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1 Introduction  

1.1 Overview 

An Environmental Report of the Strategic Environmental Assessment (SEA) for the Draft Variation No. 1 of 

Fingal Development Plan 2023-2029 (hereafter referred to as “Variation No. 1”) has been prepared to comply 

with the provisions of Article 12 of S.I. 436 of 2004 – European Communities (Strategic Environmental 

Assessment) Regulations – as amended by S.I. 201 of 2011 – European Communities (Strategic Environmental 

Assessment) (Amendment) Regulations 2011.  

This document is a non-technical summary (NTS) of the SEA Environmental Report (ER). It shall endeavour, 

insofar as possible, to present a condensed summary of the ER, using non-technical terms, but without 

omitting or understating any environmental effects of note. 

The Fingal Development Plan 2023-20291 was made on 22 February 2023 and came into effect on the 05 April 

2023 (hereafter the FDP). The FDP comprises of Written Statement and Appendices.  

The Revised National Planning Framework (NPF) sets updated targets for population and housing growth, with 

National Policy Objective 42 targeting the delivery of approximately 50,000 additional homes per annum to 

2040. These new targets reflect the results of Census 2022 and research by the Economic and Social Research 

Institute (ESRI) and others. Under Section 10 of the Planning and Development Act 2000, the Core Strategy of 

the Fingal Development Plan must be consistent with the national and regional development objectives of the 

NPF. The Variation No.1 to the Fingal Development Plan 2023-2029 proposes to update the Fingal 

Development Plan 2023-2029 (FDP) in order to ensure consistency with the Revised NPF and NPF 

Implementation: Housing Growth Requirements Guidelines. In accordance with Section 13 of the Planning and 

Development Act 2000, as amended, Fingal County Council is proposing Variation No.1 of the Fingal 

Development Plan 2023-2029. 

The SEA Environmental Report has had due regard to the SEA Regulation2, in particular: - 

■ methods of assessment;  

■ contents and level of detail in the Variation;  

■ the stage in the Plan or Programme-making process;  

■ the extent to which certain matters are more appropriately assessed at different levels in the decision-

making process in order to avoid duplication of environmental assessment; and 

■ consultation with the SEA Environmental Authorities.  

Brady Shipman Martin (BSM) has been appointed by Fingal County Council to carry out the screening Strategic 

Environmental Assessment (SEA) and Appropriate Assessment (AA) and if required the full SEA and AA in 

respect of the proposed Variation No.1 of the Fingal Development Plan 2023-2029. 

The Draft Variation No. 1 has been screened for Appropriate Assessment (AA) in accordance with Article 6(3) 

of the Habitats Directive (92/43/EEC of 21 May 19923) and Regulation 42 of the European Communities (Birds 

and Natural Habitats) Regulations 2011, as amended, and it has been concluded that potential for effects on 

the integrity of European sites cannot be excluded beyond all reasonable scientific doubt and a Natura Impact 

Report (NIR) is being prepared. Therefore, in accordance with Circular Letter SEA 1/08 & NPWS 1/084 the Draft 

Variation No.1 is also required to undergo a Strategic Environmental Assessment (SEA) in accordance with 

 
1 https://www.fingal.ie/development-plan-2023-2029  
2 https://www.irishstatutebook.ie/eli/2004/si/436/made/en/print  
3 https://environment.ec.europa.eu/topics/nature-and-biodiversity/habitats-directive_en  
4 Circular Letter SEA 1/08 & NPWS 1/08 

https://www.fingal.ie/development-plan-2023-2029
https://www.irishstatutebook.ie/eli/2004/si/436/made/en/print
https://environment.ec.europa.eu/topics/nature-and-biodiversity/habitats-directive_en
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Directive 2001/42/EC on the Assessment of the Effects of Certain Plans and Programmes on the Environment5 

(known as the SEA Directive).  

Fingal County Council is also proposing Variation No. 2 of the Fingal Development Plan 2023-2029, which is 

running concurrent with proposed Variation No.1. Proposed Variation No.2 and is subject to separate 

screening for SEA and AA.

 
5 DIRECTIVE 2001/42/EC:  https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32001L0042&from=EN 

https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32001L0042&from=EN
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2 Strategic Environmental Assessment  

2.1 Introduction 

SEA is a process for evaluating, at the earliest appropriate stage, the environmental quality and 

consequences of Plans or Programmes (P / Ps). The purpose is to ensure that the environmental 

consequences of P / Ps are assessed both during their preparation and prior to their adoption. The SEA 

process also gives specified environmental authorities, interested parties and the general public, an 

opportunity to comment on the environmental impacts of the proposed P / P and to be kept informed 

during the decision-making process. 

Directive 2001/42/EC6 of the European Parliament and of the Council on the assessment of the effects 

of certain plans and programmes on the environment (the ‘SEA Directive’) requires EU Member States 

to assess the ‘likely significant environmental effects’ of plans and programmes prior to their adoption. 

This provides for the assessment of strategic environmental considerations at an early stage in the 

decision-making process.   

Article 1 of the SEA Directive states that: 

“The objective of this directive is to provide for a high level of protection of the environment and 

to contribute to the integration of environmental considerations into the preparation and 

adoption of plans and programmes with a view to promoting sustainable development, by 

ensuring that, in accordance with this directive, an environmental assessment is carried out of 

certain plans and programmes which are likely to have significant effects on the environment.” 

The SEA Directive was transposed into Irish law through: 

■ Statutory Instrument (S.I.) No. 435 of 2004 (the European Communities (Environmental 

Assessment of Certain Plans and Programmes) Regulations 2004), as amended by S.I. No. 200 

of 2011 (the European Communities (Environmental Assessment of Certain Plans and 

Programmes) (Amendment) Regulations 2011); and 

■ S.I. No. 436 of 2004 (the Planning and Development (Strategic Environmental Assessment) 

Regulations 2004), as amended by S.I. No. 201 of 2011 (the Planning and Development (Strategic 

Environmental Assessment) (Amendment) Regulations 2011). 

S.I. No. 435 of 2004, as amended by S.I. No. 200 of 2011, relates to SEA as it applies to plans or 

programmes prepared for “agriculture, forestry, fisheries, energy, industry, transport, waste 

management, water management, telecommunications, tourism and town and country planning or land 

use, and which set the framework for future development consent of projects listed in Annexes I and II 

to the Environmental Impact Assessment Directive.”7. 

S.I. No. 436 of 2004, as amended by S.I. No. 201 of 2011, relates to SEA as it applies to plans or 

programmes where the context requires, “a development plan, a variation of a development plan, a 

local area plan (or an amendment thereto), regional planning guidelines or a planning scheme”8. 

Therefore, the SEA for Variation No.1 is being prepared under the requirements of S.I. No. 436 of 2004, 

as amended by S.I. No. 201 of 2011. 

 

 

 
6 SEA Directive: https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32001L0042&from=EN  
7 See Section 9(1)(a) 
8 Section 5(c) 

https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32001L0042&from=EN
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2.2 SEA Stages and Process 

The key focus of SEA is to take environmental issues, and in particular ‘likely significant environmental 

effects’ of a P / P, into consideration during the plan or programme making process. The key stages in 

the SEA process as they relate to Variation No.1 are outlined and Table 2.1 below. 

Table 2.1 Outline of the SEA Process 

Stage Description Status 

1. Screening 

The requirement to undertake a SEA is mandatory for certain Plan / 
Programme (P / P). Where SEA is not a mandatory requirement, the P / Ps is 
subject to a ‘Screening process’, to consider if it is likely to have significant 
effects on the environment, and therefore, if SEA is required.  

Screening of the P / P is carried out in accordance with Article 13K of the 
Planning and Development Regulations (PDR) 2001 as amended. 

It is noted that in accordance with Circular Letter SEA 1/08 & NPWS 1/089, 
SEA for a P / P is also a mandatory requirement where the P / P requires 
Appropriate Assessment (AA) under Article 6(3) of the Habitats Directive 
(92/43/EEC10). 

Completed 

2. Scoping 

Preparation of a SEA Scoping Report highlighting that the Environmental 
Report is required to include: 

▪ methods of assessment;  
▪ contents and level of detail of the proposed variation;  
▪ the stage of the proposed variation in the decision-making process; and  
▪ the extent to which certain matters are more appropriately assessed at 

different levels in the decision-making process in order to avoid 
duplication of environmental assessment. 

Scoping provides for consultation with the Environmental Authorities 
specified in Article 13M of S.I. No. 436 of 2004, as amended by Regulations 
S.I. No. 201 of 2011, and the process allows for incorporation of the views of 
the environmental authorities within the P / P and the SEA Environmental 
Report. 

Completed 
 

3. Environmen
tal Report 

Preparation of a systemic identification and evaluation of alternatives and 
assessment of the likely significant environmental effects of implementing 
the P / P. 

The findings of the assessment, which is carried out at various stages in the 
P / P making (e.g. Draft, Amended Draft etc.), are provided in the SEA 
Environmental Report in accordance with Article 13N of S.I. No. 436 of 2004, 
as amended by Regulations S.I. No. 201 of 2011. 

The output from this stage is an Environmental Report which accompanies 
the draft P / P required on public display. 

Current Stage 

 
9 NPWS: https://www.npws.ie/sites/default/files/general/circular-sea-01-08.pdf 
10 DIRECTIVE 92/43/EEC: https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:31992L0043&from=EN 

https://www.npws.ie/sites/default/files/general/circular-sea-01-08.pdf
https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:31992L0043&from=EN
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Stage Description Status 

4. SEA 
Statement 

Completion / adoption of the Final Variation, taking account of likely 
significant environmental effects, any submissions or observations received 
from consultations and integration of mitigation and monitoring measures 
within the Plan.  

The Environmental Report is concluded and an SEA Statement is prepared in 
accordance with Article 13Q of S.I. No. 436 of 2004, as amended by 
Regulations S.I. No. 201 of 2011, summarising: 

▪ how environmental considerations have been integrated into the Plan / 
Programme; 

▪ how the environmental report, and any submissions or consultations 
have been taken into account in the preparation of the Plan / 
Programme; 

▪ the reasons for choosing the Plan / Programme; and  
▪ the measures decided for monitoring he significant environmental 

effects of implementation of the Plan / Programme. 

Final Stage 

2.3 Screening for the Requirement for SEA 

The requirement to undertake a SEA is mandatory for certain P / Ps that are above specified thresholds. 

Where P / Ps are below specified thresholds, SEA is not a mandatory requirement, and the P / P is 

subject to a ‘Screening process’, to consider if it is likely to have significant effects on the environment, 

and therefore, if SEA is required.  

Screening for the purposes of SEA is defined as “the determination of whether implementation of a P / 

P [Plan or Programme] would be likely to have significant environmental effects on the environment. 

The process of deciding whether a P / P [Plan or Programme] requires SEA.”11  The criteria for screening, 

i.e. determining whether a particular plan is likely to have significant environmental effects are set out 

in Annex II of the SEA Directive. These criteria are reproduced in Schedule 2A of S.I. No. 436 of 2004, as 

amended by S.I. No. 201 of 2011. The criteria are set out under two principal headings, each of which 

have a number of sub-criteria:   

■ Characteristics of a Plan / Programme; and 

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

Article 13K – ‘Determination of need for environmental assessment of variation of development plan’ of 

S.I. No. 436 of 2004, as amended requires that: 

(1) Where a planning authority proposes to make a variation of a development plan under 

section 13 of the Act, it shall, before giving notice under section 13(2) of the Act, 

consider whether or not the proposed variation would be likely to have significant 

effects on the environment, taking into account of relevant criteria set out in Schedule 

2A. 

(2) Where the planning authority, following consideration under sub-article (1), determines 

that the proposed variation would be likely to have significant effects on the 

environment [..] 

Notwithstanding the above, it is also noted that in accordance with Circular Letter SEA 1/08 & NPWS 

1/0812, SEA for a P / P is also a mandatory requirement where the P / P requires Appropriate 

Assessment (AA) under Article 6(3) of the Habitats Directive (92/43/EEC). 

 
11 EPA: http://www.epa.ie/pubs/advice/ea/SEA%20Pack%202018.pdf  
12 https://www.npws.ie/sites/default/files/general/circular-sea-01-08.pdf 

http://www.epa.ie/pubs/advice/ea/SEA%20Pack%202018.pdf
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Despite its positive intent, Variation No.1 comprising the rezoning of rural, green belt and open space 

lands for residential use and the change in long-term strategic reserve lands at Dunsink has the 

potential to generate likely significant environmental impacts in the absence of mitigation. In addition, 

Draft Variation No.1 has been screened for Appropriate Assessment (AA) in accordance with Article 6(3) 

of the Habitats Directive (92/43/EEC of 21 May 1992[1]) and Regulation 42 of the European 

Communities (Birds and Natural Habitats) Regulations 2011, as amended, and it has been concluded 

that potential for effects on the integrity of European sites cannot be excluded beyond all reasonable 

scientific doubt and a Natura Impact Report (NIR) is being prepared. Therefore, in accordance with 

Circular Letter SEA 1/08 & NPWS 1/08 the Variation No.1 is also required to undergo Strategic 

Environmental Assessment (SEA) in accordance with Directive 2001/42/EC on the Assessment of the 

Effects of Certain Plans and Programmes on the Environment[2] (known as the SEA Directive).  

Therefore, Variation No.1 is subject to SEA, and an SEA Environmental Report has been prepared to 

accompany Draft Variation No.1, and the AA Screening and Natura Impact Report (NIR) on public 

display. 

2.4 SEA Scoping 

SEA Scoping (Stage 2) has been undertaken for consideration of the range and level of detail of the 

information to be included in the SEA Environmental Report as set out in Article 13(M) of S.I. No. 436 

of 2004, as amended. This ensures that the SEA is focused on the relevant environmental issues and 

examines issues at the appropriate level of detail.   

An SEA Scoping Report was issued to the Environmental Authorities specified in Article 13A(4) of S.I. 

No. 436 of 2004, as amended, - refer to Table 2.2.  

Table 2.2 List of Consultees for the Scoping Stage 

Prescribed Environmental Authorities* 

Environmental Protection Agency (EPA) 
sea@epa.ie 

Dublin City County Council 

Department of Housing, Local Government and Heritage  
sea@housing.gov.ie 

South Dublin County Council 

Minister for Housing, Local Government and Heritage, Development 
Applications Unit 
manager.DAU@npws.gov.ie  

Meath County Council 

Minister for Climate, Energy and the Environment 
PlanningNotifications@dcee.gov.ie 

Kildare County Council 

Department of Agriculture, Food and the Marine  
Environmental_Co-ordination@agriculture.gov.ie 

- 

*For consultation under Article 13A(4) of Planning and Development Regulations 2001, as amended 
 

Submissions / observations on the scoping of the Environmental Report were received from the 

environmental authorities and comments have been incorporated into the Plan and Environmental 

Report as set out in Table 2.3. 

 
[1] https://environment.ec.europa.eu/topics/nature-and-biodiversity/habitats-directive_en 
[2] DIRECTIVE 2001/42/EC:  https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32001L0042&from=EN 

mailto:sea@epa.ie
mailto:sea@housing.gov.ie
mailto:manager.DAU@npws.gov.ie
mailto:planningadvisory@decc.gov.ie
mailto:Environmental_Co-ordination@agriculture.gov.ie
https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32001L0042&from=EN
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Table 2.3 SEA Scoping Submissions / Observation from Environmental Authorities 

Environmental Authority Outline of Nature of the Submission Response to consideration of nature of 

submission 

Environmental 

Protection Agency (EPA) 

The submission from EPA includes the following comments and recommendations:  

EPA highlights several key environmental issues to consider in preparing the Variation and 

SEA. The submission also attached the following resource document - ‘SEA of Local Authority 

Land-Use Plans – EPA Recommendations and Resources’ and advises to take account of it while 

preparing the Variation and SEA. 

The submission provides details on legislation, 

guidance and sources of environmental 

data/information which have been used in the 

preparation of the SEA Environmental Report for 

Variation No.1. 

The submission advises that the Variation should align with key relevant higher-level plans 

and programmes and should be consistent with the relevant objectives and policy 

commitments of the National Planning Framework and the Regional Spatial and Economic 

Strategy for the Eastern and Midlands Region. 

The submission highlights the guidance and resources available on EPA’s website including: 

- SEA process guidance and checklists; 

- Inventory of spatial datasets relevant to SEA; 

- Topic and sector specific SEA guidance (including SEA and Integration Guidance (EPA, 2025), 

Good practice note on Cumulative Effects Assessment (EPA, 2020), Developing and Assessing 

Alternatives in SEA (EPA, 2015), and Integrated Biodiversity Impact Assessment (EPA, 2012)). 

-Can access these guidance notes and other resources at: https://www.epa.ie/our-

services/monitoring--assessment/assessment/strategic-environmental-assessment/sea-

topic-and-sector-specific-guidance-/  

- Catchments.ie website provides a single point of access to water quality and catchment data 

from the National WFD monitoring programme. 

- EPA AA GeoTool has been developed in partnership with the NPWS. It allows users to a select 

a location, specify a search area and gather available information for each European Site 

within the area. 

The submission highlights that EPA’s SEA GIS Search and Reporting Webtool has been updated 

recently and allows an indicative report on key aspects of the environment in a specific 

https://www.epa.ie/our-services/monitoring--assessment/assessment/strategic-environmental-assessment/sea-topic-and-sector-specific-guidance-/
https://www.epa.ie/our-services/monitoring--assessment/assessment/strategic-environmental-assessment/sea-topic-and-sector-specific-guidance-/
https://www.epa.ie/our-services/monitoring--assessment/assessment/strategic-environmental-assessment/sea-topic-and-sector-specific-guidance-/
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Environmental Authority Outline of Nature of the Submission Response to consideration of nature of 

submission 

geographic area to be produced. It is intended to assist public authorities in SEA screening and 

scoping exercises. 

The submission notes that EPA has published the ‘Ireland's State of the Environment Report 

2024'. This report should be considered, and relevant aspects integrated as appropriate, in 

implementing the Plan outputs/ recommendations. 

The submission advises to ensure that the Variation aligns with national commitments on 

climate change mitigation and adaptation, as well as relevant sectoral, regional and local 

adaptation plans. 

EPA highlights the requirement under the SEA Regulations to consult with Environmental 

Authorities (EPA, Minister of Housing, Local Government & Heritage, Minister for 

Environment, Climate & Communications, Minister for Agriculture, Food and the Marine)   

Kildare County Council 

(KCC) 

The submission acknowledges the receipt of the documents. No further response at this stage 

Meath County Council 

(MCC) 

MCC in their submission highlight the cross-boundary planning consideration arising from the 

shared boundary between Meath and Fingal and includes: 

- Regional infrastructure and transportation networks; 

- Water services infrastructure capacity and coordination; 

- Environmental designations (European sites, watercourses, etc.) that traverse 

county boundaries; 

The Infrastructure Capacity Assessment for the 

Fingal Development Plan 2023-2029 is contained 

in Appendix 4 of the Development Plan. This 

provides an overview of planned water, 

transportation, active travel, and other 

infrastructure across the County over the plan 

period. The Infrastructure Capacity Assessment 

concluded that no fundamental constraints were 

identified for the plan period, and that while 

there may be local infrastructural needs and 

upgrades needed for certain sites, all lands 

within the County are serviced and connected to 

public water systems and existing/planned 

roads, public transport networks and active 

travel networks.  

MCC further requests that the following matters be adequately addressed in the 

Environmental Report: 

1. Cross-Boundary Coordination 

That the SEA Environmental Report considers and assesses potential cross-boundary 

environmental effects, particularly in relation to shared watercourses (River Delvin, 
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Environmental Authority Outline of Nature of the Submission Response to consideration of nature of 

submission 

Broadmeadow River, etc.), ecological corridors, and cumulative impacts on shared 

environmental receptors. 

2. Strategic Infrastructure  

That consideration be given to the cumulative effects of housing growth across both counties 

on regional infrastructure capacity, including transportation networks, water services 

infrastructure (Uisce Éireann assets), and waste management facilities.  

3. Climate Change and Flood Risk  

That the assessment adequately considers cumulative climate change impacts and flood risk 

management, particularly in relation to watercourses that traverse both counties and 

coastal/estuarine areas of shared environmental significance.  

4. Consistency with Regional Policy  

That the Variation and associated SEA remain consistent with the objectives of the Eastern 

and Midland Regional Spatial and Economic Strategy (RSES) 2019-2031 and the Dublin 

Metropolitan Area Strategic Plan (MASP), which provides the strategic planning framework 

for both counties. 

A review of the Infrastructure Capacity 

Assessment has been undertaken as part of 

preparatory work for Variation 1 of the Fingal 

Development Plan 2023-2029, and amendments 

to the Infrastructure Capacity Assessment will be 

included in that Variation. While this review has 

identified necessary updates arising from the 

progression of several projects and revisions to 

the National Planning Framework and National 

Development Plan, it is considered that the 

overall conclusions of the Infrastructure Capacity 

Assessment remain valid.  

 

Department of Housing, 

Local Government and 

Heritage (Development 

Applications Units (DAU)) 

The submission from DAU highlights that the SEA scoping report presents extensive 

information regarding the present status of biodiversity in Fingal and includes lists of 

European sites within the County and in Ireland’s adjacent territorial waters, and of Natural 

Heritage Areas (NHAs), proposed Natural Heritage Areas (pNHAs), Nature Reserves and other 

nature conservation designations pertaining to areas within Fingal. 

The response has been noted. 

The submission further acknowledges the Section 6 of the SEA Scoping Report and Table 6.1 

‘Strategic Environmental Objectives (SEOs) for FCC CDP Variation No. 1’ which includes three 

SEOs in relation to biodiversity (flora and fauna) which will provide the basis for the 

assessment of the effects of Variation No. 1 on biodiversity in Fingal.  

The submission states that the Department supports and endorses the use of these SEOs as a 

basis against which the potential effects of the proposed Variation No. 1 on flora, fauna and 

ecologically significant habitats in Fingal and adjacent areas can be evaluated and which 

The response has been noted and the 

information provided has informed the 

preparation of the Environmental Report. 
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Environmental Authority Outline of Nature of the Submission Response to consideration of nature of 

submission 

mitigation measures that SEA and parallel Appropriate Assessment (AA) suggest will be 

required to avoid any adverse effects identified must be targeted to achieve. Further, the 

Department considers an accurate evaluation of the potential effects of proposed Variation 

No. 1 on plants, animals and ecologically valuable habitats will be achieved by the SEA process 

and appropriate mitigation measures to minimise possible adverse effects of Variation No. 1 

on biodiversity developed. 

DAU further state that AA shall be carried out in tandem with the SEA as the designated Special 

Areas of Conservation (SACs) and Special Protection Areas (SPAs) in or neighbouring Fingal are 

coastal or marine sites, including several large estuarine sites which have been designated as 

both SACs and SPAs, to which Fingal’s rivers largely drain, it will be necessary that the AA to 

be undertaken shall identify all potential sources of pollution of these rivers and the 

downstream estuaries which might result from eventual residential and associated 

development of lands re-zoned under Variation No. 1, and provide for mitigation measures to 

be incorporated in such development to prevent pollution from these potential sources. 

The estuarine sites concerned and the rivers draining to them are the Rogerstown Estuary 

SAC/SPA and the Ballyboghil Stream, the Malahide Estuary SAC/SPA and the Broadmeadow 

and Ward Rivers, Turvey Stream and Gaybrook and the Baldoyle Estuary SAC/SPA and the 

Sluice and Mayne Rivers. 

The response has been noted and the 

information provided has informed the 

preparation of the Environmental Report. 

The submission states that the AA should also evaluate the possible effects that the Proposed 

Variation No 1 may have on the ex-situ usage of lands outside the estuarine SPAs referred to 

and other Fingal coastal SPAs by Special Conservation Interest (SCI)/QI bird species for these 

European sites. Populations of a number of SCI bird species for Fingal SPAs are known to 

forage to a considerable extent outside the SPAs with which these populations are associated, 

often some distance away and inland from the relevant SPAs. SCI species recently involved in 

such ex-situ foraging in Fingal include curlew, black-tailed godwit, oystercatcher, lapwing, 

golden plover, black-headed gull, light-bellied brent goose and greylag goose. Amongst the 

lands so utilised by SCI birds, as well as agricultural lands, some of which may be re-zoned 

under Variation No. 1, are amenity lands and especially playing fields in parks, and school and 

club grounds. Increased human populations in the catchments of such amenities, arising from 

accelerated residential development facilitated by Proposed Variation No. 1, may lead to 

The response is noted. In response, the proposed 

variation relates to the rezoning of 11 no. 

relatively small areas of land for residential use in 

accordance with national policy. The sites are 

within, adjacent or contiguous with existing 

development boundaries across dispersed 

settlement areas. The provisions of the existing 

Fingal Development Plan 2023-2029 will provide 

for appropriate and adequate measures to avoid 

adverse environmental impact and compliance 

with the findings of the Appropriate Assessment 
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Environmental Authority Outline of Nature of the Submission Response to consideration of nature of 

submission 

proposals for the installation of artificial pitches to replace existing playing fields used by SCI 

birds; the possibility of adverse effects on the integrity of SPAs as a result of the provision of 

artificial pitches reducing the foraging areas available to SCI species should consequently be 

evaluated in the AA and SEA carried out in relation to Proposed Variation No. 1. Such AA and 

SEA should also evaluate the possibility of microplastics originating from artificial pitches 

adversely affecting downstream waterbodies, including the estuarine and coastal SPAs and 

SACs. 

/ NIR prepared for the existing Development Plan 

2023-2029. 

The variation does not propose any changes to 

recreational or sports facilities and as such any 

potential considerations on such changes would 

be addressed under the project specific 

requirements for environmental assessments, 

including screenings for EIA and AA, as 

appropriate. 
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2.5 SEA Environmental Report 

The current stage of the SEA process (Stage 3) involves the preparation of the Environmental Report for the 

identification, description, evaluation and mitigation of the potential environmental impacts associated with 

the Variation No.1 and the alternatives taking account of the geographical scope of the Plan.  

Article 5(1) and Annex I of the SEA Directive provide detail on the information to be included in an 

Environmental Report.  

2.6 SEA Statement 

Following approval of the Variation No.1, an SEA Statement (Stage 4) will be prepared which includes 

information on: 

■ How environmental considerations have been integrated into the Variation No.1, highlighting the 

main changes to the Variation which resulted from the SEA process; 

■ How the SEA Environmental Report and consultations have been taken into account, summarising 

the key issues raised in consultations and in the Environmental Report indicating what action was 

taken in response; 

■ The reasons for choosing the Variation in the light of the other alternatives, identifying the other 

alternatives considered, commenting on their potential effects and explaining why the Variation, as 

adopted, was selected; and 

■ The measures decided upon to monitor the significant environmental effects of implementing the 

Variation. 

2.7 Strategic Flood Risk Assessment  

McCloy Consulting were appointed by Fingal County Council (FCC) to undertake a Strategic Flood Risk 

Assessment (SFRA) with respect to Variation 1 of the Fingal Development Plan 2023-2029. The SFRA concludes 

as follows: 

‘In summary, the proposed land use zonings for the thirteen sites included in the proposed variation 

are considered ‘appropriate’ as per the OPW Guidelines and do not require the application of a Plan-

Making Justification Test.  

The Sequential Approach and guidance outlined in the OPW Guidelines and Fingal CDP SFRA should be 

applied in any future development proposals relevant to the subject variation sites.’ 

Refer to the Flood Risk Assessment (McCloy 2025) prepared as part of the Variation No.1 for further details. 

2.8 SEA Guidance 

The SEA Environmental Report reflects the requirements of Directive 2001/42/EC on the assessment of the 

effects of certain plans and programmes on the environment (the SEA Directive) and the national implementing 

Regulations S.I. No. 436 of 2004, as amended by S.I. No. 201 of 2011, and by the PDR 2001, as amended. 

The following principal sources of guidance were used in the SEA process including in the preparation of this 

Environmental Report: 

■ Directive 2001/42/EC on the assessment of Certain Plans and Programmes on the Environment. 

■ S.I. No. 436 of 2004 - Planning and Development (Strategic Environmental Assessment) Regulations 2004. 

■ S.I. No. 201 of 2011 - Planning and Development (Strategic Environmental Assessment) (Amendment) 

Regulations 2011. 
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■ Planning and Development Act 2000, as amended.  

■ Planning and Development Regulations 2001, as amended. 

■ Guidance on Implementation of Directive 2001/42/EC, European Commission, 2004, at:  

http://ec.europa.eu/environment/archives/eia/pdf/030923_sea_guidance.pdf 

■ SEA of Local Authority Land Use Plans - EPA Recommendations and Resources. EPA, Version 1.27 updated 

October 2025. 

■ SEA Pack. EPA, Updated January 2024. 

■ SEA Spatial Information Sources Inventory. EPA, May 2025. 

■ SEA Resource Manual for Local and Regional Planning Authorities. EPA, 2015. 

■ Good Practice Guidance on Strategic Environmental Assessment (SEA) and Landscape. EPA, December 

2023. 

■ Guidance on Strategic Environmental Assessment (SEA) Statements and Monitoring. EPA, March 2023.  

■ Good Practice Guidance on Cumulative Effects Assessment in Strategic Environmental Assessment. EPA, 

January 2020. 

■ Guidance on Strategic Environmental Assessment - Environmental Impact Assessment Tiering, EPA, 2021. 

■ Local Authority Climate Action Plan Guidelines. Department of the Environment, Climate and 

Communications, March 2023. 

■ EPA Mapping. Environmental Mapping / Geographical Information System (GIS) tools are available at: 

http://gis.epa.ie/SeeMaps 

■ EPA Water and Air Quality Reports at: https://www.epa.ie/pubs/legislation/air/quality/ 

■ EPA Ireland’s State of the Environment Report 2024, https://www.epa.ie/publications/monitoring--

assessment/assessment/state-of-the-environment/irelands-state-of-the-environment-report-2024.php  

■ EPA Ireland’s Environment – An Integrated Assessment 2020 at: https://www.epa.ie/our-

services/monitoring--assessment/assessment/irelands-environment/state-of-environment-report-/# 

■ SEA (EPA) Spatial Information Sources at: http://www.epa.ie/pubs/advice/ea/ 

■ Developing and Assessing Alternatives in Strategic Environmental Assessment, EPA 2015 at: 

https://www.epa.ie/publications/research/biodiversity/EPA-157_web.pdf  

■ Integrating Climate Change into Strategic Environmental Assessment in Ireland - A Guidance Note. EPA, 

2019. 

■ Climate Action Plan 2025. Department of Environment, Climate and Communications, 2025. 

■ Circular Letter PL 9/2013: Article 8 (Decision Making) of EU Directives 2001/42/EC on Strategic 

Environmental Assessment (SEA) as amended. Department of Environment, Community and Local 

Government, 2013. 

■ Circular Letter PSSP 6/2011: Further Transposition of EU Directive 2001/42/EC on Strategic Environmental 

Assessment (SEA). Department of Environment, Community and Local Government, 2011. 

■ Circular Letter SEA 1/08 & NPWS 1/08: Appropriate Assessment of Land Use Plans. Department of 

Environment, Heritage and Local Government, 2008. 

■ Integrated Biodiversity Impact Assessment - Streamlining AA, SEA and EIA Processes: Practitioner’s 

Manual. Strive Report Series No. 106. Department of Environment, Community and Local Government, 

2013. 

■ Guidance on Integrating Climate Change and Biodiversity into Strategic Environmental Assessment. 

European Commission 2013. 

■ Managing Natura 2000 Sites - The provisions of Article 6 of the ‘Habitats’ Directive 92/43/EEC. European 

Commission, 2000, at: 

http://ec.europa.eu/environment/archives/eia/pdf/030923_sea_guidance.pdf
http://gis.epa.ie/SeeMaps
https://www.epa.ie/pubs/legislation/air/quality/
https://www.epa.ie/publications/monitoring--assessment/assessment/state-of-the-environment/irelands-state-of-the-environment-report-2024.php
https://www.epa.ie/publications/monitoring--assessment/assessment/state-of-the-environment/irelands-state-of-the-environment-report-2024.php
https://www.epa.ie/our-services/monitoring--assessment/assessment/irelands-environment/state-of-environment-report-/
https://www.epa.ie/our-services/monitoring--assessment/assessment/irelands-environment/state-of-environment-report-/
http://www.epa.ie/pubs/advice/ea/
https://www.epa.ie/publications/research/biodiversity/EPA-157_web.pdf
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http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/provision_of_art6_ 

en.pdf 

■ Assessment of plans and projects significantly affecting Natura 2000 sites - Methodological guidance on 

the provisions of Article 6(3) and (4) of the Habitats Directive 92/43/EEC. European Commission, 2002, at: 

http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/natura_2000_asses 

s_en.pdf 

■ Appropriate Assessment of Plans and Projects in Ireland. National Parks and Wildlife Service, 2009, at: 

http://www.npws.ie/publications/archive/NPWS_2009_AA_Guidance.pdf 

2.9 Appropriate Assessment 

The EU Habitats Directive (92/43/EEC) requires an Appropriate Assessment (AA) to be carried out where a plan 

or project is likely to have a significant impact on a Natura 2000 site. Natura 2000 sites include Special Areas 

of Conservation (SAC) and Special Protection Areas (SPA).  

Stage 1 is to establish whether AA is required for the particular plan or project. This stage is referred to as 

‘screening for the requirement for AA’, and its purpose is to determine, on the basis of a preliminary 

assessment and objective criteria, whether a plan or project, alone or in combination with other plans or 

projects, could have significant effects on a Natura 2000 site, in view of the site’s conservation objectives.  

As set out in Department Circular Letter SEA 1/08 & NPWS 1/0813 (15 February 2008), Screening for AA is of 

relevance to SEA screening in that “where following screening, it is found that the draft plan or amendment 

may have an impact on the conservation status of a Natura 2000 site or that such an impact cannot be ruled 

out, adopting the precautionary approach: 

■ An AA of the plan must be carried out, and  

■ In any case where SEA would not otherwise be required, it must also be carried out.”  

Hence, where a plan requires AA, it shall also require SEA. 

A Stage 2 Appropriate Assessment (AA) and the preparation of a Natura Impact Statement (NIS) has been 

undertaken alongside the preparation of the Variation No.1 and the SEA Environmental Report. 

The AA/NIS has concluded that the Variation No.1 will not affect the integrity of the Natura 2000 network. 

 
13 NPWS SEA letter: https://www.npws.ie/sites/default/files/general/circular-sea-01-08.pdf  

http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/provision_of_art6_%20en.pdf
http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/provision_of_art6_%20en.pdf
http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/natura_2000_asses%20s_en.pdf
http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/natura_2000_asses%20s_en.pdf
http://www.npws.ie/publications/archive/NPWS_2009_AA_Guidance.pdf
https://www.npws.ie/sites/default/files/general/circular-sea-01-08.pdf
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3 Description of the Proposed Draft Variation No.1 to the Fingal 
Development Plan 2023-2029 

3.1 Purpose of the Variation 

The Revised National Planning Framework (NPF) was approved by the Oireachtas in April 2025. The 

Revised NPF sets high-level policy for national growth and development, revised to account for recent 

demographic changes. 

The Revised NPF also sets updated targets for population and housing growth, with National Policy 

Objective 42 targeting the delivery of approximately 50,000 additional homes per annum to 2040. 

These new targets reflect the results of Census 2022 and research by the Economic and Social Research 

Institute (ESRI) and others.  

Under Section 10 of the Planning and Development Act 2000, the Core Strategy of the Fingal 

Development Plan must be consistent with the national and regional development objectives of the 

National Planning Framework. 

In July 2025, the Minister for Housing, Local Government and Heritage issued Section 28 

Guidelines, NPF Implementation: Housing Growth Requirements and accompanying circular. These 

Guidelines provide detailed guidance on how City and County Councils should review their statutory 

development plans in order to incorporate the updated targets of the Revised NPF. 

The Guidelines set new annual housing delivery targets for each local authority. Policy and Objective 1 

of the Guidelines require these to be incorporated into City and County Development Plan, while Policy 

and Objective 2 allow for the provision of up to 50% over and above the housing growth requirement 

for each local authority.  

Finally, Policy and Objective 3 require planning authorities to incorporate the objectives and targets set 

out in the Guidelines into City and County Development Plans as quickly as possible through the 

variation of adopted plans.  

The Guidelines also state that planning authorities should review the adequacy and capacity of existing 

zoned lands and consider the zoning of alternative lands where necessary.  

Fingal County Council has reviewed the Core Strategy of the Fingal Development Plan 2023-2029 (FDP) 

and in order to ensure consistency with the Revised NPF and NPF Implementation: Housing Growth 

Requirements Guidelines, this Variation is now proposed. 

It is noted that the National Planning Framework (First Revision) was subject to full Strategic 

Environment Assessment (SEA) and Stage 2 Appropriate Assessment (AA). 

3.2 Existing Housing Target Requirements  

The existing Core Strategy of the Fingal Development Plan 2023-2029 sets population and housing 

growth targets for each area and settlement in the County to 2029. These targets are consistent with 

the previous 2018 version of the National Planning Framework and the 2020 Housing Supply Target 

Methodology for Development Planning Guidelines, which have now been superseded.  

The purpose of the Core Strategy is to set the expected population, housing, and employment growth 

for the County, to set overall land use zoning targets, and to provide a settlement hierarchy for the 

County which directs development appropriately over the plan period. The Core Strategy must be 

consistent with the National Planning Framework, the Regional Spatial and Economic Strategy for the 

Eastern and Midlands Region, and relevant national guidelines.   
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The current Core Strategy sets the following housing growth requirements for the County for the period 

2023-2029, based on previous national population and housing projections:  

Table 3.1 Existing Population and Housing requirements (FDP 2023-2029 Core Strategy)  

Existing Housing 
Supply Target 
2023-2029  

Existing Annual 
Housing Supply 
Target  

Total Residential 
Zoned Land (Ha.) 
(2023)  

Capacity (Homes, 
2023) 

Annual Housing 
Capacity 

16,425 homes 2,738 homes/year 1,014  35,001 5,834 

 

3.3 NPF Implementation: Housing Growth Requirements Guidelines   

The NPF Implementation: Housing Growth Requirements Guidelines published in July 2025 provide 

updated targets for housing supply at local authority level. The targets are based on population and 

housing demand projections undertaken by the Economic and Social Research Institute (ESRI) in 2024 

(incorporated into the NPF First Revision) and on unmet structural housing demand since 2016. The 

Guidelines set a target of addressing this unmet demand in the near term and up to 2034.  

The Guidelines set new, long-run “Annual New Housing Growth Requirements” for each local authority 

to 2034 and beyond to 2040.   

Table 3.2 New Annual Housing Targets 2025-2040 from NPF Implementation Guidelines  

Timeframe  National  Fingal  

2025-2034  55,598/year 3,153/year 

2035-2040  41,312/year 2,146/year 

Total  803,852 homes 44,406 homes 

The Guidelines also provide for ‘additional provision’ of up to 50% above the baseline housing growth 

requirement, which recognises that a proportion of zoned lands are not activated over the period of a 

development plan. This is an increase from the 25% uplift previously allowable. Policy and Objective 2 

states that this ‘additional provision’ of up to 50% should be reflected within the relevant City or County 

Development Plan.   

The Guidelines also state that additional provision should be justified, and that “the criteria for the 

selection of land and sites should be carried out in accordance with the existing provisions of the 

“Development Plans - Guidelines for Planning Authorities” (2022).”  

The current Fingal Development Plan is due to expire in April 2029. Under the Planning and 

Development Act 2024, new development plans will have a 10-year lifespan. The NPF Implementation 

Guidelines therefore state that planning authorities “should consider as an immediate priority the 

suitability of lands for development over a 12 year plus period (to encompass the remaining period of 

the current adopted plan and the lifespan of the new 10-year development plan).”  

3.4 Revised housing requirements   

The following table sets out the new housing requirements for Fingal as set by Appendix 1 of the NPF 

Implementation: Housing Growth Requirements Guidelines, and the potential maximum 50% additional 

provision. The Guidelines set a new annual housing growth requirement of 3,153 homes for Fingal to 

2034.  

It is recommended that the full allowance of additional provision (i.e. an additional 50%) should be 

accounted for in reviewing the Core Strategy.  The Revised National Planning Framework population 

and housing growth projections run to 2040. As a result, the Guidelines set annual housing 
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requirements for Fingal which run to 2040. This also reflects the aim for longer-term and more strategic 

10-year development plans under the Planning and Development Act 2024. The targets aim for unmet 

demand from 2017 to 2024 to be cleared over the period 2025-2034; as a result, annual targets are 

slightly lower from 2035. 

Table 3.3 Housing Requirements for Fingal County Council as set out in the NPF Implementation 
Guidelines  

Percentage of 
Baseline 
Requirements  

Existing Annual 
2023 Housing 
Requirement 
(Housing Supply 
Target)  

Adopted 
Development Plan 
– Annual Housing 
Requirement 
(Housing Supply 
Target)  

New Annual 
Housing Growth 
Requirement to 
2034  

New Annual New 
Housing Growth 
Requirement 2035 
to 2040  

100%  1,717 homes 2,738 homes 3,153  2,146  

150%  N/A  N/A  4,730  3,219  

 

Table 3.4 Total Housing Requirements for Fingal County Council to 2029 

Adopted Plan 
Annual (Target & 
Capacity) 

New Annual to 
2034 

150% New Annual Requirement with 
headroom 2025 to 
2029 

New CDP 
requirement 2023 
to 2029 

2,738 homes 
target,  
5,834 homes 
capacity 

3,153 4,730 23,650 29,126 

3.5 Summary of Land Available and Land Required  

The existing Development Plan Core Strategy (which was prepared having regard to the requirements 

of the previous ‘Housing Supply Target Methodology’ Guidelines (2020)) provided sufficient residential 

zoned land to meet the original, adopted housing supply target.   

However, the Revised NPF and the NPF Implementation Guidelines have set a new, higher housing 

target. They have also set a new potential allowance for additional zoned land provision of 50% above 

baseline requirements, which is based on a recognition by Government of the need to account for 

headroom and lands not activated.  

The previous targets for 2023-2024, alongside the new targets for 2025-2029 and planning for 50% 

additional provision, result in a total requirement of 29,126 for the whole Development Plan period. A 

total of 6,770 new units has been completed under the current Development Plan (to Q3 2025), leaving 

22,356 outstanding. With identified residential zoned land capacity (not including permissions) of 

17,700, a shortfall of c. 4,600 is identified. 
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4 Approach to Proposed Variation 

In order to maintain a robust supply of residential zoned land for development, it is recommended to 

provide for lands sufficient for approximately 5,000 new units, through the following measures: 

■ To vary the Fingal Development Plan 2023-2029 to provide for lands sufficient for approximately 

5,000 new units, with the following amendments recommended:  

□ To vary the Fingal Development Plan 2023-2029 to zone for approximately 2,500 residential 

units on additional residential-zoned land, in order to provide in part for the additional housing 

land supply necessary to meet Fingal County Council’s new annual housing delivery 

requirement.  

□ To vary the Fingal Development Plan to remove the ‘Long-Term Strategic Reserve’ designation 

for Dunsink and to provide that development in Dunsink will be in accordance with a 

forthcoming Local Area Plan for the area. This will provide a plan-led approach to the 

development of Dunsink and will facilitate the early release of the remainder of the additional 

housing land required for the County to 2029, with capacity for approximately 2,500 new units.  

■ To vary Fingal Development Plan to update Table 2.14 (the Core Strategy table) to reflect the new 

housing delivery requirement, to allocate this requirement across the settlement hierarchy, and to 

reflect updated zoned land allocations.  

■ To vary the Fingal Development Plan to incorporate a series of amendments to the text necessary 

to reflect the above changes and the adoption of the Revised National Planning Framework.  

■ To progress a statutory Local Area Plan for Dunsink in Q1 2026.  

4.1 Additional Land Use Zonings 

In order to maintain the supply of suitable residential zoned lands for development, it is recommended 

to re-zone a limited quantity of lands not currently zoned for residential development. This will 

comprise land with capacity for approximately 2,500 units.  

The Development Plan Guidelines (2022) and the Revised National Planning Framework set criteria for 

choosing lands for development. These prioritise lands that are serviced or capable of being serviced 

within the short term, including connections to transportation access, water supply, and foul and 

surface water drainage.   

The Revised NPF also requires at least 40% of all homes nationally, and 50% of new homes targeted in 

Dublin City and Suburbs, to be within existing built-up settlement footprints, and requires compact and 

sequential patterns of growth.   

Lands have been examined across the County and sites potentially suitable for development have been 

identified. The sites recommended for re-zoning to residential uses have therefore been identified on 

the basis of the proper planning and sustainable development of the County and the need to ensure 

the compact growth and sequential development of existing settlements.  

The ongoing selection of land suitable for re-zoning is also informed by the County’s settlement 

hierarchy, as set out in the Core Strategy of the Development Plan. Furthermore, this exercise has 

focussed on lands that could be brought forward in the short term (by 2029), and lands that require 

significant infrastructure provision are not recommended for re-zoning at this stage.  

While the land selected are not currently zoned for residential development, the final recommendation 

will comply with the requirements of the Development Plan Guidelines and relevant national and 
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regional requirements. The intended outcome of this exercise is to identify and recommend lands that 

have access to necessary infrastructure and social services, have no significant challenges or 

impediments to development and have capacity to deliver new housing within the lifetime of the 

Development Plan.  

It is envisaged that the lands to be identified will have the capacity to deliver in the region of 2,500 new 

units during the lifetime of the Fingal Development Plan 2023-2029. 

These lands include the following: 

■ Site 4.1 (c. 3.9 ha) on Sheet 4 – School Lane, Balrothery: rezone from ‘GB’ Green Belt to ‘RA’ 

Residential Area and amend development boundary accordingly 

■ Site 5.1 (c. 10.5 ha) on Sheet 5 – Holmpatrick, Skerries: rezone from ‘GB’ Green Belt and ‘OS’ 

Open Space to ‘RA’ Residential Area and amend development boundary accordingly 

■ Site 6A.1 (c. 3.6 ha) on Sheet 6A – Causetown, Lusk: rezone from ‘OS’ Open Space and ‘RU’ Rural 

to ‘RA’ Residential Area and amend development boundary accordingly 

■ Site 6A.2 (c. 5.7 ha) on Sheet 6A – Racecourse Road, Lusk: rezone from ‘RU’ Rural to ‘RA’ 

Residential Area and amend development boundary accordingly 

■ Site 9.1 (c. 6.4 ha) on Sheet 9 – Seamount, Malahide: rezone from ‘RU’ Rural To ‘RA’ Residential 

Area and inclusion of new Local Objective A - Facilitate the provision of east/west and 

north/south linkages to ensure permeability within the area and amend development boundary 

accordingly 

■ Site 9.2 (c. 10.8 ha) on Sheet 9 – Broomfield West, Malahide: rezone from ‘GB’ Green Belt To 

‘RA’ Residential Area and amend development boundary accordingly 

■ Site 9.3 (c. 1.2 ha) on Sheet 9 – Greenwood, Kinsealy: rezone from ‘GB’ Green Belt to ‘RV’ Rural 

Village and amend development boundary accordingly 

■ Site 9.4 (c. 7.1 ha) on Sheet 9 – Kinsealy Lane, Kinsealy: rezone from ‘GB’ Green Belt To: ‘RV’ 

Rural Village and inclusion of new Local Objective B - Facilitate the provision of north/south 

linkages to ensure pedestrian and active travel linkages within the area and amend development 

boundary accordingly 

■ Site 9.5 (c. 2.7 ha) on Sheet 9 – Hole in the Wall Road: rezone from ‘GB’ Green Belt To: ‘RA’ 

Residential Area and amend development boundary accordingly 

■ Site 13.1 (c. 9.1 ha) on Sheet 13 – West of Barnhill: rezone from ‘GB’ Green Belt To: ‘RA’ 

Residential Area and amend development boundary accordingly 

■ Site 13.2 (c. 0.52 ha) on Sheet 13 – Clonsilla Road, Clonsilla: rezone from ‘OS’ Open Space To: 

‘RA’ Residential Area and amend development boundary accordingly 

■ Site 13.3 (c. 435.9 ha) on Sheet 13 Strategic Land Reserve Designation: Replace Long Term 

Strategic Reserve designation with Local Area Plan designation 

4.2 Long Term Strategic Reserve at Dunsink  

It is further recommended that the Council provide for the release of lands currently zoned for 

residential development but designated as Long-Term Strategic Reserve. There are two Strategic 

Reserve areas in the County, at Dunsink (including 160 ha. of residential zoned land) and Lissenhall (224 

ha. of mixed-use zoned land). Both areas are recognised as significant longer-term strategic landbanks 

in the Dublin Metropolitan Area Strategic Plan (MASP) of the Eastern and Midlands Regional Spatial and 

Economic Strategy (RSES) 2019-2031.  

Lands at Lissenhall are not suitable for development at present. These lands require improvements to 

surrounding transport infrastructure including the progression of the Metrolink. Dunsink comprises the 

largest bank of undeveloped land within the M50 and is strategically located. It is recognised as a major 
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strategic landbank in the RSES with long term potential to develop a new district centre, subject to 

enabling infrastructure including the LUAS extension to Finglas.   

Work has progressed to prepare a local statutory plan for Dunsink, in line with Objective CSO31 of the 

Development Plan. This builds on the feasibility study undertaken for the area. It is recommended that 

the Council now provide for the progression of a limited portion of lands at Dunsink, with capacity for 

approximately 2,500 units. This is to be progressed in a phased approach, given the scale and nature of 

Dunsink and the requirement to adopt a longer-term strategic approach to ensure the creation of a 

sustainable future neighbourhood.  

The statutory plan for entirety of the lands at Dunsink, a draft Local Area Plan, will be published in early 

2026. This LAP will provide for the phasing of Dunsink lands, with the first phase to allow land for 

approximately 2,500 units and associated services/infrastructure to be progressed under the current 

Development Plan.  

Dunsink presents a unique opportunity for the sustainable development of a well-located new 

neighbourhood within the M50. The LUAS extension to Finglas has received planning permission, and 

the Council is in a strong position to plan for necessary infrastructure and funding and to provide 

infrastructure and housing on publicly owned lands in the area. 

It is recommended that the Fingal Development Plan 2023-2029 be varied to remove the ‘Long Term 

Strategic Reserve’ designation from the Dunsink lands. It is also recommended that the text of relevant 

portions of the Development Plan be amended to reflect the new plan-led approach to Dunsink and to 

facilitate the early release of the remainder of the additional housing land required for the County to 

2029. 

4.3 Other Required Amendments to the Development Plan  

The changes in housing targets and the recommended release of lands outlined in this report would 

necessitate several amendments to the text of the Fingal Development Plan 2023-2029. These are 

required to ensure consistency with the Revised NPF, the NPF Implementation Guidelines, and the 

recommended land use zoning and designation changes. It is proposed that all consequent 

amendments are included as part of this Variation to the Development Plan.   

These amendments include re-drafting Table 2.14 of the Development Plan (the Core Strategy Table). 

This is to reflect the new housing requirement, to allocate the new requirement across the settlement 

hierarchy, and to outline total lands zoned across the County. The existing County settlement hierarchy 

will remain in place, and the distribution of new residential zoned lands has been guided by the 

settlement hierarchy as required by national and regional policy.  

Furthermore, a series of changes to the text of Chapter 2 of the Development Plan are required. All 

references to the previous Housing Supply Target are to be replaced with the new housing growth 

requirement. As noted, policy related to Dunsink would also be amended to reflect the accelerated 

progression of a statutory plan for the area.   

4.4 Compliance with National and Regional policy  

The Variation has been informed by the proper planning and sustainable development of the County 

and by relevant national and regional policy. In particular, the Revised National Planning Framework 

puts compact growth and sustainable development at the heart of the planning system. The 

recommended provision of additional residential zoned land for approximately 5,000 new units would 

prioritise lands within or contiguous to existing settlements.  
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Half of the recommended land provision will comprise the release of long-term strategic reserve lands 

in Dunsink. These lands are within the Dublin City and Suburbs urban area and can be connected to 

existing and planned services and transportation. The variation therefore would comply with National 

Policy Objective (NPO) 4 of the Revised NPF, which requires at least half of future population growth to 

be focused on the existing cities and their suburbs.   

The Variation will also comply with NPOs 7-9, which required at least 40% of all homes nationally (50% 

targeted for cities and 30% for other settlements) to be within the built-up footprint of existing 

settlements.   

The site selection process has prioritised lands that can deliver compact and sequential patterns of 

growth. It has also prioritised lands that can be accessed by public transportation. This also ensures that 

denser and more sustainable patterns of development can be achieved, avoiding car-dependent urban 

sprawl-type growth and more efficient land use.  

4.5 Revisions to Objectives within the Fingal Development Plan 2023-2029 

The proposed changes to the text of the Written Statement are set out in detail in the Draft Variation 

No.1 and include the location (page number) and section the proposed alteration relates to in the 

Written Statement.  

Deletions to the text are shown in red text with a strikethrough. New text to be inserted is shown in 

green text.  The revisions to the objectives of the Fingal Development Plan 2023-2029 are summarised 

below. 

■ Chapter 2, Objective CSO8, page 58 

Amend the text as follows:  

Objective CSO8 – Protection of Long-Term Strategic Reserve  

Protect the long-term strategic reserve land banks at Lissenhall for potential future residential 

growth and to restrict development except for reasonable intensification of, extensions to and 

improvement of premises within these areas, subject to normal planning criteria. 

■ Chapter 2, Section 2.7,2 Policies and Objectives, page 80 

Amend the text as follows: 

Objective CSO31 – Dunsink  

Prepare a local statutory area plan for the Long Term Sstrategic Reserve lands bank at Dunsink 

during the lifetime of this Development Plan, in consultation with the relevant stakeholders, 

including an infrastructural audit with costings and implementation strategy to enable 

sustainable regeneration and development of the area that is cognisant of, and sensitive to the 

significant historic buildings within the area including the nationally important architectural 

heritage site of Dunsink Observatory. This plan shall include Dunsink Observatory lands and the 

provision of a Planetarium. 

■ Appendix 8, Map Based Local Objectives, page 227 

Amend the following:  

Local Objective 104 

The Council will have due regard to the FCC document ‘Feasibility Study – Dunsink Lands, Co. 

Dublin’ (February 2022) and its accompanying statements (comprising Surface Water 
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Management Plan, Transport Appraisal and Area Based Transport Assessment) in the 

preparation of a local area statutory plan for lands at Dunsink in order to ensure the realisation 

of the development vision for Dunsink set out on p.26 of the Feasibility Study as follows: 

“Development of a low-carbon mixed-use transit-orientated urban quarter which prioritises 

active travel and public transport modes both within and outside, is well connected to the wider 

City via high quality public transport and active travel infrastructure and seeks to protect and 

enhance the environmental and historic character of the area.” 

■ Appendix 8, Map Based Local Objectives, page 229 

Include the following new local objective relating to lands to the south of Seamount Road, 

Malahide:  

Local Objective A 

Facilitate the provision of east/west and north/south linkages to ensure permeability within the 

area.     

■ Appendix 8, Map Based Local Objectives, page 229 

Include the following new local objective relating to lands east of Kinsealy Lane, Kinsealy:  

Local Objective B 

Facilitate the provision of north/south linkages to ensure pedestrian / cycle permeability within 

the area.  
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5 Relationship to Relevant Plans and Programmes 

5.1 Overview 

The Fingal Development Plan 2023-2029, including Variation No.1, has been prepared in accordance 

with the Planning and Development Act, 2000 (as amended) which sets out the statutory requirements 

and content of a development plan. In accordance with the Planning and Development Act, the Plan is 

strategic in nature for the purposes of developing objectives to deliver an overall strategy for the proper 

planning and sustainable development of the county and has taken account of the statutory obligations 

of the Council and the relevant policies or objectives of the Government or Ministers of the 

Government. 

As part of the SEA process, it is necessary to consider the environmental protection objectives, 

established at the international; European and national level which are relevant to the Variation No.1 

and how they have been taken into account during the preparation of the Plan. In its making, the 

Variation No.1 must comply with relevant higher-level strategic actions / plans. These documents 

include plans and programmes, which have also been subject to their own environmental assessment 

processes, as relevant, are detailed below. 

5.2 Planning Hierarchy 

The Variation No.1 has been framed within a hierarchy of other plans and programmes which range 

from international to county level. Development plans are formed by International, National and 

Regional level policy guidelines. This hierarchy of plans, programmes, policies, strategies, etc. sets the 

legislative and policy framework by which the County Development Plan must be formulated or varied. 

The International, National and Regional policies play a central role in establishing higher-level agendas 

and the county-level plan objectives. The Variation No.1 is required to have regard to the objectives of 

these higher level plans, in particular the regional level plans, to a county level basis. A review of higher-

level plans / programmes will be undertaken as will key environmental legislation which informs the 

environmental protection policies contained within the plan. 

In this instance, Variation No.1 must comply with the requirements of the EU and National Planning 

and Development-related legislation, as well as higher level plans including Project Ireland 2040: 

National Planning Framework (NPF); the Regional Spatial and Economic Strategy (RSES) for the Eastern 

and Midlands Region and National Plans (refer to Tables 5.1 to 5.3). The objectives of the NPF is applied 

on a regional basis through statutory Regional Spatial and Economic Strategies (RSES). The RSES must 

accord with the NPF and in turn, local authority development plans which address further detailed local 

matters, must be in accordance with the RSES. The Plan complies with a wide range of theme related 

plans and programmes such as the River Basin Management Plans, National Waste Management Plan, 

Climate Action Plan, etc. (refer to Table 5.2). Being a county-level plan, the Plan sets the framework for 

lower-level plans, such as local area plans and other county and lower level plans and programmes 

(refer to Table 5.3). Both the NPF and RSES, as well as the majority of other and lower level plans have 

also been subject to the Strategic Environmental Assessment (SEA) process. 

The relationship with other plans and programmes is discussed, as appropriate, under the Current State 

of the Environment in Section 5 of this Report. 

There is a legislative framework for the protection of the environment and our natural resources 

relevant to the Variation No.1. Table 5.1 below provides a list of the principle legislative framework. 

Table 5.2 and Table 5.3 below provides a working list of the principal plans and programmes influencing the 

study area, either directly or through European, National and / or County level policy. 
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Table 5.1 Legislative Framework 

Legislative Framework 

Planning and Development Act 2000, as amended Environmental Noise Directive (2002/49/EC) 

Planning and Development Regulations 2001, as 
amended 

Environmental Liability Directive (2004/35/EC) 

Strategic Environmental Assessment (SEA) Directive 
(2001/42/EEC) 

Fourth Daughter Directive (2004/107/EC) 

Environmental Impact Assessment Directive 
(2011/92/EU) as amended by (2014/52/EU) 

Renewable Energy Directive (2018/2001/EU) as amended 
by (EU/2023/2413)  

Habitats Directive (92/43/EEC) 
European Communities (Birds and Natural Habitats 
Regulations) 2011 (S.I. No. 477 of 2011) (as amended) 

Birds Directive (2009/147/EC) on the Conservation of 
Wild Birds, 1979 

Renewable Energies in the 21st Century: Building a More 
Sustainable Future 

Water Framework Directive (WFD) (2000/60/EC) EU 2020 climate and energy package 

Groundwater Directive (2006/118/EC) EU Renewable Energy Road Map 

Flood Directive (2007/60/EC) European Landscape Convention 2000 

Bathing Water Directive (2006/7/EC) Wildlife Acts 1976-2024 

Shellfish Waters Directive (2006/113/EC) The Water Services Act 2007, as amended 

Marine Strategy Framework Directive (2008/56/EC) Foreshore Act 1933, as amended 

Urban Wastewater Directive (91/271/EEC) Aquaculture Act 1997, as amended 

Drinking Water Directive (98/83/EC) Sea Fisheries & Maritime Jurisdiction Act 2006 

Waste Framework Directive (2008/98/EC) The National Monuments Act 1930-2014 

EU Landfill Directive (1999/31/EC) Roads Act 1993, as amended 

Water Environment (Abstractions and Associated 
Impoundments) Act 2022 

European Union (Birds and Natural Habitats) (Sea Fisheries) 
Regulations 2013, as amended  

Air Quality Directive (2008/50/EC) 
Historic and Archaeological Heritage and Miscellaneous 
Provisions Act 2023 

Directive (EU) 2024/2881 of the European Parliament 
and of the Council of 23 October 2024 on ambient air 
quality and cleaner air for Europe 

 

Table 5.2 Relevant National Plans and Programmes 

National & Regional Plans and Programmes 

National Planning Framework (NPF) Project 2040 
National Policy Position on Climate Action and Low Carbon 
Development 

National Planning Framework First Revision (April, 2025) 
Sectoral Climate Change Adaption Strategies and Low Carbon 
Roadmaps 

National Development Plan (NDP) 2021-2030 Spatial Planning and National Roads Guidelines (2012) 

Regional Planning Guidelines for the Greater Dublin 
Area 2010-2022 

National Sustainable Mobility Policy (2022) 
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National & Regional Plans and Programmes 

Regional Spatial and Economic Strategy (RSES) 2019-
2031 for the Eastern Midland Regional Assembly 
(EMRA) 

The Traffic and Transport Assessment Guidelines (2014) 

Ireland’s Environment - An Integrated Assessment 2020 Transport Strategy for the Greater Dublin Area 2022-2042 

National Mitigation Plan 2017 Design Manual for Urban Roads and Streets (2019) 

Our Sustainable Future - A Framework for Sustainable 
Development for Ireland (2012) 

The National Renewable Energy Action Plan 

Delivering Homes, Building Communities 2025-2030: 
An Action Plan on Housing Supply and Targeting 
Homelessness (2025) 

National Energy Efficiency Action Plan 2017-2020 

Design Standards for Apartments, Guidelines for 
Planning Authorities (2025) 

Strategy for the Future Development of National and 
Regional Greenways 2018 

Rebuilding Ireland: Action Plan for Housing and 
Homelessness - 2016 

The National Broadband Plan 2020 

Sustainable Residential Development and Compact 
Settlements Guidelines for Planning Authorities (2024) 

National Landscape Strategy for Ireland 2015-2025 

National 4th Biodiversity Action Plan 2023-2030 Architectural Heritage Protection Guidelines for Planning 
Authorities (2011) 

National Planning Framework Heritage Ireland 2030 

National Strategic Plan for Aquaculture Development 
2014- 2020 

Food Harvest 2020  

National CFRAMS Programme 
National Adaptation Framework Planning for a Climate 
Resilient Ireland 2018 and Review of the National 
Adaptation Framework 2022 

River Basin Management Plan for Ireland 2018-2021 Climate Action Plan 2025 

River Basin Management Plan 2022-2027 
Water Services Strategic Plan / Capital Investment 
Programme (Uisce Éireann) 

Water Action Plan 2024, A River Basin Management 
Plan for Ireland 

Ireland’s State of the Environment Report 2024 

The Planning System and Flood Risk Management 
(2009) 

Eastern Catchment Flood Risk Assessment and 
Management (CFRAM) Study 

Waste Action Plan for Circular Economy – Ireland’s 
National Waste Policy 2020-2025 

National Waste Management Plan for a Circular Economy 

2023-2029 

 

Table 5.3 Relevant Local Plans and Programmes 

Local Plans and Programmes 

FCC Delivery for All Corporate Plan 2025-2029 Noise Action Plan for Dublin Airport 2024-2028 

FCC Local Economic & Community Plan 2023-2028 FCC Culture and Creativity Strategy 2023-2027 

FCC Three Year Capital Programme 2026-2028 FCC Age Friendly Strategy 2018-2023  

FCC Climate Change Action Plan 2024-2029 
FCC Migrant Integration and Social Cohesion Strategy 
2019-2024  
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Local Plans and Programmes 

FCC Biodiversity Plan 2023-2030  
FCC Traveller Accommodation Programme (TAP) 2019-
2024  

FCC Heritage Plan 2024-2030 FCC Healthy Fingal Strategic Plan 2021-2025  

FCC Forest of Fingal - A Tree Strategy for Fingal (Draft)  FCC Sports Office Vision Statement 2019-2021  

The Geological Heritage of Fingal 2007 
FCC Tourism Statement of Strategy and Work Programme 
2017-2022  

FCC Strategic Plan for Housing People with Disability 2021-
2026 

FCC Fingal Libraries Development Plan 2024-2029 

FCC Social Inclusion Community & Activation Programme 
2024-2028  

FCC Arts Plan 2019-2025  

Noise Action Plan for the Agglomeration of Dublin 2024-
2028  

FCC Digital Strategy 2020-2023  

Noise Action Plan for Fingal County 2019-2023 FCC Litter Management Plan 2025-2028 
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6 Environmental Baseline and Issues  

6.1 Introduction  

Baseline data assists in assessing the current state of the environment, facilitating the identification, 

evaluation and subsequent monitoring of the effects of the Plan. Thus, this information creates a 

platform whereby existing issues relevant to Variation No.1 can be quantified, where possible, or 

qualified thereby ensuring that the implementation of Variation No.1 does not exacerbate identifiable 

problems. 

In line with the SEA Directive, short, medium and long-term effects (including reference to secondary, 

cumulative, synergistic, permanent and temporary, positive and negative effects) will be considered 

during the assessment. In accordance with S.I. 436 of 2004, as amended, consideration has been given 

to whether the environmental effects, both positive and negative, of Variation No.1 are likely to be 

significant. 

Baseline data will be collected for the various environmental receptors described in the SEA Directive 

i.e. biodiversity, population, human health, fauna, flora, soil, water, air, climate factors, material assets, 

cultural heritage including architectural and archaeological heritage and landscape.  

This is a first step in the process of evaluating the sensitivity of the environment. The SEA Directive 

requires that information is provided on ‘any existing environmental problems which are relevant to the 

Plan or programme’. Information is therefore provided on existing environmental problems which are 

relevant to the Plan, thus helping to ensure that the Plan does not exacerbate any existing 

environmental problems in the study area. 

The environmental aspects are described in line with the legislative requirements, under the following 

headings:  

■ Biodiversity (including Flora & Fauna); 

■ Population and Human Health; 

■ Land, Soils and Geology; 

■ Water Quality; 

■ Air, Noise and Climate; 

■ Cultural Heritage; 

■ Landscape; 

■ Material Assets; 

■ Interaction of the foregoing; and  

■ Cumulative Impacts. 

6.1.1 Geographical Area of the Plan 

Fingal County is one of four Local Authority areas in the Dublin region. The Plan covers the 

administrative area of Fingal County, which is 452 square kilometres metres (sq.km) in extent, and 

includes 88km of coastline, which stretches from Howth Head up to Balbriggan. Fingal hosts a variety 

of landscapes, enjoys significant economic advantages and is the fastest growing county in Ireland.  

Dublin International Airport is the country’s primary airport serving both Dublin and the country and is 

located within Fingal. Fingal is well served by air, rail and national roads and the county has one of the 

youngest and most diverse populations in the State. Fingal has experienced significant population and 

economic development since the adoption of the current Plan. 
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6.2 Biodiversity  

6.2.1 Introduction  

Biodiversity plays a significant role in the provision of clean air, water, healthy soils and food as well as 

visually contributing to a plan area with its natural beauty and heritage. Ireland has a rich diversity of 

ecosystems and wildlife in its terrestrial, freshwater and marine environments. However, over the last 

few decades, human impacts on biodiversity have accelerated and resulted in increased damage and 

loss of habitats and species, the diversification of wildlife and the degradation of our environment. On 

a global scale, biodiversity loss has been identified as one of the biggest threats facing humanity in the 

next decade. 

Biodiversity is vulnerable to climate change as it accelerates the destruction of the natural world 

through droughts, flooding and wildfires, while the loss and unsustainable use of nature are in turn key 

drivers of climate change. However biodiversity and nature are also vital in the fight against climate 

change.  

6.2.2 Overview of Biodiversity in Fingal 

Fingal County lies to the north of Dublin City and has an administrative footprint of 452 sq.km. Fingal 

has a rich biodiversity resource with its coast, countryside, and urban centres. Fingal stretches from the 

River Liffey and the Dublin City boundary in the south to the Meath boundary north of Balbriggan, and 

eastwards from the coast to the Meath and Kildare boundaries in the west. The county has a diverse 

character including both urban and rural areas, the coast, river valleys and upland areas.  

Fingal hosts a wealth of wildlife including a range of threatened habitats and species which are 

protected by law. Some of the most important sites for wildlife can be found along the coast. Baldoyle, 

Malahide and Rogerstown estuaries and the islands14 off the Fingal coast host a range of important 

habitats and species as well as being home to thousands of breeding and migratory birds. The sheltered 

waters of the estuaries provide nursery areas for many fish species that live out in the sea such as 

Herring, Seabass, Cod and Pollack. 

The extensive sand dune systems at Rush, Portrane, Donabate, Malahide, and Portmanock are some of 

our richest biodiversity hotspots in the county. They are also amongst the most fragile habitats around 

the Fingal coast and unfortunately much of the dune habitat is covered by golf courses, holiday homes 

or caravan parks.  

The inshore waters of the Irish Sea along the Fingal coast are classified as an important spawning and 

nursery area for several commercially important fish species such as Cod, Whiting, Place, Herring and 

Mackerel. These fish species spend their juvenile period in the calm waters in the estuaries and along 

the shore, before moving out to the Irish Sea.  

Despite its close proximity to Dublin City, much of Fingal County is still in agricultural use. Arable land 

and improved grassland make up most of the Fingal countryside. The bulk of the arable land is found in 

the fertile and well drained eastern part of the county, where the soils are particularly suited to market 

gardening, potato and cereal production. Livestock production is more common in the western part of 

the county.  

 
14 There are six islands located just off the Fingal coast - Ireland’s Eye, Lambay, Colt, St. Patrick’s, Shenick and 
Rockabill 
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The countryside also supports large numbers of the more general flora and fauna species and although 

these species may not be rare or protected itself, they are all part of the interrelated natural fabric of 

the countryside. 

Fingal has an extensive network of rivers and streams. The most important rivers are the Delvin, Matt, 

Corduff, Ballyboughal, Broadmeadow, Ward, Tolka, Liffey, Santry, Sluice and the Mayne River.  

■ Special Areas of Conservation (SAC), Special Protection Areas (SPAs), Natural Heritage Areas 

(NHAs), which are designated within / adjacent to the Plan area.  

■ Key ecological sensitivities within the county include those relating to: 

■ Proposed Natural Heritage Areas (pNHA). 

■ Ecological networks and connectivity.  

■ Lakes, canals, woodlands, wetlands, sand dunes, saltmarshes, grasslands and hedgerows.  

■ Aquatic and riverine ecology associated with various rivers and their tributaries and riparian 

buffer zones.  

■ Land cover mapping - CORINE. 

■ Nature Reserves. 

■ Certain entries to the Water Framework Directive Register of Protected Areas. 

■ Tree Preservation Orders (TPOs). 

■ Other sites of high biodiversity value or ecological importance. 

■ Watercourses and coastal zones.  

6.2.3 Biodiversity Action Plan  

Ireland’s fourth National Biodiversity Action Plan (NBAP) sets national biodiversity agenda for the period 

2023-2030. The Plan’s vision for Ireland in 2050 is as follows: 

Biodiversity in Ireland is valued, conserved, restored and sustainably used, maintaining ecosystem 

services, sustaining a healthy planet and delivering benefits essential for all people. 

The key objectives of the NBAP are as follows: 

■ Adopt a Whole-of Government, Whole of-Society Approach to Biodiversity; 

■ Meet Urgent Conservation and Restoration Needs; 

■ Secure Nature’s Contribution to People; 

■ Enhance the Evidence Base for Action on Biodiversity; 

■ Strengthen Ireland’s Contribution to International Biodiversity Initiatives. 

6.2.3.1 Fingal Biodiversity Action Plan 2023-2030 

The Fingal Biodiversity Action Plan (BAP) 2023-2030, highlights the importance and need to conserve 

and enhance Fingal’s natural heritage, with an ambitious programme of actions to protect the habitats, 

plants and animals that can be found in Fingal.  

The Fingal Biodiversity Action Plan puts forward an ambitious programme of a hundred actions to 

reverse the decline in biodiversity by 2030. The objectives of the Fingal BAP are:  

■ To increase our knowledge and understanding of biodiversity and monitor impacts of 

biodiversity actions through ecological research. 

■ To develop and maintain the Fingal Ecological Network and increase the resilience of the 

network by restoring degraded habitats and habitat creation. 

■ Tackle key pressures on species and habitats. 

■ To ensure that (inter)national targets for species and habitats are translated into effective 

conservation action at local level in Fingal. 
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■ To raise public awareness and encourage involvement in biodiversity action by the wider 

community. 

The county has a number of undeveloped or protected corridors of land, which act as links from the 

surrounding countryside into South Dublin, Meath, Kildare and into the urban core of Dublin City. The 

key corridors in Fingal are along the major rivers, including their floodplains and the adjacent farmland 

or parkland. The Liffey, Tolka, Ward, Broadmeadow, Ballyboghil, Corduff and Sluice rivers and their 

tributaries, are salmonid systems and are therefore of particular significance. These ecological networks 

and protected corridors include: 

■ Core Biodiversity Conservation Areas: Ramsar sites, Natura 2000 sites (Special Areas of 

Conservation (SAC) and Special Protection Areas (SPAs)), Natural Heritage Areas (NHA), 

proposed Natural Heritage Areas (pNHA), Statutory Nature Reserves, Refuges for Fauna, Annex 

I habitats outside designated sites, habitats of protected or rare flora. 

■ Ecological Buffer Zones around the Core. 

■ Nature Development Areas. 

■ Ecological Corridors and Stepping Stones.  

■ River Corridors along major rivers (River Liffey, River Tolka, River Ward, Broadmeadow River, 

Delvin River, Mayne River and Sluice River). 

■ Liffey Valley, connecting Wicklow, Kildare, South Dublin, Fingal and Dublin City.  

■ Royal Canal connects the River Shannon to Fingal / Dublin City and River Liffey / Dublin Bay.  

Other corridors include: 

■ River Matt, River Corduff, River Ballyboghil and River Santry.  These corridors are not subject to 

environmental designation. 

6.2.4 European Sites 

Fingal (including adjacent Plan areas), include a number of areas designated for protection under the 

EU Habitats Directive (92/43/EEC) which form part of a European network of important ecological sites 

known as the Natura 2000 Network. These include Special Areas of Conservation (SACs), which are 

legally protected under the EU Habitats Directive (92/43/EEC) and are selected for the conservation of 

Annex I habitats and Annex II species, and Special Protection Areas (SPAs), which are protected under 

the European Union Directive on the Conservation of Wild Birds 2009/147/EC. In Ireland, SACs and SPAs 

are known as European sites. 

There are 13 no. European sites within the administrative boundary of Fingal County. All European sites 

(i.e. SAC and SPA) located within Fingal County are listed in Table 6.1, as well as any European sites 

within 15km of the Plan area are considered, particularly where ecological links (source-pathway-

receptors) exist between the area of the Plan and other European sites. Refer to Figure 6.1.  

Table 6.1 European Sites located in and within a 15km buffer of the Plan Area15 

European Sites in County Fingal 

Site Code Special Areas of Conservation Site Code Special Protection Areas  

000208 Rogerstown Estuary SAC 004015 Rogerstown Estuary SPA 

000205 Malahide Estuary SAC 004025 Malahide Estuary SPA 

 
15 EPA AA Maps (2025).   
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European Sites in County Fingal 

Site Code Special Areas of Conservation Site Code Special Protection Areas  

000199 Baldoyle Bay SAC 004016 Baldoyle Bay SPA 

000202 Howth Head SAC 004113 Howth Head Coast SPA 

000204 Lambay Island SAC 004069 Lambay Island SPA 

002193 Ireland's Eye SAC 004117 Ireland's Eye SPA 

  004236 North-West Irish Sea SPA 

European Sites within a zone of influence (15km) of the County Boundary 

Site Code Special Areas of Conservation Site Code Special Protection Areas  

003000 Rockabill to Dalkey Island SAC 004122 Skerries Islands SPA 

000206 North Dublin Bay SAC 004158 River Nanny Estuary and Shore SPA 

000210 South Dublin Bay SAC 004006 North Bull Island SPA 

001209 Glenasmole Valley SAC 004024 
South Dublin Bay & River Tolka Estuary 

SPA 

002122 Wicklow Mountains SAC 004014 Rockabill SPA 

002299 
River Boyne & River Blackwater 

SAC 
004040 Wicklow Mountains SPA 

001957 Boyne Coast And Estuary SAC 004232 River Boyne & River Blackwater SPA 

001398 Rye Water Valley/Carton SAC 004080 Boyne Estuary SPA 

 

Conservation objectives for SACs and SPAs have been set for the habitats and species for which the 

sites have been selected. Site specific detailed conservation objectives are available on the NPWS 

website16. Any potential for adverse effects on European sites will be fully addressed in the Natura 

Impact Report (NIR) that will accompany the Draft Variation and will be on public display.   

6.2.5 Natural Heritage Areas and Proposed Natural Heritage Areas 

Nationally Designated Sites include Natural Heritage Areas (NHAs) which are legally protected areas 

that are considered important for their habitats or which holds species of plants and animals whose 

habitat needs protection, including geological/geomorphological sites in need of protection through 

NHA designation. While not statutorily designated proposed Natural Heritage Areas (pNHAs) are also 

of significance for wildlife and habitats. This network of NHAs and pNHAs provides supporting or 

stepping stone functions to the SAC and SPA network, in particular for species that move outside of SAC 

and SPA boundaries.  

 
16 NPWS (2025).  
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Under the Wildlife Amendment Act (2000) NHAs are legally protected from damage from the date they 

are formally proposed for designation17. The designation of these sites is the responsibility of the 

National Parks and Wildlife Service (NPWS). Further protection can be afforded to these areas by 

including appropriate protective measures in the Plan. Table 6.2 lists the NHAs and the pNHAs within 

Fingal and those adjacent to the Plan boundary.  

Table 6.2 pNHAs in the vicinity of the Variation Area18 

Proposed Natural Heritage Areas in the vicinity of the Variation Area 

Site Code Natural Heritage Areas  Distance from the Draft Variation 

001218 Skerries Islands NHA Adjacent to the Variation boundary 

Site Code Proposed Natural Heritage Areas  Distance from the Draft Variation 

001203 Knock Lake Within the Variation boundary 

001204 Bog of the Ring Within the Variation boundary 

002000 Loughshinny Coast Within the Variation boundary 

000208 Rogerstown Estuary Within the Variation boundary 

000205 Portraine Shore Within the Variation boundary 

000205 Malahide Estuary  Within the Variation boundary 

000204 Lambay Island Within the Variation boundary 

001208 Feltrim Hill Within the Variation boundary 

001763 Sluice River Marsh Within the Variation boundary 

000178 Santry Demesne Within the Variation boundary 

000199 Baldoyle Bay Within the Variation boundary 

000203 Ireland's Eye Within the Variation boundary 

000202 Howth Head Within the Variation boundary 

000128 Liffey Valley Within the Variation boundary 

000206 North Dublin Bay Adjacent to the Variation boundary 

002103 Royal Canal Within 15km of the Variation boundary 

001398 Rye Water Valley / Carton Within 15km of the Variation boundary 

000554 Laytown Dunes / Nanny Estuary Within 15km of the Variation boundary 

002104 Grand Canal Within 15km of the Variation boundary 

0002070 Rockabill Island  Within 15km of the Variation boundary 

6.2.6 UNESCO Biosphere Reserve 

In 1981, UNESCO recognised the importance of Dublin Bay by designating North Bull Island as a 

Biosphere because of its rare and internationally important habitats and species of wildlife. In 2015 the 

 
17 NPWS (2019). Protected Sites. 
18 only those which don’t overlap with European sites are listed 
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designation was extended to the wider Dublin Bay reflecting the Bay’s significant environmental, 

economic, cultural and tourism importance.  

The Biosphere which now covers Dublin Bay, reflects its significant environmental, economic, cultural 

and tourism importance, and extends to over 300km². Over 300,000 people live within the newly 

enlarged Biosphere. It is the world’s only Biosphere to include substantial areas of a capital city. 

Figure 6.1 European Sites within the Plan 19 

 

6.2.7 WFD Register of Protected Areas 

Under the requirements of the Water Framework Directive (WFD) a number of waterbodies (or parts 

of) must have extra controls on their quality by virtue of how their waters are used by people and by 

wildlife have been listed on Registers of Protected Areas (RPAs). This register is split into five categories 

as outlined by the EPA: 

■ Areas designated for the abstraction of water intended for human consumption under Article 

7; 

■ Areas designated for the protection of economically significant aquatic species (i.e. shellfish); 

■ Bodies of water designated as recreational waters, including areas designated as bathing waters 

under Directive 76/160/EEC; 

■ Nutrient-sensitive areas, including areas designated as vulnerable zones under Directive 

91/676/EEC and areas designated as sensitive areas under Directive 91/271/EEC; and  

■ Areas designated for the protection of habitats or species where the maintenance or 

improvement of the status of water is an important factor in their protection, including relevant 

European sites (Natura 2000) designated under Directive 92/43/EEC and Directive 79/409/EEC.  

 
19 NPWS (2025) 



Draft Variation No. 1 of Fingal Development Plan 2023-2029 
Strategic Environmental Assessment (SEA) – Non-Technical Summary (NTS) 

Brady Shipman Martin 7079_2021-07-01_RP-01_01 34 

A number of these protected areas are present within Fingal and these are: 

■ The entire ground waterbody beneath the county is included on the Drinking Water - Ground 

Waterbody. 

■ WFD RPA Nutrient Sensitive Areas (Lake, Coastal & Transitional waterbodies) - Broadmeadow 

Estuary (Inner).  

■ WFD RPA Nutrient Sensitive Areas (Rivers) - River Liffey.  

■ WFD RPA Recreational Waters - Balbriggan, Front Strand Beach; Skerries, South Beach; 

Loughshinny Beach; Rush, North Beach; Rush, South Beach; Portrane, the Brook Beach; 

Donabate, Balcarrick Beach; Portmarnock, Velvet Strand Beach; Sutton, Burrow Beach; 

Claremont Beach.   

■ WFD RPA Shellfish Areas - Malahide Shellfish Area and Balbriggan \ Skerries Shellfish Area. 

■ WFD RPA Rivers in SAC Habitats - Palmerstown, Ballough, Ballyboghil, Turvey, Gaybrook, Howth.  

■ WFD RPA Water Dependent Habitats (SAC) - Rogerstown Estuary SAC, Malahide Estuary SAC, 

Baldoyle Bay SAC, North Dublin Bay SAC, Rockabill to Dalkey Island SAC, Lambay Island SAC.  

■ WFD RPA Water Dependent Habitats (SPA) - Rogerstown Estuary SPA, Malahide Estuary SPA, 

Baldoyle Bay SPA and North Bull Island SPA.  

6.2.8 Existing Biodiversity Issues  

Ireland is currently experiencing a decline in floral and faunal populations. Implementation of measures 

to achieve the requirements of the Habitats Directive and the objectives of the Water Framework 

Directive (WFD) are likely to benefit protected sites in the future.  

Developments and activities associated with urban developments, tourism and recreation, ports, 

coastal and fluvial flood defence schemes as well as a wide range of infrastructural works (including 

road works, water and wastewater disposal) that are located within, or close to, ecologically sensitive 

sites and species can give rise to significant environmental pressures.  

Existing biodiversity issues / pressures and threats on Ireland’s habitats and species, which are also 

relevant to the Fingal, include20: 

■ Development - construction and use of residential, commercial, industrial and recreational 

infrastructure and areas (For example development on greenfield sites, the construction and 

development of the road network and changes in farming practices).  

■ Transport systems - development / operation of the transport systems (For example the 

construction and development of the road network and light and noise pollution). 

■ Energy and infrastructure development - (For example construction of roads, gas, power, water 

and wastewater, also windfarms, etc.).  

■ Green Infrastructure - protecting the existing green infrastructure network from fragmentation 

and loss due to pressures of urban development within and adjoining the network.  

■ Ecosystem Services - recognising and promoting the value of ecosystem services that blue and 

green infrastructure networks provides to the county. 

■ Climate Change - (For example the loss of wetlands, due to climate change events i.e. storms 

and flood events.).  

■ Human-induced changes in water regimes - contamination arising through poor working 

practices, leakages or accidental spillage of materials (For example wastewater treatment 

systems in the vicinity of significant waterbodies.).  

 
20 DCHG (2019).  
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■ Mixed source pollution - (For example emissions from transport, heating homes, leachate from 

landfills, water pollution from wastewater treatment systems, eutrophication and acidification 

from forestry).  

■ Geological events, natural catastrophes - (For example flooding, storms / extreme weather 

events).  

■ Agriculture - (For example intensive agricultural practices, use of fertiliser and pesticides, 

hedgerow removal and lack of hedgerow management, overgrazing, under grazing). 

■ Coastal development - coastal erosion is an inevitable and necessary element of any healthy 

functioning beach and sand dune system. Coastal development and resultant shoreline 

defences can pose a significant risk to the entire beach due to wave reflection and scouring. 

■ Coastal - increased pressure on dune systems in coastal areas of the county - mainly from 

amenity and recreation activity and associated access, but also overgrazing. 

■ Awareness - increasing awareness of biodiversity through enhanced interpretation on-site and 

through visitor facilities. 

■ Land Management - conversion of land / sites and sealing of soils can release CO2 into the 

atmosphere and further reduce areas of ‘carbon sinks’.   

■ Wetlands - infilling of wetlands, drainage works. 

■ Invasive Species and problematic species - continued control and management of invasive 

species. (For example the loss of biodiversity as native species are shaded out, but also diseases 

and pathogens).  

6.3 Population and Human Health  

6.3.1 Population  

The National Planning Framework (NPF, revised April 2025) states that in the period between 2022 and 

2040 it is expected that there will be roughly an extra one million people living in the country. There is 

an ongoing shift in population and jobs towards the east and to counties around Dublin in particular. 

The purpose of the National Planning Framework is to enable all parts of Ireland, whether rural or 

urban, to successfully accommodate growth and change, by facilitating a shift towards Ireland’s regions 

and cities, while also recognising Dublin’s ongoing key role as a capital city and an international city of 

scale. 

The Dublin City and immediately adjoining suburban area should therefore plan to grow at a targeted 

rate of just above the projected national average to 2040, i.e. by around 20% to 25%. Given Dublin’s 

scale, this means planning for at least 296,000 more people in the City and suburbs by 2040, in addition 

to new sustainable communities at brownfield and greenfield locations along planned high-capacity 

public transport corridors in the post-2030 period.  

The provision of additional housing over the Draft Variation of the Plan period will be dictated by the 

Core Strategy that guides where new development should be allocated in accordance with national and 

regional strategies and policies, including the NPF and the Regional Spatial and Economic Strategy 

(RSES) for Eastern and Midland Region. 

The CSO provides data on population and socio-economic aspects of the population at different levels 

from the State, county level, Local Electoral Area (LEA), individual Electoral Districts (ED) to Small Areas 

(SA) within each County. The 2016 Census undertaken by CSO provides detailed results and reports. 
Most recent census was undertaken in April 2022. CSO published preliminary results for ‘Census of 

Population 2022’ on 23 June 2022 (updated September 2022) which have been superseded by the main 

results published from May 2023 onwards. A series of themed reports, Small Area Population Statistics 

(SAPS) and Place of Work, School, College - Census of Anonymised Records (POWSCAR) and their 
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detailed statistical tables have been provided as per the schedule set by CSO for May 2023 to December 

2023. This chapter uses the most up to date and detailed statistical data that is available at the time of 

writing this report. 

The rate of growth has increased from 3.8 % to 8.1% as compared to the previous census, with the 

largest inward migration to Dublin. The economy has recovered since the last census with consequent 

population growth predominantly attributed to natural increase, greater economic activity, increased 

job opportunities and continued immigration. The summary results for 2022 census states that Fingal 

is one of the highest growing counties with a population increase of 11.6% between Census 2016 and 

Census 2022. 

The distribution of population varied across Fingal with the highest population per Electoral Division 

(ED) concentrated along the outskirts of Dublin City (particularly in the western areas of 

Blanchardstown and Castleknock) and along the eastern cost (population is relatively evenly distributed 

from Howth up to Balbriggan). Naturally, there were urban clusters of higher population such as 

Blanchardstown, Balbriggan and Swords whilst the northwest of Fingal was the least populated area 

and indicative of the rural transition from north county Dublin towards Louth and Meath.  

Population trends will be taken into account as part of Variation and will be influenced by the policies 

of both the NPF and the RSES. 

6.3.2 Human Health  

Human health has the potential to be impacted upon by environmental factors such as air, water or soil 

through which contaminants could accumulate and have potential to cause harm through contact with 

human beings. Hazards or nuisances to human health can arise due to exposure to these vectors, for 

example arising from incompatible adjacent land uses. The impact of development on human health is 

also influenced by the extent to which new development is accompanied by appropriate infrastructure 

and the maintenance of the quality of water, air and soil. It is also appreciated that new development 

or environmental change can elevated stress and effect mental health of local populations. 

There are strong links between income and health, as it is recognised that the sustainability of current 

and future economic activity is an important element in protecting and promoting population health 

and in reducing poverty and deprivation. However, emphasising economic growth without due regard 

for social and environmental consequences of such growth can have negative impacts on health both 

for the population as a whole and for groups within the population. 

Within areas of economic development, job creation does not necessarily 'trickle down' to job 

opportunities for the long-term unemployed. Therefore, economic development needs to be targeted, 

geographically and within population groups to ensure that it reduces and does not exacerbate social 

inequalities. 

There needs to be particular attention to the environmental issues and sustainability endeavours to 

protect human health as the local economy develops. While employment is generally good for health, 

there can be negative impacts, usually related to the quality of the working environment and nature of 

work undertaken. 

6.3.3 Existing Population and Human Health Issues  

A focus on residential development in sustainable locations, accessible to public transport 

infrastructure utilising brownfield lands in our existing settlements is essential to deliver a reduction in 

emissions.  Furthermore, provision of surface water and flood risk management measures throughout 

developments is essential to climate-proof any future developments. 
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Existing population and human health issues / pressures on the population of the Fingal administrative 

area, include:  

■ Population / Households - there is an increasing demand for housing units in the county. 

■ Health and Well-being - continue the development of recreation and leisure facilities 

■ Flooding - Fingal is vulnerable to fluvial, pluvial, tidal / coastal and groundwater flooding events 

which occur as a result of storm events, prolonged rainfall, high tides and land use changes, see 

Section 5.5.9 of this report).  

■ Radon - Radon levels in the Fingal have been collated from the Radiological Protection Institute 

of Ireland. 

■ Access - the ‘Access to and the use of Blue / Green Spaces in Ireland during a Pandemic’ study 

highlighted significant differences between socio-economic groups in relation to the amount of 

time spent outdoors in blue / green spaces during the pandemic with the lowest income group 

reporting the lowest average number of days. 

■ Climate Change - potential impacts of climate change on human health from changes to local 

weather, including prolonged periods of hot or cold weather - which can lead to heat and cold 

stresses and their associated effects. 

■ Airport / Noise - potential adverse impacts from noise levels associated with exposure to 

undesirable noise levels from aircraft / flight paths. 

■ Airport / Noise - health impacts include cardiovascular disease, effects on sleep / sleep patterns, 

cognitive Impairment, becoming or increasingly disturbed or bothered by noise, impacts on 

quality of life and mental health, hearing impairment and tinnitus. 

■ Information on the status of drinking water, wastewater climate change are provided in other 

sections of this report.  

6.4 Land, Soils and Geology 

Fingal’s ties to the agri-food sector plays a vital role in the local and national economy and clusters of 

horticulture and agri-food production is evident in the north of the county. These include Keelings, 

Country Crest, Sam Dennigan, Keogh’s and Donnelly’s.  

Woodlands, trees, and hedgerows, all offer opportunities for biodiversity protection, urban place 

enhancement, and mitigation for (and adaptation to) climate change. Forests and woodlands are a 

natural resource which can provide commercial, recreational, environmental, amenity and aesthetic 

benefits to the county. Forestry can provide a supplementary form of farm activity through planting 

maintenance and harvesting and can also provide a sustainable construction material and a source of 

renewable energy. 

FCC manages approximately 2,000ha of public open space and many public parks in the county have 

significant stands of woodland framing important and often iconic landscapes. Tree canopy cover across 

Fingal, which has predominantly rural land cover (74%) is estimated at 6.5%. There are 70,000 Council 

owned / managed trees in Fingal Approximately 20% of the publicly owned open space within the 

county i.e. 400ha of land is occupied by woodland21.  

The soil cover within Fingal is characterised by fine loamy drifts with limestones and siliceous stones. 

Clayey soils occur towards the north of Fingal. Urban / made ground is interspersed throughout the 

county, particularly along the coast and in the south of the county, reflecting settlement patterns. The 

coastal areas are by their nature characterised by the presence of rock outcroppings, beaches, sand 

 
21 FCC (2023).  
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dunes and tidal / marshy areas. Soils in the river valleys are comprised of riverine alluviums with marine 

alluviums deposited near the coast.  

Information on subsoils is available from the EPA’s Soil and Subsoil Mapping Project in conjunction with 

the Geological Survey, Ireland (GSI) and Teagasc. Much of the subsoil in Fingal, is derived from variable 

Carboniferous-age limestone parent material, present across the majority of the mid to southern parts 

of the county. The subsoils in the northern part of the county is predominantly derived from Namurian 

(mid- Carboniferous) age sandstone and shale tills, with subsoils in the far north of Fingal derived from 

Cambrian-Silurian (lower Palaeozoic) age sandstones and shales. 

In some areas of the county, soil has been polluted and contaminated by development which has not 

followed good environmental practice and / or which has not been serviced by the appropriate 

infrastructure. There are a number of sites, such as old landfills which have adversely affected the 

adjoining soil resources.  

The potential for disturbance of soils during infrastructural development can lead to the loss of soils 

along with compaction of soils due to operations of heavy machinery. Loss of soils and sediment to 

water courses can lead to sediment issues such as an increase in suspended solids, which can impact 

on water quality. Human activity is also a significant driver of soil degradation through poor or 

inappropriate land management practices. Practicing sustainable land management and soil 

conservation principles needs to be at the heart of the planning process, which means shifting away 

from a reliance on zoning of greenfield lands towards more brownfield development opportunities in 

and around our major cities and towns22. 

Quarrying has been historically undertaken throughout the county due to the presence of deep 

deposits of sand, gravel and bedrock. Fingals’ extractive industries (quaries) register) includes - 

Gormanstown Demesne, Bay Lane, Kilshane, Dublin 11, Milverton, Skerries, Co. Dublin, Hollywood 

Great, Naul, Co. Dublin, Feltrim Quarry, Swords, Co. Dublin, Huntstown Quarry, North Road, Finglas, 

Dublin 11, The Hollow, Windgate Road, Howth, Co. Dublin, Lecklinstown, Naul, Co. Dublin. 

The Seveso III Directive (European Directive 2012/18/EU) and the European Communities (Control of 

Major Accident Hazards Involving Dangerous Substances) Regulations, 2000 (S.I. No. 476 of 2000) apply 

to companies where dangerous substances are present in quantities equal to or above specified 

thresholds. There are two thresholds, a lower one of 50 tonnes (‘lower tier sites’) and a higher one of 

200 tonnes (‘upper tier sites’). Lower tier sites are required to have a Major Accidents Prevention Policy 

and a Safe Work Systems Plan. Upper tier sites are required to carry out, in conjunction with the local 

competent authority (which includes the Health Service Executive (HSE), the Local Authority and An 

Garda Síochána) a Major Accidents External Emergency Plan.  

Emergency Plans must take full account of objectives established for nearby waters in river basin plans. 

The legislation deals with the prevention of major accidents. In the Fingal administrative area there are 

four Upper Tier sites and five Lower Tier sites23. The size of the safety buffer around each SEVESO plant 

depends on the nature and scale of activity on the site. Refer to Table 6.3. 

Table 6.3 Seveso Sites in the Fingal Administrative Area 

Upper Tier Seveso Sites 

Site Name  Address  

 
22 EPA (2020g).  
23 HSA (2021).  
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Upper Tier Seveso Sites 

Barclay Chemicals 
Manufacturing Ltd. 

Damastown Way, Damastown Industrial Park, Mulhuddart, Dublin 15 

Chemco Ireland Ltd. Damastown Rise, Damastown Industrial Estate, Dublin 15 

Contract & General 
Warehousing Ltd. 

Westpoint Business Park, Navan Rd. Mulhuddart, Dublin 15 

Guerbet Ireland ULC Damastown Industrial Estate, Mulhuddart, Dublin 15 

Lower Tier Seveso Sites 

Astellas Ireland Co. Ltd. 
Damastown Road, Damastown Industrial Park, Mulhuddart, Dublin 
15 

Clarochem Ireland Ltd. Damastown, Mulhuddart, Dublin 15 

Exolum Aviation Ireland Ltd. 
Fuel Farm Facility, Corballis Road South, Dublin Airport, Fingal, Co. 
Dublin 

Gensys Power Ltd. Huntstown Power Station, Huntstown Quarry, Finglas, Dublin 11 

 

6.4.1 Existing Land, Soils and Geology Issues 

Changes to land and soils from both natural processes and human activities contribute to their dynamic 

and evolving nature. The physical, biological and/or chemical degradation of soils, can cause direct loss 

of soil, and indirectly impact ecologically essential soil processes, reduce productive capacity and 

deplete soil quality and biodiversity.  

Existing land, soil and geology issues / pressures with environmental considerations under the existing 

Plan include  

■ Soil - the loss / damage of soil from the construction of greenfield sites for development.  

■ Soil - contamination can occur from unauthorised waste-related activities, leakages and 

accidental spillages of chemicals. Technical and financial constraints on development and the 

threat contaminated soils pose to the health of the population.  

■ Soil - erosion of soils in the county from intensive agricultural / forestry practices, quarrying 

activities (including for sand from sensitive areas in the east of the county) and road and major 

infrastructural projects. 

■ Soil - the protection of soil and the need for a Soil Protection Strategy.  

■ Soil - local pollution of soil from the use of septic tanks systems to treat wastewater, from poorly 

maintained systems. 

■ Soil - disturbance of contaminated soils could result in potential for water pollution and 

potential further land contamination.  

■ Soil sealing - covering of the ground by an impermeable material. Soil sealing can potentially 

put biodiversity at risk, increase the risk of flooding and prevents natural drainage.  

■ Pressure on soil - from land-use change, intensification of agriculture, erosion, overgrazing, 

disposal of organic wastes to soils, afforestation, industry and urbanisation.  

■ Land Management - conversion of land / sites can release CO2 into the atmosphere and further 

reduce areas of ‘carbon sinks’.  

■ Geological Heritage - the protection of sites of geological importance within the county. 
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■ Climate change - carbon stored in soils plays an important role in maintaining soil functionality, 

in water and air quality and in climate change. Proper land use management is essential to 

prevent carbon stored in soil from being released into the atmosphere. 

■ Groundwater - rock types in the county that provides for a productive groundwater aquifer.  

6.5 Water Quality  

The EU Water Framework Directive (WFD) (2000/60/EC) establishes a framework for the protection of 

both surface water and groundwater waterbodies. Since 2000, Water Management in the EU has been 

directed by the WFD 2000/60/EC, which was transposed into Irish law under the European 

Communities (Water Policy) Regulations 2003 (S.I. No. 722 of 2003). This legislation requires 

governments to take a holistic approach to managing all their water resources based on natural 

geographic boundaries, i.e. the river catchment or basin. The WFD establishes a common framework 

for the sustainable and integrated management of all waters covering groundwater, inland surface 

waters, transitional waters and coastal waters. The WFD requires Member States to manage all of their 

waters and ensure that they achieve at least 'good status’ by 2015 and beyond. The ultimate deadline 

for Member States for achievement of ‘good’ status is 2027 at the latest. 

The EU Groundwater Directive (2006/118/EC) was adopted by the European Parliament in June 2006. 

The Groundwater Directive uses a holistic approach to groundwater by addressing the relationships 

between groundwater, surface water and ecological receptors. The Groundwater Directive 

complements the WFD setting up environmental objectives of ‘good’ groundwater quantitative and 

chemical status, as well as ensuring a continuity to the Directive 80/68/EEC on the protection of 

groundwater against pollution caused by dangerous substances, which is due to be repealed by the end 

of 201324. 

The latest Water Quality in Ireland report 2019-202525 was published by the EPA in October 2025. This 

report provides an assessment of the condition of Ireland’s waters (rivers, lakes, canals, groundwaters, 

transitional (estuaries) and coastal waters) against the objectives and standards set out in the Water 

Framework Directive and Ireland’s River Basin Management Plan (Water Action Plan 2024). The 

assessments are made using data collected from over 4000 surface water bodies and 514 ground water 

bodies between 2019 and 2024. Comparisons are made between the results from this period and those 

before to give insight into trends in the condition of our waters over time. 

Fingal is traversed by a number of rivers and their tributaries including the River Liffey, River Tolka, River 

Ward, Broadmeadow River, Delvin River, Mayne River and Sluice River.  

The River Liffey source is located in Wicklow and the river drains lands in Wicklow, Kildare, South Dublin, 

Fingal and Dublin City. The river flows in an easterly direction through Fingal. Part of the River Liffey 

water quality status along the Fingal boundary is ‘poor’ status and is ‘at risk’ of not achieving good 

status. 

The River Tolka rises near Dunshaughlin in Co. Meath and flows in a south-easterly direction for c. 22km 

before entering the sea at Clontarf on the north side of Dublin City. The River Tolka water quality status 

is ‘poor’, as it flows through Fingal, and is ‘at risk’ of not achieving good status. 

 
24 EC (2019). 
25 Water Quality In Ireland 2019-2024 - https://www.epa.ie/publications/monitoring--assessment/freshwater--marine/water-quality-in-
ireland-2019-2024.php  

https://www.epa.ie/publications/monitoring--assessment/freshwater--marine/water-quality-in-ireland-2019-2024.php
https://www.epa.ie/publications/monitoring--assessment/freshwater--marine/water-quality-in-ireland-2019-2024.php
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The River Ward flows in an easterly direction and it a tributary of the Broadmeadow River. The River 

Ward flows into the sea at Swords, Co. Dublin. The River Ward water quality status is ‘moderate’, as it 

flows through Fingal, and is generally at ‘at risk’ of not achieving good status. 

The Broadmeadow River has its source north of Dunshaughlin in Co. Meath and flows for c. 24km across 

agricultural land before it reaches the sea, north of Swords, at the Broadmeadow Estuary. The 

Broadmeadow River water quality status is ‘poor’, as it flows through Fingal, and is ‘at risk’ of not 

achieving good status. 

The Delvin River rises close to the Meath-Dublin border near the village Naul and flows in a north-

easterly direction for c. 16km before entering the sea close to Balbriggan Co. Dublin. The Delvin River 

water quality status ranges from ‘moderate’ to ‘poor’, as it flows through north Fingal, and is ‘at risk’ of 

not achieving good status. 

The Mayne River flows in an easterly direction into the sea at Baldoyle Bay / Mayne Estuary. The Mayne 

River has a ‘poor’ water quality status and is ‘at risk’ of not achieving good status. 

The Sluice River rises to the north of Dublin Airport and flows in an easterly direction into Baldoyle Bay 

/ Mayne Estuary. The Sluice River water quality status is ‘poor’ and risk status is ‘under review’.  

Other river corridors within the Plan area include the River Matt (‘moderate’ and ‘at risk’); River 

Ballyboghil (‘poor’ and ‘at risk’); River Santry (‘poor’ and ‘at risk’); Mill Stream (Skerries) (‘poor’ and ‘at 

risk’); Balcunnin (‘poor’ and ‘under review’); Palmerstown (‘poor’ and ‘under review’); Turvey (‘poor’ 

and ‘at risk’); Gaybrook (‘poor’ and ‘under review’); 

The WFD status of the transitional waterbodies in Fingal ranges from ‘poor’ to ‘moderate’ during the 

2019-2024 monitoring period. The transitional waterbodies in Fingal are the:  

■ Rogerstown Estuary (IE_EA_050_0100) (poor status and ‘at risk’ of not achieving good status);  

■ Broadmeadow Estuary (IE_EA_060_0100) (moderate status and ‘at risk’ of not achieving good 

status);   

■ Baldoyle Bay / Malahide Estuary (IE_EA_080_0100) (moderate status and under review); and  

■ North Bull Island (IE_EA_090_0100) (moderate status and under review).  

The WFD status of the coastal waterbodies in Fingal ranges from ‘good’ to ‘moderate’ during the 2019-

2024 monitoring period, and therefore are listed as ‘Not at Risk’ by the EPA. The coastal waterbodies 

in Fingal are the:  

■ North-western Irish Sea (IE_EA_020_0000) (good status and ‘at risk’ of not achieving good 

status); 

■ Rockabill (IE_EA_040_0000) (unassigned and under review); 

■ Malahide Bay (IE_EA_060_0000) (moderate status and ‘at risk’ of not achieving good status); 

■ Irish Sea (IE_EA_070_0000) (good status and not at risk); and  

■ Dublin Bay (IE_EA_090_0000) (good status and not at risk).  

6.5.1 Existing Water Quality Issues 

The principal threat to water is pollution which can adversely impact on all parts of the water cycle from 

groundwater to rivers, lakes estuaries and coastal waters.  

Any development as part of the Draft Variation has the potential to impact waterbody status, water 

usage, flood risk and generate wastewater. The Plan must fully meet the requirements of the WFD and 

the Groundwater Directive and aim to drive improvement to water quality in both the short and long-

term. Existing water quality issues / pressures with environmental considerations under the existing 

Plan include:  
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■ Water - the surface waterbodies in Fingal need to be improved to achieve ‘good’ ecological 

status in waterbodies by 2027.  

■ Water - pressure on water sources include excessive nutrient enrichment leads to 

eutrophication; agriculture and municipal sources are the most important suspected causes of 

pollution to rivers. 

■ Water - pressure on water sources also comes from land-use changes, intensification of 

agriculture, erosion, afforestation, industry and urbanisation. 

■ Water - water contamination arising through poor working practices, leakages or accidental 

spillage of materials if efficient pollution control measures are not fully implemented and 

maintained. Leachate from landfills, eutrophication and acidification from forestry.  

■ RBMP - implementation of the actions set out in the Plan.  

■ Groundwater - the development of a wastewater leak detection programme and the 

implementation and enforcement of regulations. Groundwater WFD Quality Status in Fingal 

(2019-2024) was generally ‘good’ and needs to be protected.  

■ Surface, ground & coastal waters - are at risk of pollution from septic tanks and wastewater 

treatment systems in the vicinity of waterbodies.  

■ Coastal - the coastal zone is subject to growing pressures from increasing population and 

increasing and sometimes conflicting social, economic and recreational uses. 

■ Flooding - flood risk to be considered in Development Plan SEA documents as a key 

environmental criteria. 

■ Flooding - there is historic and predictive evidence of elevated levels of flood risk from fluvial, 

pluvial, tidal / coastal and groundwater sources at various locations across the county. 

■ Quarries - pose a potential impact on the level of water tables and potential exposure of water 

table and contaminant to water tables.  

6.6 Air Quality, Climate Change & Nosie 

The first Climate Action Plan (CAP) was published by the Irish Government in June 2019 (Government 

of Ireland, 2019). The Climate Action Plan 2019 outlined the current status across key sectors including 

Electricity, Transport, Built Environment, Industry and Agriculture and outlined the various broadscale 

measures required for each sector to achieve ambitious decarbonisation targets. The 2019 CAP also 

detailed the required governance arrangements for implementation including carbon-proofing of 

policies, establishment of carbon budgets, a strengthened Climate Change Advisory Council and greater 

accountability to the Oireachtas. The fifth and most recent climate action plan, CAP25, was published 

in April 2025 (Government of Ireland, 2025). 

In December 2023, CAP24 was published, establishing key actions to deliver a 51% reduction in GHG 

emissions by 2030 (compared to 2018 levels) and achieve climate neutrality by 2050 (Government of 

Ireland, 2023a). The updated and current CAP25, published in April 2025, builds on the progress of the 

previous four iterations of the CAP, with CAP23 first publishing carbon budgets and sectoral emission 

ceilings, and reaffirms Ireland’s climate ambition, with a focus on delivery, implementation and 

measurable outcomes, particularly ahead of the second carbon budget period (2026–2030). 2025 is the 

last year in the first 5-year carbon budget period. During the initial 5-year budget period the average 

annual reduction required was 4.8%, this increases to 8.3% in the second budget period (2026-2030). 

CAP25 retains the high-impact sectors where the biggest savings can be achieved, while emphasising 

public sector leadership and green procurement. These sectors include renewable energy, energy 

efficiency of buildings, transport, sustainable farming, sustainable business and land-use change. 

CAP25 also includes targeted actions to decarbonise industrial heat and support the transition to 

carbon-neutral manufacturing processes. Public sector leadership is strengthened through a new 
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Buying Greener: Green Public Procurement Strategy and Action Plan (2024–2027), the development of 

mandatory Climate Action Roadmaps, and enhanced emissions monitoring and reporting across 

government operations.  

CAP25 highlights a significant 17% reduction in electricity emissions in early 2024, with wind power 

supplying nearly 40% of Ireland’s total electricity demand and over 100,000 rooftop microgenerators 

connected to the grid. Investments are ongoing in grid reinforcement, offshore wind development, and 

interconnectors with France and the UK to enhance renewable generation capacity.  

CAP25 also reinforces targets first outlined in CAP24 to reduce the embodied carbon of construction 

materials, with a 10% reduction by 2025 and 30% reduction by 2030 for materials produced and used 

in Ireland. Cement and high embodied carbon construction materials can be reduced through product 

substitution, reduced clinker content in cement and uptake of low-carbon construction methods, 

including those outlined in the Construction Industry Federation 2021 report Modern Methods of 

Construction (Construction Industry Federation, 2021). There also remains scope for the construction 

industry to use more timber in construction. In 2022, 24% of new construction in Ireland was built using 

timber frames to satisfy the demand for housing. Public bodies are now required under the Public 

Sector Mandate to use best practice project design to reduce embodied carbon; procure concretes 

with clinker replacements (lower carbon); and require that large construction projects produce a whole 

life cycle GHG emissions assessment. 

Furthermore, CAP25 advances sector-specific measures in green procurement, electrification of 

transport and heat, and just transition (with the introduction of a Just Transition Commission) to 

support vulnerable communities. Transport emissions increased by 0.3%. Electric vehicles and the use 

of biofuels are stated as the best means of transport emission reductions in the medium term. 

Air quality legislation26 in Ireland highlights the need ‘to avoid, prevent or reduce harmful effects on 

human health and the environment as a whole’. In addition, it requires that Local Authorities where 

appropriate ‘shall promote the preservation of best ambient air quality compatible with sustainable 

development’. 

EU legislation on air quality requires that Member States divide their territory into zones for the assessment 

and management of air quality. The EPA manages the national ambient air quality monitoring network and 

measures the levels of a number of atmospheric pollutants. The current trends in air quality in Ireland are 

reported in the EPA publication ‘Air Quality in Ireland 2024’27 which is currently the most up to date analysis 

of air quality data for Ireland. Four national air quality zones have been designated in Ireland, these are: 

■ Zone A is the Dublin conurbation; 

■ Zone B is the Cork conurbation; 

■ Zone C comprises of 23 large towns in Ireland with a population of >15,000; and 

■ Zone D is the remaining area of Ireland.  

Fingal is separated into Zone A for the Dublin conurbation, Zone C for the area surrounding Balbriggan 

and Zone D for rural areas28.  The main sources of air pollution are domestic solid fuel burning, diesel 

fuelled vehicle emissions, agriculture, industry and even natural sources such as sea salt and wind-

blown dust.  

 
26 S.I. No. 739/2022 – Ambient Air Quality Standards Regulations 2022 - https://www.irishstatutebook.ie/eli/2022/si/739/made/en/print and 
Directive (EU) 2024/2881 of the European Parliament and of the Council of 23 October 2024 on ambient air quality and cleaner air for 
Europe (recast) - https://eur-lex.europa.eu/legal-content/EN/TXT/?uri=OJ:L_202402881 
27 EPA, 2025: Air Quality in Ireland, 2024 - https://www.epa.ie/publications/monitoring--assessment/air/air-quality-in-ireland-2024.php  
28 EPA Maps (2021).  

https://www.irishstatutebook.ie/eli/2022/si/739/made/en/print
https://eur-lex.europa.eu/legal-content/EN/TXT/?uri=OJ:L_202402881
https://www.epa.ie/publications/monitoring--assessment/air/air-quality-in-ireland-2024.php
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The air quality index for health (AQIH) regions are calculated on an hourly basis at various locations 

around Ireland29. The AQIH is based on measurements of five air pollutants all of which can harm health. 

The five pollutants are:  

■ Ozone gas; 

■ Nitrogen dioxide gas (combustion of fossil fuels); 

■ Sulphur dioxide gas (combustion of fossil fuels); 

■ PM2.5 particles (combustion of fossil fuels); and 

■ PM10 particles (combustion of fossil fuels). 

The EPA AQIH map show whether air quality is ‘good’, ‘fair’, ‘poor’ or ‘very poor’ in each region. The 

current air quality across Fingal is ‘good’30. There are three AQIH monitoring locations in Fingal at 

Blanchardstown, Swords and Dublin Airport31. 

There is a need to protect and improve, (as appropriate), air quality in Fingal, particularly in areas zoned 

for increased urban related development. Fingal County Council (FCC) will support the implementation 

of the 'Air Quality Management Plan' in co-operation with the other Dublin Local Authorities.  

The objectives of EU and Irish noise legislation is ‘to avoid, prevent or reduce harmful effects on human 

health and the environment as a whole’, and this includes noise nuisance. The Noise Directive - 

Environmental Noise Directive (END) 2002/49/EC relating to the assessment and management of 

environmental noise - is part of an EU strategy setting out to reduce the number of people affected by 

noise in the longer term and to provide a framework for developing existing community policy on noise 

reduction from source. The Directive requires competent authorities in Member States to: 

■ draw up strategic noise maps for major roads, railways, airports and agglomerations, using 

harmonised noise indicators and use these maps to assess the number of people which may be 

impacted upon as a result of excessive noise levels; and 

■ draw up action plans to reduce noise where necessary and maintain environmental noise 

quality where it is good; and inform and consult the public about noise exposure, its effects, 

and the measures considered to address noise. 

The Directive does not set any limit value, nor does it prescribe the measures to be used in the action 

plans, which remain at the discretion of the competent authorities.  

The Environmental Noise Directive requires that a noise action plan is prepared based on the strategic 

noise maps for areas within the agglomeration of Dublin to address the issues of road, rail and industrial 

noise. The agglomeration of Dublin combining six Action Planning Authorities (APAs), made up of the 

four Dublin local Authorities as well as Kildare County Council and Wicklow County Council, have jointly 

prepared the Dublin Agglomeration Noise Action Plan 2024-2028. 

The Round 4 strategic noise maps were prepared and published in March 2023.  These strategic noise 

maps are to be used to identify priorities (Important Areas and Priority Important Areas) for noise action 

plans, which are to be made or revised every 5 years by designated action planning authorities. They 

can also be used to identify potential quiet areas in the three noise agglomerations. 

During the implementation of the Variation consideration should be given to protect, where relevant, 

any designated quiet areas in open country.  

 
29 The AQIH is calculated on an hourly basis using representative sampling from each region. (Dublin, Cork, large 
towns, small towns, rural east and rural west. 
30 EPA Maps (2021).   
31 EPA Maps (2021).  
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Dublin International Airport is located within Fingal and is a significant source of noise for the county. 

The management of airport noise is an ongoing challenge and is the responsibility of the Dublin Airport 

Authority (daa) and the Irish Aviation Authority. There are two noise zones covering Dublin Airport: 

■ Outer Noise Zone: to strictly control inappropriate development and to require noise insulation 

where appropriate; and 

■ Inner Noise Zone: to resist new provision for residential development and other noise- sensitive 

uses. 

Fingal County Council (FCC) will continue to promote appropriate land use patterns in the vicinity of the 

flight paths and will strive to restrict housing development in order to minimise the exposure of 

residents of such developments to undesirable noise levels. This will further reduce the potential for 

future conflict between airport operations and residents. The continued restriction of inappropriate 

development in the Outer Noise Zone and the restriction of noise sensitive uses in the Inner Noise Zone 

will continue to be pursued by the planning authority. 

Noise Action Plan 2024-2028 has been prepared for Dublin Airport that provides an overview of the 

Regulations with a review of the results of the latest strategic noise maps for Dublin Airport and sets 

out an approach for the strategic management and control of environmental noise associated with 

aircraft activity at Dublin Airport over the period 2024 to 2028 having regard to the existing noise 

management framework. 

6.6.1 Existing Air Quality, Noise and Climate Change Issues  

Ireland’s air quality currently is good, relative to other EU Member States, but maintaining this standard 

is a growing challenge. In urban areas, concern has shifted to a range of pollutants associated with 

domestic fossil fuel use and road traffic which may be considered relatively new in the context of air 

quality control.  

The key issue regarding air quality for the Variation area is likely to be the impact on air quality from 

domestic fossil fuel use and traffic. The emissions measured in this regard are NO2, CO2 and PM and 

can have an impact on human health. However, the potential impacts from an increase in traffic 

volumes will be assessed at project level. To address the issues of particulate matter, Ireland needs to 

move towards clean ways of heating our homes and improving their energy efficiency. To reduce the 

impact of NO2, there needs to be a change in our land use, energy and transportation choices.  

Existing air quality issues / pressures with environmental considerations include:  

■ Air emissions - associated with the high use of the private car. 

■ Air emissions - associated with the burning of fossil fuels to heat homes / buildings, emissions 

from the construction industry and industrial activities. 

■ Noise pollution is considered to be one of the most damaging and prevalent forms of nuisance 

and pollution within urban areas. High levels of traffic noise especially can have a detrimental 

effect on the quality of life, and on human health. 

Existing noise issues / pressures with environmental considerations include:  

■ High noise levels - areas of high noise.  

■ Noise levels - noise associated with increased traffic on major roads.  

■ Noise levels - increasing traffic volumes affect the acoustic environment. 

■ Noise levels - noise associated with aircraft / flight path.  

■ Development - new development such as roads, housing developments and industry, must 

adhere to international best practice standards for noise attenuation.  
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The potential effects of Climate Change resulting in an increase in the frequency and severity of flooding 

and storms events must also be considered in the Draft Variation. Severe rainfall and storms events as 

a result of Climate Change could adversely impact Fingal, leading to water shortages, residential 

flooding and disruption and damage to infrastructure.  

The Draft Variation will need to factor in the Climate Change strategy and mitigation measures to 

ensure future operations can progress unimpeded. Existing climate change issues / pressures issues for 

environmental aspects include:  

■ Policy - need to incorporated and implement strategic goals from higher level plans and 

programmes. 

■ Biodiversity - direct and indirect impacts from flooding, temperature changes, sea level rise, etc.  

■ Population - population growth and the need for transportation and transport networks, 

energy, housing and waste disposal. 

■ Population - the threat of extreme weather events (storms / cold spells / heat waves), sea level 

rise and pluvial and fluvial flooding. 

■ Flooding - direct and indirect impacts from flooding with impacts for populations, development, 

etc. 

■ Air emissions - associated with the burning of fossil fuels to heat homes / buildings, emissions 

from the construction industry and industrial activities. 

■ Air emissions - associated with the high use of the private car.  

■ Land use changes - the loss / damage of soil / land from the construction of sites for 

development.  

6.7 Cultural Heritage  

Fingal has a rich archaeological and architectural heritage ranging from historic farmhouses and 

buildings, cottages and Martello towers to demesne houses and their designated landscapes. 

Archaeological conservation in Ireland is dealt with by the National Monuments Service of the 

Department of Arts, Heritage and Gaeltacht (DAHG) operating under the National Monuments Acts, 

1930 - 2004, with two sections, the Archaeological Survey of Ireland and the Archaeological Archive 

being the primary producers and managers of data. 

There are currently 1311 known archaeological sites and 790 protected structures that encompass the 

story of the people of Fingal from churches and castles to Martello Towers and windmills, mounds, sub-

surfaces sites, graveyards and burials, mill races and shipwrecks.  

Many of the objectives in the Fingal Development Plan relating to the Record of Monuments and Places, 

the Record of Protected Structures, Architectural Conservation Areas, Designed Landscapes and 

Historic Building Stock are achieved through the on-going day-to-day Development Management 

process, specifically engaging in preplanning consultations, assessment of planning applications and 

issuing Section 57 Declarations. Statements of Character for the three new Architectural Conservation 

Areas – Balbriggan Historic Core, Old Portmarnock (Drumnigh Road) and Sutton Cross and Environs 

have been prepared. 

Archaeological heritage is protected under the National Monuments Acts (1930-2004), Natural Cultural 

Institutions Act 1997 and the Planning Acts. The Record of Monuments and Places (RMP) is an 

inventory, was established under Section 12 of the National Monuments (Amendment) Act 1994 and 

structures, features, objects or sites listed in this Record are known as Recorded Monuments. 

Overall, there are currently 1,070 known archaeological sites and monuments in Fingal. The wealth of 

archaeological sites ranges from cairns and passage graves to medieval churches and castles. 
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The towns of Swords, Balrothery and Lusk are of particular archaeological significance with very 

important medieval structures surviving intact above ground and the potential of archaeological finds 

below ground. These towns have zones of archaeological potential delineated by the National 

Monuments Section of the DEHLG32 around their cores to protect their significant archaeological 

heritage.  

Fingal has designated 33 no. Architectural Conservation Areas (ACA), indicating the locations where 

many clusters of protected structures were to be found. An ACA is a place, area or group of structures 

or townscape that is of special architectural, historical, archaeological, artistic, cultural, scientific, social 

or technical interest or value, or contributes to the appreciation of protected structures, whose 

character it is an objective to preserve in a development plan. It should be noted that not all buildings 

or structures within an ACA are contained within the RPS. The ACAs also offer protection to surrounding 

structures which combine to create a specific character, street pattern or layout, which is worthy of 

recognition.  

6.7.1 Existing Cultural Heritage Issues  

Construction activities have the potential for direct negative impacts on heritage features and their 

setting. Development of infrastructure, in addition to development resulting from economic growth 

and increasing population, can potentially impact on the integrity of sites or features of architectural, 

archaeological or cultural heritage interest.  

Implementation of the Variation also provides the opportunity to potentially uncover new heritage 

features and enhance public awareness of and access to these sites.  

Existing cultural heritage issues / pressures with environmental considerations include:  

■ Development of infrastructure - resulting from economic growth and increasing population, 

may impact on the integrity of sites or features and their views to / from architectural, 

archaeological or cultural heritage interest.  

■ Development - in close proximity to sites and areas of cultural heritage may adversely impact 

upon the cultural landscape setting. 

■ Development - can adversely impact on community’s sense of place. 

■ Development - development has the potential to impact archaeological heritage which is sub-

surface. This includes the insertion of services (e.g. playgrounds), landscaping works, ground 

levelling and tree planting.  

■ Architecture - impact on heritage streetscapes of regional and local importance.  

■ Archaeology - impact on archaeological monuments and their settings including undiscovered 

sites / features. 

■ Landscapes - there is a need to identify and protect culturally important landscapes. 

■ Tourism - demand for development in areas of tourism and along the coastline including holiday 

accommodation, can potentially impact cultural heritage sites and features. 

■ Climate change - the direct effects of climate change on heritage may be immediate or 

cumulative. Potential impacts are flooding, storm damage, coastal erosion, soil movement, 

changing burial-preservation conditions, pest and mould and maladaptation. 

■ Awareness - increasing public awareness of the cultural value and social and economic 

significance of the county’s built heritage. 

 
32 Department of Environment, Heritage and Local Government  
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6.8 Landscape and Visual  

Landscape Character Assessment (LCA) is a process that describes maps and classifies landscapes. 

Landscape character is defined as 'a distinct, recognisable and consistent pattern of elements in the 

landscape that makes one landscape different from another, rather than better or worse'.  

LCA identifies areas of common character called landscape character areas or landscape character units 

(LCU). A LCU has a distinct, recognisable and consistent pattern of elements that makes it different from 

its neighbouring landscape.  

The objective of a LCA is to analyse the character, value, and sensitivity of landscapes identified within 

a particular area. By understanding how different landscapes developed and evolved from both a 

natural and social perspective, decisions relating to the management and planning of the landscape can 

be made from an informed basis. The LCA for Fingal divides the county into 6 Landscape Character 

Types (LCT) with landscape values and sensitivity as follows:  

 

■ Rolling Hills Character Type - made up principally of agricultural land and is of value due to the 

Ward and Broadmeadow River and the ecological and visual attributes they bring. The 

protected views (R108 (St Margaret’s to Naul road) and R125 (Swords to Ashbourne Road), tree 

belts and undulating lands also add value to the area. An important quality is the archaeological 

heritage in Swords. 

■ High Lying Character Type - categorised as having a high value, its importance highlighted by 

the High Amenity zoning covering substantial parts of the area. This is an area of upland, rising 

to a high point of 176 metres at Hillfort Mound, to the southeast of the Naul. These hills afford 

panoramic views of the Mourne Mountains to the north, the coastline to the east and the 

Wicklow Mountains to the south. There are a number of important visual ridges on these 

uplands, that can be seen from wide areas of Fingal and Meath. 

■ Low Lying Character Type - has an open character combined with large field patterns, few tree 

belts and low roadside hedges. The main settlements located within the area include Oldtown, 

Ballyboghil and Lusk and parts of Malahide and Donabate. Dublin Airport is located in this area. 

This low-lying area is dominated by agriculture and a number of settlements 

■ Estuary Character Type - is categorised as having an exceptional value, recognised by the EU 

designations (candidate Special Areas of Conservation and Special Protection Areas) that apply 

to each in addition to national designations such as proposed Natural Heritage Areas and 

Ramsar. Estuary Character consists of the three large sand spits which have created protected 

estuarine and saltmarsh habitats of great ornithological and ecological interest at Rogerstown, 

Swords/ Malahide and Baldoyle. The flat horizontal nature of estuaries means that views are 

generally contained within the low hills and dunes that enclose these areas. There are some 

groups of trees to the edges of the estuary zones especially to the north side of the 
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Swords/Malahide estuary. The character of these zones can alter depending on the tidal 

condition. The aesthetic quality of the estuaries is also outstanding 

■ Coastal Character Type - is categorised as having an exceptional landscape value. The type forms 

the eastern boundary of the County and contains a number of important beaches, islands and 

headlands that together create a landscape of high amenity and landscape value. A number of 

important settlements are located within this area, including Balbriggan, Skerries, Rush, 

Malahide, Portmarnock and Howth. The land is generally low lying, with the exception of some 

prominent headlands and hills in the northern part of the area, Howth and the offshore islands. 

Most of the Howth peninsula is covered by the 1999 Special Amenity Area Order (SAAO). 

■ River Valleys and Canal Character Type - The Tolka and Liffey valleys together with the Royal 

Canal Corridor are the main landscape features in this area. The Tolka and Liffey valleys are 

characterised by areas of grassland along meandering river valleys which, especially in the case 

of the Liffey, are well wooded at the edge of the floodplain and along the valley slopes. Areas 

of both valleys support recreational facilities along their corridors. A number of institutional and 

private demesnes along the valley edges maintain a rural and wooded character to the areas. 

However, housing estates are beginning to encroach into corridor areas. In recognition of the 

special amenity value of this area a Special Amenity Area Order (SAAO) was made for the Liffey 

Valley between Lucan and Chapelizod in 1990. 

The importance of landscape and visual amenity and the role of planning in its protection are 

recognised in the Planning and Development Act 2000 (as amended), which requires that Development 

Plans include objectives for the preservation of the character of the landscape, including the 

preservation of views and prospects and the amenities of places and features of natural beauty or 

interest. Within the Fingal a number of views and prospects are protected as set out on the Green 

Infrastructure and Zoning Maps provided with the Fingal Development Plan 2023-2029. 

6.8.1 Existing Landscape and Visual Issues  

Landscape can be considered a dynamic rather than static asset. It is constantly changing, and its 

changes are driven by nature itself, by direct human intervention, and indirectly through the 

consequences of human activity, notably climate change. All physical development undertaken by 

human impacts on the landscape. At the same time, human activity, especially farming, does much to 

maintain the landscape.  

Areas of a highly sensitive landscape have a low capacity to absorb new development and this can be a 

challenge to locate new development in these areas without it becoming unduly obtrusive. The Plan 

should seek to conserve and enhance natural habitats and ecosystems to protect and improve 

biodiversity.  

Existing landscape and visual issues / pressures with environmental considerations include:  

■ Development - development and housing are having adverse and visual impacts on the 

landscape.  

■ Housing - visual impact with greatest pressure for expansion of settlements.  

■ Green Infrastructure - protecting the existing green infrastructure network from fragmentation 

and loss due to pressures of urban development within and adjoining the network.  

■ Ecosystem Services - recognising and promoting the value of ecosystem services that the green 

infrastructure network provides to the county. 

■ Agriculture / forestry - agricultural practices and expansion in lowlands and large scale forestry 

development in uplands.  

■ Quarrying - impact of operations on the landscape. 
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■ Coastal - wind developments are having visual impacts on the coastline.  

■ Coastal - coastal areas experiencing greater pressure for tourism and residential development 

- second homes and holiday homes. 

6.9 Material Assets 

Uisce Éireann is responsible for providing and developing public water services; and ensuring drinking 

water quality meets the standards in the Drinking Water Regulations. The EPA is the drinking water 

quality regulator, responsible for enforcing the Drinking Water Regulations. Private bored wells used as 

a source of water supply to single dwellings are the responsibility of the householder and are therefore 

not regulated and Uisce Éireann has no regulatory function in this regard. 

The latest Drinking Water Quality in Public Supplies 202433 was published by the EPA in 2025. The report 

outlines the most important issues which should be addressed on a national level, to protect and 

improve public drinking water supplies. 

Practical water conservation measures including active leakage detection, demand management and 

pressure management played and will continue to play a major role in reducing the demand for potable 

water, thus facilitating additional development and improving the level of service to existing consumers 

in the County through the existing watermain networks. 

Fingal County Council (FCC) currently operates wastewater treatment plants at Swords, Malahide and 

Balbriggan. A plant at Portrane also serves this community as well as Donabate, Rush and Lusk. A 

number of smaller plants treat wastewater in the rural towns and villages. Wastewater from the south 

of the county including Howth, Baldoyle, Sutton, Portmarnock, Santry, Meakstown and Blanchardstown 

discharges to the Ringsend Waste Water Treatment Plant (WwTP) operated by Dublin City Council 

(DCC). Planning permissions for a major upgrade at Ringsend WwTP were granted in 2012 and 2019, 

respectively. The upgrade is currently underway and will facilitate the existing plant meeting future 

wastewater treatment requirements, which will allow for growth in both population and industry. The 

project is being delivered on a phased basis, and when works are complete in 2025, Ringsend will have 

the capacity to treat the wastewater for a population equivalent of 2.4 million while achieving the 

standards of the Urban Waste Water Treatment Directive. 

The Greater Dublin Drainage (GDD) Project involves the development of a new regional wastewater 

treatment facility and associated infrastructure including pipelines to serve the Greater Dublin Area 

(GDA) and parts of the surrounding counties of Kildare and Meath. The GDD project is acknowledged 

as a critical piece of national infrastructure and has been identified in the National Planning Framework 

(NPF) as a National Strategic Outcome of the National Development Plan. The project will have the 

capacity to provide wastewater treatment for the equivalent of half a million people to support the 

needs of a growing population and economy in Dublin and the surrounding counties, whilst also 

contributing to system resilience and flexibility.  

The maintenance and delivery of an efficient, integrated and coherent transport network in line with 

national and regional policy is essential to the future economic, social and physical development of the 

County. Land-use planning and transport planning are inextricably linked and their proper integration is a 

key determinant to sustainable development. 

National Sustainable Mobility Policy Action Plan 2022-2025’ is a national document which seeks to 

achieve a shift to more sustainable means of transport by setting actions and timeline for Modal 

 
33 EPA Drinking Water Quality in Public Supplies 2024- https://www.epa.ie/publications/compliance--enforcement/drinking-water/annual-
drinking-water-reports/drinking-water-quality-in-public-supplies-2024.php  

https://www.epa.ie/publications/compliance--enforcement/drinking-water/annual-drinking-water-reports/drinking-water-quality-in-public-supplies-2024.php
https://www.epa.ie/publications/compliance--enforcement/drinking-water/annual-drinking-water-reports/drinking-water-quality-in-public-supplies-2024.php
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Change. This policy sets out a strategic framework to 2030 for active travel and public transport to 

support Ireland’s overall requirement to achieve a 51% reduction in carbon emissions. 

The Policy aims to improve the delivery of sustainable mobility by –  

■ Implementing the accompanying action plan to 2025 and a reviewed and updated action plan 

for 2026 to 2030. 

■ Establishing a Leadership Group to oversee and drive implementation of the Policy and delivery 

of the action plan, and agree a programme of “pathfinder” projects at local level. 

■ Introducing a new annual National Household Travel Survey to measure progress against the 

Policy’s targets. 

■ Convening a new National Sustainable Mobility Forum to provide a platform for collaborative 

engagement with national, regional and local stakeholders. 

■ Increasing public engagement around the benefits of sustainable mobility and raising awareness 

of the availability of alternative options to the private car. 

■ Establishing a new National Transport Authority Advisory Council to engage with the NTA 

around the discharge of its functions. 

■ Developing a transport research network to support existing research programmes and draw on 

the sustainable mobility expertise available across academia and industry, both in Ireland and 

internationally. 

Fingal operates two recycling centres, one at Estuary Road in Swords and one at Coolmine in 

Blanchardstown. These centres accept household waste only and among the items accepted free of 

charge include paper, glass bottles / jars, car and household batteries and Waste Electrical & Electronic 

Equipment (WEEE). There are a number of bring banks throughout the county, catering for bottles, cans 

and textiles.  

6.9.1 Existing Material Assets Issues 

Development arising from the Draft Variation will result in increasing demand for water, wastewater 

treatment, waste management, transport infrastructure / links and energy and telecommunications 

services. Existing material assets issues / pressures within and adjacent to the Fingal administrative 

area, include:  

■ Water Supply - ongoing issues with security of water supply in the Dublin and Mid-East Regions 

for existing users.  

■ Water Supply - on-going investment in water conservation / leak detection and fixing. 

■ Water Supply and Wastewater Services - new developments, (including housing, offices and 

retail development), will generate pressure on existing water and wastewater sources to meet 

demands.  

■ Wastewater Services - new developments, should only be permitted where there is adequate 

capacity in the wastewater infrastructure in accordance with urban wastewater treatment 

disposal requirements and standards. Currently, municipal wastewater discharges are creating 

significant pressure on the receiving waterbodies.  

■ Energy - reduction of reliance on fossil fuels, increased use of renewable energy resources 

■ Telecommunications - the rollout of connectivity in the urban environment can be complex. 

Lack of coordination between infrastructure and utility providers can lead to the spatially 

inefficient and uncoordinated provision of utilities and connectivity infrastructure.  

■ Transport - the movement of people is key to the success of new development and areas, where 

adequate transport infrastructure (i.e. road, rail, cycle and pedestrian routes) to these 
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developments and accessibility throughout the development / area (safe footpath and cycle 

paths) is fundamental to the development of Fingal.   

■ Waste - population growth and development, and challenges in providing sustainable recycling 

infrastructure continues to put pressures on the local authorities to provide better waste 

management and access to waste services.  

■ Light Pollution - can arise when external lighting is not properly designed or managed which can 

in turn lead to inappropriate or excessive light spillage. 

■ Utilities - provision, protect and maintenance of adequate utilities to support existing and 

envisaged development. 
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7 Strategic Environmental Objectives (SEO) 

The SEA Directive requires that ‘the environmental protection objectives, established at international, 

Community or Member State level, which are relevant to the plan or programme and the way those 

objectives and any environmental considerations have been taken into account during its preparation.’  

A series of Strategic Environmental Objectives (SEOs) have been prepared in line with current guidance 

and also with specific reference to the SEA for the Variation No.1. The SEOs provide a basis for the 

assessment of the environmental effects of the Variation No.1 and are framed in such a manner as to 

enable the Variation to be fully assessed in environmental terms.  

The scoping aspect of the SEA process affords an opportunity for consultees to provide input to the 

range and detail of the environmental objectives.  

Table 7.1 Strategic Environmental Objectives (SEOs) for FDP Variation No.1 

Theme Objective  

Biodiversity (Flora & 
Fauna) (B) 

(B_1) Ensure compliance with the Habitats and Birds Directives with regard to the 
protection of Natura 2000 Sites and Annex habitats and species and no adverse effects 
on the integrity of any European site, with regard to its qualifying interests, associated 
conservation status, structure and function. 

(B_2) Preserve, protect, maintain and where appropriate restore the terrestrial, 
aquatic and soil biodiversity, including internationally, EU and nationally designated 
sites and protected species. 

(B_3) Ensure the Variation No.1 does not contradict biodiversity protection, 
restoration and rehabilitation objectives in the Fingal Development Plan 2023-2029 

Population & Human 
Health (PHH) 

(PHH_1) Provide high quality residential, community, working and recreational 
environments with access to sustainable transport options.  

(PHH_2) Protect human health and well-being. 

Land, Soils & Geology 
(SG) 

(LSG_1) Safeguard land and soil resources from pollution and degradation. 

Water Quality (W) 

(WQ_1) Protect and where necessary improve and maintain water quality and the 
management of watercourses, groundwater and the marine environment, in 
compliance with the requirements of the WFD objectives and measures. 

(WQ_2) Implement and comply with the provisions of the Flood Risk Management and 
Sustainable Drainage Systems Guidelines to avoid inappropriate development in areas 
at risk of flooding. 

Air Quality, Noise & 
Climate (AN) 

(ANC_1) Maintain and promote continuing improvement in air quality and noise 
emissions through the reduction of emissions. 

(ANC_2) Contribute towards climate adaptation and mitigation and reduction of 
greenhouse gas emissions in line with National targets, including Ireland's 
commitment to realising a climate neutral economy by 2050.   

Material Assets (MA) 

(MA_1) Make best use of existing infrastructure, contribute towards the protection of 
public assets and infrastructure and promote the sustainable development of new 
infrastructure to meet the needs of the county’s and Fingal’s population. Ensure new 
developments are served with adequate and appropriate critical infrastructure with 
sufficient capacity (drinking water, wastewater, waste and transport) that does not 
present a danger to human health. 

(MA_2) Promote sustainable waste management, minimisation and recovery 
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Theme Objective  

(MA_3) Promote sustainable transportation including increased use of public 
transport and active travel measures. 

Cultural Heritage (CH) 

(CH_1) Protect, conserve and avoid impact on places, features and landscapes of 
cultural and archaeological importance, including entries to the Record of Monuments 
and Places (RMP) and Sites and Monuments Record (SMR). 

(CH_2) Protect, conserve and avoid impact on places, features, buildings and 
landscapes of architectural heritage, (including entries to the Record of Protected 
Structures (RPS) and National Inventory of Architectural Heritage (NIAHs)). 

Landscape & Visual 
(LV)  

(LV_1) Protect and maintain the special qualities of the landscape character including 
coastal character within Fingal, minimise the loss of historic landscape features such 
as mature trees and hedgerows and scenic views. 

(LV_2) Avoid impacts on the statutory landscape & visual designations as identified in 
the Fingal Development Plan 2023-2029. 

 

7.1 Strategic Environmental Indicators and Targets  

The overall purpose of environmental indicators in SEA is to provide a way of measuring the 

environmental effect of implementing the Variation No.1. Indicators are also used to track the progress 

in achieving the targets set in SEA as well as the Variation No.1.  

SEA Indicators and Targets are identified as part of the SEA process. While these have regard to the 

existing indicators and targets proposed in the adopted FDP 2023-2029, any target that is set must be 

attributable to the implementation of the Variation No.1 to the FDP. 
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8 Assessment of Alternatives 

The SEA process requires the consideration of ‘reasonable alternatives’ in terms of possible approaches 

available in the delivery of the Variation to the Plan. Alternatives should represent a range of different 

approaches within the statutory and operational requirements of the particular plan. 

The strategy options available to the local authority are discussed in the formulation of the Draft 

Variation and assessed against the SEA Strategic Environmental Objectives (SEOs) in order to evaluate 

their overall potential environmental impact. A discussion of the merits or otherwise of each option will 

be provided in the Environmental Report and the reasons for the chosen option will be discussed. 

Alternatives must be reasonable, realistic and capable of implementation and should represent a range 

of different approaches within the statutory and operational requirements of the Variation and the 

Plan. It should be noted that the position of the ‘Plan’ within the plan hierarchy under the National 

Planning Framework (NPF) and the Regional Spatial and Economic Strategy (RSES) for the Eastern and 

Midlands Region significantly pre-determines the scope of the reasonable and realistic strategic 

alternatives. The content of the Variation and any alternatives derived are also predetermined by 

relevant sections of the PDA 2000. 

In developing alternatives, the ‘do-nothing’ approach is not considered to be a realistic option due to 

the statutory requirement to vary the Development Plan, taking account of key national and regional 

guidelines and strategies.  

Developing combinations incorporating the key elements of the Development Plan, i.e. the plan 

framework, plan structure and settlement strategy to include zoning shall provide the foundation for 

the formulation of alternatives at the next stage of the SEA process in the environmental report. As 

stated, any alternatives considered will take account of national and regional policy objectives e.g. the 

requirement for compact growth, sustainable development and the climate adaptation. 

Each alternative will be assessed for possible significant effects on the environment. The alternatives 

will then be graded to determine which has the least amount of impact. It should be noted that the SEA 

is not a decision-making tool but a decision informing tool and where alternatives with negative 

environmental effects are selected for other reasons (e.g. cost, policy drivers or public need), the SEA 

has an important role in identifying mitigation measures to avoid or reduce these effects 

A Settlement Capacity Audit has been carried out by Fingal County Council (Appendix 4 to the Draft 

Variation), as required by the Development Plan Guidelines (2022) and Section 2.4 of the NPF 

Implementation: Housing Growth Requirements Guidelines (2025). The Settlement Capacity Audit 

reviews and summarises the capacity of existing residential zoned lands under the adopted Fingal 

Development Plan, based on detailed review of zoned lands in each settlement of the Settlement 

Hierarchy. The Settlement Capacity Audit has assisted in assessing and identifying the requirement for 

additional housing land and has provided the data for the estimation of potential residential capacity. 

A detailed review of zoned lands in the County has been undertaken, including in each settlement 

identified by the Development Plan. This exercise has used the Council’s GIS system, making use of an 

extensive database of lands across the County. This exercise collated potential sites via GIS and assessed 

and categorised sites based on development activity and planning criteria. 

Under Section 4.5.2 of the Development Plan Guidelines, Settlement Capacity Audits should assess sites 

based on whether they have access to water, wastewater, surface water drains, roads, footpaths and 

public lighting. 
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These criteria are also used to identify lands within the scope of the Residential Zoned Land Tax (RZLT). 

Local authorities are responsible for identifying lands within the scope of the RZLT and publishing a map 

of all lands in scope. Lands within the scope of RZLT comprise lands that are: 

■ Zoned for residential development, or a mixture of uses including residential; 

■ Serviced or with access to infrastructure including water, wastewater, surface water drains, 

roads, footpaths and public lighting; and, 

■ Not affected by contamination, significant archaeological remains, or other physical conditions 

which would preclude development. 

The RZLT also excludes lands which are already used for commercial trades or professions servicing 

existing communities, for a mix of uses, or for public services, community facilities, transport, energy, 

telecoms, water/wastewater, waste management, and sports and recreation, or subject to a statutory 

designation precluding development.  

Local authorities therefore must remove lands from the scope of the RZLT where they are not serviced 

and available for infrastructure. The definition of lands outside the scope of the RZLT overlaps with the 

requirements of the NPF and the Development Plan Guidelines. 

Fingal County Council has mapped all lands within the scope of the RZLT in 2025, in accordance with 

the Residential Zoned Land Tax Guidelines. This process has categorised lands based on whether they 

are serviced and potentially available for residential development. The 2025 RZLT map therefore allows 

for the identification of lands that are zoned for residential or mixed use but are not likely to be brought 

forward for development within the lifetime of the current Development Plan. As the RZLT lands within 

scope in 2025 are mapped, they have been incorporated into the Settlement Capacity Audit exercise 

and are used as a means of identifying land that is not immediately available for development in the 

short term.  

General housing density assumptions have been applied across the lands identified, to estimate the 

potential number of homes that could be provided. For the purpose of this exercise, a density 

assumption of 50 homes per hectare has been applied for all residential zonings with the exception of 

RV ‘Rural Village,’ for which a density assumption of 20 homes per hectare has been applied due to its 

rural nature. These densities are in line with the ranges set out in the Sustainable Residential 

Development and Compact Settlements Guidelines. These are high-level assumptions across all sites 

and densities would vary greatly at the level of individual sites based on location and site characteristics. 

These are therefore reasonable mid-level assumptions and a reasonable approach for estimating 

capacity. 

It should be noted that this exercise cannot account for all possible infill sites within existing built-up 

areas, or all sites that are already in active residential or other use, but which could feasibly be 

redeveloped at a greater density for residential or mixed use. The Development Plan provides policy 

support for infill housing on corner or infill garden sites and the densification of existing residential or 

town centre areas; however, it is not possible to identify every potential garden/small infill site, and 

delivery on such sites would be additional to this capacity identified. 

Therefore, it is considered that the given the statutory, hierarchal, and infrastructural capacity 

constraints, the planning authority has had appropriate regard to potential alternatives and that the 

approach selected has had regard to environmental factors and to avoiding or minimising adverse 

effects on the environment.
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9 Assessment of Effects of the Variation No. 1 

9.1 Introduction 

Fingal County Council has reviewed the Core Strategy of the Fingal Development Plan 2023-2029 (FDP) 

and in order to ensure consistency with the Revised NPF and NPF Implementation: Housing Growth 

Requirements Guidelines, Variation No.1 is proposed. 

In order to maintain a robust supply of residential zoned land for development, it is recommended to 

provide for lands sufficient for approximately 5,000 new units, through the following measures: 

■ To vary the Fingal Development Plan 2023-2029 to provide for lands sufficient for 

approximately 5,000 new units, with the following amendments recommended:  

□ To vary the Fingal Development Plan 2023-2029 to zone for approximately 2,500 residential 

units on additional residential-zoned land, in order to provide in part for the additional 

housing land supply necessary to meet Fingal County Council’s new annual housing delivery 

requirement.  

□ To vary the Fingal Development Plan to remove the ‘Long-Term Strategic Reserve’ 

designation for Dunsink and to provide that development in Dunsink will be in accordance 

with a forthcoming Local Area Plan for the area. This will provide a plan-led approach to the 

development of Dunsink and will facilitate the early release of the remainder of the 

additional housing land required for the County to 2029, with capacity for approximately 

2,500 new units.  

■ To vary Fingal Development Plan to update Table 2.14 (the Core Strategy table) to reflect the 

new housing delivery requirement, to allocate this requirement across the settlement 

hierarchy, and to reflect updated zoned land allocations.  

■ To vary the Fingal Development Plan to incorporate a series of amendments to the text 

necessary to reflect the above changes and the adoption of the Revised National Planning 

Framework.  

■ To progress a statutory Local Area Plan for Dunsink in Q1 2026.  

The rezonings proposed as part of the Variation No.1 include the following: 

■ Site 4.1 (c. 3.9 ha) on Sheet 4 – School Lane, Balrothery: rezone from ‘GB’ Green Belt to ‘RA’ 

Residential Area and amend development boundary accordingly 

■ Site 5.1 (c. 10.5 ha) on Sheet 5 – Holmpatrick, Skerries: rezone from ‘GB’ Green Belt and ‘OS’ 

Open Space to ‘RA’ Residential Area and amend development boundary accordingly 

■ Site 6A.1 (c. 3.6 ha) on Sheet 6A – Causetown, Lusk: rezone from ‘OS’ Open Space and ‘RU’ Rural 

to ‘RA’ Residential Area and amend development boundary accordingly 

■ Site 6A.2 (c. 5.7 ha) on Sheet 6A – Racecourse Road, Lusk: rezone from ‘RU’ Rural to ‘RA’ 

Residential Area and amend development boundary accordingly 

■ Site 9.1 (c. 6.4 ha) on Sheet 9 – Seamount, Malahide: rezone from ‘RU’ Rural To ‘RA’ Residential 

Area and inclusion of new Local Objective A - Facilitate the provision of east/west and 

north/south linkages to ensure permeability within the area and amend development boundary 

accordingly 

■ Site 9.2 (c. 10.8 ha) on Sheet 9 – Broomfield West, Malahide: rezone from ‘GB’ Green Belt To 

‘RA’ Residential Area and amend development boundary accordingly 

■ Site 9.3 (c. 1.2 ha) on Sheet 9 – Greenwood, Kinsealy: rezone from ‘GB’ Green Belt to ‘RV’ Rural 

Village and amend development boundary accordingly 



Draft Variation No. 1 of Fingal Development Plan 2023-2029 
Strategic Environmental Assessment (SEA) – Non-Technical Summary (NTS) 

Brady Shipman Martin 7079_2021-07-01_RP-01_01 58 

■ Site 9.4 (c. 7.1 ha) on Sheet 9 – Kinsealy Lane, Kinsealy: rezone from ‘GB’ Green Belt To: ‘RV’ 

Rural Village and inclusion of new Local Objective B - Facilitate the provision of north/south 

linkages to ensure pedestrian and active travel linkages within the area and amend development 

boundary accordingly 

■ Site 9.5 (c. 2.7 ha) on Sheet 9 – Hole in the Wall Road: rezone from ‘GB’ Green Belt To: ‘RA’ 

Residential Area and amend development boundary accordingly 

■ Site 13.1 (c. 9.1 ha) on Sheet 13 – West of Barnhill: rezone from ‘GB’ Green Belt To: ‘RA’ 

Residential Area and amend development boundary accordingly 

■ Site 13.2 (c. 0.52 ha) on Sheet 13 – Clonsilla Road, Clonsilla: rezone from ‘OS’ Open Space To: 

‘RA’ Residential Area and amend development boundary accordingly 

■ Site 13.3 (c. 435.9 ha) on Sheet 13 Strategic Land Reserve Designation: Replace Long Term 

Strategic Reserve designation with Local Area Plan designation 

As part of Variation No.1, it is recommended that the Fingal Development Plan 2023-2029 be varied to 

remove the ‘Long Term Strategic Reserve’ designation from the Dunsink lands. It is also recommended 

that the text of relevant portions of the Development Plan be amended to reflect the new plan-led 

approach to Dunsink and to facilitate the early release of the remainder of the additional housing land 

required for the County to 2029. The statutory plan for entirety of the lands at Dunsink, a draft Local 

Area Plan, will be published in early 2026. This LAP will provide for the phasing of Dunsink lands, with 

the first phase to allow land for approximately 2,500 units and associated services/infrastructure to be 

progressed under the current Development Plan.  

9.2 Environmental Assessment for Variation No.1 

Under the Spatial Planning Hierarchy in Ireland, the Fingal Development Plan 2023-2029 (FDP) sits at 

the Local Government level and is below the Regional, National and International levels. The FDP 

influences plans at a lower level of plan hierarchy, including Local Area Plans and other area-specific 

plans such as Local Biodiversity Action Plan, Local Heritage Plan, Local Climate Action etc. The FDP was 

subject to Strategic Environmental Assessment (SEA), Appropriate Assessment (AA) and Strategic Flood 

Risk Assessment (SFRA).  

Variation No.1 to the Fingal Development Plan 2023-2029 proposes to update the FDP in order to 

ensure consistency with the Revised NPF and NPF Implementation: Housing Growth Requirements 

Guidelines. Under Section 10 of the Planning and Development Act 2000, the Core Strategy of the Fingal 

Development Plan must be consistent with the national and regional development objectives of the 

NPF. 

Variation No.1 corrects and reflects revised and new circumstances that have emerged since the 

adoption of the Fingal Development Plan 2023-2029. The Variation No.1, once implemented, will 

provide for an increased supply for residential zoned lands and will align with the Government’s overall 

revised National Planning Framework. The alignment of the FDP to these guidelines includes provisions 

to facilitate the plan-led and sustainable development of additional identified lands for new residential 

development in existing urban settlements to support increases in population growth, subject to local 

and environmental considerations. In this context, the proposed Variation No.1 contributes positively 

to the promotion of sustainable development. The assessment involves a review of the existing core 

strategy and settlement strategy with the associated identification of development potential and 

updated/additional zoning objectives where necessary to reflect the housing growth requirements. 

Despite its positive intent, the Variation No.1 has the potential to give rise to effects on the receiving 

environment (SEOs) as summarised in Table 9.1, under the following scenarios:  
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■ Any development works that could directly or indirectly affect water quality, flow and/or 

morphology and potentially affect the European sites, protected habitats and species; 

■ Any development works that could directly or indirectly increase risk of flooding and potentially 

affect the protected habitats and species; 

■ Any development works that could directly or indirectly affect groundwater quality or supply; 

■ Any risk of habitat loss, fragmentation or degradation to European sites or network supporting 

European sites, protected habitats and species; 

■ Any potential for a risk of direct or indirect disturbance to European site habitats and/or species, 

e.g. development along river corridors/coastal sites, noise disturbance due to construction, light 

pollution etc; 

■ Any development works that could risk a reduction in ecological connectivity between 

European sites and/or the ecological networks supporting them; 

■ Any development works that could risk a reduction in air quality or impact the existing noise or 

vibration environment; 

■ Any development works that could result in light pollution or have a landscape, or  visual impact 

or an impact on heritage; 

■ Any development works could result in an increase in quantum of water supply, wastewater 

and waste generated; 

■ Any development works could result in an increase in traffic on the adjoining road network; 

■ Any development works that could result in risk of spread of invasive species. 

 

Table 9.1 Assessment of Potential Effects of Draft Variation No.1 against Strategic Environmental 
Objectives (SEOs) 

 Biodiversity 
Population 

Human Health 

Land,  
Soils, 
Geol. 

Water 
Air, Noise, 

Climate 
Material 
Assets 

Cultural 
Heritage 

Landscape 
Visual 

       

SEOs 

Summary of 
Draft Variation 

B-1 B-2 B-3 PHH-1 PHH-2 LSG-1 WQ-1 WQ-2 ANC-1 ANC-2 MA-1 MA-2 CH-1 CH-2 LV-1 LV-2 

To vary the Fingal 

Development Plan 

2023-2029 to 

provide for lands 

sufficient for 

approximately 

5,000 new units. 

This includes for 

approximately 

2,500 residential 

units on 

additional 

residential-zoned 

land (11no. sites) 

and to replace the 

‘Long Term 

Strategic Reserve’ 

designation from 

the Dunsink lands 

with local area 

plan designation 

                
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9.3 The Interrelationship between Environmental Factors 

An overview of the key and minor / no interaction between environmental factors with potential for 

effects arising from the Variation No.1 are set out in the matrix in Table 9.2.  

Variation No. 1 can give rise to positive or negative environmental effects for one environmental 

component and also have the potential to generate positive or negative environmental effects for inter-

related environmental components – e.g. negative effect on soils can have a negative effect on 

biodiversity, water, and / or landscape. Likewise, the delivery of SuDS will improve water quality, which 

in turn can have a positive effect on aquatic ecology.  

An assessment of impact inter-relationships and interactions is already embedded in the evaluation of 

environmental effects that has been carried out in this environmental report. This ensures that there is 

adequate coverage of all potential environmental effects associated with the implementation of 

Variation No.1. In addition, the mitigation measures set out in Section 9.2.1 and Section 10 of this 

Report. 

Table 9.2 Significant Interrelationships between Environmental Factors 

       Component 

 
Effect 

Biodiversity  Population & 

Human 

Health 

Land, 

Soils & 

Geology 

Water 

Quality 

Air Quality, 

Noise and 

Climate 

Material 

Assets 

Cultural 

Heritage 

Landscape 

& Visual 

Biodiversity   
       

Population & 

Human Health  
 

      

Land, Soils & 

Geology 
  

 
     

Water Quality 
   

 
    

Air Quality, 

Noise  and 

Climate 
    

 

   

Material Assets 
     

 
  

Cultural 

Heritage       
 

 

Landscape & 

Visual        
 

Legend:   Key Interaction        Minor/No Interaction  

 

9.4 Potential Cumulative Effects  

Cumulative effects can be described as the addition of many small impacts to create one larger, more 

significant, impact. 

There are 2 types of potential cumulative effects that have been considered, namely: 

■ Potential intra-Plan cumulative effects - these arise from the interactions between different 

types of potential environmental effects resulting from a plan, programme, etc. The 
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interrelationships between environmental factors that help determine these potential effects 

are identified on Table 9.2.  

■ Potential inter-Plan cumulative effects - these arise when the effects of the implementation of 

one plan occur in combination with those of other plans, programmes, projects, etc.  

The Variation No.1 could have a relationship with other plans and programmes. However, these plans 

and programmes have also been subject to environmental assessment, including SEA and AA, for the 

purpose of preventing and mitigating potential negative environmental effects. Table 9.3 lists the 

relevant plans and programmes that have potential for cumulative effects with the Variation No.1.  

The assessment of cumulative effects above focused on national, regional and local plans, programmes, 

strategy and policy documents that have the potential to affect the same receiving environment that 

could be affected by the Variation No.1. The Variation No.1 will be required to comply with the relevant 

international, national and regional policies, plans and programmes and also undertaken individual 

environmental assessments for Appropriate Assessment, Environmental Impact Assessment and any 

other relevant processes as appropriate.  

The Fingal Development Plan 2023-2029 sets out policies and objectives for land use, settlement 

strategy, sustainable development, biodiversity protection and enhancement, environmental 

protection, and management, cultural heritage, climate change, etc. for the study area. Other higher-

level international, national and regional plans are integrated within the Fingal Development Plan 2023-

2029 and have been assessed as such. The Variation No.1 will comply with the provisions set within the 

Fingal Development Plan 2023-2029 which itself has been subject to standalone environmental 

assessment (SEA, NIR, etc.).  

The assessment of cumulative effects concludes that the implementation of the Variation No.1 will not 

result in direct, indirect or cumulative impacts which would have the potential to adversely affect the 

environment. Indeed, the implementation of the Variation No.1 has the potential for positive 

cumulative interactions in delivering on policies and objectives of higher-level plans in relation to 

increased housing supply for the country. 

Table 9.3 below lists the relevant plans and programmes that have potential for in-

combination/cumulative effects with the Variation No.1.  

Table 9.3 In-combination / cumulative effects with other plans and programmes 

Plan, Programme etc. Potential Cumulative effect  Likely 

Cumulative 

Effect  

National Planning Framework 

(NPF) Project 2040 (First 

Revision April 2025) 

National Development Plan 

(NDP) 2021-2030 (As part of 

Project Ireland 2040 the 

National Development Plan 

sets out the Government’s 

over-arching investment 

strategy and budget for the 

period 2021-2030) including 

the National Development 

Plan Review 2025 

The SEA and AA processes carried out during the preparation 

of the National Planning Framework have ensured that the 

potential significant environmental impacts associated with 

implementation of the plan have been identified and that these 

impacts have been given appropriate consideration. 

No 
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Plan, Programme etc. Potential Cumulative effect  Likely 

Cumulative 

Effect  

Regional Spatial and 

Economic Strategy (RSES) 

2019-2031 for the Eastern 

Midland Regional Assembly 

(EMRA) 

The SEA and AA processes carried out during the preparation 

of the RSES have ensured that the potential significant 

environmental impacts associated with implementation of the 

RSES have been identified and that these impacts have been 

given appropriate consideration. 

No 

National CFRAMS Programme  

Eastern Catchment Flood Risk 

Assessment and Management 

(CFRAM) Study 

Catchment-based Flood Risk Assessment and Management 

(CFRAM) Studies and their product – Flood Risk Management 

Plans (FRMPs) – are at the core of national policy for flood risk 

management and the strategy for its implementation. These 

studies are required by The Floods Directive [2007/60/EC], 

which is being implemented in Ireland through the European 

Communities (Assessment and Management of Flood Risks) 

Regulations 2010 [S.I.122/2010]. Each FRMP is accompanied by 

an associated SEA Environmental Report and Natura Impact 

Statement. The SEA and AA processes carried out during the 

preparation of the FRMP have ensured that the potential 

significant environmental impacts associated with 

implementation of the FRMP have been identified and that 

these impacts have been given appropriate consideration. 

No 

Greater Dublin Drainage 

Project 

The Natura Impact Statement prepared for the Greater Dublin 

Drainage Project concludes that with the implementation of 

the mitigation measures the project will not result in direct, 

indirect or cumulative impacts which would have the potential 

to adversely affect the qualifying interests/special conservation 

interests of the Natura 2000 sites within the study area.  

No 

National 4th Biodiversity 

Action Plan 2023-2030 
The Biodiversity Action notes the requirements and purposes 

of AA and SEA and the vision of the plan to conserve and 

restored for the benefit of all sectors of society. 

No 

Transport Strategy for the 

Greater Dublin Area 2022-

2042 

The Natura Impact Statement prepared for the Transport 

Strategy for the Greater Dublin Area 2022-2042 concludes that 

with the implementation of the mitigation measures the 

Strategy will not result in direct, indirect or cumulative impacts 

which would have the potential to adversely affect the 

qualifying interests/special conservation interests of the 

Natura 2000 sites within the study area. 

No 

National Sustainable Mobility 

Policy (2022) 
The policy sets a strategic framework to 2030 for active travel 

and public transport to support Ireland’s overall requirement 

to achieve a 51% reduction in carbon emissions by the end of 

this decade. The projects which will be implemented as a result 

of this national policy will be subject to their individual 

environmental impact assessment and appropriate assessment 

processes (as appropriate) and hence there would be no 

potential adverse effects on the overall receiving environment. 

No 
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Plan, Programme etc. Potential Cumulative effect  Likely 

Cumulative 

Effect  

River Basin Management Plan 

(RBMP) for Ireland 2022-2027 

(Water Action Plan 2024) 

The SEA and AA processes carried out during the preparation 

of the RBMP have ensured that the potential significant 

environmental impacts associated with implementation of the 

Plan have been identified and that these impacts have been 

given appropriate consideration. 

No 

County Development Plans 

(Dublin City Development 

Plan 2022-2028, South Dublin 

County Development Plan 

2022-2028, Meath County 

Development Plan 2021-

2027, Kildare County 

Development Plan 2023-

2029)   

The County Development Plan (CDP) provides the principal 

planning strategy document for the development of a local 

authority area over the statutory time period of the plan. Each 

of the CDPs with Zone of Influence of County Fingal has been 

subject to SEA and AA processes to ensure that the potential 

significant environmental impacts associated with 

implementation of the Plan have been identified and that these 

impacts have been given appropriate consideration. 

No 

 

The assessment of in-combination / cumulative effects concludes that the implementation of the 

Variation No.1 will not result in direct, indirect or cumulative impacts which would have the potential 

to adversely affect the receiving environment. 
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10 Mitigation Measures 

The findings set out in Section 9 of this report confirms that, notwithstanding the positive intent and 

purpose of the Variation No.1, if unmitigated, has potential for adverse effects on aspects of the 

receiving environment. 

The Fingal Development Plan 2023-2029 was subject to Strategic Environmental Assessment (SEA) in 

accordance with S.I. No. 436 of 2004 (the Planning and Development (Strategic Environmental 

Assessment) Regulations 2004), as amended by S.I. No. 201 of 2011 (the Planning and Development 

(Strategic Environmental Assessment) (Amendment) Regulations 2011) and Appropriate Assessment 

(NIR) in accordance with Article 6(3) and 6(4) of the Habitats Directive. The SEA & NIR recommended a 

suite of mitigation measures following the assessment of the draft Fingal Development Plan 2023-2029. 

These measures were then embedded within the suite of protective policies and objectives to avoid 

the potential for likely significant effects on the receiving environment within the scope of the Fingal 

Development Plan 2023-2029. The protective policies of the Fingal Development Plan 2023-2029 are 

applicable for the purposes of assessing the Variation No.1.  

The existing provisions within the Fingal Development Plan 2023–2029 mitigate the potential for likely 

significant effects on the receiving environment and provide sufficient safeguards for the 

implementation of Variation No. 1, including the changes to the Written Statement and the rezoning of 

the proposed sites.  

The existing environmental protective policies and objectives of the Development Plan are set out in 

detail in the SEA ER, the implementation of which will further prevent any significant impacts on the 

receiving environment. New text to be inserted as part of Variation No.1 is shown in green text in 

Objective IUO15 – Surface Water Management Plans as follows: 

Require the preparation of a Surface Water Management Plan as part of all new developments 

which shall include the following: 

-  Identify and assess the existing surface water movements through the development before 

considering and developing a surface water management system using SuDS, having regard 

to our Fingal Guidance Document – Green/ Blue Infrastructure for Development, as 

amended (Appendix 11). 

- Incorporate SuDS along the route of the water movement to enhance the water quality 

effects of nature-based systems at the different stages – Treatment Train approach from 

source to discharge. 

Require applications for new developments to submit details of surface water management plans 

during construction to ensure compliance with the water quality standards and to protect the water 

quality and flow regime of surface and groundwater resources. 

11 Monitoring Measures 

The existing provisions of the Fingal Development Plan 2023–2029 relating to monitoring measures 

remain in place and continue to be valid. No new, revised, or additional monitoring measures are 

proposed or required as part of this Variation, as the current measures are considered sufficient to 

assess the implementation and effects of the Plan.
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