019 subject to permission and the discharge of any pre-commencement planning conditions.  

The Construction Phase will commence in Q4 2019 with the projected completion of the buildings by Q2 2021.  

The preliminary Construction Management Plan (pCMP) (see Planning Application pack) and Construction & 

Demolition Waste Management Plan (C&DWMP) (see Planning Application pack) which are included with this 

planning application, should be referred to for more detail on the Construction Phasing. The appointed Contractor 

will prepare a detailed final CMP, including detailed construction phasing and a Traffic Management Plan (TMP).  

4.4.2 Proposed Construction Works and Methods 

There are a number of construction works involved in a development of this nature. These activities (which are 

independent of phasing) can be divided into the general categories as set out in Table 4.1 below.  
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Table 4.1: Proposed Project General Construction Activities   

Activity Description of Activity  

Site Setup 

Immediately after access to the Site is made and it is secure, the Site Compound will be established. 

Existing Site services will be isolated including the decommissioning of existing substations in 

ŎƻƴƧǳƴŎǘƛƻƴ ǿƛǘƘ ǘƘŜ 9{. ŀƴŘ ǘƘŜ ǇǊƻǾƛǎƛƻƴ ƻŦ ŀ ǘŜƳǇƻǊŀǊȅ ōǳƛƭŘŜǊΩǎ ǇƻǿŜǊ ǎǳǇǇƭȅΦ 

The Site will be secured with hoarding on all open sides and accessible approaches. 

Demolition  
The main demolitions will be carried out by a competent Demolition Subcontractor in accordance with 

ǘƘŜ ŎǳǊǊŜƴǘ ŎƻŘŜ ŦƻǊ ŘŜƳƻƭƛǘƛƻƴ ŀƴŘ ǘƘŜ Ŏƻƴǎǳƭǘŀƴǘ ŜƴƎƛƴŜŜǊΩǎ specification. 

Earthworks 

Limited earthworks will be associated with the development. The FFL has been set to minimize 

excavations, although some local earth movement may be required to create consistent levels over 

the Site. 

Structure Structure includes the foundations and the physical frame of the blocks.  

Enclosures 
The enclosures for the building will be formed from brick, block work, timber, and glass, with all the 

required levels of insulation and water proof membrane.  

Services The requisite services will be provided including drainage and lighting.  

Landscaping 
The landscaping works include some hard landscaping, roads, footpaths, cycle-paths, bed and tree 

planting, and significant open spaces.  

The appointed Contractor will be required to prepare a final CMP for the duration of the works which will include 

the following aspects:  

Á construction working hours; 

Á site access; 

Á air quality;  

Á noise & vibration;  

Á traffic management; 

Á health & safety; and  

Á construction waste. 

4.4.2.1 Construction Working Hours  

The CMP will outline the construction hours for the proposed Project. The expected construction hours will be 

07:00-19:00 Monday to Friday and 08:00-17:00 on Saturdays. There will be no works on Sundays or bank / public 

holidays in accordance with the Environmental Noise Regulations (S.I. No. 140 of 2006 Environmental Noise 

Regulations) and subject to final agreement with DCC. From time to time, in exceptional instances, works may be 

required outside of these hours. However, this will be agreed with DCC prior to any works taking place.  

The appointed Contractor will be required to prepare and adhere to a Construction Phase Health & Safety (H&S) 

Plan and any employed subcontractors will also be required adhere to this Plan.  

4.4.2.2 Site Access  

The Site is currently accessed from East Road. During the Construction Phase (including demolition and excavation 

works), construction traffic will access the Site via the existing access off East Road. The routing will be strictly 

managed and controlled, and details will be incorporated into the TMP.  

Pedestrian access will be strictly controlled. Only SafePass accredited personnel will be permitted on to the Site and 

a daily record (access / egress) of site personnel will be maintained. No pedestrian access points will be provided 

during the Construction Phase.  
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Site security will be provided by way of a monitored infrastructure systems such as site lighting and CCTV cameras, 

when deemed necessary. 

4.4.2.3 Air Quality - Dust & Dirt  

The appointed Contractor shall put in place a regime for monitoring dust levels in the vicinity of the Site during the 

Construction Phase. The level of monitoring and adoptions of mitigation measures will vary throughout the 

Construction Phase depending on the type of activities being undertaken and the prevailing weather conditions at 

the time 

The potential impacts associated with air quality during the Construction Phase are addressed in Chapter 14 (Air 

Quality & Climate).  

4.4.2.4 Noise & Vibration  

It is not envisaged that any significant prolonged noise and vibration producing activities will be carried out onsite. 

The most likely generator will be the internal demolition of the existing buildings and the pavement cutting at 

junction of East Road and Church Road. 

The appointed Contractor shall ensure that the level of noise and vibration resulting from the Construction Phase, 

does not constitute a nuisance, and that noise and vibration emissions conform to the requirements of BS 5228: 

2009 Code of Practice for Noise and Vibration Control on Construction Sites, Part 1 and Part 2.  

The potential impacts associated with noise and vibration during the Construction Phase, are addressed in Chapter 

15 (Noise & Vibration). 

4.4.2.5 Traffic Management Plan (TMP) 

A TMP will be prepared prior to any works commencing on Site and will be discussed with DCC. The Site will be 

accessed from the existing Site entrance on East Road. Traffic volumes are not anticipated to be significant. All 

vehicular access will be controlled at the gate where all access and egress will be recorded. All site personnel and 

delivery drivers will have to undergo Site induction. Unscheduled deliveries will not be allowed access.  

Deliveries of material to the Site will be planned to avoid high volume periods, however there may be times where 

it is necessary to have deliveries within these times.  

Construction traffic will not be permitted to park on the public roads or within the general area outside the Site. 

Warning signage will be provided for pedestrians and other road users on all approaches in accordance with the 

¢ǊŀŦŦƛŎ {ƛƎƴǎ aŀƴǳŀƭ ŀƴŘ ǘƘŜ /ƻƴǘǊŀŎǘƻǊΩǎ ¢ǊŀŦŦƛŎ aŀƴŀƎŜƳŜƴǘ tƭŀƴ9. 

Travel by car to the Site by site personal will not encouraged and minimised where possible as the Site is easily 

accessible by public transport. Site personnel will generally arrive before 07:00, thus avoiding the morning peak 

hour traffic and generally depart after 17:00. It should be noted that a large proportion of site personnel may arrive 

in shared transport.  

There will be a need to facilitate vehicle parking / travel and to avoid any potential overspill parking into the local 

area. A limited number of car parking spaces will be provided for visitors. 

4.4.2.6 Health & Safety  

A detailed Construction Phase H&S Plan will be prepared by the appointed Contractor in advance of any works 

commencing on the Site. This Plan will operate in line with ISO 18001 & ISO 1400110.   

The H&S Plan will apply to any persons working on the Site and in respect of passing pedestrians, motorists or other 

transport carriers.  

                                                             
9 Traffic Signs Manual: http://www.dttas.ie/sites/default/files/publications/roads/english/traffic-signs-manual-2010/traffic-signs-manual-2010-chapter-8-temporary-

traffic-measures-and-signs-roadworks.pdf  
10 (ISO 18001) Occupational Health and Safety Management System (OHSMS) and (ISO 14001) Environmental Management System (EMS) 

http://www.dttas.ie/sites/default/files/publications/roads/english/traffic-signs-manual-2010/traffic-signs-manual-2010-chapter-8-temporary-traffic-measures-and-signs-roadworks.pdf
http://www.dttas.ie/sites/default/files/publications/roads/english/traffic-signs-manual-2010/traffic-signs-manual-2010-chapter-8-temporary-traffic-measures-and-signs-roadworks.pdf
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A suitably qualified and competent Project Supervisor Design Process has been appointed and a suitably qualified 

and competent Project Supervisor (Construction Phase) will be appointed in line with those requirements laid down 

in the Safety, Health and Welfare at Work Construction Regulations 2013 (S.I. No. 291 of 2013 Safety, Health and 

Welfare at Work (Construction)). 

4.4.2.7 Construction Waste  

Waste is defined as any substances or object belonging to a category of waste specified in the First Schedule (of 

the Waste Management Act 1996) or included in the European Waste Catalogue and Hazardous Waste List11, which 

the holder discards or intends or is required to discard and anything which is discarded or otherwise dealt with as 

if it were waste shall be presumed to be waste until the contrary is proved. 

/ƻƴǎǘǊǳŎǘƛƻƴ ŀƴŘ 5ŜƳƻƭƛǘƛƻƴ ό/ϧ5ύ ǿŀǎǘŜ ƛǎ ǘƘŜ ƭŀǊƎŜǎǘ ΨmunicipalΩ ǿŀǎǘŜ ǎǘǊŜŀƳ ŎƻƴǘǊƛōǳǘƛƴƎ ǘƻ ǘƘŜ ŎǳǊǊŜƴǘ 

pressure on landfills in Ireland. Unsustainable management and inappropriate disposal of such waste can result in 

a waste of natural resources and lead to environmental pollution.  

The main source of waste material at the Site will be construction waste. A C&DWMP has been prepared and 

accompanies this planning application (see Planning Application pack) and includes information on the legal and 

policy framework for C&D waste management in Ireland, estimates of the type and quantity of C&D waste to be 

generated by the proposed Project and makes recommendations for management of different types of waste.  

During the Construction Phase (including demolition and excavation works) it is anticipated that the excavated 

material will require removal from the Site for offsite reuse, recovery, recycling and / or disposal. The appointed 

Contractor will endeavour to ensure that material is reused or recovered offsite insofar as is reasonably practicable 

or disposed of at authorised facility. Any unsuitable or unusable C&D waste generated onsite will be appropriately 

segregated and stored prior to collection for off-site recycling, recovery or disposal as appropriate at a suitably 

licensed facility. 

There are two main types of C&D waste, hazardous and non-hazardous, see Table 4.2 below. Hazardous waste is 

defined as waste which can have a harmful effect on the environment and on human health and as such they can 

be ignitable, reactive, corrosive and / or toxic and / or are listed as hazardous by the European Waste Catalogue. 

See Chapter 19 (Material Assets - Waste) for further information regarding Waste Management.  

Table 4.2: Main Type of Construction Waste   

Hazardous Waste  Non-Hazardous Waste  

Timber  Adhesives and Sealants  

Scrap Metal Asbestos 

Paper / Cardboard Aerosols 

Canteen Waste Batteries 

Litter Chemicals  

 

Cleaning 

Products  

Oil (Contaminated absorbent Material or debris)  

Paints and Thinner  

Fuels (hydrocarbons such as diesel) 

                                                             
11 European Waste Catalogue and Hazardous Waste List, Jan 2002: http://www.nwcpo.ie/forms/EWC_code_book.pdf  

http://www.nwcpo.ie/forms/EWC_code_book.pdf
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4.4.3 Description of the Operational Phase of the Proposed Project 

The proposed Project is a mixed-use development consisting of residential apartments ranging in height from 3 to 

15 storeys and amenity facilities. 

The primary direct significant environmental effects will arise during the Construction Phase. As a result, the 

Operational Phase of the proposed Project is therefore relatively benign and not likely to give rise to any significant 

additional impacts in terms of activities, materials or natural resources used or effects, residues or emissions which 

are likely to have a significant impact on human beings, flora and fauna, soils, water, air and climate. 

The primary likely significant environmental impacts of the Operational Phase as a result of the proposed Project 

are fully addressed in the relevant specialist chapters of this EIAR. These impacts relate to Population & Human 

Health, Landscape & Visual, Noise and Air Quality & Climate associated with the traffic generated.  

The proposed Project also has the potential for cumulative, secondary and indirect impacts (i.e. traffic) and can be 

difficult to quantify due to complex inter-relationships.  

However, all interactions and cumulative impacts are unlikely to be significant, have been addressed in Chapter 20 

(Interactions) and Chapter 21 (Cumulative Impacts) of this EIAR.   
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5 Consideration of Alternatives  

5.1 Introduction 

Consideration of alternatives is an important aspect of the EIA process and is necessary to evaluate the likely 

environmental consequences of a range of development strategies for the Site within the constraints imposed by 

environmental and planning conditions.  

This Chapter provides an overview of alternative designs that have been considered for the Site at 1-4 East Road, 

Dublin 3. 

5.2 Legislative Context 

Article 5 (1) of the 2014 Directive requires the consideration of reasonable alternatives which are relevant to the 

project and taking into account the effects of the project on the environment. It states under Article 5 (1) that;  

ΨWhere an environmental impact assessment is required, the developer shall prepare and submit an 
environmental impact assessment report. The information to be provided by the developer shall include at 
leastΩ:  

And Article 5 (1) (d):  

Ψa description of the reasonable alternatives studied by the developer, which are relevant to the project and 
its specific characteristics, and an indication of the main reasons for the option chosen, taking into account 
the effects of the project on the environment.Ω 

Schedule 6 of the Planning and Development Regulations, 2001 (as amended) sets out the information which is to 

be contained in an EIS and Part 1 (d) of Schedule 6 states that the following shall be included:  

ΨA description of the reasonable alternatives studied by the person or persons who prepared the EIAR, which 
are relevant to the proposed development and its specific characteristics, and an indication of the main 
reasons for the option chosen, taking into account the effects of the proposed development on the 
environment.Ω 

In accordance with EPA Guidelines (Draft), different types of alternatives may be considered at several key stages 

during the process. As environmental issues emerge during the preparation of the EIAR, alternative designs may 

need to be considered early on in the process or alternative mitigation options may need to be considered towards 

the end of the process.  

The EPA Guidelines (Draft) states;  

ΨThe objective is for the developer to present a representative range of the practicable alternatives 
considered. The alternatives should be described with Ψŀƴ ƛƴŘƛŎŀǘƛƻƴ ƻŦ ǘƘŜ Ƴŀƛƴ ǊŜŀǎƻƴǎ ŦƻǊ ǎŜƭŜŎǘƛƴƎ ǘƘŜ 
ŎƘƻǎŜƴ ƻǇǘƛƻƴΩΦ Lǘ ƛǎ ƎŜƴŜǊŀƭƭȅ ǎǳŦŦƛŎƛŜƴǘ ǘƻ ǇǊƻǾƛŘŜ ŀ ōǊƻŀŘ ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ŜŀŎƘ Ƴŀƛƴ ŀƭǘŜǊƴŀǘƛǾŜ ŀƴŘ ǘƘŜ ƪŜȅ 
issues associated with each, showing how environmental considerations were taken into account is deciding 
ƻƴ ǘƘŜ ǎŜƭŜŎǘŜŘ ƻǇǘƛƻƴΦ ! ŘŜǘŀƛƭŜŘ ŀǎǎŜǎǎƳŜƴǘ όƻǊ ΨƳƛƴƛ-9L!Ωύ ƻŦ ŜŀŎƘ ŀƭǘŜǊƴŀǘƛǾŜ ƛǎ ƴƻǘ ǊŜǉǳƛǊŜŘΦΩ 

Thus, the consideration and presentation of the reasonable alternatives studied by the project design team is an 

important requirement of the EIA process. 

5.3 Alternatives Examined  

This Chapter provides an outline of the main alternatives examined during the design phase and sets out the main 

reasons for choosing the proposed Project. The alternatives may be described at five levels: 

1. Ψ5ƻ-bƻǘƘƛƴƎΩ !ƭǘŜǊƴŀǘƛǾŜ  

2. Alternative Locations  
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3. Alternative Layouts 

4. Alternative Designs  

5. Alternative Processes 

5.3.1 Ψ5ƻ-bƻǘƘƛƴƎΩ !ƭǘŜǊƴŀǘƛǾŜ 

! Ψdo-ƴƻǘƘƛƴƎΩ scenario was considered to represent an unsustainable and inefficient use of these strategically 

located Strategic Development and Regeneration Areas (SDRA) (Z14) zoned lands. 

The suitability of the lands for development as proposed όΨ½мп ŀǊŜŀǎ ŀǊŜ ŎŀǇŀōƭŜ ƻŦ ŀŎŎƻƳƳƻŘŀǘƛƴƎ ǎƛƎƴƛŦƛŎŀƴǘ 

mixed-ǳǎŜ ŘŜǾŜƭƻǇƳŜƴǘΩ) within an area which has capacity for SHD and a highly accessible location to public 

transport (Spencer Dock Luas Stop and the Docklands Rail Station) and road network were also key considerations. 

5.3.2 Alternative Locations 

Glenveagh Living Ltd. (the Applicant) acquired the subject site on the basis that it is zoned Z14 as part of a wider 

Strategic Development and Regeneration Area (SDRA 6) within the Development Plan 2016-2022, which was itself 

subject to the Strategic Environmental Assessment (SEA) process.  

The SDRA designation envisages that these areas have substantial development capacity and the potential to 

deliver the residential, employment and recreational needs of the city and the Z14 land-use zoning objective for 

SDRA 6 is: 

ά¢ƻ ǎŜŜƪ ǘƘŜ ǎƻŎƛŀƭΣ ŜŎƻƴƻƳƛŎ ŀƴŘ ǇƘȅǎƛŎŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘκƻǊ ǊŜƧǳǾŜƴŀǘƛƻƴ of an area with mixed use, of 

ǿƘƛŎƘ ǊŜǎƛŘŜƴǘƛŀƭ ŀƴŘ Ψ½сΩ ǿƻǳƭŘ ōŜ ǘƘŜ ǇǊŜŘƻƳƛƴŀƴǘ ǳǎŜǎΦέ 

As such it is considered that the Site is entirely suitable for the nature of development as proposed in this SHD 

application.  

5.3.3 Alternative Layouts & Designs 

During the design process for the proposed Project a range of iterations of the proposed Site layout were 

considered. The planning application and this EIAR demonstrates that the Site and the surrounding area have the 

environmental capacity to accommodate the proposed Project without significant risk of impact upon 

environmental sensitivities due to the site location. 

The proposed layout is designed to function as a mixed-use development on a currently underutilised site, and is 

intended to provide a landmark and gateway building and public space at East Wall that defines the Site as a 

destination within the Docklands. 

During the design process for the proposed Project a number of iterations of alternative designs were considered. 

The proposed Project at East Road has been prepared in accordance with the requirements of the Development 

Plan 2016-2022. A detailed analysis of the architectural design strategy is provided in the Architects Design 

Statement, ǇǊŜǇŀǊŜŘ ōȅ hΩaŀƘƻƴȅ tƛƪŜ, and should be read in conjunction with this chapter of the EIAR. 

The proposed Project has been the subject of a number of pre-application meetings with the Dublin City Council 

prior to lodgement (see Section 6.2 of this EIAR and the Planning Report which accompanies this planning 

application). The proposed Project was also subject of a pre-application SHD consultation with An Bord Pleanála, 

with design alterations arising out of this process also. 

The key considerations which influenced the design of the proposed Project were as follows:  

Á To provide and promote a residential development in the City, with regard to the need for high 

standards of urban design / architecture and to successfully integrate the development with the 

character of the surrounding area.  

Á The need to promote sustainable development of vacant or under-utilised sites and to consider higher 

density proposals.  

Á The need to provide sustainable neighbourhoods by achieving suitable levels of amenity. 
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Á The need to provide suitable social infrastructure and other support facilities are available in the 

neighbourhood.  

Á The need to include community hubs, sports and recreational green open spaces and suitable shops 

contributing to the creation of sustainable and mixed-income neighbourhoods. 

Á The quality of the urban environment to be delivered and the associated impact on human health. 

5.3.3.1 Alternative Design 1 

Initial Massing & Site Layout 

Following a Section 247 meeting with DCC, a number of matters were raised regarding the conceptual design. These 

issues included the grouping and height of the development blocks which resulted in the following:  

Á The need to provide sufficient sunlight access to the public. 

Á The need to provide sufficient and good quality communal open space. 

Á The need to have regard to the existing elevation on East Road and appropriate design in context with 

the area. 

The issues raised relate the following environmental aspects: 

Á Population & Human Health 

Á Landscape & Visual 

Á Microclimate - Daylight / Sunlight.  

Figure 5.1 below illustrates the initial conceptual design.  

Figure 5.1: Alternative Design Layout 1  

 

 

 

5.3.3.2 Alternative Design 2  

Emerging Massing & Layout 

The proposed Project evolved from the initial conceptual design and the consideration of an alternative design 

resulted in significant environmental improvements in terms of Population & Human Health, Microclimate (Daylight 

/ Sunlight) and Landscape & Visual. The alternative design No. 2 resulted in:  

Á increased south light penetration; and 

Á stepping introduced to the massing / development blocks.  

Figure 5.2 below illustrates the alternative design:   
































































































































































































































































































































































































































































































































































