
 

 

  B.E.F. Planning International Limited trading as The Planning Partnership | Company No. 501130 | Ordinance Survey Licence No. AR 0114720 
  Registered in Ireland @ 2 Auburn Terrace, Sunday’s Well Road, Mullingar, Co. Westmeath 
  Directors: Mark Brindley (UK), Wessel Vosloo, Fintan Morrin 

 

The Coach House, Dundanion 
Blackrock Road 

Cork City 
T12 T6YC 

 

t: +353 (0) 21 6010778 

e: info@theplanningpartnership.ie 

w: www.theplanningpartnership.ie 

 

 

 

 

 

 

 

 

 

 

ENVIRONMENTAL  

IMPACT ASSESSMENT SCREENING 

 

 

 

 

 

RESIDENTIAL DEVELOPMENT: 

HOLYWELL, SWORDS, FINGAL 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

October 2023 

 

 

Wessel Vosloo 

B.Sec.Ed MURP (TRP) SA MIPI 

Principal 

The Planning Partnership 

 

083 100 9440 

 

 



 

THE PLANNING PARTNERSHIP                                FOR FINGAL COUNTY COUNCIL 

 

 

 
ENVIRONMENTAL IMPACT ASSESSMENT SCREENING REPORT 

RESIDENTIAL DEVELOPMENT IN THE TOWNLAND OF CROWCASTLE, HOLYWELL, SWORDS, CO. DUBLIN 

0

Table of Contents:                                Page 

1.0 INTRODUCTION 1 

1.1 Purpose of this Report 1 

1.2 Statement of Authority 1 

1.3 Specialist Assessments Undertaken informing EIA Screening 2 

1.4 Summary of Findings 2 

2.0 DESCRIPTION OF THE PROPOSED DEVELOPMENT 2 

2.1 Site Location and Context 2 

2.2 Residential Demand in Fingal 3 

2.3 Overview of the Proposed Development 3 

3.0 RELEVANT LEGISLATION 3 

3.1 EU Directives 3 

3.2 National Provisions for Transposing EU Legislation 4 

3.3 Relevant EIA Guidance 4 

4.0 PLANNING HISTORY 4 

5.0 FURTHER SPECIALIST REPORTS ASSESSING THIS PROPOSED DEVELOPMENT 5 

5.1 Housing at Holywell Swords report, prepared by Henchion Reuter Architects 6 

5.2 Engineering Report for Planning September 2023, and Initial Site Specific Flood Risk Assessment  

September 2023, both prepared by Roughan & O’Donovan 6 

5.3 Preliminary Construction & Environmental Waste Management Plan, prepared Roughan & O’Donovan 8 

5.4 Design Rationale – Landscape Architecture, prepared by DFLA Landscape Architects 9 

5.5 The Planning Statement dated September 2023, prepared by The Planning Partnership 9 

5.6 Ecological Impact Assessment (EcIA) for proposed Residential Development at Holywell, Swords,   

Co. Dublin, dated 20th October 2023, prepared by Altemar Marine & Environmental Consultancy 11 

5.7 Appropriate Assessment Screening for proposed Residential Development at Holywell, Swords,   

Co. Dublin, dated 20th October 2023, prepared by Altemar Marine & Environmental Consultancy 11 

6.0 EIA SCREENING EXERCISE 12 

6.1 Methodology 12 

6.2 Mandatory EIA Thresholds 12 

6.3 Sub-Threshold Considerations / Screening Exercise / Potential of Impacts 14 

6.4 EIA Screening Outcomes 25 

8.0 CONCLUSION 26 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

THE PLANNING PARTNERSHIP                                FOR FINGAL COUNTY COUNCIL 

 

 

 
ENVIRONMENTAL IMPACT ASSESSMENT SCREENING REPORT 

RESIDENTIAL DEVELOPMENT IN THE TOWNLAND OF CROWCASTLE, HOLYWELL, SWORDS, CO. DUBLIN 

1

1.0 INTRODUCTION 

 

Fingal County Council as Local Authority is to  deliver a Residential Development (5,189 sq m Gross Floor Space) 

arranged over 3 no. buildings ranging in height from 4 to 6 storeys, consisting of no. 57 no. residential units (20 

no. 1-bedroom apartments, 29 no. 2-bedroom apartments, and 8 no. 3-bedroom apartments), ancillary 

infrastructure and all associated site development works, at a site of approximately 0.77 ha located in the 

Townland of Crowcastle, Holywell, Swords, Co. Dublin. The site is located in a prominent position to deliver and 

cater for existing and projected population growth of Swords. 

 

The population of Fingal has been projected to grow by a further 369,000 people by 2031 which is a continuation 

in the trend that has been made visible over the last 10 years. Airport related business, commercial facilities and 

employment linked to the future development of the MetroLink is conducive to an increased demand for 

residential developments. 

 

The following Environmental Impact Assessment (EIA) Screening is presented as part of the delivery of a new 

Residential Development within Holywell, Swords.  All such development as confirming the requirement or 

otherwise for Environmental Impact Assessment requires a determination by the ‘competent authority’ and an 

assessment of the likely significant effects. 

 

 

1.1 Purpose of this Report 

 

Since the Transposition into Irish Planning Law of Directive 2014/52/EU amending Directive 2011/92/EU on the 

effects of certain public and private projects on the environment (the EIA Directive), effective as of 1st September 

2018 (DHPLG – Circular Letter PL 05/2018), accordingly planning authorities are required to have regard to same 

in the performance of their planning functions.  Since the project is a local authority own development, the 

requirement for sub-threshold EIA is addressed in Article 120 of the Planning and Development Regulations 2001 

as amended). 

 

In this instance we present that there is no specific requirement to undertake EIA and the determining authority 

and competent authority on matters of environmental effects are respectfully enabled to ‘screen out’ the 

requirement for EIA. 

 

We trust the associated documentation further refines our presented understanding, that the proposed 

development does not fall within the ‘project’ categories of development intended for the EIA process as an 

objective of Directive 2014/52/EU amending Directive 2011/92/EU. 

 

Circular Letter PL 05/2018 highlights, in particular: 

 

Strengthened screening procedures to determine whether EIA is required in respect of development 

consent proposals. In this regard, there are new requirements on the information to be provided by the 

developer to the competent authority for the purposes of a screening determination (Annex IIA of the 

Directive), and expanded selection criteria to be used by the competent authority in making a screening 

determination (Annex III). Where a structured screening determination on the foregoing basis is not 

required, it will be necessary, in the case of each planning application or appeal, for the competent 

authority to conclude, based on a preliminary examination, that there is no real likelihood of significant 

effects on the environment arising from the proposed development. 

 

This EIA Screening Report has been prepared with regard to the following guidance documents: 

 

 Office of the Planning Regulator OPR Practice Note PN02 Environmental Impact Assessment Screening 

(incorporating amendment of September 2022). 

 Guidelines on the Information to be contained in Environmental Impact Assessment Reports (EPA, May 2022). 

 Department of Housing, Planning and Local Government Guidelines for Planning Authorities and an Bord 

Pleanála on carrying out Environmental Impact Assessment (2018). 

 European Commission (EC) Environmental Impact Assessment of Project: Guidance on Screening (2017). 

 European Commission Interpretation of definitions of project categories of Annex I and II of the EIA Directive 

(2015). 

 

It is our professional planning opinion that the categories of development to be determined as requiring EIA as 

laid out in Annex I and Annex II of the EIA Directive and as respectively referred and logically transposed within, 

Schedule 5, Parts 1 and 2 of the Planning and Development Regulations 2001 (as amended), are specific in terms 

of the likely environmental effects via emissions and outputs as effecting the environment, or are of such a scale 

and location that they have a consequential impact on a particular and sensitive receiving environment. 

 

We present that the subject proposal neither falls within the types of projects as requiring an EIA and where the 

nature of the presented Residential Development at a site of approximately 0.77 ha located in the Townland of 

Crowcastle, Holywell, Swords, Co. Dublin, and the delivery and construction operations associated with same, are 

unlikely to have any particular ‘environmental impact’ occurring on foot of the proposal, such as for example an 

impact on an ecologically species rich or pristine and significant European Designated environment, or where 

there are no predicted residues or emissions from any operation as to cause any likely significant effects. 

 

It appears in this instance and without evidence to the contrary, that no obvious and likely significant 

environmental effects would occur as a result of the proposed development as to require an EIAR (Circular Letter 

PL 1/2017 – Implementation of Directive 2014/52/EU). The terms of the proposed development as presented are 

clearly sub-threshold in respect of the presented Residential Development at Holywell, Swords, and do not 

fall under Annex II projects as referred both in Directive 2014/52/EU amending Directive 2011/92/EU, and as cross 

referenced in Schedule 5 of the Planning and Development Regulations 2021 (as amended). 

 

Notwithstanding the above, it is clear from the Guidelines for Planning Authorities on carrying out Environmental 

Impact Assessment (August 2018) as outlined on Page 14, Paragraph 3.2, that: 

 

A screening determination that EIA is not required must not undermine the objective of the Directive 

that no project likely to have significant effects on the environment, within the meaning of the 

Directive, should be exempt from assessment. 

 

Therefore, in this regard this screening exercise is undertaken to determine the likely ‘significant environmental 

effects’ which may arise due to the location or characteristics of the proposed development. 

 

 

1.2 Statement of Authority 

 

This Report and EIA Screening Exercise has been presented and undertaken by Wessel Vosloo MIPI, Principal 

Planner with The Planning Partnership a practice of chartered Town Planners operating throughout Ireland, since 

June 2011.  Wessel Vosloo holds the degrees B.Sec.Ed. (Graphical Engineering and Geography) and MSS (MURP 

Master of Urban and Regional Planning), is a Corporate Member of the Irish Planning Institute (MIPI) and 

Registered Charted Town and Regional Planner with the South African Council for Planners.  Having in excess of 

30 years’ experience in planning in both the Public and Private Sector development environments, locally and 

internationally, which includes town planning, project management, environmental planning and environmental 

management.  Wessel have significant experience Environmental Planning matters in both urban and rural 

projects and is involved on development projects within Ireland and the UK, which include the undertaking of 

Environmental Impact Assessments and the preparation of Environmental Impact Assessment Reports, Strategic 

Environmental Assessments and Appropriate Assessments.  
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1.3 Specialist Assessments Undertaken informing EIA Screening 

 

Schedule 7, paragraph 3(h) of the Planning and Development Regulations 2001 (as amended) details that 

mitigation measures to reduce the impact of the project on the factors specified in paragraph (b)(i)(I) to (V) of the 

definition of ‘environmental impact assessment report’ in section 171A of the Planning and Development Act 2000 

(as amended), must be considered in EIA Screening: 

 

3(h) the possibility of effectively reducing the impact. 

 

This EIA Screening is informed by and refers to further specialist reports assessing the presented Residential 

Development at Holywell, Swords, and forms part of the documentation being considered for development 

consent.  These all feed into the conclusions presented within this EIA Screening report and should be considered 

in conjunction.  These drawings and reports are listed as:  

 

 Site Layout Drawings, prepared by Henchion Reuter Architects.  

 Housing at Holywell Swords, Co. Dublin, Stage #2 Submission to FCC Planning Department Sept 2023 report, 

prepared by Henchion Reuter Architects. 

 Engineering and Services Drawings, prepared by Roughan & O’Donovan. 

 Engineering Report for Planning, prepared by Roughan & O’Donovan. 

 Initial Site Specific Flood Risk Assessment, prepared Roughan & O’Donovan. 

 Preliminary Construction & Environmental Management Plan, prepared Roughan & O’Donovan. 

 Site Landscape Drawings, prepared by DFLA Landscape Architects. 

 Design Rationale – Landscape Architecture, prepared by DFLA Landscape Architects. 

 The Planning Statement dated September 2023, prepared by The Planning Partnership. 

 Ecological Impact Assessment (EcIA) for proposed Residential Development at Holywell, Swords, Co. Dublin, 

dated 20th October 2023, prepared by Altemar Marine & Environmental Consultancy. 

 Appropriate Assessment Screening for proposed Residential Development at Holywell, Swords, Co. Dublin, dated 

20th October 2023, prepared by Altemar Marine & Environmental Consultancy. 

 

 

1.4 Summary of Findings 

 

We present that the subject proposal neither falls within the types of projects as requiring EIA as laid out in  

Annex I and Annex II of the EIA Directive and as respectively referred and logically transposed within, Schedule 5, 

Parts 1 and 2 of the Planning and Development Regulations 2001 (as amended), and is of a scale where the 

presented Residential Development at Holywell, Swords, the delivery and construction operations associated 

with such, are unlikely to have any particular ‘environmental impact’ occurring on foot of the proposal, such as for 

example an impact on an ecologically species rich or pristine and significant European Designated environments, 

or where there are no predicted residues or emissions from any operation as to cause any likely significant effects. 

 

Accordingly, and whilst undertaking the requisite screening exercise, it has been found, using the requisite 

professional judgement as relying on the available information, that no significant negative effects have been 

found or identified as to cause the requirement for an Environmental Impact Assessment. 

 

 

 

 

2.0 DESCRIPTION OF THE PROPOSED DEVELOPMENT 

 

2.1 Site Location and Context  

 

The lands are located to the southeast of Swords Town Centre approximately 2.2km distance from the town 

centre. The lands are formed by a greenfield site and bordered by Holywell North Park and residential 

development on the east and south sides of the site, and to the north and west by the link road section that links 

to the R125 to the south and Mountgorry Way to the east. 

 

It is also noted that the site is bordered by hedgerows located along the southern and eastern edge of the site.  To 

the north and northwest of the site, the area is characterised by extensive commercial uses.  

 

The subject site is considered an infill ‘greenfield site’ which is suitable for development.  

 

 

Figure 1.1: Subject Site. 

 
Source: ESRI ArcGIS, Annotated and Reproduced under Licence by The Planning Partnership October 2023 

 

 

The surrounding built environment can be characterised by greenfield sites, residential developments and 

industrial/ commercial developments, a development pattern is emerging that supports the different industries 

that can be located to the north of Dublin City, the result of this is an increased demand for housing.  

 

Regarding connectivity the site is serviced by a series of roads for private vehicle use, public transport, the M1 

motorway and the proposed Metrolink. This will result in further pressure on the area for residential development. 

If the area is to continue to grow in a manner that is sustainable and fulfil the projections that have been detailed 

as part of Regional Spatial and Economic Strategy for the Eastern and Midland Regional Area, then further 

residential development will need to be facilitated. 

  

Subject Site 
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Figure 1.2:  Current Land Use Grain of the Subject Site’s Surrounding Environs. 

 
Source: ESRI ArcGIS, Annotated and Reproduced under Licence by The Planning Partnership October 2023 

 

 

This Residential Development is to accommodate population and economic growth in the area while reducing 

potential impacts on the receiving environment and neighbouring developments. 

 

 

2.2 Residential Demand in Fingal 

 

The surrounding built environment can be characterised by greenfield sites, residential developments and 

industrial/ commercial developments, a development pattern is emerging that supports the different industries 

that can be located to the north of Dublin City, the result of this is an increased demand for housing.  

 

Regarding connectivity the site is serviced by a series of roads for private vehicle use, public transport, the M1 

motorway and the proposed Metrolink. This will result in further pressure on the area for residential development. 

If the area is to continue to grow in a manner that is sustainable and fulfil the projections that have been detailed 

as part of RSES then further residential development will need to be facilitated. 

 

In recent times, there has been much more focus on core policies for support of increases in residential 

developments. Fingal Development Plan 2023-2029 has established that all zoned lands including the subject site 

are serviced and located alongside existing or planned public transport routes. Fingal County Council also aims to 

continue to pursue the goals of the consolidation of Dublin City through the compact development of the Dublin 

City and suburbs area within Fingal. It has been stated that one of the roles of Swords is to accommodate 20% of 

the phased population growth targeted in the principal city or suburban area to be accommodated in the wider 

metropolitan area. This will be subject to: 

 

 Any relocated growth being in the form of compact development, such as infill or a sustainable urban 

extension. 

 Any relocated growth being served by high-capacity public transport and/ or related to significant 

employment provision. 

 National Policy Objective 9, as set out in Chapter 4 of the NPF. 

The population of Fingal has been projected to grow by a further 369,000 people by 2031 which is a continuation 

in the trend that has been made visible over the last 10 years. Airport related business, commercial facilities and 

employment linked to the future development of the MetroLink is conducive to an increased demand for 

residential developments. 

 

 

2.3 Overview of the Proposed Development 

 

The objective of the project is to provide a Residential Development (5,189 sq m Gross Floor Space) arranged over 

3 no. buildings ranging in height from 4 to 6 storeys, consisting 57 no. residential units (20 no. 1-bedroom 

apartments, 29 no. 2-bedroom apartments, and 8 no. 3-bedroom apartments), ancillary infrastructure and all 

associated site development works, at a site of approximately 0.77 ha located in the Townland of Crowcastle, 

Holywell, Swords, Co. Dublin, located to serve the projected growth in the population and to cater for any 

economic expansion in the area. 

 

This development will facilitate the expansion and growth of Swords whilst working to consolidate its suburbs as 

part of this. 

 

It is expected that the working population in Fingal will increase with an additional 18,612 people by 2029, with 

forecasted local employment availability of 13,090 between 2020 and 2029. In order to cater for this economic 

expansion, residential infrastructure is to be in place to cater for such projected demands. 

 

 

3.0 RELEVANT LEGISLATION 

 

3.1 EU Directives 

 

The original EIA Directive 85/337/EEC (adopted 27th June 1985) provides for the assessment of the effects of certain 

public and private projects on the environment. The originating Directive was subsequently amended by further 

Directives in 1997, 2003 and 2009 then ultimately these amendments were consolidated in 2011 by Directive 

2011/92/EU. The current Directive 2014/52/EU amends the 2011 Directive but does not replace it, and where there 

is retained emphasis to ensure a high level of protection of the environment and human health. 

 

An important European Commission Document, Interpretation of Definitions of project categories of Annex I and II 

of the EIA Directive, European Union 2015 was produced and refers to its purpose as: 

 

to reduce the uncertainty surrounding the scope of the EIA Directive and the meaning of certain project 

definitions in the EIA Directive so as to ensure that those projects likely to have significant effects on 

the environment do not fall outside the scope of the Directive due to issues of interpretation  

and 

this guidance document does not address the issue of how the screening of Annex II projects should be 

carried out. It aims to help in deciding whether specific projects fall within the scope of the EIA Directive, 

but not (for Annex II projects) whether they should undergo an EIA. 

 

The relevance of this document is important in the EU’s attempts to assist member states in reducing the 

administrative burden of potentially unnecessary EIAR process (EIS at that time). 

 

Amendments to Article 4 of EU Directive under 2014/52 are noted as follows:  

 

4. Where Member States decide to require a determination for projects listed in Annex II, the developer 

shall provide information on the characteristics of the project and its likely significant effects on the 
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environment. The detailed list of information to be provided is specified in Annex IIA. The developer 

shall take into account, where relevant, the available results of other relevant assessments of the 

effects on the environment carried out pursuant to Union legislation other than this Directive. The 

developer may also provide a description of any features of the project and/or measures envisaged to 

avoid or prevent what might otherwise have been significant adverse effects on the environment. 

 

ANNEX II.A - INFORMATION REFERRED TO IN ARTICLE 4(4) 

(INFORMATION TO BE PROVIDED BY THE DEVELOPER ON THE PROJECTS LISTED IN ANNEX II) 

 

1. A description of the project, including in particular:  

(a)  a description of the physical characteristics of the whole project and, where relevant, of 

demolition works;  

(b)  a description of the location of the project, with particular regard to the environmental 

sensitivity of geographical areas likely to be affected.  

2.  A description of the aspects of the environment likely to be significantly affected by the project.  

3.  A description of any likely significant effects, to the extent of the information available on such 

effects, of the project on the environment resulting from:  

(a)  the expected residues and emissions and the production of waste, where relevant; 

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

4.  The criteria of Annex III shall be taken into account, where relevant, when compiling the 

information in accordance with points 1 to 3. 

 

 

3.2 National Provisions for Transposing EU Legislation 

 

It is important to note that the provisions of the EIA Directive(s) have been transposed into Irish Legislation via 

the planning legislation under both the Planning and Development Act 2000 (as amended) [Part X Environmental 

Impact Assessment] and its delivery document the Planning and Development Regulations 2001 (as amended) 

[Part 10 Environmental Impact Assessment] and the consequential European Union (Planning and Development) 

(Environmental Impact Assessment) Regulations 2018.  

 

Significantly and importantly the types of projects referred under the EU (EIA) Directives Annex I and II, as 

meriting EIA, predictably due to nature, scale and location of development are found under Schedule 5 Parts 1 

and 2 of the Planning and Development Regulations 2001 (as amended).  

 

The European Union (Planning and Development) (Environmental Impact Assessment) Regulations 2018 (S.I. No. 

296 of 2018), transpose the requirements of Directive 2014/52/EU, amending previous Directive 2011/52/EU, on 

the assessment of the effects of certain public and private projects on the environment (the EIA Directive) into 

planning law. 

 

Schedule 5 of the Planning and Development Regulations 2001 (as amended) details the prescribed classes of 

development which are subject to Environmental Impact Assessment.  Those listed in Part 1 of Schedule 5 are 

automatically subject to Environmental Impact Assessment.  Those listed in Part 2 of Schedule 5 are also likely to 

have significant environmental effects based on the nature and size of the development set out by threshold 

criteria. 

 

Schedule 7A of the Planning and Development Regulations 2001 (as amended) details the information to be 

provided for the purposes of screening sub-threshold development for the purposes of Environmental Impact 

Assessment. 

 

Schedule 7 of the Planning and Development Regulations 2001 (as amended) details the criterial for determining 

whether development listed in Part 2 of Schedule 5 should be subject to Environmental Impact Assessment. 

 

 

3.3 Relevant EIA Guidance 

 

The European Commission published in 2017 the Environmental Impact Assessment of Projects Guidance on the 

preparation of the Environmental Impact Assessment Report (Directive 2011/92/EU as amended by 2014/52/EU). 

 

Screening is not necessary for Projects listed under Annex I to the Directive, and the Directive only 

foresees Scoping to be mandatory when it is requested by the Developer to the Competent Authority. 

 

Article 4(4) of the EIA Directive relating to the Screening stage of the EIA process, as well as Article 5(1) of the EIA 

Directive on the preparation of the EIA Report, requires practitioners to take the available results of other relevant 

assessments under other EU and national legislation into account. 

 

When transposing into Irish Planning Law of the EIA Directive, the Department of Housing, Planning and Local 

Government (DHPLG) also formally launched by Circular Letter PL 05/2018 the revised Guidelines for Planning 

Authorities and An Bord Pleanála on carrying out Environmental Impact Assessment, dated August 2018. Key 

amendments reflected in these guidelines refer: 

 

Strengthening of the procedures for screening, particularly through the introduction of new information 

requirements to be provided by the developer (Annex IIA) and revised selection criteria to be used by the 

competent authority in making a determination (Annex III of Directive) 

 

In effect, Schedule 7A of the Planning and Development Regulations 2001 (as amended), reflects Annex IIA referred 

above in 3.1.  The EIA Guidelines detail the Screening Process in paragraphs 3.1 through to 3.19, and states 

importantly at paragraph 3.4: 

 

For all sub-threshold developments listed in Schedule 5 Part 2, where no EIAR is submitted or EIA 

determination requested, a screening determination is required to be undertaken by the competent 

authority unless, on preliminary examination it can be concluded that there is no real likelihood of 

significant effects on the environment 

 

This EIA Screening is presented as enabling the relevant competent authority to conclude that there is no real 

likelihood of significant effects on the environment. 

 

 

4.0 PLANNING HISTORY 

 

To derive an understanding of development trends and potential interactions between different forms of 

development associated with the subject site, a review of recent relevant Planning History was undertaken and 

presented below. 

 

It is our professional planning opinion that none of the extant granted planning permissions outlined above would 

generate potential effects associated with water pollution, waste, dust and noise that would likely be considered 

to be significant. 
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File No. Application Status Decision Date Development Description 

F18A/0335 This application was 

received by Fingal 

County Council on 18 

Jun 2018 and 

registered on 30 Oct 

2018. On 21 Nov 2018, 

the decision GRANT 

PERMISSION was 

made by Fingal County 

Council. 

21/11/2018 A residential development on a 0.77 ha site in 

the Townland of Crowcastle, Holywell, Swords, 

Co. Dublin, and to the north and west by the 

recently constructed link road section that links 

to the R125 to the south and Mountgorry Way 

to the east.  Access to the site is from the 

recently constructed link road section that 

bounds the development to the north.  The 

proposed development comprises 29 dwellings 

in the following mix: A 2/3 storey 

duplex/apartment building 7 no. 2-bedroom 

ground floor apartments, 2 no. 1-bedroom 

ground floor apartments, 9 no. 3-bedroom 

duplex units and 2 no. 2-bedroom two storey 

apartments.  The development also consists of 

9 no. two houses comprising 3 no.  3-bedroom 

mid-terraced Type B units; 2 no. 3-bedroom end 

of terrace Type B1 units; 2 no. 4-bedroom semi-

detached Type C units and 2 no. 3-bedroom 

semi-detached Type D units together with site 

development/car parking/landscaping works. 

F02A/0729 On 18 Feb 2003, a 

decision GRANT 

PERMISSION & 

REFUSE PERMISSION 

was made by Fingal 

County Council on this 

application. 

Subsequently, an 

appeal was lodged on 

18 Mar 2003 and a 

decision to Appeal 

Withdrawn was made 

by An Bord Pleanála 

on 02 Apr 2003. 

18/02/2003 Residential development including local 

services centre, site for proposed primary 

school and open space.  The site is bounded by 

proposed link road from Malahide to Feltrim to 

the north, The Melrose Housing Estate at 

Kinsealy, and M1 Motorway (presently under 

construction) at Drinan, to the west.  The lands 

comprise those contained within the 

Nevinstown A1 Residential Action Plan.  The 

residential development provides for a total of 

1183 residential units, comprising 548 houses 

and 635 apartments, of which there are 46 one 

bedroom, 741 two bedroom, 386 three 

bedroom and 10 four-bedroom units ranging in 

height from 2/2 1/2 and 3 storeys.  The 

development comprises one local services 

centre (697.2 sq.m.) containing 1 creche 

(390.2sq.m.), 1 retail unit (113 sq.m.), 1 medical 

facility (97 sq.m.) and a pharmacy (97 sq.m.) in a 

single building of 1 1/2 storeys.  Access to the 

development is from the existing main road 

through Airside Business Park to form a new 

distributor road, extending from the existing N1 

to the M1 motorway. Pedestrian/cycle 

provisions will be incorporated alongside the 

proposed distributor road.  An Environmental 

Impact Statement is being submitted with this 

planning application. 

 
1 Schedule 7, paragraph 3(h) of the Planning and Development Regulations 2001 (as amended) 

File No. Application Status Decision Date Development Description 

F03A/0936 This application was 

received by Fingal 

County Council on 23 

Jul 2003 and registered 

on 23 Jul 2003. On 10 

Mar 2004, the decision 

GRANT PERMISSION 

was made by Fingal 

County Council. 

10/03/2004 A residential development including local 

services centre, site for proposed primary 

school and open space.  The site is bounded by 

the proposed link road from the N1 to the 

realigned Feltrim Road, to the north and the 

Melrose housing estate at Kinsealy, and M1 

motorway at Drinan to the east.  The lands 

comprise those contained within the 

Nevinstown A1 Residential Action Plan.  The 

residential development provides for a total of 

1188 residential units, comprising 546 houses 

and 642 apartments, of which there are 44 one 

bedroom, 754 two bedroom, 380 three 

bedroom and 10 four bedroom units ranging in 

height from two to two and a half and three 

storeys.  The development comprises 1 local 

services centre (730.95 sq.m.), containing 1 

creche, (423.95 sq.m.), 1 retail unit (113 sq.m.), 1 

medical facility (97sq.m.) and a pharmacy (97 

sq.m.) in a single building of one and a half 

storeys.  Access to the development is from the 

existing main road through Airside Business 

Park to form a new distributor road, extending 

from the existing N1 to a proposed interchange 

at the M1 motorway.  Pedestrian/cycle 

provisions will be incorporated alongside the 

proposed distributor road.  An Environmental 

Impact Statement is being submitted with the 

planning application. 

 

 

5.0 FURTHER SPECIALIST REPORTS ASSESSING THIS PROPOSED DEVELOPMENT 

 

As outlined 1.3 above, paragraph 3(h) of Schedule 7 of the Planning and Development Regulations 2001 (as 

amended) details that mitigation measures to reduce the impact of the project on the factors specified in 

paragraph (b)(i)(I) to (V) of the definition of ‘environmental impact assessment report’ in section 171A of the 

Planning and Development Act 2000 (as amended), must be considered in EIA Screening: 

 

(h) the possibility of effectively reducing the impact.1 

 

This EIA Screening is informed by and refers to further specialist reports assessing the presented Residential 

Development for Holywell, Swords, and forms part of the documentation being considered under the provisions 

of Part XI of the Planning and Development Act 2000 (as amended) and Part 8 of the Planning and Development 

Regulations 2001 (as amended), to include: 

 

 Site Layout Drawings, prepared by Henchion Reuter Architects.  

 Housing at Holywell Swords, Co. Dublin, Stage #2 Submission to FCC Planning Department Sept 2023 report, 

prepared by Henchion Reuter Architects. 
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 Engineering and Services Drawings, prepared by Roughan & O’Donovan. 

 Engineering Report for Planning, prepared by Roughan & O’Donovan. 

 Initial Site Specific Flood Risk Assessment, prepared Roughan & O’Donovan. 

 Preliminary Construction & Environmental Management Plan, prepared Roughan & O’Donovan. 

 Site Landscape Drawings, prepared by DFLA Landscape Architects. 

 Design Rationale – Landscape Architecture, prepared by DFLA Landscape Architects. 

 The Planning Statement dated September 2023, prepared by The Planning Partnership. 

 Ecological Impact Assessment (EcIA) for proposed Residential Development at Holywell, Swords, Co. Dublin, 

dated 20th October 2023, prepared by Altemar Marine & Environmental Consultancy. 

 Appropriate Assessment Screening for proposed Residential Development at Holywell, Swords, Co. Dublin, dated 

20th October 2023, prepared by Altemar Marine & Environmental Consultancy. 

 

 

5.1 Housing at Holywell Swords report, prepared by Henchion Reuter Architects 

 

A previous planning application has been made for residential development on this site (Fingal County Council 

Reg. Ref. No. F18A/0335) and in pre-planning discussions that took place between consultants and Fingal County 

Council it was made clear that the proposed development could substantially improve on this previous design. 

 

A Pre-Planning Meeting with Fingal County Council on the 16th June 2023 clarified the planning and environmental 

requirements at the site.  The requirements included issues such as tree and hedgerow retention, development 

impact on the neighbourhood, the importance of day light and sunlight assessments and the improvement of the 

SUDs plan set out in previous applications. 

 

The relationship between the development site and the ongoing development of the area to the north and 

northeast of the site was discussed as length.  FCC have set out their vision for this territory in the Barryspark and 

Crowcastle Masterplan.  The importance of active travel and the opportunity to integrate the development into 

current ongoing developments in this regard was emphasised.  FCC Planning Dept were supportive of the 

proposed pavilion typology due to the high residential amenity achieved.  The preference to avoid ‘stuck-on’ type 

balconies was clearly expressed and the proposed brick external finish to was deemed appropriate. 

 

The objective of the project is to provide a Residential Development (5,189 sq m Gross Floor Space) arranged over 

3 no. buildings ranging in height from 4 to 6 storeys, consisting 57 no. residential units (20 no. 1-bedroom 

apartments, 29 no. 2-bedroom apartments, and 8 no. 3-bedroom apartments), ancillary infrastructure and all 

associated site development works, at a site of approximately 0.77 ha located in the Townland of Crowcastle, 

Holywell, Swords, Co. Dublin, located to serve the projected growth in the population and to cater for any 

economic expansion in the area. 

 

A study carried out by Fingal County Council concluded that Fingal will increase its working population by 18,612 

people by 2029 and that there is a forecast of 13,090 local jobs to be available between 2020 and 2029. In order 

to cater for this economic expansion there will need to be the correct residential infrastructure in place to be able 

to cater for the increase in population.  The subject site has the potential to be able to facilitate economic and 

population growth in a manner that does not have a detrimental impact on the receiving environment with careful 

design and proper planning. 

 

 

5.2 Engineering Report for Planning September 2023, and Initial Site Specific Flood Risk Assessment 

September 2023, both prepared by Roughan & O’Donovan 

 

5.2.1 Site Hydrology and Flood Risk Assessment 

 

The site is located within the catchment of the River Gaybrook. The River Gaybrook rises approximately 930m 

southwest of the development site within the Airside Retail Park. The river generally flows in a north easterly 

direction, where it ultimately discharges to the Malahide Estuary, approximately 3.4km northeast of the 

development site. According to the OPW Flood Studies Update (FSU) Web Portal, the catchment measures 

approximately 5.26km2 in size.  A detailed Flood Risk Assessment has been prepared to supplement the 

Engineering Report with compensatory flood storage provided on the site. 

 

Fluvial Flooding 

 

A number of sources of information including previous Site-Specific Flood Risk Assessment and Fingal Strategic 

Flood Risk Assessment Flood Extents maps indicates that the site is at risk of fluvial flooding. Therefore, the risk 

of fluvial flooding at the site is classified as medium and a Stage 2 – Initial Fluvial Flood Risk Assessment is required 

for the development. 

 

Coastal Flooding 

 

Coastal flooding was not identified as a source of flooding affecting the site in any of the sources of information 

consulted including CFRAM maps. The site is more than 20m above sea level. Therefore, the risk of coastal 

flooding at the site is classified as low and further assessment is not required. 

 

Surface Water / Pluvial Flooding 

 

The sources consulted indicate that the site may be subject to surface water derived flooding. Flood maps from 

the SFRA of Fingal County Development Plan, show flood affecting the surrounding developments and road 

infrastructures on the southern part of the site, this might be related to inadequate drainage capacity of the 

existing drainage infrastructures and may result in increased runoff volume routed towards the site object of this 

study. Therefore, the risk of Surface Water flooding at the site is classified as medium and a stage 2 – Initial 

Surface Water Flood Risk Assessment is required for the development. 

 

Groundwater Flooding 

 

Groundwater flooding was not identified as a source of flooding affecting the site.  Therefore, the risk of 

groundwater flooding is classified as Low and no further assessment is required. 

 

Sources of Flooding - Flooding from Fluvial / Surface Water 

 

The subject site is situated within the catchment of the Gaybrook Stream. The sources consulted as part of this 

assessment indicate that as portion of the subject site is at risk of flooding in the present day 1 in 1000 year fluvial 

event, it is therefore within Flood Zone B as defined in the OPW Guidelines. Flooding of the surface water network 

upstream of the site also appears to create flow paths that converge on the subject site.  The FEM FRAMS flood 

map includes model nodes along the Gaybrook Stream indicating flood levels for the 1% AEP and the 0.1% AEP 

present day. As per the Strategic Flood Risk Assessment for the Fingal Development Plan 2023-2029, the 

development is to include an appropriate freeboard. As per the Fingal SFRA, freeboard for Highly Vulnerable 

developments is the greater of: 

 

 500mm freeboard above current scenario; or 

 250mm above the HEFS (for Highly vulnerable developments). 
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As the proposed finished floor level is set at 26.4mOD, the highest water level anticipated from fluvial flooding is 

0.27m below the proposed finished floor level. 

 

The layout of the proposed building includes minor areas of structures within the floodplain as derived from the 

FEMFRAM levels. These structures may displace flood waters within the subject lands in extreme events. A Civils 

3D surface model was created to overlay the flood level on the site layout to determine the volume of water 

displaced by the proposed buildings. Based on this and upon a desktop survey of hydraulic and topographic 

conditions, the site layout design includes for 150m3 of compensatory storage. 

 

Surface water flooding occurs when the local drainage system cannot convey stormwater flows from extreme 

rainfall events. The rainwater does not drain away through the normal drainage pathways or infiltrate into the 

ground but instead ponds on or flows over the ground instead. Surface water flooding is unpredictable as it 

depends on a number of factors including ground levels, rainfall and the local drainage network. The drainage 

network for any development on the site will incorporate Sustainable Drainage Systems (SuDS) for the purpose 

for managing surface water in terms of both flow and quality. 

 

Conclusion of Stage 2 SFRA 

 

The available sources consulted above indicate that a portion of the proposed development site is liable to flood 

in the 1 in 1000 year current climate scenario from fluvial sources.  Flood risk management measures incorporated 

within the design will protect the development up to the design flood event (1 in 1000 year + 20% climate change 

factor) with an appropriate freeboard and shall ensure flood risk is not increased upstream or downstream of the 

site. Details of the proposed compensatory storage measures (~150m3) shall be provided at compliance stage. 

 

 

5.2.2 Water Supply 

 

The development lands are not currently served by a water supply, however there is an existing 300mm dia. 

watermain pipe located at Holywell Distributor Road, immediately to the north of the site.  The records indicate 

that there is a spur from this watermain that crosses the Holywell Distributor Road to the north of the site and is 

capped at the northern site boundary. 

 

The site is to be connected to the spur at the northern boundary of the site.  This spur is connected to the existing 

water supply network on Holywell Distributer Road, which is indicated to be 300 mm in diameter from Irish Water 

records. It is proposed to provide a new 100mm dia. watermain to serve the proposed development. 

 

A Pre-Connection Enquiry form was submitted to Irish Water and a Confirmation of Feasibility letter was 

subsequently received on the 2nd March 2023 which states that a connection to public water supply infrastructure 

is feasible without any upgrade works being required.   

 

All watermains will be constructed in accordance with Irish Water requirements. 

 

 

5.2.3 Foul Drainage 

 

Drainage records obtained from Fingal County Council have identified an existing 225mm dia. foul water sewer 

located at Holywell Distributer Road, immediately north of the site.  The records indicate that the existing asset 

flows in an eastly direction. 

 

It is proposed to construct a new foul sewer network to serve the development.  Foul effluent from the site will 

discharge to the existing 225mm dia. foul sewer on Holywell Distributer Road. 

 

A Confirmation of Feasibility letter received from Irish Water on the 2nd March 2023 states that a connection to 

the public foul infrastructure is feasible without any upgrade works being required.  All foul drainage will be 

constructed in accordance with Greater Dublin Region Code of Practice for Drainage Works and Irish Water 

requirements. 

 

 

5.2.4 Surface Water Drainage 

 

It is proposed to provide new separate surface and foul drainage systems to serve the proposed development.  

The site appears to have no existing surface water drainage infrastructure within the boundary.  The nearest 

surface water networks are located immediately west and north of the site on Holywell Distributer Road. 

 

It appears that the current drainage regime for the subject site is that surface water drains via infiltration and via 

overland flow routes to the surrounding surface water network. 

 

As part of the development, a number of different SuDS measures are proposed to minimise the impact on water 

quality and water quantity of the runoff and maximise the amenity and biodiversity opportunities within the site.  

The existing topography will allow for the site to drain by gravity to the nearby existing 1200 mm dia. surface 

water pipe located at Holywell Distributer Road to the southwest of the site. 

 

It is proposed to construct a new surface water drainage system for the development to collect and convey runoff 

to the outfall location.  The site will be served by a new network consisting of surface water pipes, blue / green 

roofs, permeable paving areas and a detention basin. The lower sub-base levels of the permeable paving, the 

blue/green roofs and detention basin will provide for the attenuation storage requirements on site as a result of 

the residential development. 

 

The proposed SuDS measures for the site will include Source Control measures as part of a Management Train 

whereby the surface water is managed locally in small sub-catchments rather than being conveyed to and 

managed in large systems further down the catchment.  The combination of the SuDS measures listed below will 

maximise the potential for surface water attenuation, reducing the impact on the existing surface water drainage 

network downstream.  The proposed techniques will offer high level of treatment processes and nutrient removal 

of the runoff, particularly during the ‘first flush’.  Finally, the various measures will offer significant amenity and 

biodiversity opportunities compared to other drainage systems. 

 

It is proposed to provide the following SuDS measures: 

 

 Blue/green roof systems 

 Permeable paving to all footway and parking bay areas 

 Detention basin 

 Flow control devices to limit discharge 

 

A total of 297m3 of storage will be provided for the 1 in 100-year event (including 20% for climate change).  This 

storage will be provided within the permeable paving subbase layers, the detention basin and the blue/green 

roofs.  The permeable paving for the footpaths and parking bays and blue/green roofs for the buildings will 

attenuate the associated runoff from these areas at source.  The runoff associated with the access road will be 

attenuated in the detention basin.  The rate of surface water discharge shall be restricted to QBAR (2.13 l/s/ha) for 

the 1 in 100-year rainfall event in accordance with GDSDS Volume 2 New Development.  This equates to a total 

permitted discharge of approximately 0.8 l/s from the site. 
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The provision of SuDS measures to convey, store and manage the discharge of surface water to the receiving 

surface water network will aid in managing flood risk.  The SuDS measures outlined suffice to prevent 

contamination of surface water prior to discharge to public stormwater network. 

 

 

5.2.5 Utilities 

 

Existing utility records from major utility providers in Ireland were obtained for the purpose of this planning 

engineering report. The records obtained indicate that ESB, Eir, Gas Networks Ireland, and Virgin Media have 

existing services in the vicinity of the subject site.  These services are located on Holywell Distributor Road 

adjacent to the site and in the adjacent residential developments.  As part of the development, utility 

infrastructure will be provided to serve the subject site. Consultations at detailed design stage will be undertaken 

with the relevant utility providers. 

 

 

5.3 Preliminary Construction & Environmental Waste Management Plan, prepared Roughan & O’Donovan 

 

The Preliminary Construction & Environmental Management Plan (CEMP) has been prepared to outline the 

envisaged procedures, sequencing, construction methodology and environmental control measures anticipated 

by the Project Team engaged in the planning, liaison, and construction of the proposed residential development 

at Holywell, Swords, Co. Dublin.  The plan outlines proposals on traffic and environmental management measures 

to be adopted during construction.  The appointed construction Contractor will prepare and be responsible for 

implementing the Final Construction & Environmental Management Plan for Construction. 

 

This document is designed to be a live document which will eventually address how any planning conditions 

imposed on the project will be managed or discharged by the construction team. 

 

 

5.3.1 Protection of Watercourses 

 

There is an existing drainage ditch located along the southern boundary of the site. However, following a number 

of site visits and discussions with FCC, the ditch appears to be dry. Flow from the Gaybrook steam is culverted to 

bypass the subject site. Runoff or surface water that is generated within the site will be discharged to the existing 

storm water network rather than to the ditch or other open watercourses. 

 

Even though the ditch appears to be dry, as a further precaution, all works in proximity to the existing drainage 

ditch shall follow the generic best practice guidance outlined in the following documents: 

 

 Guidelines for Crossing Watercourses during the Construction of National Road Schemes (NRA, 2008c). 

 Guidelines on Protection of Fisheries during Construction Works in and Adjacent to Waters (IFI, 2016). 

 CIRIA C648 Control of water pollution from linear construction projects: technical guidance (CIRIA, 2006). 

 

The following protection measures will also be followed to ensure water quality in the river is maintained: 

 

 All machinery will be refuelled from mobile tankers on the local/access/haul/site roads.  No refuelling will take 

place within 50m the watercourse. 

 Mobile storage facilities, such as fuel bowsers, will be bunded to 110% capacity to prevent spills. Tanks for 

bowsers and generators will be double skinned. 

 When not in use, all valves and fuel trigger guns from fuel storage containers will be locked. 

 Only dedicated trained and competent personnel will carry out refuelling operations. A spill kit and drip tray 

will be on site at all times and available for all refuelling operations.  Equipment will not be left unattended 

during refuelling.  All pipework from containers to pump nozzles will have anti siphon valves fitted. 

 Strict procedures for plant inspection, maintenance and repairs will be detailed in the contractor’s method 

statements and machinery will be checked for leaks before arrival on site. 

 All site plant will be inspected at the beginning of each day prior to use. Defective plant will not be used until 

the defect is satisfactorily fixed. 

 All major repair and maintenance operations will take place off site. 

 Care will be taken at all times to avoid contamination of the environment with contaminants other than 

hydrocarbons, such as uncured concrete and other chemicals. 

 Surface water from the site be treated in attenuation ponds prior to discharging to the storm water network. 

 

 

5.3.2 Waste / Demolition Management 

 

The proper management and handling of waste on site is essential to ensure that pollution and increased levels 

of contamination are minimised. Effective management of waste on site will consist of the following measures: 

 

 Closed skip containers 

 Non dumping/littering policy on site 

 Waste segregation 

 Regular clean-up of the site 

 Careful handling and transportation to avoid damage to raw materials 

 Efficient ordering 

 

Excavated material from the site will be tested accordingly. Acceptable material can be recycled and used as part 

of the development or as import on other schemes, while unacceptable material will be transported off site to a 

licensed waste disposal facility. 

 

 

5.3.3 Traffic Management 

 

The proposed development will be accessed from the existing access off the Holywell Distributor Road.  Once all 

the necessary earth moving (minimal cut/fill) is completed, there will be limited construction traffic on the existing 

road network as the initial phase involves processing and moving aggregates within the site boundary.  Typical 

construction associated traffic would include operatives travelling to and from work and deliveries and removal 

of materials.   

 

All Traffic Management proposals shall be agreed with Fingal County Council and An Garda Síochána prior to 

construction of the development.  

 

The main constraints for construction activities relates to the construction of the new services connections to the 

site and the construction of the new site entrance.  There are a number of residential and industrial developments 

served by the Hollywell Distributor Road located within the vicinity of the development site. Road users will need 

to be accommodated throughout the works. 

 

The site will be accessed from the existing access off the Hollywell Distributor Road. There will be no other access 

points to the site. 
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As with any construction project, the contractors will be obliged to carry out a comprehensive Construction Traffic 

Management Plan (CTMP) in consultation with FCC as local authority, before the commencement of the 

construction phase.  The purpose of such a plan is to outline the measures to manage the expected construction 

traffic during the construction period and will be revised accordingly as works progress.  The CTMP will also detail 

how facilities for existing road users will be maintained whilst construction operations are proceeding. 

 

 

5.3.4 Dust, Noise and Vibration 

 

Dust is a nuisance and can be damaging to humans, machinery, plants and animals.  All workers on site are to 

consider the nuisance caused by the impacts of dust.  The effects of dust will be minimised using the following 

techniques: 

 

 Avoid creating unnecessary dust. 

 Cover materials which could create dust when windy. 

 Dampen down dust in operations which create dust. 

 Ensure that vehicles leaving site do not leave mud on the road. 

 

Noise will be generated from delivery vehicles and from concreting operations (vibrating concrete pokers etc).  

Noise hoarding will be erected around noisy equipment/activities where necessary.  Effective management of 

noise on site will consist of the following measures: 

 

 Ensure plant and equipment have properly operating silencers / mufflers. 

 Do not leave plant and other vehicles / machinery running needlessly.  This causes unnecessary pollution. 

 Consider the location of noisy plant in order to minimise nuisance to nearby houses, motorists, and wildlife. 

 

 

5.4 Design Rationale – Landscape Architecture, prepared by DFLA Landscape Architects 

 

The proposed landscape strategy has been formulated by the entire design team and client in order to integrate 

residential amenity, civil engineering, and ecological considerations. The landscape design facilitates circulation, 

seating, bicycle parking, fire tender access and at the same time ensures abundance of vegetation and flexibility 

of use and provides opportunities for passive and active recreation and visual amenity. 

 

 The existing vegetation along the southern and eastern site boundaries is proposed to be retained. In 

addition, substantial tree planting is proposed as part of the new development, to improve the proportion of 

native species on site and to build on the existing character of the area. 

 Tree species are selected for longevity, suitability to local soil conditions and microclimate, biodiversity 

(native species) and suitability for proximity to residential buildings. Proposed tree sizes range from semi-

mature (35-40cm girth) specimen trees to multi-stems. 

 Low planting is utilised to create and reinforce sub-spaces within the larger landscape; for visual screening, 

defensible space, visual interest, ecological purposes and to guide or direct pedestrian’s movement. The low 

planting is conceived as subtle layering of greens within the open spaces. The planting is layered as follows; 

lowest - bulb planting, groundcover planting, highest - clipped hedge planting. 

 The landscape strategy incorporates the full range of functions required by the proposed development. These 

include circulation, parking, bicycle parking, access for delivery and emergency vehicles and sustainable 

drainage systems. The surface water drainage strategy has been designed by the engineers to slow down run-

off and retain stormwater on site. The choice of landscape materials reflects this strategy with 

porous/permeable products used where possible. 

 The selection of hard landscape materials is determined by function but also to provide a cohesive palette of 

materials across the site. The open spaces are proposed to incorporate several different hard landscape 

finishes to delineate the different spaces and recreational zones. The materials and furniture in these 

locations are chosen to create an intimate environment and encourage communal activities. Materials are 

chosen for permeability, durability, but where practical, are proposed to be constructed in a way which is 

sensitively integrated with lawn and soft landscape, in order to minimise the impact of hard landscape 

surfaces. 

 

 

5.5 The Planning Statement dated September 2023, prepared by The Planning Partnership 

 

The primarily residentially zoned subject site, while acknowledging the public open space amenity lands in the 

south, is considered an infill ‘greenfield site’ which is suitable for development, bordered by hedgerows located 

along the southern and eastern edge of the site.  To the north and northwest of the site, the area is characterised 

by extensive commercial uses. 

 

The surrounding built environment is characterised by greenfield sites, residential developments and industrial/ 

commercial developments, a development pattern is emerging that supports the different industries that can be 

located to the north of Dublin City, the result of this is an increased demand for housing.  

 

In recent times, there has been much more focus on core policies for support of increases in residential 

developments. Fingal Development Plan 2023-2029 has established that all zoned lands including the subject site 

are serviced and located alongside existing or planned public transport routes. Fingal County Council also aims to 

continue to pursue the goals of the consolidation of Dublin City through the compact development of the Dublin 

City and suburbs area within Fingal. It has been stated that one of the roles of Swords is to accommodate 20% of 

the phased population growth targeted in the principal city or suburban area to be accommodated in the wider 

metropolitan area. 

 

It is expected that the working population in Fingal will increase with an additional 18,612 people by 2029, with 

forecasted local employment availability of 13,090 between 2020 and 2029. In order to cater for this economic 

expansion, residential infrastructure is to be in place to cater for such projected demands. 

 

The site which is the focus for delivery of the new Residential Development in Holywell, is primarily subject to  

RS – Residential land use zoning designation in terms of the Fingal Development Plan 2023-2029, the stated 

objective of which is to: ” Provide for residential development and protect and improve residential amenity”. 

 

As illustrated within Figure 1.2 above, and Figure 5.1 below, the character of this area is a mixture of residential, 

commercial, open space and greenfield in nature. 

 

The most southern tip/part of the subject site is subject to OS – Open Space land use zoning designation in terms 

of the Fingal Development Plan 2023-2029, the stated objective of which is to: ” Preserve and provide for open space 

and recreational amenities”.   

 

No residential construction is proposed on this small part of the site, being physically severed from the new 

Residential Development by the existing hedgerow vegetation and thereby integrated within the overall open 

space features of the existing Holywell Residential developed area. 

 

Statement of Consistency – National Planning Framework:  The development is presented as an attractive, 

liveable, safe, and well-designed extension of an expanding residential neighbourhood on a primarily residentially 

zoned infill opportunity site, while acknowledging the public open space amenity lands in the south.  It is 

respectfully presented to be in accordance with National Policy Objectives of achieving a significant proportion 
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of future urban development in existing towns and as allowing for an increase in residential density which will 

build the critical mass of population growth as to support the projected expansion of Swords. 

 

Statement of Consistency – RSES:  The residential development presented is consistent with the provisions of 

Sword’s role in the Regional Spatial and Economic Strategy for the Eastern and Midland Regional Area in providing 

for high quality residential development and will provide for the population growth, and critical mass required, to 

drive economic development and a sustainable economy, while making the best us of under-utilised primarily 

residentially zoned infill lands and of economic investment in critical infrastructure to date. 

 

 

Figure 5.1: Land Use Zoning Designation of the Subject Site and the Surrounding Area 

 
Source: Fingal Development Plan 2023-2029, extracted, reproduced and annotated under ESRI ArcGIS and OSI Licence by The Planning 

Partnership October 2023 
 

 

Statement of Consistency – County Policy (Fingal Development Plan 2023-2029):  The presented development 

will provide a greater variety and mix of available residential units proximate to the existing and expanding 

residential neighbourhoods, which can be supported due to the proximity of active travel options and public 

transport such as bus services and the planned MetroLink.  Accessibility to a range of community infrastructure, 

employment opportunities, and educational institutes benefits and supports the presented development. 

 

Statement of Consistency – Ministerial Guidelines 19:  The presented development is consistent with the 

policies outlined for large towns and cities in the Guidelines for Planning Authorities on Sustainable Urban 

Development in Urban Areas 2009.  As well as being plan-led, the presented development contributes to the 

densification of the site and lands in a manner intended and which is envisaged by the Local Authority in Fingal. 

 

Statement of Consistency – Housing for All:  The presented scheme presents an opportunity to increase housing 

supply within the confines of the existing town on an infill greenfield site, appropriately serviced by existing road, 

transport and services infrastructure. All of these can be activated to assist in increasing new housing supply. 

 

Statement of Consistency - Urban Development and Building Heights – Guidelines for Planning Authorities:  

The three pavilion blocks present Block A to the west at five storeys, the central Block B at 6 storeys, and Block C 

to the east is 4 storeys. This distribution of height and mass supports the articulation of the individual pavilions 

(thereby avoiding the perception of one large mass), appropriately scaled in keeping with the distance between 

them and the existing neighbouring residences.  The presented scheme is in compliance with the guidelines that 

have been set out and presents an opportunity to fulfil the objectives that have been outlined within the 

Guidelines above in relation to increasing building heights and density in areas that are appropriate. As a result of 

this it will be possible for it to remain consistent with national statutory guidance.  The presented Residential 

Development offers an opportunity to accommodate projected population increases in Fingal through the 

implementation and use of height and density with a minimal impact on the surrounding environment and 

residential amenity. 

 

Statement of Consistency – Sustainable Urban Housing: Design Standards for New Apartments (2022):  The 

presented scheme demonstrates that it is in compliance and support of the goals and the development criteria 

that has been outlined in the guidance document above through careful design and adherence. By developing to 

the aforementioned standards, it will allow for projected areas of expansion to be fulfilled as well as population 

growth and demographic trends to be accounted for to a manner that is in line with proper planning and 

sustainable development.  The result of this will be the delivery of a series of high-quality residential units that are 

attractive in an area that is accessible and has been projected to expand. 

 

Principle of Development Acceptable – Plan Led and Policy Consistent:  The presented development is 

consistent with the zoning objectives for the subject site as discussed in the above sections as well as being in 

alignment with local and national planning policy. The presented use of this zoned land is primarily for residential 

development, with the most southern tip/part zoned open space and physically severed from the new Residential 

Development by the existing hedgerow vegetation and thereby integrated within the overall open space features 

of the existing Holywell Residential developed area.  The typology of the residential units presented reflects the 

needs of the area.  The presented development fully accords with the land use categories as set out by the Fingal 

Development Plan 2023-2029, and as such supports the rationale for the application as being ‘Plan-Led’ and as 

presented in terms of consistency herein. 

 

Sustainable Neighbourhoods:  The presented density of the subject application represents an efficient and 

sustainable use of serviced infill zoned lands, primarily residential while acknowledging the public open space 

amenity lands in the south, and would be in keeping the proper planning and sustainable development of the 

area.  

 

Having regard to the Fingal Development Plan 2023-2029 and the development of a Residential Development as 

presented for the Holywell, Swords, site primarily subject to the RS – Residential zoning designation confirming 

inter alia that a Residential Development is ‘Permitted in Principle’, whilst acknowledging the OS – Open Space 

zoned public open space amenity lands in the south, Statutory Guidelines for Planning Authorities on residential 

development in response to Project Ireland 2040, National Policy Objectives contained within the National 

Planning Framework, as well as the availability of public services, amenities and facilities, it is considered that the 

presented development of a new residential development at a site in Holywell, Swords, will enhance both the 

character and amenity of the area and provide much needed housing to satisfy plans for local expansion and 

future housing targets. 

 

Accordingly, the presented development integrates successfully within its receiving environment and 

neighbouring sites, is not detrimental to the visual or landscape amenities of the area, does not seriously injure 

the residential amenities of property in the vicinity, will not adversely impact on the cultural and build heritage of 

the area, is not prejudicial to public health and does not interfere with the existing land uses in the area. The 

presented development would, therefore, be in accordance with the proper planning and sustainable 

development of the area while integrating within the current Swords built environment. 
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5.6 Ecological Impact Assessment (EcIA) for proposed Residential Development at Holywell, Swords,  

Co. Dublin, dated 20th October 2023, prepared by Altemar Marine & Environmental Consultancy 

 

Habitats, Flora and Avian Ecology field surveys were carried out in August and September 2023, with a bat survey 

in September 2023. 

 

The potential Zone of Influence of the construction phase of the project in the absence of mitigation was deemed 

to be within the site outline and, out of an abundance of caution, nearby sensitive receptors including the River 

Gaybrook. 

 

However, due to the self-contained nature and limited temporal/ geographical scale of the project, within a 

suburban/agricultural environment with set boundaries, in addition to compliance requirements in relation to 

SUDS, Water Pollution Acts and on site discharges, it is considered that the impacts of the proposed works, 

following mitigation, would not extend beyond site outline, with the exception of mammal and avian activity 

where the proposed site may form part of a larger territorial range. The project would also involve reprofiling, 

excavations and construction, which may impact beyond the site through noise, dust, light and surface water 

impacts. Standard but robust construction phase controls need to be implemented to limit the potential impact 

of the proposed development into the surrounding environment. 

 

The majority of the site consisted of GS2 - Dry meadows and grassy verges – habitat.  This habitat is largely 

unsuitable as foraging grounds for significant numbers of SCI from nearby SPAs, such as Brent geese, who 

typically prefer well managed grassland. 

 

 No protected habitats were noted on site. 

 No pond and pools were found onsite. 

 No rare or plant species of conservation value were noted during the field assessment. 

 No rare or threatened plant species were recorded within the proposed development site. 

 No invasive plant species were noted on site. 

 No mammal of conservation importance was noted on site. 

 No rare or threatened terrestrial faunal species were recorded within the proposed site.  

 No evidence of the resting or breeding places of badgers (Meles meles) was noted on site during the in season 

faunal assessment. Pathways through the hedges and shrubs were noted on this sight. Although no living 

areas of terrestrial animals were sighted, this site is likely used for foraging and a wildlife corridor. 

 Bat foraging was noted across the site by one species of bat, the Lesser Noctule (Nyctalus leisleri).  

 Foraging activity was noted along the southern hedgerow. 

 Due to the lack of any watercourse within the site boundary, and the lack of direct hydrological pathway to a 

watercourse, there is little potential for significant downstream impacts on biodiversity from silt or 

petrochemicals. 

 No species of biodiversity and/or species of interest and conservation importance were noted within the site 

boundaries. 

 

The overall development of the site is likely to have direct negative impacts upon the existing habitats, fauna and 

flora. Direct negative effects will be manifested in terms of the removal of a substantial portion of the site’s 

internal habitats. The removal of these habitats will result in a loss of species and habitats of low biodiversity 

importance. However, the removal of hedgerows will result in the loss of nesting foraging habitat for bird species. 

Once constructed all onsite drainage will be connected to separate foul and surface water systems. Surface water 

runoff will comply with SUDS and discharge to the existing public surface water network located to the southeast 

of the site. The biodiversity value of the site would be expected to improve as the landscaping matures. It would 

be expected that the ecological impacts in the long term would be positive once landscaping has established. 

 

The construction and operational mitigation proposed for the development satisfactorily addresses the 

mitigation of potential impacts on terrestrial and aquatic biodiversity and nationally designated conservation 

sites through the application of the standard construction and operational phase controls as outlined above. In 

particular, mitigation measures to ensure compliance with Water Pollution Acts and prevent silt and pollution 

entering the existing surface water concrete pipe and downstream watercourses will satisfactorily address the 

potential impacts on downstream biodiversity. 

 

It is essential that these measures outlined are complied with, to ensure that the proposed development does not 

have “downstream” environmental impacts. These measures are to protect the groundwater/surface water, 

which are potentially the primary vectors of impacts from the site, and ensure that it is not impacted during 

construction and /or operational phases of the proposed development. 

 

The construction and operational mitigation proposed for the development satisfactorily addresses the 

mitigation of potential effects on the terrestrial, mammalian, avian and aquatic sensitive receptors through the 

application of the standard construction and operational phase controls outlined in this report. No significant 

effects on biodiversity are likely. Residual effects on biodiversity are considered to be: Slight adverse / site / 

Negative Impact / Not significant / short term. 

 

 

5.7 Appropriate Assessment Screening for proposed Residential Development at Holywell, Swords,  

Co. Dublin, dated 20th October 2023, prepared by Altemar Marine & Environmental Consultancy 

 

The AA screening assessment undertaken was a desk-based study but was informed by ecological surveys 

undertaken as outlined above. 

 

There is an indirect hydrological connection to marine-based Natura 2000 sites via the proposed foul and surface 

water drainage strategy. Foul wastewater will be directed to an existing public foul network. Foul wastewater will 

ultimately be treated along this public network. After attenuation onsite, surface water drainage will be directed 

to an existing 1200mm dia. public surface water drainage pipe located to the south-east of the subject site. This 

network is located within the River Gaybrook catchment, a watercourse that ultimately discharges to the marine 

environment at Malahide Estuary. 

 

The Zone of Influence of the proposed project would be seen to be restricted to the site outline, with potential for 

minor localised noise and surface water impacts during construction which do not extend significantly beyond the 

site outline nor are they likely to have any significant effects on any European sites.  

 

Despite a lack of direct hydrological connection to European Sites, but in the interest of carrying out a thorough 

assessment in line with both the Habitats Directive, and the precautionary principle, the area of assessment was 

expanded beyond the Zone of Influence to include designated sites within 15km of the proposed development 

site, and sites beyond 15km with the potential for a hydrological connection. This was done in the interest of 

ensuring that any pathways, however indirect or remote, were taken into account.  The qualifying interests, and 

the potential impact of the proposed development on each European site and qualifying interest, are screened 

out.  

 

No potential impacts are foreseen on European sites beyond 15km as there is no direct or indirect pathways to 

these sites. 
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The proposed development site is located within suburban environment with the nearest European sites that of 

Malahide Estuary SAC & SPA (1.9 km). There is no direct hydrological pathway to any European Sites.  

 

There is an indirect hydrological connection to marine-based Natura 2000 sites via the proposed foul and surface 

water drainage strategy. Foul wastewater will be directed to an existing public foul network. Foul wastewater will 

ultimately be treated along this public network.  

 

After attenuation onsite, surface water drainage will be directed to an existing 1200mm dia. public surface water 

drainage pipe located to the south-east of the subject site. This network is located within the River Gaybrook 

catchment, a watercourse that ultimately discharges to the marine environment at Malahide Estuary.  

 

However, given the minimum distance to European Sites within Malahide Estuary along this pathway (1.9 km), 

the scale of the proposed development, any silt or pollutants that may enter the Gaybrook Stream will settle, be 

dispersed, or diluted within the marine environment in the Irish Sea and will not impact on this downstream 

European Sites.  

 

In the absence of mitigation, no significant effects on European sites are likely. No specific mitigation is required 

to prevent impacts on European sites. 

 

Having taken into consideration foul and surface water drainage from the proposed development, the distance 

between the proposed development to designated conservation sites, lack of direct hydrological pathway or 

biodiversity corridor link to conservation sites, and the dilution effect with other effluent and surface runoff, it is 

concluded that the proposed development would not give rise to any significant effects to designated sites.  

 

The construction and operation of the proposed development will not impact on the conservation objectives of 

qualifying interests of European sites. 

 

On the basis of the content of AA screening assessment undertaken, the competent authority is enabled to 

conduct a Stage 1 Screening for Appropriate Assessment and consider whether, in view of best scientific 

knowledge and in view of the conservation objectives of the relevant European sites, the Proposed Development, 

individually or in combination with other plans or projects is likely to have a significant effect on any European 

site. 

 

 

6.0 EIA SCREENING EXERCISE 

 

6.1 Methodology 

 

The project type, scale, nature and location are firstly assessed against the targeted developments necessarily 

requiring EIA as laid out in Annex I and Annex II of the EIA Directive and as respectively referred and logically 

transposed within, Schedule 5, Parts 1 and 2 of the Planning and Development Regulations 2001 (as amended).  

 

If the project does not fall within any of the mandatory classes listed this is necessarily established by reference 

to the above Annex and Schedules herein and referred and confirmed under 6.2 Mandatory EIA Thresholds below.  

 

Following same and to further determine and ‘screen out’ the requirement for a ‘non-mandatory sub-threshold 

EIAR’ the screening exercise is undertaken set against Schedules 7 and 7A of the Planning and Development 

Regulations 2001 (as amended) and presented under 6.3 Sub-Threshold Considerations / Screening Exercise / 

Potential of Impacts, onwards below. 

 

 

 

6.2 Mandatory EIA Thresholds 

 

The Planning and Development Act 2000 (as amended) (Section 172) informs the requirement for an 

environmental impact statement: 

 

172.—(1) An environmental impact assessment shall be carried out by the planning authority or the 

Board, as the case may be, in respect of an application for consent for proposed development where 

either—  

 

(a) the proposed development would be of a class specified in—  

(i) Part 1 of Schedule 5 of the Planning and Development Regulations 2001, and either—  

(I) such development would equal or exceed, as the case may be, any relevant quantity, area or other 

limit specified in that Part, or  

(II) no quantity, area or other limit is specified in that Part in respect of the development concerned,  

or  

(ii) Part 2 of Schedule 5 of the Planning and Development Regulations 2001and either—  

(I) such development would equal or exceed, as the case may be, any relevant quantity, area or other 

limit specified in that Part, or  

(II) no quantity, area or other limit is specified in that Part in respect of the development concerned,  

or  

(b) (i) the proposed development would be of a class specified in Part 2 of Schedule 5 of the Planning 

and Development Regulations 2001 but does not equal or exceed, as the case may be, the relevant 

quantity, area or other limit specified in that Part, and  

(ii) it is concluded, determined or decided, as the case may be, that the proposed development is likely 

to have a significant effect on the environment. 

 

 

Local authority own development - Section 179 of the Planning and Development Act 2000 (as amended) refers: 

 

179.— (1) (a) The Minister may prescribe a development or a class of development for the purposes of 

this section where he or she is of the opinion that by reason of the likely size, nature or effect on the 

surroundings of such development or class of development there should, in relation to any such 

development or development belonging to such class of development, be compliance with the 

provisions of this section and regulations under this section.  

(b) Where a local authority that is a planning authority proposes to carry out development, or 

development belonging to a class of development prescribed under paragraph (a) (hereafter in this 

section referred to as “proposed development”) it shall in relation to the proposed development comply 

with this section and any regulations under this section. 

(d) This section shall also apply to proposed development which is carried out within the functional area 

of a local authority which is a planning authority, on behalf of, or in partnership with the local authority, 

pursuant to a contract with the local authority.  

(3) (b) A report prepared in accordance with paragraph (a) shall—  
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(i) describe the nature and extent of the proposed development and the principal features thereof, and 

shall include an appropriate plan of the development and appropriate map of the relevant area,  

(ii) evaluate whether or not the proposed development would be consistent with the proper planning 

and sustainable development of the area to which the development relates, having regard to the 

provisions of the development plan and giving the reasons and the considerations for the evaluation,  

(iia) include the screening determination on why an environmental impact assessment is not required 

and specify the features, if any, of the proposed development and the measures, if any, envisaged to 

avoid or prevent what might have otherwise been significant adverse effects on the environment of the 

development, 

 

Furthermore, as the proposed scheme is presented as a sub-threshold Local Authority Own Development Article 

120 of the Planning and Development Regulations 2001 (as amended) refers, as follows: 

 

120. (1) (a) Where a local authority proposes to carry out a subthreshold development, the authority 

shall carry out a preliminary examination of, at the least, the nature, size or location of the 

development.  

(b) Where the local authority concludes, based on such preliminary examination, that—  

(i) there is no real likelihood of significant effects on the environment arising from the proposed 

development, it shall conclude that an EIA is not required,  

(ii) there is significant and realistic doubt in regard to the likelihood of significant effects on the 

environment arising from the proposed development, it shall prepare, or cause to be prepared, the 

information specified in Schedule 7A for the purposes of a screening determination, or  

(iii)there is a real likelihood of significant effects on the environment arising from the proposed 

development, it shall—  

(I) conclude that the development would be likely to have such effects, and  

(II) prepare, or cause to be prepared, an EIAR in respect of the development. 

 

Schedule 5 of the Planning and Development Regulations 2001 (as amended) details the prescribed classes of 

development which are subject to Environmental Impact Assessment.  Those listed in Part 1 of Schedule 5 are 

automatically subject to Environmental Impact Assessment.  Those listed in Part 2 of Schedule 5 are also likely to 

have significant environmental effects based on the nature and size of the development set out by threshold 

criteria. 

 

Development not listed under Schedule 5 of the Planning and Development Regulations 2001 (as amended), is not 

subject to any Environmental Impact Assessment in terms of Pat X of the Planning and Development Act 2000 (as 

amended). 

 

Development similar to that as proposed as part of the development, i.e. the presented 57 no. unit Residential 

Development at a site of approximately 0.77 ha located in the Townland of Crowcastle, Holywell, Swords, is not 

listed in Part 1 of Schedule 5 of the Planning and Development Regulations 2001 (as amended), and as such Part 1 

is not relevant in this instance.   

 

The only reference to the provision of urban development is found under Part 2, Class 10 Infrastructure Projects 

and where the relevant quantity to be assessed would involve the construction of more than 500 dwelling units, 

or development of an area greater than 2 hectares in the case of a business district, 10 hectares in the case of 

other parts of a built-up area and 20 hectares elsewhere. 

 

The presented 57 no. unit Residential Development at Holywell, Swords, does not fall within the assigned 

quantum’s as detailed below. 

 

10. Infrastructure projects  

(a) Industrial estate development projects, where the area would exceed 15 hectares.  

(b) (i) Construction of more than 500 dwelling units.  

(ii) Construction of a car-park providing more than 400 spaces, other than a car-park provided as part 

of, and incidental to the primary purpose of, a development.  

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

(iv) Urban development which would involve an area greater than 2 hectares in the case of a 

business district, 10 hectares in the case of other parts of a built-up area and 20 hectares elsewhere.  

(In this paragraph, “business district” means a district within a city or town in which the predominant 

land use is retail or commercial use.)  

[Our Emphasis] 

 

The presented 57 no. unit Residential Development at Holywell, Swords, does not comprise 500 dwelling units or 

more. 

 

In relation to Urban Development under Infrastructure Projects, the proposed development does not involve an 

area in excess of 10 ha in a built-up area, or 20 ha elsewhere, and the presented 57 no. unit Residential 

Development at Holywell, Swords, site is approximately 0.77 ha in extent, and is considered sub-threshold under 

Class 10 (b) (iv), Part 2, of Schedule 5 of the Planning and Development Regulations 2001 (as amended). 

 

With reference to Urban development within a business district within Class 10(b)(iv.), it is important to refer to 

the definition of business district and in this sense the subject site would not be captured by the corresponding 

“Central Business District - CBD” or “Town Centre” definition intended to be accrued in this instance. 

 

Furthermore, the threshold for urban development, which in this instance could include the presented 57 no. unit 

Residential Development at Holywell, Swords, is clearly stated at a level of 2 hectare or more, i.e. an area greater 

than 2 hectares.  

 

Development similar to that as presented, i.e. 57 no. unit Residential Development at Holywell, Swords, is not 

listed in Part 2 of Schedule 5 of the Planning and Development Regulations 2001 (as amended), and as such Part 2 

is not relevant in this instance.   

 

Development similar to that as presented as part of the development, i.e. 57 no. unit Residential Development at 

Holywell, Swords, is not listed in Part 1 or Part 2 of Schedule 5 of the Planning and Development Regulations 2001 

(as amended), and as such the requirement for Environmental Impact Assessment, or even Screening for 

Environmental Impact Assessment, does not apply in this instance.  It is thus interpreted that the presented  

57 no. unit Residential Development at Holywell, Swords, is therefor not subject to any Environmental Impact 

Assessment in terms of Pat X of the Planning and Development Act 2000 (as amended). 
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6.3 Sub-Threshold Considerations / Screening Exercise / Potential of Impacts 

 

Notwithstanding, the confirmation that the project proposals are sub-threshold, the EIA Guidelines state:  

 

For all sub-threshold developments listed in Schedule 5 Part 2, where no EIAR is submitted or EIA 

determination requested, a screening determination is required to be undertaken by the competent 

authority unless, on preliminary examination it can be concluded that there is no real likelihood of 

significant effects on the environment. (Para 3.4)  

 

Criteria to determine whether projects by virtue, inter alia, of their nature, size or location should be 

subject to EIA, are set out in Schedule 7 to the 2001 Regulations, as amended (Annex III of the 2014 

Directive); Annex III is amended from the 2011 Directive. The determination made by the competent 

authority must include reasons with reference to Schedule 7 criteria and make reference to any 

mitigation features or design factors influential to the making of the determination. Particular 

attention should be given to potential significant impacts on sensitive areas (e.g. areas identified as 

important to nature conservation and/or areas of particular archaeological interest in the relevant 

Development Plan), and also to cumulative effects with relevant existing and/or approved projects. 

(Para 3.12)  

 

The Screening Exercise presented herein below represents a combination of the Schedule 7 Criteria listed in the 

Planning and Development Regulations 2001 (as amended) and incorporating the EU EIA Screening Guidelines as 

referred under the weblink presented below. 

 

Screening Checklist (europa.eu) 

 

In effect, the screening considers the 1. Characteristics of the Proposed Development, 2. the Location of Proposed 

Development and 3. the resulting Types and Characteristics of Potential Impacts. 
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Table 5.1: Screening Checklist 

 

SCHEDULE 7 - CRITERIA FOR DETERMINING WHETHER DEVELOPMENT LISTED IN PART 2 OF SCHEDULE 5 SHOULD BE SUBJECT TO AN ENVIRONMENTAL IMPACT ASSESSMENT 

 

 

1. Characteristics of the Proposed Development 

 

 

Question considered 

 

Subject of Environmental Impact 

Yes / No? Briefly describe 

 

 

3. Types and Characteristics of Potential Impacts 

Yes / No – Why 

 

1. Is the scale, size and design of the 

proposed development 

significant?  

No:  As described, the presented development is a Residential Development (5,189 sq m Gross 

Floor Space) arranged over 3 no. buildings ranging in height from 4 to 6 storeys, consisting of 

no. 57 no. residential units (20 no. 1-bedroom apartments, 29 no. 2-bedroom apartments, and 

8 no. 3-bedroom apartments), ancillary infrastructure and all associated site development 

works, at a site of approximately 0.77 ha located in the Townland of Crowcastle, Holywell, 

Swords, Co. Dublin. 

 

The presented development does not fall within the assigned classes or quantum of 

development that require EIA set out in Parts 1 and 2 of Schedule 5 of the Planning and 

Development Regulations 2001 (as amended). 

No:   The likely impact of the proposed development is the provision of an adequate supply of 

housing in keeping and complementing neighbouring development.   

 

The development as presented, i.e. 57 no. unit Residential Development at Holywell, Swords, is 

to occur on a site considered an infill ‘greenfield site’ which is primarily subject to  

RS – Residential land use zoning designation in terms of the Fingal Development Plan 2023-2029.  

The most southern tip/part of the subject site is subject to OS – Open Space land use zoning 

designation in terms of the Fingal Development Plan 2023-2029, the stated objective of which is 

to: ” Preserve and provide for open space and recreational amenities”.  No residential construction 

is proposed on this small part of the site, being physically severed from the new Residential 

Development by the existing hedgerow vegetation and thereby integrated within the overall 

open space features of the existing Holywell Residential developed area. 

 

Acknowledging the associated details as outlined in specialist reports assessing the presented 

Residential Development at Holywell, Swords, the proposed development is considered to be 

Positive Slight Effects which will result in Likely Long-term Residual Effects and would not 

raise issues of Environmental Impact.   

2. Is there potential for cumulative 

impacts with other existing or 

planned development locally?  

No:  The scale of the development as presented, i.e. 57 no. unit Residential Development at 

Holywell, Swords, within the subject site of 0.77 ha, is limited to an infill ‘greenfield site’. 

 

As outlined within the AA Screening undertaken, the Zone of Influence of the presented project 

would be seen to be restricted to the site outline. 

 

Acknowledging the suitable RS – Residential zoning applied to the part of the subject site in 

terms of the Fingal Development Plan 2023-2029 on which the new Residential Development is 

to be located, the resultant quantum of development would not exceed accepted thresholds 

and development would not raise issues of Environmental Impact. 

 

 

 

No:  The presented development presents a better use of existing residentially zoned infill 

‘greenfield site’, and complement the provision of housing supply serving the local area. 

 

The effective utilisation of the serviced primarily residentially zoned infill ‘greenfield site’ on 

which the new Residential Development is to be located, together with addition to the supply 

of housing in keeping and complementing neighbouring development, while respecting the 

character and sensitivity of the existing landscape through the retention and protection of 

existing hedgerows along the southern and eastern site boundaries, complemented with 

substantial tree planting in the landscape proposals to improve the proportion of native species 

on site and to build on the existing character of the area, allow for positive impacts respecting 

the character and sensitivity of the existing RS – Residential land use zoning designation. 

 

No residential construction is proposed on a small part of the site zoned OS – Open Space in the 

south, being physically severed from the new Residential Development by the existing 

hedgerow vegetation and thereby integrating within the overall open space features of the 

existing Holywell Residential developed area. 

 

The development would not raise issues of Environmental Impact.   

 

The cumulative impacts are considered to be Positive Slight Effects which will result in Likely 

Long-term Residual Effects. 
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Question considered 

 

Subject of Environmental Impact 

Yes / No? Briefly describe 

 

 

3. Types and Characteristics of Potential Impacts 

Yes / No – Why 

 

3. If the development includes 

demolition works are these 

considered significant?  

No:  No significant demolition works are proposed.   

 

The project would also involve reprofiling, excavations and construction, which may impact 

beyond the site through noise, dust, light and surface water impacts, with standard 

construction and operational controls incorporated into the presented development project to 

minimise the potential negative impacts, and would not raise issues of Environmental Impact. 

No:   There are no resulting environmental impacts from the presented project.  Excavations 

may generate unsuitable fill material which will be transported by tipper lorries back to the site 

for use in landscaping or transported off site to a licensed waste disposal facility. 

 

The proposed development would not raise issues of Environmental Impact as the effective 

management of waste on site is considered to be Positive Not significant Effects which will 

result in Likely Brief Residual Effects.   

4. Does the proposed development 

represent a good use of existing 

natural resources (i.e. land, 

water)?  

No:   The effective utilisation of the serviced primarily residentially zoned infill ‘greenfield site’, 

together with addition to the supply of housing only on the lands suitable zoned RS – Residential 

in terms of the Fingal Development Plan 2023-2029, is promoted while acknowledging the small 

part of the site in the south zoned OS – Open Space. 

 

No residential construction is proposed on the small part of the public open space amenity lands 

in the south. 

 

The development lands are not currently served by a water supply, however there is an existing 

watermain pipe located at Holywell Distributor Road, immediately to the north of the site. 

 

A Pre-Connection Enquiry from Irish Water confirmed that a connection to public water supply 

infrastructure is feasible without any upgrade works being required   

 

The development would not raise issues of Environmental Impact. 

No:   Any potential impacts associated with the proposed development and in combination with 

other uses locally combine to facilitate the best use of lands and water where infrastructural 

capacity exists. 

 

The effective utilisation of the serviced primarily residentially zoned infill ‘greenfield site’ while 

acknowledging the public open space amenity lands on a small part of the site in the south, 

together with addition to the supply of housing and infrastructure, retention and protection of 

existing hedgerows along the southern and eastern site boundaries, complemented with 

substantial tree planting in the landscape proposals, presents a positive long-term impact on 

the use of land and water at the subject site and surrounds. 

 

The proposed development’s use of natural resources is considered to be Positive Slight 

Effects which will result in Likely Long-term Residual Effects.   

 

The development would not raise issues of Environmental Impact. 

5. Will the project produce 

significant waste during 

construction, operation or 

decommissioning?  

No:   The implementation of the project will result in wastes generated from short term 

construction and civic waste streams emanating from operational activities of the presented  

57 no. unit Residential Development at Holywell, Swords.   

 

The presented development presents a better use of an existing serviced residentially zoned 

infill ‘greenfield site’, seeking to provide additional supply of housing complemented by sub-

spaces within the larger landscape realm and does not raise issues of Environmental Impact. 

 

The development would not raise issues of Environmental Impact.   

No:   The types and characteristics of the construction and demolition waste streams / impacts 

are short term, which are manageable and will be dealt with in terms of a final Construction and 

Environmental Management Plan for Construction as outlined per the Preliminary Construction 

& Environmental Waste Management Plan prepared Roughan & O’Donovan.  

 

Best practice construction methodologies and compliance with waste management statutory 

requirements will reduce waste and ensure that construction waste streams are managed, 

contained, and transported safely to an Authorised Waste Facility. 

 

From an operational perspective, the proposed development will enable better management 

of the long-term civic waste streams and is considered to be Positive Slight Effects which will 

result in Likely Long-term Residual Effects. 

 

The development would not raise issues of Environmental Impact.   
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Question considered 

 

Subject of Environmental Impact 

Yes / No? Briefly describe 

 

 

3. Types and Characteristics of Potential Impacts 

Yes / No – Why 

 

6. Will the project release pollutants 

or any hazardous substances to 

air or receiving waters?  

No:   The presented development presents a better use of an existing serviced primarily 

residentially zoned infill ‘greenfield site’, seeking to provide additional supply of housing only 

on the lands suitable zoned RS – Residential and which is complemented by sub-spaces within 

the larger landscape realm, does not raise issues of Environmental Impact.   

 

Acknowledging the small part of the site in the south zoned OS – Open Space where no 

residential construction is proposed, there is an existing drainage ditch located along the 

southern boundary of the site. However, following a number of site visits and discussions with 

FCC, the ditch appears to be dry. Flow from the Gaybrook steam is culverted to bypass the 

subject site. Runoff or surface water that is generated within the site will be discharged to the 

existing storm water network rather than to the ditch or other open watercourses. Surface 

water and wastewater systems will be enhanced and connected to existing public services as 

referred to in the Engineering Report for Planning prepared by Roughan & O’Donovan.  As such, 

no threats to air or receiving waters are associated with the presented development is expected. 

 

The development would not raise issues of Environmental Impact.   

No:   The characteristics of the presented development as improving and enhancing the surface 

water network and the ‘green’ potential of the site will reduce concerns through: 

 Blue/green roof systems 

 Permeable paving to all footway and parking bay areas 

 Detention basin 

 Flow control devices to limit discharge 

The SuDS measures outlined suffice to prevent contamination of surface water prior to 

discharge to public stormwater network. The construction phase will raise risks of short-term 

minor negative impacts from construction working and risks to receiving waters from 

construction plant.   

 

These will be minimised by best practice in line with the Preliminary Construction & 

Environmental Waste Management Plan prepared Roughan & O’Donovan, and the Engineering 

Report for Planning prepared by Roughan & O’Donovan.   

 

The proposed development’s release of pollutants or any hazardous substances, is considered 

to be Neutral Imperceptible Effects which will result in Likely Brief Residual Effects.   

 

The development would not raise issues of Environmental Impact.   

7. Will there be any risks of 

accidents during 

construction/operation of project 

(as might include flood risk)?  

No:   Best practice construction contractor and health and safety in the workplace guidelines 

will be operated during construction, with associated best practice Construction and 

Demolition Waste Management Procedures and Construction Management further reducing 

any risks of accident of potential contamination. 

 

The sources consulted as part of this assessment indicate that a portion of the subject site is at 

risk of flooding in the present day 1 in 1000 year fluvial event, it is therefore within Flood Zone 

B as defined in the OPW Guidelines.  Therefore, the risk of Surface Water flooding at the site is 

classified as medium and a stage 2 – Initial Surface Water Flood Risk Assessment is required for 

the development. 

 

As per the Strategic Flood Risk Assessment for the Fingal Development Plan 2023-2029, the 

development is to include an appropriate freeboard.  As the proposed finished floor level is set 

at 26.4mOD, the highest water level anticipated from fluvial flooding is 0.27m below the 

proposed finished floor level.  Flood risk management measures incorporated within the design 

will protect the proposed structures up to the design flood event with an appropriate freeboard.  

The layout of the proposed building includes minor areas of structures within the floodplain as 

derived from the FEMFRAM levels. These structures may displace flood waters within the 

subject lands in extreme events. A Civils 3D surface model was created to overlay the flood level 

on the site layout to determine the volume of water displaced by the proposed buildings. Based 

on this and upon a desktop survey of hydraulic and topographic conditions, the site layout 

design includes for 150m3 of compensatory storage.  Appropriate measures in the form of 

Sustainable Drainage Systems (SuDS) for the purpose for managing surface water in terms of 

both flow and quality, have been adopted as part of the development design in line with Fingal 

Country Council requirements and the GDSDS.  In any case, should an extreme storm event 

occur, the overground attenuation areas will overflow, and surface water is directed away from 

No:   The type and form of development always presents risks during the construction stage 

due to the drainage network and human error. It may be assessed in this case as moderate short 

term but not to a degree as to initiate the need for EIA.  Any risks of accident of potential 

contamination are addressed in line with the Preliminary Construction & Environmental Waste 

Management Plan prepared Roughan & O’Donovan, and by best practice Construction 

Management will further reduce such.   

 

There is an existing drainage ditch located along the southern boundary of the site. However, 

following a number of site visits and discussions with FCC, the ditch appears to be dry. Flow 

from the Gaybrook steam is culverted to bypass the subject site. Runoff or surface water that is 

generated within the site will be discharged to the existing storm water network rather than to 

the ditch or other open watercourses.  During construction, surface water from the site be 

treated in attenuation ponds prior to discharging to the storm water network.   

 

The subject site is situated within the catchment of the Gaybrook Stream.  The Initial Site-

Specific Flood Risk Assessment prepared Roughan & O’Donovan details that flood risk 

management measures incorporated within the design will protect the development up to the 

design flood event (1 in 1000 year + 20% climate change factor) with an appropriate freeboard 

and shall ensure flood risk is not increased upstream or downstream of the site.   

 

The Rogan & O’Donovan Consulting Engineers’ Initial Site-Specific Flood Risk Assessment 

confirms that:   

 

The available sources consulted above indicate that a portion of the proposed 

development site is liable to flood in the 1 in 1000 year current climate scenario from 

fluvial sources.  Flood risk management measures incorporated within the design 

will protect the development up to the design flood event (1 in 1000 year + 20% 
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the building to compensatory flood storage landscape areas, thereby ensuring that the 

buildings do not experience flooding from surface water sources.   

 

The development would not raise issues of Environmental Impact.  

climate change factor) with an appropriate freeboard and shall ensure flood risk is 

not increased upstream or downstream of the site. Details of the proposed 

compensatory storage measures (~150m3) shall be provided at compliance stage. 
 

The Engineering Report for Planning prepared by Roughan & O’Donovan, details that a detailed 

Flood Risk Assessment has been prepared and that 150 m3 compensatory flood storage will be 

provided on the site as presented on Roughan & O’Donovan Surface Water Drainage Layout 

Drawing No.: 0030.  

 

The proposed development’s risks of accidents during construction/operation, is considered to 

be Neutral Imperceptible Effects which will result in Likely Brief Residual Effects.   

 

The development would not raise issues of Environmental Impact. 

8. Will the project result in social 

changes, traditional lifestyles, 

employment etc.?  

 

No:  The development as presented, i.e. 57 no. unit Residential Development at Holywell, 

Swords, is to occur on a site considered an infill ‘greenfield site’ which is primarily subject to  

RS – Residential land use zoning designation in terms of the Fingal Development Plan 2023-2029, 

presenting an opportunity to increase housing supply within the confines of the existing town 

on an infill greenfield site, appropriately serviced by existing road, transport and services 

infrastructure. All of these can be activated to assist in increasing new housing supply. 

 

The most southern tip/part of the subject site is subject to OS – Open Space land use zoning 

designation in terms of the Fingal Development Plan 2023-2029.  No residential construction is 

proposed on this small part of the site, being physically severed from the new Residential 

Development by the existing hedgerow vegetation and thereby integrated within the overall 

open space features of the existing Holywell Residential developed area. 

 

The development would not raise issues of Environmental Impact.   

No:  The location, scale and nature of the presented development will have benefits for the 

surrounding residential population, by providing and increase housing supply within the 

confines of the existing town on lands suitable zoned RS – Residential, on which the 57 no. unit 

Residential Development at Holywell, Swords, is to occur.  The presented Residential 

Development has the long-term positive benefit to increase housing supply within a physical 

appropriately designed environment that improves the quality of life for future residents and 

the surrounding residential population, and ultimately broaden the social benefits.   

 

No residential construction is proposed on a small part of the site zoned OS – Open Space in the 

south, being physically severed from the new Residential Development by the existing 

hedgerow vegetation and thereby integrating within the overall open space features of the 

existing Holywell Residential developed area. 

 

In the short term, positive benefits into local communities through providing and increase 

housing supply while acknowledging the public open space amenity lands in the south, will 

result in the delivery of sustainable communities. 

 

The proposed development’s impact on social changes, traditional lifestyles, housing, 

employment etc., is considered to be Positive Moderate Effects which will result in Likely 

Long-term Residual Effects.   

 

The development would not raise issues of Environmental Impact.   

 

  



 

THE PLANNING PARTNERSHIP                                FOR FINGAL COUNTY COUNCIL 

 

 

 
ENVIRONMENTAL IMPACT ASSESSMENT SCREENING REPORT 

RESIDENTIAL DEVELOPMENT IN THE TOWNLAND OF CROWCASTLE, HOLYWELL, SWORDS, CO. DUBLIN 

19

 

2. Location of Proposed Development – Sensitivity of Geographical Areas 

 

 

Question considered 

 

Subject of Environmental Impact 

Yes / No? Briefly describe 

 

 

3. Types and Characteristics of Potential Impacts 

Yes / No – Why 

 

9. Is the proposed project in keeping 

with the existing and approved 

land uses locally?  

No:  The site which is the focus for delivery of the presented 57 no. unit Residential 

Development at Holywell, Swords, is to occur on a site considered an infill ‘greenfield site’ which 

is primarily subject to RS – Residential zoning designation in terms of the Fingal Development 

Plan 2023-2029, the stated objective of which is to: ”Provide for residential development and 

protect and improve residential amenity”.  The presented new Residential Development for 

Holywell, Swords, is permitted in principle on the RS – Residential land use zoning designation 

of the lands at this location. 

 

The most southern tip/part of the subject site is subject to OS – Open Space land use zoning 

designation in terms of the Fingal Development Plan 2023-2029, the stated objective of which is 

to: ” Preserve and provide for open space and recreational amenities”.   

 

No residential construction is proposed on this small part of the site, being physically severed 

from the new Residential Development by the existing hedgerow vegetation and thereby 

integrated within the overall open space features of the existing Holywell Residential developed 

area. 

 

In presenting the proposal on the basis of the first principles, the design and the layout of the 

scheme (3 no. buildings ranging in height from 4 to 6 storeys) have sought to positively respond 

to the challenges and character of the surrounding areas, to preserve and enhance residential 

amenity and connectivity, whilst achieving an appropriate increase in density at this zoned 

residential infill opportunity site as to reflect both the best use of urban lands whilst respectful 

of neighbouring amenities and surrounds. 

 

The subject site and its surrounding context present a rapidly growing network of business and 

residential developments. The provision of an adequate supply of housing in keeping and 

complementing neighbouring development, will not only contribute positively to an enhanced 

quality of life in the community but will ensure that the growth that does take place is 

sustainable and healthy.   

 

The proposed development has been conceptualised acknowledging its unique infill ‘greenfield 

site’ location and is subject to an array of technical and environmental assessments.   

 

The proposed development would not raise issues of Environmental Impact. 

No:  The nature and characteristics of the presented development is in keeping with existing 

and proposed development and do not raise issues of environmental impact other than positive 

permanent sustainable social interactions, in a design which is respectful of neighbouring 

amenities and surrounds, quality of life benefits to the surrounding residential population and 

local community, has the long-term positive benefit to increase housing supply within a physical 

appropriately designed environment, protected the Natura 2000 environment, whilst achieving 

an appropriate increase in density at this zoned residential infill opportunity site. 

 

The proposed development’s impact on the existing, permitted and future intended land uses 

locally, is considered to be Positive Moderate Effects which will result in Likely Long-term 

Residual Effects.   

 

The development would not raise issues of Environmental Impact.   

10. Are there any Natura 2000 / EU 

Designated Sites in proximity or 

likely affected by the proposals?  

No:  The Stage 1 Appropriate Assessment Screening undertaken by Altemar Marine & 

Environmental Consultancy, entitled Appropriate Assessment Screening for proposed Residential 

Development at Holywell, Swords, Co. Dublin, dated 20th October 2023, details: 

 

 There is an indirect hydrological connection to marine-based Natura 2000 sites via the 

proposed foul and surface water drainage strategy. 

 The Zone of Influence of the proposed project would be seen to be restricted to the site 

outline, with potential for minor localised noise and surface water impacts during 

No:  The type and characteristics of potential impacts could be associated with construction 

phase and operational phase impacts to receiving waters and potential pathways to Natura 

sites.   

 

Individual elements of the project (either alone or in combination with other projects) likely to 

give rise to impacts on a Natura 2000 site are: 

 

 Wastewater discharges (via Ringsend WWTP).  

 Surface water discharges (to Malahide Estuary SAC via the River Gaybrook catchment).  
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construction which do not extend significantly beyond the site outline nor are they likely to 

have any significant effects on any European sites. 

 Despite a lack of direct hydrological connection to European Sites, but in the interest of 

carrying out a thorough assessment in line with both the Habitats Directive, and the 

precautionary principle, the area of assessment was expanded beyond the Zone of 

Influence to include designated sites within 15km of the proposed development site, and 

sites beyond 15km with the potential for a hydrological connection. 

 

The proposed development site is located within suburban environment with the nearest 

European sites that of Malahide Estuary SAC & SPA (1.9 km). There is no direct hydrological 

pathway to any European Sites. There is an indirect hydrological connection to marine-based 

Natura 2000 sites via the proposed foul and surface water drainage strategy. Foul wastewater 

will be directed to an existing public foul network. Foul wastewater will ultimately be treated 

along this public network. 

 

After attenuation onsite, surface water drainage will be directed to an existing 1200mm dia. 

public surface water drainage pipe located to the south-east of the subject site. This network is 

located within the River Gaybrook catchment, a watercourse that ultimately discharges to the 

marine environment at Malahide Estuary.  

 

However, given the minimum distance to European Sites within Malahide Estuary along this 

pathway (1.9 km), the scale of the proposed development, any silt or pollutants that may enter 

the Gaybrook Stream will settle, be dispersed, or diluted within the marine environment in the 

Irish Sea and will not impact on this downstream European Sites.  

 

In the absence of mitigation, no significant effects on European sites are likely. No specific 

mitigation is required to prevent impacts on European sites. 

 

Having taken into consideration foul and surface water drainage from the proposed 

development, the distance between the proposed development to designated conservation 

sites, lack of direct hydrological pathway or biodiversity corridor link to conservation sites, and 

the dilution effect with other effluent and surface runoff, it is concluded that the proposed 

development would not give rise to any significant effects to designated sites.  

 

The construction and operation of the proposed development will not impact on the 

conservation objectives of qualifying interests of European sites. 

 

The Stage 1 Appropriate Assessment Screening concludes as follows:  

 

“On the basis of the content of AA screening assessment undertaken, the 

competent authority is enabled to conduct a Stage 1 Screening for Appropriate 

Assessment and consider whether, in view of best scientific knowledge and in view 

of the conservation objectives of the relevant European sites, the Proposed 

Development, individually or in combination with other plans or projects is likely to 

have a significant effect on any European site.” 

 

The proposed development would not raise issues of Environmental Impact. 

Foul wastewater will be connected to an existing public foul sewer network. Any silt or 

pollutants will be treated along this network.  

 

The impacts are likely to be Neutral Imperceptible Effects which will result in Likely Long-

term Residual Effects. 

 

The characteristics of the presented development as improving and enhancing the surface 

water network and the ‘green’ potential of the site will reduce concerns through: 

 

 Blue/green roof systems 

 Permeable paving to all footway and parking bay areas 

 Detention basin 

 Flow control devices to limit discharge 

 

The SuDS measures outlined suffice to prevent contamination of surface water prior to 

discharge to public stormwater network. 

 

After attenuation onsite, surface water drainage will be directed to an existing 1200mm dia. 

public surface water drainage pipe located to the south-east of the subject site, the existing 

public storm water network, rather than to the dry drainage ditch located along the southern 

boundary of the site or other open watercourses.   

 

This network is located within the River Gaybrook catchment, a watercourse that ultimately 

discharges to the marine environment at Malahide Estuary. Given the minimum distance to the 

Natura 2000 / EU Designated site network along the part to Malahide Estuary (1.9 km), the scale 

of the proposed development, any silt or pollutants that may enter the Gaybrook Stream will 

settle, be dispersed, or diluted within the marine environment in the Irish Sea and will not 

impact on the downstream European Sites the Natura 2000 site network. 

 

The majority of the site consisted of GS2 - Dry meadows and grassy verges – habitat.  This 

habitat is largely unsuitable as foraging grounds for significant numbers of SCI from nearby 

SPAs, such as Brent geese, who typically prefer well managed grassland. 

 

In the absence of mitigation, no significant impacts on the conservation objectives or qualifying 

interests of the Natura 2000 / EU Designated site network are likely as a result of this indirect 

hydrological pathway.   

 

The impacts are likely to be Neutral Imperceptible Effects which will result in Likely Long-

term Residual Effects. 

 

The development would not raise issues of Environmental Impact.   
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Question considered 

 

Subject of Environmental Impact 

Yes / No? Briefly describe 

 

 

3. Types and Characteristics of Potential Impacts 

Yes / No – Why 

 

11. Are there any proximate locally 

designated conservation sites or 

areas affected?  

No:  The Stage 1 Appropriate Assessment Screening undertaken by Altemar Marine & 

Environmental Consultancy, entitled Appropriate Assessment Screening for proposed Residential 

Development at Holywell, Swords, Co. Dublin, dated 20th October 2023, details: 

 There is an indirect hydrological connection to marine-based Natura 2000 sites via the 

proposed foul and surface water drainage strategy. 

 The Zone of Influence of the proposed project would be seen to be restricted to the site 

outline, with potential for minor localised noise and surface water impacts during 

construction which do not extend significantly beyond the site outline nor are they likely to 

have any significant effects on any European sites. 

 Despite a lack of direct hydrological connection to European Sites, but in the interest of 

carrying out a thorough assessment in line with both the Habitats Directive, and the 

precautionary principle, the area of assessment was expanded beyond the Zone of 

Influence to include designated sites within 15km of the proposed development site, and 

sites beyond 15km with the potential for a hydrological connection. 

The majority of the site consisted of GS2 - Dry meadows and grassy verges – habitat. 

In the absence of mitigation, no significant effects on European sites are likely. No specific 

mitigation is required to prevent impacts on European sites. 

The proposed development has been conceptualised acknowledging its unique infill ‘greenfield 

site’ location and is subject to an array of technical and environmental assessments.   

The proposed development would not raise issues of Environmental Impact. 

No:  The Stage 1 Appropriate Assessment Screening confirms that the Zone of Influence of the 

proposed project would be seen to be restricted to the site outline, with potential for minor 

localised noise and surface water impacts during construction which do not extend significantly 

beyond the site outline nor are they likely to have any significant effects on any European sites. 

 

The type and characteristics of potential impacts as well as habitats or species on locally 

designated conservation sites, are considered tenuous and low risk, and with foul and storm 

water connecting to public services confirmed to have adequate capacity without the 

requirement for upgrading of infrastructure (Irish Water Pre-connection Enquiry).  

 

The GS2 - Dry Meadow habitat is largely unsuitable as foraging grounds for significant numbers 

of SCI from nearby SPAs, such as Brent geese, who typically prefer well managed grassland. 

 

The presented development’s impact on locally designated conservation sites or areas, is 

considered to be Neutral Not significant Effects which will result in Likely Long-term Residual 

Effects.   

 

The development would not raise issues of Environmental Impact.   

12. Are there any features or areas of 

high landscape value proximate 

as could be affected?  

No:  The surrounding built environment can be characterised by greenfield sites, residential 

developments and industrial/ commercial developments, a development pattern is emerging 

that supports the different industries that can be located to the north of Dublin City, the result 

of this is an increased demand for housing.  The subject site is considered an infill ‘greenfield 

site’ which is subject to RS – Residential zoning designation in terms of the Fingal Development 

Plan 2023-2029, the stated objective of which is to: ”Provide for residential development and 

protect and improve residential amenity”.  The most southern tip/part of the subject site is 

subject to OS – Open Space land use zoning designation in terms of the Fingal Development Plan 

2023-2029, the stated objective of which is to: ” Preserve and provide for open space and 

recreational amenities”.  No residential construction is proposed on this small part of the site, 

being physically severed from the new Residential Development by the existing hedgerow 

vegetation and thereby integrated within the overall open space features of the existing 

Holywell Residential developed area. To the north and northwest of the site, the area is 

characterised by extensive commercial uses. 

The GS2 - Dry Meadow habitat is largely unsuitable as foraging grounds for significant numbers 

of SCI from nearby SPAs, such as Brent geese, who typically prefer well managed grassland. 

The existing vegetation along the southern and eastern site boundaries is proposed to be 

retained. In addition, substantial tree planting is proposed as part of the new development, to 

improve the proportion of native species on site and to build on the existing character of the 

area. The presented development is in keeping with the Development Plan objectives set for 

the area and there are no features or areas of high landscape value proximate that could be 

affected. 

The development would not raise issues of Environmental Impact.   

No:  Landscapes are dynamic environments and continuously evolving.  Objectives should not 

attempt to prevent new uses or changes, but rather manage the change ensuring that the past 

remains visible for future generations. 

The nature and characteristics of the presented development is in keeping with existing and 

proposed development and do not raise issues of environmental impact other than positive 

permanent sustainable social interactions, in a design which is respectful of neighbouring 

amenities and surrounds, quality of life benefits to the surrounding residential population and 

local community, has the long-term positive benefit to increase housing supply within a physical 

appropriately designed environment, protected the Natura 2000 environment, whilst achieving 

an appropriate increase in density at this zoned residential infill opportunity site. 

The characteristics of the presented development are of a scale and setting that effectively 

within its receiving environment, the existing surrounding residential developments, and 

existing pedestrian and cycle permeability footpath network around the site. 

The presented 57 no. unit Residential Development at Holywell, Swords, is in keeping with the 

nature of existing uses within the landscape of the local area and acknowledging the public open 

space amenity lands in the south, with the design and integration of the buildings minimising 

the potential loss of residential amenity for surrounding residences. 

The proposed development’s impact on features or areas of features or areas of high landscape 

value proximate, is considered to be Neutral Not significant Effects which will result in Likely 

Long-term Residual Effects.   

The development would not raise issues of Environmental Impact.   
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Question considered 

 

Subject of Environmental Impact 

Yes / No? Briefly describe 

 

 

3. Types and Characteristics of Potential Impacts 

Yes / No – Why 

 

13. Are there any areas proximate of 

historic, cultural or archaeological 

significance affected?  

No:  The subject site does not include any Protected Structures, Recorded Monuments, or 

Recorded Monuments Constraints and neither are there any proximate. 

 

The proposed development would not raise issues of Environmental Impact. 

No:  The closest Protected Structure is St. Werburgh's Well, some 0.4km northwest of the 

development site.  The closest Ring-ditch is located some 0.27km northwest of the 

development site.  The presented development’s impact on the Protected Structures, Recorded 

Monuments, or Recorded Monuments Constraints, is considered to be Neutral Not significant 

Effects which will result in Unlikely Brief Residual Effects.   

The development would not raise issues of Environmental Impact.   

14. Is the carrying capacity of the 

existing available land mass, soil, 

water and biodiversity affected?  

No:  The development of the primarily suitable RS – Residential zoned infill ‘greenfield site’ for 

the purposes of the presented 57 no. unit Residential Development with ancillary infrastructure 

and associated site development works, can be accommodated on the subject lands with no 

negative effects on the abundance, availability, or regenerative effects of the receiving 

environment. 

 

The most southern tip/part of the subject site is subject to OS – Open Space land use zoning 

designation in terms of the Fingal Development Plan 2023-2029.   

 

No residential construction is proposed on this small part of the site, being physically severed 

from the new Residential Development by the existing hedgerow vegetation and thereby 

integrated within the overall open space features of the existing Holywell Residential developed 

area. 

 

Surface water and wastewater systems will connect to existing public services as referred to in 

the Engineering Report for Planning prepared by Roughan & O’Donovan.   

 

The presented development presents a better use of an existing serviced residentially zoned 

infill ‘greenfield site’, seeking to provide additional supply of housing complemented by sub-

spaces within the larger landscape realm and does not raise issues of Environmental Impact. 

 

The existing vegetation along the southern and eastern site boundaries is proposed to be 

retained. In addition, substantial tree planting is proposed as part of the new development, to 

improve the proportion of native species on site and to build on the existing character of the 

area. 

 

The Stage 1 Appropriate Assessment Screening undertaken by Altemar Marine & 

Environmental Consultancy, entitled Appropriate Assessment Screening for proposed Residential 

Development at Holywell, Swords, Co. Dublin, dated 20th October 2023, concludes that no 

specific mitigation is required to prevent impacts on European sites. 

 

The proposed development would not raise issues of Environmental Impact. 

 

No:  The effective utilisation of the serviced primarily residentially zoned infill ‘greenfield site’, 

together with addition to the supply of housing on lands suitable zoned RS – Residential in terms 

of the Fingal Development Plan 2023-2029, is promoted while acknowledging the public open 

space amenity lands in the south.  The Ecological Impact Assessment (EcIA) for proposed 

Residential Development at Holywell, Swords, Co. Dublin, dated 20th October 2023, prepared by 

Altemar Marine & Environmental Consultancy details: 

 No protected habitats were noted on site. 

 No pond and pools were found onsite. 

 No rare or plant species of conservation value were noted during the field assessment. 

 No rare or threatened plant species were recorded within the proposed development site. 

 No invasive plant species were noted on site. 

 No mammal of conservation importance was noted on site. 

 No rare or threatened terrestrial faunal species were recorded within the proposed site.  

 No evidence of the resting or breeding places of badgers (Meles meles) was noted on site 

during the in season faunal assessment. Pathways through the hedges and shrubs were 

noted on this sight. Although no living areas of terrestrial animals were sighted, this site is 

likely used for foraging and a wildlife corridor. 

 Bat foraging was noted across the site by one species of bat, the Lesser Noctule (Nyctalus 

leisleri).  

 Foraging activity was noted along the southern hedgerow. 

 No species of biodiversity and/or species of interest and conservation importance were 

noted within the site boundaries. 

Connection to public water supply infrastructure, as set out in the Engineering Report for 

Planning prepared by Roughan & O’Donovan, is feasible without Irish Water confirming that 

adequate capacity currently exists without the requirement for upgrading of infrastructure (Irish 

Water Pre-connection Enquiry). Operationally wastewater will connect to existing public 

services, as set out in the Engineering Report for Planning prepared by Roughan & O’Donovan, 

with Irish Water confirming that adequate capacity currently exists without the requirement for 

upgrading of infrastructure (Irish Water Pre-connection Enquiry).  The existing landscape 

through the retention and protection of existing hedgerows along the southern and eastern site 

boundaries are retained, complemented with substantial tree planting in the landscape 

proposals to improve the proportion of native species on site and to build on the existing 

character of the area.  The GS2 - Dry Meadow habitat is largely unsuitable as foraging grounds 

for significant numbers of SCI from nearby SPAs, such as Brent geese, who typically prefer well 

managed grassland.   

The proposed development’s impact on the carrying capacity of the existing available land 

mass, soil, water and biodiversity, is considered to be Positive Slight Effects which will result 

in Likely Long-term Residual Effects.  The development would not raise issues of 

Environmental Impact.   
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Question considered 

 

Subject of Environmental Impact 

Yes / No? Briefly describe 

 

 

3. Types and Characteristics of Potential Impacts 

Yes / No – Why 

 

15. Are any recreational land masses 

affected by way of removal or 

access to same?  

No:  The potential for the presented Residential Development to effectively integrate within its 

receiving environment and neighbouring sites, was identified early in the design process as 

something that the building design should promote. Whilst acknowledging the provision of an 

adequate supply of housing in keeping and complementing neighbouring development, the 

presented development will not only contribute positively to an enhanced quality of life in the 

community but will ensure that the growth that does take place is sustainable and healthy. 

 

The proposed development has been conceptualised acknowledging its unique primarily RS – 

Residential zoned infill ‘greenfield site’ location and is subject to an array of technical and 

environmental assessments, while acknowledging the public open space amenity lands in the 

south.   

 

The most southern tip/part of the subject site is subject to OS – Open Space land use zoning 

designation.   

 

The development would not raise issues of Environmental Impact.   

No:  The presented Residential Development will function as part of an overall residential urban 

environment, thereby providing a key supply of housing in keeping and complementing existing 

surrounding residential developments and the wider catchment. 

 

The landscape design presented as part of the Residential Development facilitates circulation, 

seating, bicycle parking, fire tender access and at the same time ensures abundance of 

vegetation and flexibility of use and provides opportunities for passive and active recreation and 

visual amenity.  No residential construction is proposed on the most southern tip/part of the 

subject site acknowledging the public open space amenity of these lands, being physically 

severed from the new Residential Development by the existing hedgerow vegetation and 

thereby integrated within the overall open space features of the existing Holywell Residential 

developed area. 

 

The promoted development will this enhance the recreational land masses and does not affect 

access to same, is considered to be Positive Moderate Effects within the Context of the overall 

receiving environment, which will result in Likely Long-term Residual Effects.   

 

The development would not raise issues of Environmental Impact.   

16. Is the development likely to 

affect by way of outlook any 

large, populated areas?  

No:  The surrounding built environment is characterised by individual housing areas delivered 

by independent landowners, a typical suburban development pattern seen in recent decades 

within many Irish towns.   

 

The provision of an adequate supply of housing in keeping and complementing neighbouring 

development, will not only contribute positively to an enhanced quality of life in the community 

but will ensure that the growth that does take place is sustainable and healthy. 

 

The existing vegetation along the southern and eastern site boundaries is proposed to be 

retained. In addition, substantial tree planting is proposed as part of the new development, to 

improve the proportion of native species on site and to build on the existing character of the 

area. 

 

The development would not raise issues of Environmental Impact.   

 

No:  Scheme Architects Henchion + Reuter Architects details that three pavilion blocks present 

Block A to the west at five storeys, the central Block B at 6 storeys, and Block C to the east is  

4 storeys and that this distribution of height and mass supports the articulation of the individual 

pavilions (thereby avoiding the perception of one large mass), appropriately scaled in keeping 

with the distance between them and the existing neighbouring residences. 

 

The presented development does not create any blank gables, with the distribution of the 

landscaping ‘softening’ the visual impact of the new buildings.  The facades of the buildings 

have been broken up with large windows and balconies creating an active frontage which 

improves how the building is received into its environment. 

 

The presented scheme presents an opportunity to increase housing supply within the confines 

of the existing town on an infill greenfield site, appropriately serviced by existing road, transport 

and services infrastructure. All of these can be activated to assist in increasing new housing 

supply, thereby enhancing the surrounding populated area by increasing social interactions that 

improve the quality of life. 
 

To further mitigate the visual disruption for neighbours, existing hedgerows along the southern 

and eastern site boundaries are to be retained. In addition, substantial tree planting is 

introduced in the landscape proposals to improve the proportion of native species on site and 

to build on the existing character of the area. 

 

The landscape design facilitates circulation, seating, bicycle parking, fire tender access and at 

the same time ensures abundance of vegetation and flexibility of use and provides 

opportunities for passive and active recreation and visual amenity, with impact considered to 

be Positive Imperceptible Effects, which will result in Likely Medium-term Residual Effects. 

 

The development would not raise issues of Environmental Impact.   
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Question considered 

 

Subject of Environmental Impact 

Yes / No? Briefly describe 

 

 

3. Types and Characteristics of Potential Impacts 

Yes / No – Why 

 

17. Are any transport routes affected 

or could the development lead to 

traffic congestion locally?  

No:  The promoted Residential Development will not affect capacity at existing junctions as 

could lead to traffic congestion, and will be accessed from the existing access off the Holywell 

Distributor Road. 

 

The development would not raise issues of Environmental Impact. 

No:  The promoted Residential Development provides for extensive pedestrian and cycle 

permeability enhanced through the existing footpath and cycle network around the site.  

Walking and cycling are the most efficient modes of travel in terms of use of road-space, and 

the most sustainable in terms of environmental impacts. Cycle parking facilities have been 

conveniently located within a secure, easy to use, adequately lit and in a well signposted area. 

 

A total of 223 no. bicycle storage spaces are presented (167 no. long term secure storage spaces 

internally within the residential buildings, and 56 no. short term spaces peppered throughout 

the presented site). A total of 34 no. vehicle parking spaces are presented (3 no. 

accessible/disabled parking, 1 no.  accessible/disabled EV parking and charging, 7 no. EV parking 

and charging, and 23 no. traditional vehicle parking).  

 

Through the mechanism of enhanced pedestrian and cycle permeability, the flow of vehicles 

using the local road network will not grow overwhelmingly and it is not anticipated that 

vehicular access will be negatively affected.   

 

The proposed development’s impact on transport routes affected or traffic congestion locally, 

is considered to be Positive Imperceptible Effects, which will result in Likely Medium-term 

Residual Effects. 

 

The development would not raise issues of Environmental Impact.   

18. Are there any sensitive 

neighbouring land uses as could 

be affected by the development?  

No:  The established patterns of development locally will not be deleteriously affected by the 

design and layout of the presented development as it represents an appropriate residential 

development on an infill ‘greenfield site’, appropriately and primarily zoned RS – Residential in 

terms of the Fingal Development Plan 2023-2029, with the stated objective to: ”Provide for 

residential development and protect and improve residential amenity”. 

 

The most southern tip/part of the subject site is subject to OS – Open Space land use zoning 

designation in terms of the Fingal Development Plan 2023-2029, the stated objective of which is 

to: ” Preserve and provide for open space and recreational amenities”.  No residential construction 

is proposed on this small part of the site, being physically severed from the new Residential 

Development by the existing hedgerow vegetation and thereby integrated within the overall 

open space features of the existing Holywell Residential developed area. 

 

The presented scheme presents an opportunity to increase housing supply within the confines 

of the existing town on an infill greenfield site, appropriately serviced by existing road, transport 

and services infrastructure. All of these can be activated to assist in increasing new housing 

supply while effectively integrating within its receiving environment by acknowledging existing 

neighbouring residential amenity. 

 

The existing vegetation along the southern and eastern site boundaries is proposed to be 

retained. In addition, substantial tree planting is proposed as part of the new development, to 

improve the proportion of native species on site and to build on the existing character of the 

area. 

 

The proposed development would not raise issues of Environmental Impact. 

No:  The 57 no. units are considered an appropriate design response presenting a high-quality 

housing scheme with a range of unit size, increasing the opportunity to access the housing 

market by providing housing units at a requisite scale and massing, with a permeable layout 

that allows the area to become more accessible for pedestrians while effectively integrating 

within its receiving environment by acknowledging existing neighbouring residential amenity 

and the public open space amenity lands in the south. 

 

The impact of the development is mitigated through careful and considerate design protocol. 

Statutory guidance and precedence set by neighbouring developments has guided the 

development to be implemented, and the design proposal anticipates the future development 

by adopting a pavilion typology with a landscape flowing between the pavilion blocks.  The 

three pavilion blocks present Block A to the west at five storeys, the central Block B at 6 storeys, 

and Block C to the east is 4 storeys. This distribution of height and mass supports the 

articulation of the individual pavilions (thereby avoiding the perception of one large mass), 

appropriately scaled in keeping with the distance between them and the existing neighbouring 

residences, while acknowledging the public open space amenity lands in the south. 

 

The presented development does not create any blank gables, with the distribution of the 

landscaping ‘softening’ the visual impact of the new buildings.  The facades of the buildings 

have been broken up with large windows and balconies creating an active frontage which 

improves how the building is received into its environment. 

 

The proposed development’s impact on sensitive neighbouring land uses, is considered to be 

Neutral Imperceptible Effects which will result in Likely Long-term Residual Effects and 

would not raise issues of Environmental Impact.   
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6.4 EIA Screening Outcomes 

 

It is concluded that the nature of the proposed development is not considered to have likely significant effects on 

the environment (direct or indirect).   

 

The presented development is a Residential Development (5,189 sq m Gross Floor Space) arranged over 3 no. 

buildings ranging in height from 4 to 6 storeys, consisting of no. 57 no. residential units (20 no. 1-bedroom 

apartments, 29 no. 2-bedroom apartments, and 8 no. 3-bedroom apartments), ancillary infrastructure and all 

associated site development works, at a site of approximately 0.77 ha located in the Townland of Crowcastle, 

Holywell, Swords, Co. Dublin.  The development as presented is to occur on a site considered an infill ‘greenfield 

site’ which is primarily subject to RS – Residential land use zoning designation in terms of the Fingal Development 

Plan 2023-2029.  The most southern tip/part of the subject site is subject to OS – Open Space land use zoning 

designation in terms of the Fingal Development Plan 2023-2029, the stated objective of which is to: ” Preserve and 

provide for open space and recreational amenities”.  No residential construction is proposed on this small part of 

the site, being physically severed from the new Residential Development by the existing hedgerow vegetation 

and thereby integrated within the overall open space features of the existing Holywell Residential developed area. 

 

The scale of the presented development, when viewed individually and cumulatively, is considered minor and the 

proposed development does not fall within the assigned classes or quantum of development that require EIA set 

out in Parts 1 and 2 of Schedule 5 of the Schedule 5 of the Planning and Development Regulations 2001 (as 

amended), while providing additional housing supply in keeping and complementing neighbouring development. 

 

As outlined, the characteristics of the presented development are not of a nature and scale that will give rise to 

significant effects on the environment by way of its size or design, and is considered to be Positive Slight Effects 

which will result in Likely Long-term Residual Effects. 

 

In terms of other environmental sensitivities, e.g. landscapes/sites of historical, cultural or archaeological 

significance, the proposed development will not give rise to any significant effects, and its impact on features or 

areas of features or areas of high landscape value proximate, is considered to be Neutral Not significant Effects 

which will result in Likely Long-term Residual Effects, and Neutral Not significant Effects on historic, cultural 

or archaeological due to extensive separation distance which will result in Unlikely Brief Residual Effects. 

 

From a land use planning perspective, the presented development, being the delivery of a new Residential 

Development within Holywell, Swords, on an infill ‘greenfield site’, is envisaged in Development Plan Objectives 

in the Fingal Development Plan 2023-2029, is and will be consistent with the relevant policy provisions of said the 

Fingal Development Plan 2023-2029 and is also consistent with the existing pattern of development in the general 

area acknowledging the public open space amenity lands in the south.  The proposed development’s impact on 

the existing and approved land uses locally, is considered to be Positive Moderate Effects within the overall 

landholding Extent which will result in Likely Long-term Residual Effects.   

 

Acknowledging the suitable RS – Residential zoning primarily applied to the subject site and the OS – Open Space 

land use zoning designation on the most southern tip/part of the subject site in terms of the Fingal Development 

Plan 2023-2029 for development, the resultant quantum of development would not exceed accepted thresholds 

while acknowledging the public open space amenity lands in the south.  The presented development presents a 

better use of existing primarily residentially zoned infill ‘greenfield site’, and complement the provision of housing 

supply serving the local area.  The cumulative impacts are considered to be Positive Slight Effects which will 

result in Likely Long-term Residual Effects.  

 

The type of characteristics of the potential impacts are not considered likely to have significant effects on the 

environment during construction phase.  Good construction site practices will be in place to prevent any risk of 

pollution to the receiving environment.  Temporary disturbance in relation to noise levels, dust and traffic 

disturbance are typical of any construction phase and can appropriately be managed by best practice 

Construction Management Methodologies and Procedures. 

 

The proposed development’s release of pollutants or any hazardous substances, is considered to be Neutral 

Imperceptible Effects which will result in Likely Brief Residual Effects.  The proposed development’s risks of 

accidents during construction/operation, is considered to be Neutral Imperceptible Effects which will result in 

Likely Brief Residual Effects.   

 

Foul wastewater will be connected to an existing public foul sewer network. Any silt or pollutants will be treated 

along this network. The impacts are likely to be Neutral Imperceptible Effects which will result in Likely Long-

term Residual Effects.  From an operational perspective, the proposed development will enable better 

management of the long-term civic waste streams and is considered to be Positive Slight Effects which will result 

in Likely Long-term Residual Effects. 

 

After attenuation onsite, surface water drainage will be directed to an existing 1200mm dia. public surface water 

drainage pipe located to the south-east of the subject site. This network is located within the River Gaybrook 

catchment, a watercourse that ultimately discharges to the marine environment at Malahide Estuary. Given the 

minimum distance to the Natura 2000 / EU Designated site network along the part to Malahide Estuary (1.9 km), 

the scale of the proposed development, and the fact that there is no requirement to discharge surface water 

offsite during construction, any silt or pollutants that may enter the Gaybrook Stream will settle, be dispersed, or 

diluted within the estuarine environment of Malahide Estuary and the marine environment in the Irish Sea and 

will not impact on the Natura 2000 site network. In the absence of mitigation, no significant impacts on the 

conservation objectives or qualifying interests of the Natura 2000 / EU Designated site network are likely as a 

result of this indirect hydrological pathway.  The impacts are likely to be Neutral Imperceptible Effects which will 

result in Likely Long-term Residual Effects. 

 

The GS2 - Dry Meadow habitat is largely unsuitable as foraging grounds for significant numbers of SCI from 

nearby SPAs, such as Brent geese, who typically prefer well managed grassland.  The type and characteristics of 

potential impacts as well as habitats or species on locally designated conservation sites, are considered tenuous 

and low risk, and with foul and storm water connecting to public services confirmed to have adequate capacity 

without the requirement for upgrading of infrastructure (Irish Water Pre-connection Enquiry).  The presented 

development’s impact on locally designated conservation sites or areas, is considered to be Neutral Not 

significant Effects which will result in Likely Long-term Residual Effects.   

 

The presented Residential Development at Holywell, Swords, is to occur on a site considered an infill ‘greenfield 

site’ which is primarily zoned for residential development, while no residential development will occur on the most 

southern tip/part of the subject site zoned for open space purposes, being physically severed from the new 

Residential Development by the existing hedgerow vegetation and thereby integrated within the overall open 

space features of the existing Holywell Residential developed area.  It presents an opportunity to increase housing 

supply within the confines of the existing town on an infill greenfield site, appropriately serviced by existing road, 

transport and services infrastructure. All of these can be activated to assist in increasing new housing supply.  The 

proposed development’s impact on social changes, traditional lifestyles, housing, employment etc., is considered 

to be Positive Moderate Effects which will result in Likely Long-term Residual Effects.  The proposed 

development’s impact on the existing, permitted and future intended land uses locally, while acknowledging the 

public open space amenity lands in the south, is considered to be Positive Moderate Effects which will result in 

Likely Long-term Residual Effects.   

 

The presented development site can therefore accommodate the presented Residential Development, being 

primarily zoned RS – Residential and OS – Open Space in the most southern tip/part of the subject site in terms of 

the Fingal Development Plan 2023-2029 and considered an appropriately serviced infill ‘greenfield site’, without 

significant impact and a detailed Environmental Impact Assessment Report (EIAR) is not required in this instance. 
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Screening for appropriate assessment is a matter for Fingal County Council as Competent Authority.  The  

Stage 1 Appropriate Assessment Screening undertaken by Altemar Marine & Environmental Consultancy, 

entitled Appropriate Assessment Screening for proposed Residential Development at Holywell, Swords, Co. Dublin, 

dated 20th October 2023, inter alia concludes as follows: 

 

 In the absence of mitigation, no significant effects on European sites are likely. No specific mitigation is 

required to prevent impacts on European sites. 

 The construction and operation of the proposed development will not impact on the conservation 

objectives of qualifying interests of European sites. 

 

 

8.0 CONCLUSION 

 

The presented development has been reviewed and considered under the terms of the requisite EU Directives, 

the respective transposition into Irish Legislation via the Planning and Development Act 2000 (as amended) and 

Planning and Development Regulations 2001 (as amended), and the consequential DHPLG, Guidelines for Planning 

Authorities on carrying out Environmental Impact Assessment (August 2018).  

 

It is my professional planning opinion that the categories of development to be determined as requiring EIA as 

laid out in Annex I and Annex II of the EIA Directive and as respectively referred and logically transposed within, 

Schedule 5, Parts 1 and 2 of the Planning and Development Regulations 2001 (as amended), are specific in terms 

of the likely environmental effects via emissions and outputs as effecting the environment, or are of such a scale 

and location that they have a consequential impact on a particular and sensitive receiving environment. 

 

The presented 57 no. unit Residential Development at Holywell, Swords, falls significantly below the level of 500 

dwelling units or more threshold for EIA as set out in under Class 10 (b) (i), Part 2, of Schedule 5 of the Planning 

and Development Regulations 2001 (as amended). 

 

The presented 57 no. unit Residential Development at Holywell, Swords, being located within a site area of 

approximately 0.77 ha in extent, falls significantly below the level of 2 hectare or more threshold for EIA as set 

out in under Class 10 (b) (iv), Part 2, of Schedule 5 of the Planning and Development Regulations 2001 (as amended).  

 

In support of same and to definitively determine for the benefit of the competent authority, Fingal County Council 

as Planning Authority, that the development would not give rise to significant environmental effects, the relevant 

screening exercise has been undertaken.  

 

The Screening Exercise undertaken as required under Section 179 of the Planning and Development Act 2000 (as 

amended), and Article 120 of the Planning and Development Regulations 2001 (as amended), regarding Local 

Authority Own Development and as considering the relevant scale of development (sub-threshold), represents 

the relevant consideration of, the 1. Characteristics of the Proposed Development, 2. the Location of Proposed 

Development and 3. the resulting Types and Characteristics of Potential Impacts.  

 

The exercise has been informed by the proposals for the presented 57 no. unit Residential Development at 

Holywell, Swords, as supported by a suite of accompanying documentation by the Design Team as includes, inter 

alia, Architectural and Engineering Drawings, supported by a Planning Statement Report, Architectural Design 

Report, Engineering Report for Planning, and the Stage 1 Appropriate Assessment Screening Report, and with 

necessary reference to the Fingal Development Plan 2023-2029 and available online sources of information 

regarding specific localised and environmental designations.  

 

Accordingly, it has been found using the requisite professional judgement, as relying on the available information, 

that no significant negative effects have been found or identified as to cause the requirement for an 

Environmental Impact Assessment, and whilst undertaking the requisite Screening exercise. 

 

 

 

 

 

 

 

Wessel Vosloo     Dated:  Friday, 20th October 2023 

Principal 

The Planning Partnership 
 

Encl. 
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 Site Layout Drawings, prepared by Henchion Reuter Architects.  

 Housing at Holywell Swords, Co. Dublin, Stage #2 Submission to FCC Planning Department Sept 2023 report, 

prepared by Henchion Reuter Architects. 

 Engineering and Services Drawings, prepared by Roughan & O’Donovan. 

 Engineering Report for Planning, prepared by Roughan & O’Donovan. 

 Initial Site Specific Flood Risk Assessment, prepared Roughan & O’Donovan. 

 Preliminary Construction & Environmental Management Plan, prepared Roughan & O’Donovan. 

 Site Landscape Drawings, prepared by DFLA Landscape Architects. 

 Design Rationale – Landscape Architecture, prepared by DFLA Landscape Architects. 

 The Planning Statement dated September 2023, prepared by The Planning Partnership. 

 Ecological Impact Assessment (EcIA) for proposed Residential Development at Holywell, Swords, Co. Dublin, 

dated 20th October 2023, prepared by Altemar Marine & Environmental Consultancy. 

 Appropriate Assessment Screening for proposed Residential Development at Holywell, Swords, Co. Dublin, dated 

20th October 2023, prepared by Altemar Marine & Environmental Consultancy. 
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1.1 PROJECT DEVELOPMENT: 

Henchion Reuter Architects, has been retained by Fingal County 
Council to lead a multi-disciplinary consultancy team to deliver a 
residential development consisting of no. 57 units across three 
different blocks varying in height at a site of approximately 0.77 
ha located to the north of Holywell and to the northeast of Airside 
Business Park.  
 

A previous planning application has been made for residential 
development on this site (Fingal County Council Reg. Ref. No. 
F18A/0335) and in pre-planning discussions that took place 
between consultants and Fingal County Council it was made clear 
that the proposed development could substantially improve on 
this previous design.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

1.2 PROJECT DEVELOPMENT: 

A Pre-Planning Meeting with Fingal County Council on the 16th of 
June 2023 Clarified the planning and environmental requirements 
at the site clear, The requirements included issues such as tree 
and hedgerow retention, development impact on the 
neighbourhood, the importance of day light and sunlight 
assessments and the improvement of the SUDs plan set out in 
previous applications.  
 
The relationship between the candidate site and the ongoing 
development of the area to the north and northeast of the site 
was discussed as length. FCC have set out their vision for this 
territory in the Barryspark and Crowcastle Masterplan. The 
important of active travel and the opportunity to integrate the 
development into current ongoing developments in this regard 
was emphasised. FCC Planning Dept were supportive of the 
proposed pavilion typology due to the high residential amenity 
achieved. The preference to avoid ‘stuck-on’ type balconies was 
clearly expressed and the proposed brick external finish to was 
deemed appropriate. 
  



Architects Design Statement: 
For Housing at Holywell, Swords, Co. Dublin 
Henchion Reuter Architects  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.3 PROJECT TEAM: 
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Fingal County Council Housing Department: 
 

For Fingal County Council Architects Department:  
Carmel Brennan, Patrick Conway 
 

Architects  
Henchion Reuter Architects:  
Mar�n Henchion, Elizabeth Wheeler, Karina Kres�nov Priddle 
 

Civil and Structural Engineers:  
ROD Ltd  
Andrew Thompson. Ben gallery, Nicholas McCann.  
 

M&E Engineers  
MOMA Ltd 
Sean O Sullivan 
 

Planning and Environmental Assessment:  
The Planning Partnership  
Wessel Vosloo.  
 

Quan�ty Surveyor  
Walsh Associates  
Paul Malone, Mar�n Ruane 
 

Fire Safety Consultant & Disability Access Consultant  
EOBA  
Stephen Lee   
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Figure 1.0:  Subject Site 

 
Source: ESRI ArcGIS, Annotated and Reproduced under Licence by The Planning Partnership July 2023 

 
 
 
 
 
 
 
 
 
 
 
 

1.4 SITE LOCATION AND CONTEXT: 
 
The subject site, considered a ‘greenfield site’, is located to the 
northwest of Holywell being framed by residential developments 
to the east and south of the subject site, further greenfield to the 
west and commercial and industrial uses to the north and east.  
The site is also in close proximity to the M1 motorway, the 
proposed Metrolink as well as Airside Business Park. 
 

The objective of the project is to provide a residential 
development which consists of 3. no. apartment buildings, 
ancillary infrastructure and all associated site development works 
(all totalling 5189 sqm Gross Floor Area and ranging in height 
equivalent 4 to 6 storeys, located to serve the projected growth in 
the population and to cater for any economic expansion as part of 
this. 
 

A study carried out by Fingal County Council concluded that Fingal 
will increase its working population by 18,612 people by 2029 and 
that there is a forecast of 13,090 local jobs to be available 
between 2020 and 2029. In order to cater for this economic 
expansion there will need to be the correct residential 
infrastructure in place to be able to cater for the increase in 
population. 
 

The subject site has the potential to be able to facilitate economic 
and population growth in a manner that does not have a 
detrimental impact on the receiving environment with careful 
design and proper planning. 
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1.5 PROJECT SCOPE: 
 
Fingal County Council, as Local Authority, intends to develop a new 
residential development at a site of approximately 0.77 Ha located 
as part of Holywell, Swords. 
 
The proposed works to be carried out consist of the construction of 
3 no. pavilion blocks (Heights varying between 4 and 6 storeys and 
totalling 5189 sq m Gross Floor Space) with ancillary infrastructure 
and associated site development work, consisting of: 
 

• 20 no. 1 bed apartments; 

• 29 no. 2 bed apartments; 

• 8 no. 3 bed apartments; 

• Entrance lobby and hallways; 

• 34 no. car parking spaces; 

• 166 no. long stay bike spaces; 

• 57 no. short stay bike spaces; 

• Communal amenity space totalling 373 sq m; 

• Public open space totalling minimum 1155 sq m  

 

The proposed development will achieve 74 units per Hectare 
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1.6 DESIGN JUSTIFICATION: 
 

Holywell has a rapidly growing network of business and residential 
developments that are utilised by a significant number of the 
County’s population. The provision of an adequate supply of 
housing that does not have a detrimental impact on neighbouring 
development is vital because it will not only contribute positively 
to an enhanced quality of life in the community but will ensure 
that the growth that does take place is sustainable. 
 

To achieve these aims it will be crucial to ensure that the impact 
of development that takes place is mitigated through careful and 
considerate design protocol. The key principles that have been 
followed in design are: 

• Universal access; 
• Healthy placemaking; 
• Sustainable design and; 
• Safety and security 

 

Regarding building heights and building densities Fingal 
Development Plan 2023-2029 aims to promote growth and 
consolidation through the guidance of Urban Development and 
Building Heights – Guidelines for Planning Authorities 2018. 
 

A mix of dwellings which includes Universal Design has been 
proposed to reflect the need to support different varieties of 
households through the inclusion of two and three bed 
apartments. Regarding residential density, the proposed 
development will achieve 74 units per Hectare, this has been 
determined to be in line with the Guidelines for Planning 
Authorities on Sustainable Residential Development in Urban 
Areas 2009, it is also in line with the aims of the National Planning 
Framework (NPF) to see increases in building heights and densities 
which is a key part in ensuring its implementation. 
 

1.6 DESIGN JUSTIFICATION: 
 

The site which is the focus for the delivery of the residential 
development is subject to RS Residential land use zoning 
designation of the Fingal Development Plan 2023-2029. A 
residential development within such zoning is therefore identified 
as a use that is ‘Permitted in Principle’ as it states that its vision is 
to: 
 “Provide for residential development and protect and 

improve residential amenity.” 
 
The vision is to: 
 

“Ensure that any new development in existing areas would 
have a minimal impact on and enhance existing residential 
amenity.’ 
 

The most southern tip/part of the subject site is subject to OS – Open 
Space land use zoning designation in terms of the Fingal Development 
Plan 2023-2029, the stated objective of which is to: ” Preserve and provide 
for open space and recreational amenities”.   

No residential construction is proposed on this small part of the site, 
being physically severed from the new Residential Development by the 
existing hedgerow vegetation and thereby integrated within the overall 
open space features of the existing Holywell Residential developed 
area. 
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1.6 DESIGN JUSTIFICATION: 
 
Proposal in the context of the Barryspark/Crowcastle Masterplan: 
 
In 2019, FCC publish a comprehensive masterplan for the future 
development of the lands to the north and west of the subject 
site: 
 
The lands at Barryspark and Crowcastle will accommodate a mixed 
use commercial and residential development that will grow into a 
key economic cluster both for swords and the greater Dublin area. 
The vision for the masterplan lands is the creation of a unique 
business campus with complimentary residential development, 
capable of attracting top-tier employers, set in a high quality green 
environment, strong transport connection from Metrolink and 
BusConnects coupled with the nature and scale of development 
envisaged, will enable the lands to play a key role in the economic 
life of the region. 
Text extracted from the Barryspark & Crowcastle Masterplan, 2019: 
 
The design proposal an�cipates the future development by 
adop�ng a pavilion typology with a landscape flowing between 
the pavilion blocks. 
 
A synergy with the future development to the north is thereby 
expected. The Holywell Link Road may in due course be re-
designed to adjust to the new context by the removal of the 
roundabout and greater emphasis on pedestrian and cyclists. 
 
The drawings include with this submission include a site plan with 
the future Barryspark & Crowcastle Masterplan Illustrated.  
See HHP-HRA-ZZ-00-DR-A-003-Siteplan.  

Fig. 1.1 Proposal in the context of the Barryspark & Crowcastle Masterplan 
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1.6 DESIGN JUSTIFICATION: 
 
 

 
Figure 1.2:  All Apartments enjoy a garden aspect. 
 

Pavilion Typology:  
To achieve a high repetition of apartment types, a pavilion 
typology has been developed for the Hollywell site. Three 
detached blocks each with 4 apartments per floor are distributed 
on the site to allow a continuous landscape to be threaded 
between them. In this way all apartments look out onto the 
shared landscape rather than being orientated to the street.  
There are only 5 different apartment types in a simple orthogonal 
geometry allowing for the potential application of prefabricated 
solutions. 
 
 
 
 

1.6 DESIGN JUSTIFICATION: 
 
 

 
 
 
Figure 1.3 :  Larger Apartments(yellow) oriented to the south and the garden 
 
Family Apartments Orientated to the Garden Side. 
Within each apartment block, the larger apartments are placed on 
the southern side so that families have the benefit of the southern 
aspect and the deeper garden aspect. The southern side is also the 
quieter side of the building. 
 
 
 
 
 
 
 
 



Architects Design Statement: 
For Housing at Holywell, Swords, Co. Dublin 
Henchion Reuter Architects  
 

1.6 DESIGN JUSTIFICATION: 
 
Height & Massing:  
In the attached documentation the three pavilion blocks are 
labelled A,B & C. Block A to the west is five storeys, the central 
block B is 6 storeys and block C to the east is 4 storeys. This 
distribution of height and mass supports the articulation of the 
individual pavilions (thereby avoiding the perception of one large 
mass).  Blocks A & C have been appropriately scaled in keeping 
with the distance between them and the adjacent 2&3 storeys 
housing. In order to ensure that there is not a detrimental impact 
as a result of overshadowing, privacy and loss of light; the 
distribution of the blocks in plan (by applying appropriate set-
backs) has been carefully judged. This is to the benefit of the 
residential amenity of the candidate site as well as neighbouring 
residents. The scheme does not create any blank gables. 
Furthermore, the distribution of the landscaping will ‘soften’ the 
visual impact of the new buildings. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

1.6 DESIGN JUSTIFICATION: 

 
Figure 1.4 :  All Apart are double aspect – All living rooms are double aspect. 
Double Aspect Throughout: 
The pavilion typology with a compact central core in each block 
leading to 4 apartments per floor means that 100% of the 
apartments are double aspect. In fact, most of the living spaces 
enjoy double aspect. All apartments enjoy a view of the shared 
landscape. 

  
Figure 1.5:  The block typology provides optimal passive surveillance of the public realm. 
Passive Surveillance: 
The pavilion typology has windows and balconies on all facades. 
There are therefore no blind corners within the site and op�mal 
passive surveillance will thereby ensure there are few 
opportuni�es for an�-social behaviour. 
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1.6 DESIGN JUSTIFICATION: 
 
Circulation & Plan Efficiency: 
The pavilion typology with a compact central core in each block 
leading to 4 apartments per floor also means that the design 
delivers a very efficient net to gross ra�o of 88%. 
Meandering shared corridors have been avoided, thereby avoiding 
the opportunity for an�-social behaviour. The shared lobbies enjoy 
natural light through the adjacent stairway. The distribu�on of li�s 
is efficient with 19 apartments sharing one li� in block A, 23 
apartments sharing a li� in Block B and 15 apartments sharing a li� 
in Block C. 
 
Compact Building Form: the 3 blocks are compact; Blocks A and B 
are close to a cube. This has optimal façade to volume ratio, being 
thereby cost- and energy-efficient. 
 
Building Façade: Finishes and Balcony Type. 
In keeping with the requirements of FCC Planning Department, it 
is proposed that all three blocks would be finished with a light-
coloured brick. The balconies are integrated into the building form 
rather that ‘stuck-on’. 
 
Universal Design 
The Fingal County Development Plan requires that 30% of the 
units(by area) are designed to be to Universal Design standard.  
 
 
 
 
 
 

1.6 DESIGN JUSTIFICATION: 
 
Gross Floors Areas: 
Gross floor Areas are set out below per block and per floor: 
  Block A Block B Block C 
GF 327.5 328.9 448.2 
1. Floor 314 315.2 427.6 
2. Floor 314 315.2 427.6 
3. Floor 314 315.2 418.1 
4. Floor 303.4 315.2 0 
5. Floor 0 304.9 0 
Total 1572.9 1894.6 1721.5 

 
Apartment Areas: 
The area of each apartment type is set out in Appendix A. 
 
Fire Safety and Universal Access: 
The current design has been reviewed as regards compliance with 
Building Regulations. 
 
Car and Bike Parking Provision: 
The provision of carparking has been calculated as:  
49 (1&2 beds) x 0.5 = 25 spaces & 8 (3 beds) x1 = total 33 spaces. – 
34 spaces have been provided for in the site layout. 
The provision of bike parking has been calculated as: 
21 (1 beds) x 2 & 28 (2 beds) x3 & 8 (3 beds) x5 = 166 bikes long-
stay. Dedicated space has been provided per block at GF: these 
spaces will be fited with 2-�er bike racking system. Please refer to 
drawings HHP-HRA-ZZ-00-DR-A-101-GF for the loca�on. 
A further 57 short-stay bike parking spaces will be dispersed 
through the site landscaping. Refer to landscape design 
Fc.10_2001 Landscape Plan for further detail. 
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1.6 DESIGN JUSTIFICATION: 
 
Refuse Storage 
Refuse storage has been calculated based on BS 5906:2005: 
 

 
 
To facilitate this an enclosed compound of 40m2 has been 
provided. The size and loca�on of this loca�on of this is indicated 
in drawing HHP-HRA-ZZ-00-DR-A-002-SitelayoutPlan. 
 
Daylight Assessment 
A daylight, sunlight and overshadowing analysis has been 
completed by GIA Ltd. Its summary conclusion states that:  
 
upon completion of the Proposed Development the neighbouring 
residential properties will not experience a noticeable impact to their 
current levels of daylight and sunlight, in line with the BRE 
recommendations. In addition, the Proposed Development provides 
future occupants with well daylit and sunlit accommodation, along with 
excellent access to sunlight in the planned open spaces throughout the 
year. 
 

For further detail refer to: 
HHP-GIA-ZZ-00-RP-A-501(DSO Planning Report). 
HHP-GIA-ZZ-00-RP-A-502(DLSL Appendices). 

1.6 DESIGN JUSTIFICATION: 
 
Distances to Neighbouring Proper�es: 
 
Distances to Neighbouring Proper�es and between the 3 blocks 
are set out on HHP-HRA-ZZ-00-DR-A-002-SitelayoutPlan. 
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1.7 CIVIL AND STRUCTURAL DESIGN: 

Ground Condi�ons (Geotechnical): 

A desktop study of the Geological Survey Ireland (GSI) website has 
been carried out. Site inves�ga�on reports for two nearby sites 
were available and the findings are summarised below. 

Airside Business Park Phase 4 Development – Site inves�ga�on 
1999. (450m west of the subject site) 

The following is a descrip�on of the soil from the site inves�ga�on 
report for the above development carried out in 1999.The 
borehole findings are quite consistent. Top soil (300mm) covers the 
site and is generally underlain by clayey fill. Firm to stiff brown or 
grey brown gravelly clay is encountered. This brown gravelly clay is 
followed by very stiff to hard grey black gravelly clay, typically 
containing cobbles and occasional boulders. Borings were 
terminated at depths between 6.00 and 7.00 metres, probably on 
obstructions within the clay matrix. . The final bored depths should 
not be taken as indicative of the rock horizon. The brown and black 
gravelly clay strata represent the glacial till deposits typical of the 
region, the soils are more commonly referred to as brown and 
black boulder clay.  

Borehole logs describe the soil typically as firm to s�ff gravelly 
CLAY. But there are instances of boreholes showing so� and very 
loose CLAYS.  

Based on the above informa�on, at this stage we are of the view 
that the soil condi�ons will allow the use of simple spread 
founda�ons and piling will not be required. However, a site 
inves�ga�on of the subject site is required to confirm these 
assump�ons.  

1.7 CIVIL AND STRUCTURAL DESIGN: 

Structural Scheme: 

The proposed layout comprises three apartment blocks of three, 
four and five storeys. The layout of each floor is replicated going 
up the building. In this scenario we would envisage a stacked load 
bearing wall solu�on with concrete floor slabs spanning between 
to be op�mal.  

Roads: 

A new site access, internal roads, and footpaths will need to be 
provided in order to serve future development. These shall be 
designed in accordance with the following publica�ons: 

• Design Manual for Urban Roads and Streets (DMURS) 
• Recommenda�ons for Site Development works for Housing 

Areas 
 

The new site access shall be located a minimum of 50m from the 
roundabout junc�on, in accordance with TII document DN-GEO-
03060 “Geometric Design of Junc�ons (priority junc�ons, direct 
accesses, roundabouts, grade separated and compact grade 
separated junc�ons)” 
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1.7 CIVIL AND STRUCTURAL DESIGN: 

Surface Water Drainage: 

Surface water drainage records received indicate that there is 
exis�ng surface water drainage infrastructure located within the 
vicinity of the site. There is also an exis�ng surface water drainage 
ditch located along the southern boundary of the site which the 
site generally drains towards in a southernly direc�on. For the 
proposed development, on-site atenua�on will need to be 
provided to restrict flows to QBAR or 2l/sec/ha (whichever is 
greater) in line with the Greater Dublin Strategic Drainage Study. 
SuDS features, such as blue / green roofs, shallow swales, 
permeable paving, shallow deten�on basins and bio-reten�on 
areas, can be incorporated on site to reduce the quan�ty of 
discharge from the site and also to improve discharge water 
quality. 

Flooding: 

The lands are within the catchment of the River Gaybrook. 

The Fingal East Meath FRAM Study shows that the site is located 
within Flood Zone C for the Current Scenario Fluvial Flood Event. 

The Fingal County Development Plan 2023-2029 Strategic Flood 
Risk Assessment shows that the site is located within Flood Zone C 
for the Current Scenario Fluvial Flood Event. The southern end of 
the site is within Flood Zone B for the Mid-Range Future Scenario 
(20% Climate Change). The southern por�on of the site is within 
Flood Zone B for the High-End Future Scenario (30% Climate 
Change). 

 

1.7 CIVIL AND STRUCTURAL DESIGN: 

Flooding (cont.): 

There is no record of historic flooding events at the site on the OPW 
FloodInfo website. It is recommended that climate change be considered 
when assessing the site for the proposed development, as outlined in 
the Fingal County Development Plan 2023-2029 Strategic Flood Risk 
Assessment and the OPW Flood Risk Management Guidelines. 
The minimum Design Level on the site is 26.4m, which is above the 
minimum Design Level required in order to comply with Table 6.5 of the 
Fingal County Development Plan 2023-2029 Strategic Flood Risk 
Assessment. Table 6.5 calculates the minimum design level from the 
High-End Future Scenario Climate Change flood level and as such the 
proposed buildings will be located outside of these flood extents and not 
alter levels within the flood extents.  
 

Foul Drainage: 

Foul drainage records obtained indicate that there is exis�ng foul 
drainage infrastructure within the vicinity of the site. A new foul water 
drainage network in accordance with Irish Water Requirements will be 
provided to serve the development. A pre-connec�on enquiry for 62 no. 
units was previously submited to Irish Water and a Confirma�on of 
Feasibility Leter was ul�mately received in March 2023 sta�ng that a 
connec�on to the exis�ng network was feasible without infrastructure 
upgrade by Irish Water. 
 

Water Supply: 

Water supply records obtained by Irish water indicate that there is 
exis�ng water supply infrastructure within the vicinity of the site. A new 
water supply network in accordance with Irish Water Requirements will 
be provided to serve the development. A pre-connec�on enquiry for 62 
no. units was previously submited to Irish Water and a Confirma�on of 
Feasibility Leter was received in March 2023 sta�ng that a connec�on 
to the exis�ng network was feasible without infrastructure upgrade by 
Irish Water 
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1.8 MECHANICAL AND ELECTRICAL DESIGN: 

Mechanical Services: 
 
Hea�ng Systems: 
Each unit in the apartment blocks will be equipped with an air-to-water 
heat pump system for hea�ng purposes. These heat pumps u�lize 
energy from the surrounding air to heat water, which is then circulated 
to provide warmth. The use of air-to-water heat pumps offers energy-
efficient hea�ng solu�ons for the residents. 
 

Radiators: 
To ensure effec�ve heat distribu�on, radiators will be incorporated 
throughout the units. Radiators provide a comfortable and controllable 
means of delivering heat to individual rooms. They are a popular choice 
for hea�ng systems and contribute to a comfortable living environment 
within each apartment. 
 

Ven�la�on System: 
A demand control ven�la�on system will be installed in each unit. This 
system ensures op�mal indoor air quality by adjus�ng the ven�la�on 
rate based on occupancy, CO2, or humidity levels. Wall inlets will be 
strategically placed in bedrooms and living areas to facilitate proper air 
circula�on and maintain a healthy living environment. 
 
Water Supply: 
Mains water will be supplied to each unit, ensuring a reliable source of 
clean water for the residents. Addi�onally, a boosted cold water tank 
system will be installed to each unit to enhance the water pressure for 
cold water services, ensuring consistent water flow throughout the 
apartments. 
 
Drainage: 
The mechanical package includes drainage systems from above the 
ground floor slab, from wash hand basins, toilets, etc., which will �e up 
with the Civil Engineers drainage layouts.  

 

1.8 MECHANICAL AND ELECTRICAL DESIGN: 

Electrical Services: 
 
Power Distribu�on: 
Electrical power for the apartment blocks will be supplied from a new 
on-site substa�on. The power will then be distributed to a landlord 
meter cabinet located at each building’s entrance hall. From there, it will 
be further distributed to each unit and landlord equipment, ensuring a 
reliable and efficient supply of electricity. 
  
Telecoms: 
The electrical scope of services includes the provision of telecoms 
infrastructure, enabling residents to access communica�on services such 
as telephone, internet, and other data connec�ons within their 
apartments. 
  
Fire Alarm and Intruder Alarm: 
To ensure the safety and security of residents, a comprehensive fire 
alarm system to all areas and intruder alarm system to landlord areas 
will be installed. The li� will incorporate an Aspira�ng Smoke Detec�on 
system. These systems will provide early detec�on of fire and 
unauthorized access, enabling prompt response and evacua�on if 
necessary. 
  

Ligh�ng: 
Internally, the electrical services encompass ligh�ng solu�ons for each 
unit. Adequate LED ligh�ng will be installed in bedrooms, living areas, 
kitchens, and bathrooms to meet the residents' ligh�ng needs. External 
ligh�ng will also be provided to ensure safety and security in common 
areas such as parking, walkways, and entrances. 
 

Emergency Ligh�ng: 
Emergency ligh�ng systems will be incorporated to provide illumina�on 
during power outages or emergency situa�ons. These systems will guide 
residents to safety and help prevent accidents or panic in low-light 
condi�ons. 
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1.9 LANDSCAPE DESIGN: 

Landscape Design: 

The Pavilion Typology an�cipates a con�nuous landscape design 
that is threaded through the individual blocks. In this way the 
garden experience is shared by all residents.  

Exis�ng hedgerows to the south and east will be retained as 
significant ecology habitats. The project has been set out to avoid 
cri�cal tree roots. 

Carparking will be integrated with shrub plan�ng; with the parking 
broken up to max 6 places with planted islands in line with 
DMURS. 

Approximately 200 m2 play ac�vity will be provide for children up 
to 12 years with a mix of nature play and standard equipment. 

For further detail on the landscape design, please refer to the 
following documenta�on produc�on by DFLA: 

FC.10_2001 Landscape Plan 

FC.10_2002 Boundary Treatments 

FC.10_2400 Landscape Sec�ons 

FC.10_2500 Typical Landscape Details 
FC.10_2001 Design Ra�onale 
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1.10 PERSPECTIVE VIEWS: 

Detail view of the landscaping between blocks A,B&C. 
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1.10 PERSPECTIVE VIEWS: 

View from Holywell Link Road: Side Entrance between Blocks A&B. 
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1.10 PERSPECTIVE VIEWS: 

View of the proposed design from the South. 

Detail view of the landscaping between blocks B&C. 
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1.11: Individual Apartment Plans with Areas 
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TYPICAL PERMEABLE PAVING DETAIL

  (PARKING BAYS & FOOTPATHS)

SCALE 1:20 @ A1
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SCALE 1:20 @ A1

DETAIL D

TYPICAL SECTION THROUGH

COMPENSATORY STORAGE AREA

SCALE : 1:100

1

3

1

DETAIL E

CROSS SECTION THROUGH STORMTECH SYSTEM

SCALE 1:50 @ A1

PLAN LAYOUT

SCALE: 1:200@A1

Proposed Surface Water Carrier Pipe

Proposed Surface Water Manhole

Redline Boundary

LEGEND:

Existing Surface Water Carrier Pipe

Existing Surface Water Manhole

Proposed Permeable Paving - 220mm Thick Sub-base Storage Layer

Status:

DateRevisionNo. Chk'd

By App'd

Consulting Engineers

Civil - Structural - Transportation - Environmental

DO NOT SCALE USE FIGURED DIMENSIONS ONLY
J:\2023\23130\23130-02_WIP\01 MODELS\01 CAD\01 DWG\01 STG 1 - EDIT AS NEEDED\HHP-ROD-XX-XX-DR-C-0030.DWGThursday 12 October 2023 14:30:56

HOUSING AT HOLYWELL, SWORDS, COUNTY DUBLIN

Rev:

Scale (A1)
Date:

Job No:
Approved:Checked:Designed:Drawn:

Project Originator Volume Location Type Role Number

- - - - - -

Drawing

Number

Drawing

Title

Project

Title

Arena House, Arena

Road, Sandyford,

Dublin 18, Ireland

t +353 (0) 1 294 0800

f +353 (0) 1 294 0820

www.rod.ie

Ordnance Survey Ireland/Government of Ireland.

c

CYAL50253622

S4 - Stage Approval

SURFACE WATER DRAINAGE LAYOUT

Sheet 1 of 1

HHP ROD XX XX DR C 0030

1:200 AUGUST 2023 23.130 P03
MA AS CMG SK

P01
WORK IN PROGRESS

16/08/2023 AS CMG SK

Proposed detention basin

Proposed Flood Compensatory Storage

Proposed Surface Water Fin Drain

Notes:

1. This drawing is to be read in conjunction with the Engineering Services Report.

2. All drainage to be constructed in accordance with the Greater Dublin Regional Code of Practice

 for Drainage Works and Local Authority Requirements.

3. Apartments connection (omitted for clarity) shall comprise 100mm dia. (min) pipes discharging to the

adjacent Surface Water Sewer.

4. Surface water attenuation and SuDS proposals shall comprise of Permeable Paving and Blue / Green

Roofs and a StormTech underground attenuation.

5. Runoff from the proposed development shall be restricted to 2.13 l/s/ha (QBAR) which equates to 0.80 l/s.

6. Attenuated runoff from development to discharge to existing public network.

Attenuation Requirements

Total attenuation required: 296.81m³ = 112.78 m³ roofs / 71.05 m³ road / 112.98 m³ Parking bays and footpaths

Total volume provided in roofs: 116.84 m³

Total volume provided in stormtech underground attenuation: 120 m³

Total volume provided in parking bays and footpaths : 112.98 m³

Total storage provided: 349.82 m³

Proposed Blue / Green Roof - Depth 135mm Thick Water Storage Layer
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                                    Proposed Foul Manhole

                                    Existing Foul Manhole

Notes:

1. This drawing is to be read in conjunction with the all relevant engineer's and architect's drawings,

specifications and designer's risk assessments.

2. All levels are in metres to ordnance datum Malin Head.

3. The topographical information is replicated from information received from others and is issued as

background information only.
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NOTE :
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                              PROPOSED 100mm DIA.WATERMAIN TO IRISH WATER CODE OF PRACTICE

                              PROPOSED SCOUR VALVE

                              PROPOSED AIR VALVE

                              PROPOSED SLUICE VALVE

                              PROPOSED HYDRANT

                              PROPOSED METER

                              PROPOSED MANIFOLD CHAMBER

MC

NOTES

1. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH THE ENGINEERING

SERVICES REPORT.

2. ALL WATERMAINS TO BE CONSTRUCTED IN ACCORDANCE WITH IRISH WATER

CODE OF PRACTICE AND STANDARD DETAILS.

3. HYDRANTS  TO BE CONSTRUCTED IN ACCORDANCE WITH IRISH WATER DETAIL

STD-W-18.

4. SLUICE VALVES TO BE CONSTRUCTED IN ACCORDANCE WITH IRISH WATER

DETAIL STD-W-15.

5. PIPE BEDDING AND BACKFILL TO BE CONSTRUCTED IN ACCORDANCE WITH IRISH

WATER DETAIL STD-W-13.

6. MARKER POSTS TO BE CONSTRUCTED IN ACCORDANCE WITH IRISH WATER

DETAIL STD-W-27.

7. THRUST BLOCKS TO BE CONSTRUCTED IN ACCORDANCE WITH IRISH WATER

DETAIL STD-W-28.

8. WATERMAIN PIPE MATERIAL, THE SPECIFICATION SHALL BE IN ACCORDANCE

WITH SECTION 3.9 OF WATER CODE OF PRACTICE.

9. ALL HYDRANT COVERS, WHERE LOCATED IN GRASS AREAS, SHALL BE

SURROUNDED BY A CONCRETE PLINTH, 200mm ALL ROUND AND 100mm DEEP

FORMED WITH C20/25 CONCRETE, IN ACCORDANCE WITH SECTION 3.18 OF

WATER CODE OF PRACTICE.

10. AIR VALVES TO BE CONSTRUCTED IN ACCORDANCE WITH IRISH WATER DETAIL

STD-W-22.

11. SCOUR VALVES TO BE CONSTRUCTED IN ACCORDANCE WITH IRISH WATER

DETAIL STD-W-30A.
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Proposed Landscaping. Refer to landscaping drawings.

Redline Boundary

LEGEND:

Proposed Permeable Paving - 220mm Thick Sub-base Storage Layer

Proposed Road

Proposed Pedestrian Footway

Notes:

1. This drawing is to be read in conjunction with the all relevant engineer's and architect's drawings,

specifications and designer's risk assessments.

2. All levels are in metres to ordnance datum Malin Head.

3. The topographical information is replicated from information received from others and is issued as

background information only.
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1.0 INTRODUCTION AND DOCUMENT PURPOSE  

 
The Planning Partnership, The Coach House, Dundanion, Blackrock, Cork, T12 T6YC, has been retained by Fingal 
County Council as part of a multi-disciplinary consultancy team to deliver a Residential Development (5,189 sq m 
Gross Floor Space) arranged over 3 no. buildings ranging in height from 4 to 6 storeys, consisting of no. 57 no. 
residential units (20 no. 1-bedroom apartments, 29 no. 2-bedroom apartments, and 8 no. 3-bedroom 
apartments), ancillary infrastructure and all associated site development works, at a site of approximately 0.77 ha 
located in the Townland of Crowcastle, Holywell, Swords, Co. Dublin. The site is located in a prominent position 
to deliver and cater for existing and projected population growth of Swords. 
 
Key issues of the development inter alia included items such as tree and hedgerow details as part of the 
application, public realm and amenity, development impact, day light and sunlight assessments, boundary 
treatments integrated as part of the design, and the incorporation of SUD proposals. 
 
The subject site benefits from current live Planning Permission (Fingal County Council Reg. Ref. No. F18A/0335) 
for 29 residential units within a 2/3 storey duplex/apartment, terraced and semi-detached buildings, and is due to 
expire in April 2024. 
 
The design and conceptualisation of the scheme has been advised, informed and necessarily supplemented by 
the inputs of the following members of the Design Team: 
 
 Fingal County Council (Promoter) 

 The Planning Partnership (Planning Consultant) 

 Henchion and Reuter Architects (Scheme Architect) 

 DFLA (Landscape Architect) 

 Roughan & O’Donovan (Consulting Engineers) 

 EOBA (Fire Engineering) 

 Walsh Associates (Quantity Surveying) 
 
 
1.1 Planning Statement  

 

This Planning Statement presents the planning and design rationale for a 57 no. unit residential development, 
forming an integrated and sustainable community. 
 
The presented development represents a ‘plan-led’ development in accordance with land use zoning and housing 
objectives and development management standards contained within the relevant development plan(s) including 
the Fingal Development Plan 2023-2029, the National Planning Framework (2018) and A New Housing Plan for 

Ireland Housing for All (2021). 
 
In presenting the proposal on the basis of the first principles, the design and the layout of the scheme have sought 
to positively respond to the challenges and character of the surrounding areas, to preserve and enhance 
residential amenity and connectivity, whilst achieving an appropriate increase in density at this zoned residential 
infill opportunity site as to reflect both the best use of urban lands whilst respectful of neighbouring amenities 
and surrounds. 
 
The outline structure of this Planning Statement is as follows: 
 

Section 1 – Introduction: introduces the subject application, providing details of the residential demand in Fingal 
for such a development and an executive summary which demonstrates the objective of the development as well 
as the residential and open space breakdown. 
 
Section 2 – The Concept Proposal: A development description is included, the evolution of the concept is set out 
which outlines height, massing and mitigation efforts taken to integrate the development within its receiving 
environment, the key figures in the presented development, the flood risk and the planning history. 
 
Section 3 – Policy Context: reviews and provides statements of compliance for relevant guidelines, policies and 
objectives as expressed at national, regional, and local scales to demonstrate the consistency of the subject 
development within the planning context.  
 
 
1.2 Site Location and Context  

 
The lands are located to the southeast of Swords Town Centre approximately 2.2km distance from the town 
centre. The lands are formed by a greenfield site and bordered by Holywell North Park and residential 
development on the east and south sides of the site, and to the north and west by the link road section that links 
to the R125 to the south and Mountgorry Way to the east. 
 
It is also noted that the site is bordered by hedgerows located along the southern and eastern edge of the site.  To 
the north and northwest of the site, the area is characterised by extensive commercial uses.  
 
The subject site is considered an infill ‘greenfield site’ which is suitable for development.  
 
 
Figure 1.1:  Subject Site. 

 
Source: ESRI ArcGIS, Annotated and Reproduced under Licence by The Planning Partnership September 2023 

 

 
  

Subject Site 
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Figure 1.2: Subject Site. 

 
Source: ESRI ArcGIS, Annotated and Reproduced under Licence by The Planning Partnership September 2023 

 
 

1.3 Residential Demand in Fingal 

 
The surrounding built environment can be characterised by greenfield sites, residential developments and 
industrial/ commercial developments, a development pattern is emerging that supports the different industries 
that can be located to the north of Dublin City, the result of this is an increased demand for housing.  
 
Regarding connectivity the site is serviced by a series of roads for private vehicle use, public transport, the M1 
motorway and the proposed Metrolink. This will result in further pressure on the area for residential development. 
If the area is to continue to grow in a manner that is sustainable and fulfil the projections that have been detailed 
as part of RSES then further residential development will need to be facilitated. 
 
In recent times, there has been much more focus on core policies for support of increases in residential 
developments. Fingal Development Plan 2023-2029 has established that all zoned lands including the subject site 
are serviced and located alongside existing or planned public transport routes. Fingal County Council also aims to 
continue to pursue the goals of the consolidation of Dublin City through the compact development of the Dublin 
City and suburbs area within Fingal. It has been stated that one of the roles of Swords is to accommodate 20% of 
the phased population growth targeted in the principal city or suburban area to be accommodated in the wider 
metropolitan area. This will be subject to: 
 
 Any relocated growth being in the form of compact development, such as infill or a sustainable urban 

extension. 

 Any relocated growth being served by high-capacity public transport and/ or related to significant 
employment provision. 

 National Policy Objective 9, as set out in Chapter 4 of the NPF. 

 
The population of Fingal has been projected to grow by a further 369,000 people by 2031 which is a continuation 
in the trend that has been made visible over the last 10 years. Airport related business, commercial facilities and 
employment linked to the future development of the MetroLink is conducive to an increased demand for 
residential developments. 
 
 

2.0 THE PRESENTED HOLYWELL DEVELOPMENT CONCEPT PROPOSAL 

 
The objective of the project is to provide a Residential Development (5,189 sq m Gross Floor Space) arranged over 
3 no. buildings ranging in height from 4 to 6 storeys, consisting 57 no. residential units (20 no. 1-bedroom 
apartments, 29 no. 2-bedroom apartments, and 8 no. 3-bedroom apartments), ancillary infrastructure and all 
associated site development works, at a site of approximately 0.77 ha located in the Townland of Crowcastle, 
Holywell, Swords, Co. Dublin, located to serve the projected growth in the population and to cater for any 
economic expansion in the area. 
 
This development will facilitate the expansion and growth of Swords whilst working to consolidate its suburbs as 
part of this. 
 
It is expected that the working population in Fingal will increase with an additional 18,612 people by 2029, with 
forecasted local employment availability of 13,090 between 2020 and 2029. In order to cater for this economic 
expansion, residential infrastructure is to be in place to cater for such projected demands. 
 
 

Figure 1.3:  Current Land Use Grain of the Subject Site’s Surrounding Environs. 

 
Source: ESRI ArcGIS, Annotated and Reproduced under Licence by The Planning Partnership September 2023 

 

 
This Residential Development is to accommodate population and economic growth in the area while reducing 
potential impacts on the receiving environment and neighbouring developments. 
 
  

Subject Site 
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2.1 Concept Evolution and Design Justification  
 

The subject site and its surrounding context present a rapidly growing network of business and residential 
developments. The provision of an adequate supply of housing in keeping and complementing neighbouring 
development, will not only contribute positively to an enhanced quality of life in the community but will ensure 
that the growth that does take place is sustainable and healthy. 
 
To achieve such, the impact of the development is mitigated through careful and considerate design protocol. 
Statutory guidance and precedence set by neighbouring developments has guided the development to be 
implemented, and the design proposal anticipates the future development by adopting a pavilion typology with 
a landscape flowing between the pavilion blocks. 
 
 
Fingal Development Plan 2023-2029 aims to promote growth and consolidation through the guidance of Urban 

Development and Building Heights – Guidelines for Planning Authorities 2018. 
 

 

Figure 2.1:  All Apartments enjoy a Garden Aspect. 

 
Source: Henchion and Reuter Architects, September 2023 

 
 
Three detached blocks are distributed on the site to allow a continuous landscape to be threaded between them. 
In this way all apartments look out onto the shared landscape rather than being orientated to the street. 
 
A mix of apartment Universal Design sizes (one, two and three bed apartments) has been presented to reflect the 
need to support different varieties of households.  Within each apartment block, the larger apartments are placed 
on the southern side so that families have the benefit of the southern aspect and the deeper garden aspect. The 
southern side is also the quieter side of the building. 

Figure 2.2:  Site Plan Demonstrating the Development in its Receiving Environment. 

 
Source: Henchion and Reuter Architects, September 2023 

 
 
The presented development achieves a density of 74 no. residential units to the hectare and is in line with the 
2009 Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas, and also in line 
with the aims of the National Planning Framework (NPF) which seeks to increase building heights and densities.  
 
The presented development is in compliance with the Sustainable Urban Housing: Design Standards for New 

Apartments 2020 and have been designed in accordance. 
 
The following Key Design Objectives are identified:  
 
Building Form, Height and Massing:  The three pavilion blocks present Block A to the west at five storeys, the 
central Block B at 6 storeys, and Block C to the east is 4 storeys. This distribution of height and mass supports the 
articulation of the individual pavilions (thereby avoiding the perception of one large mass), appropriately scaled 
in keeping with the distance between them and the existing neighbouring residences. 
 
The presented development does not create any blank gables, with the distribution of the landscaping ‘softening’ 
the visual impact of the new buildings.  The facades of the buildings have been broken up with large windows and 
balconies creating an active frontage which improves how the building is received into its environment. 
 

Dual Aspect Throughout:  The pavilion typology with a compact central core in each block presents that all 
apartments are double aspect. In fact, most of the living spaces enjoy double aspect and all apartments enjoy a 
view of the shared landscape. 
 
This layout has enabled the development to significantly reduce its volumetric presence in Holywell, Swords, 
while respecting the character and sensitivity of the existing landscape. 

Subject Site 
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Universal Design:  Acknowledging the Fingal County Development Plan 2023 requirement that 30% of units (by 
area) are designed to be to Universal Design Standard.  All units in Block C are laid out to this standard, inclusive 
of a larger 13 person lift service. 
 

Optimisation of Residential Amenity for the Neighbouring Residents: The set back and distance of the 
presented development takes full advantage of such in order to effectively integrate the development within its 
receiving environment, with the distribution of the landscaping ‘softening’ the massing of the development from 
neighbouring sites as well as from the road. 
 
As stated above, the presented development does not create any blank gables, and the distribution of varying 
building heights from 4 to 6 six storeys, supports the articulation of the individual pavilions (thereby avoiding the 
perception of one large mass), and is appropriately scaled in keeping with the distance between them and the 
existing neighbouring residences. 
 

Entrances and Arrival:  Primary vehicular and pedestrian access to the presented development will be at three 
different points at the north and the west of the site, these entrances will be located on the Holywell Distributor 
Road. Enhanced pedestrian permeability will be provided to surrounding open space. Landscaping will be used to 
enhance these features while mitigating the impact of them.   
 
Walking and cycling are the most efficient modes of travel in terms of use of road-space, and the most sustainable 
in terms of environmental impacts. Cycle parking facilities have been conveniently located within a secure, easy 
to use, adequately lit and in a well signposted area. 
 

 

Figure 2.3:  Emerging Concept Evolution 

 
Source: Henchion and Reuter Architects, July 2023 

2.2 Landscape Integration  

 

The presented development concept has been designed to have minimal environmental impact. To ensure this 
care was taken with the design and layout of the site as well as mitigation efforts through landscaping to reduce 
the impact of the development on surrounding sites. Biodiversity, ecology, and wildlife are key facets of 
consideration in the development of the site layout. 
 
The protection of hedgerows as part of the environmental consideration in development have been referred to at 
length as part of the Fingal Development Plan 2023-2029 for their role as part of habitats, biodiversity corridors as 
well as the role that they play as part of Fingal’s green infrastructure network. 
 
The existing hedgerows along the southern and eastern site boundaries are to be retained. In addition, substantial 
tree planting is introduced in the landscape proposals to improve the proportion of native species on site and to 
build on the existing character of the area. 
 
The existing hedgerows are preserved and incorporated into the design where possible as recommended in the 
Fingal Development Plan 2023-2029: 

 

Objective GI 18 “Ensure trees, hedgerows and other features which demarcate townland boundaries are 

preserved and incorporated into the design of developments.”  
 

The landscape design facilitates circulation, seating, bicycle parking, fire tender access and at the same time 
ensures abundance of vegetation and flexibility of use and provides opportunities for passive and active recreation 
and visual amenity. 
 
The following components make up the overall landscape strategy: 
 
 A diverse and attractive range of open space, including hard and soft landscape areas with tree planting and 

ground flora;  

 Provision of informal natural play equipment within the communal open space;  

 Improved permeability throughout the site for pedestrians and cyclists, with consideration given to the wider 
masterplan strategy for Swords;  

 Integration of SUDS, functional landscape, and external works to ensure accessibility to parking areas and 
building cores.  

 
Low planting is utilised to create and reinforce sub-spaces within the larger landscape; for visual screening, 
defensible space, visual interest, ecological purposes and to guide or direct pedestrian’s movement. The low 
planting is conceived as subtle layering of greens within the open spaces. The planting is layered as follows; lowest 
- bulb planting, groundcover planting, highest - clipped hedge planting.  
 
This low-planting strategy works in conjunction of promoting stepping stones as stated in the Development Plan. 
 

Objective Gl 15 “Create a cohesive network of green corridors, green routes/ links and stepping stones 

throughout the lands that facilitate wildlife movement between the residential areas and the 

surrounding landscape.” 

  
The selection of hard landscape materials is determined by function but also to provide a cohesive palette of 
materials across the site. The open spaces are presented to incorporate several different hard landscape finishes 
to delineate the different spaces and recreational zones. The materials and furniture in these locations are chosen 
to create an intimate environment and encourage communal activities. 
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Figure 2.4:  Artist’s impression of the Landscape Strategy for the Presented Development 

 
Source: DBFL, September 2023 

 
 
2.3 Key Figures of Presented Development  

 
No. Item Quantum 

1. Site Area 0.77 ha 

2. Total No. Apartment 57 

3. No. of 1-bedroom apartments 20 

4. No. of 2-bed apartments  29 

5. No. of 3-bed apartments  8 

6. Total Development Gross Floor Area 5,189 sq m 

7. Apartment Building A Gross Floor Area 1,572.9 sq m 

8. Apartment Building B Gross Floor Area 1,894.6 sq m 

9. Apartment Building C Gross Floor Area 1,721.5 sq m 

10. No. Bicycle Storage Building A 48 no. spaces (43.4 sq m) 

11. No. Bicycle Storage Building B 58 no. spaces (45.3 sq m) 

12. No. Bicycle Storage Building C 61 no. spaces (64.8 sq m) 

13. Total Bicycle Storage 223 no. spaces 
(167 no. long term spaces) 
(56 no. short term spaces) 

14. Density 74 units per hectare 

15. Accessible/Disabled Parking 3 no. spaces 

16. Accessible/Disabled EV Parking and Charging 1 no. space 

17. EV Parking and Charging 7 no. spaces 

18. Vehicle Parking 23 no. spaces 

19. Total Vehicle Parking 34 no. spaces 

 

 

2.4 Planning History  

 
To derive an understanding of development trends and potential interactions between different forms of 
development associated with the subject site, a review of recent relevant Planning History was undertaken. 
 

File No. Application Status Decision Date Development Description 

F18A/0335 This application was 
received by Fingal 
County Council on 18 
Jun 2018 and 
registered on 30 Oct 
2018. On 21 Nov 2018, 
the decision GRANT 
PERMISSION was 
made by Fingal County 
Council. 

21/11/2018 A residential development on a 0.77 ha site 
bounded by Holywell Avenue & Holywell Court 
to the east, Holywell Drive & Holywell Gardens 
to the south and to the north and west by the 
recently constructed link road section that links 
to the R125 to the south and Mountgorry Way 
to the east.  Access to the site is from the 
recently constructed link road section that 
bounds the development to the north.  The 
proposed development comprises 29 dwellings 
in the following mix: A 2/3 storey 
duplex/apartment building 7 no. 2-bedroom 
ground floor apartments, 2 no. 1-bedroom 
ground floor apartments, 9 no. 3-bedroom 
duplex units and 2 no. 2-bedroom two storey 
apartments.  The development also consists of 
9 no. two houses comprising 3 no.  3-bedroom 
mid-terraced Type B units; 2 no. 3-bedroom end 
of terrace Type B1 units; 2 no. 4-bedroom semi-
detached Type C units and 2 no. 3-bedroom 
semi-detached Type D units together with all 
associated site development/car 
parking/landscaping works. 
 

F02A/0729 On 18 Feb 2003, a 
decision GRANT 
PERMISSION & 
REFUSE PERMISSION 
was made by Fingal 
County Council on this 
application. 
Subsequently, an 
appeal was lodged on 
18 Mar 2003 and a 
decision to Appeal 
Withdrawn was made 

18/02/2003 Residential development including local 
services centre, site for proposed primary 
school and open space.  The site is bounded by 
proposed link road from Malahide to Feltrim to 
the north, The Melrose Housing Estate at 
Kinsealy, and M1 Motorway (presently under 
construction) at Drinan, to the west.  The lands 
comprise those contained within the 
Nevinstown A1 Residential Action Plan.  The 
residential development provides for a total of 
1183 residential units, comprising 548 houses 
and 635 apartments, of which there are 46 one 
bedroom, 741 two bedroom, 386 three 
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File No. Application Status Decision Date Development Description 

by An Bord Pleanála 
on 02 Apr 2003. 

bedroom and 10 four-bedroom units ranging in 
height from 2/2 1/2 and 3 storeys.  The 
development comprises one local services 
centre (697.2 sq.m.) containing 1 creche 
(390.2sq.m.), 1 retail unit (113 sq.m.), 1 medical 
facility (97 sq.m.) and a pharmacy (97 sq.m.) in a 
single building of 1 1/2 storeys.  Access to the 
development is from the existing main road 
through Airside Business Park to form a new 
distributor road, extending from the existing N1 
to the proposed M1 motorway. 
Pedestrian/cycle provisions will be incorporated 
alongside the proposed distributor road.  An 
Environmental Impact Statement is being 
submitted with this planning application. 
 

F03A/0936 This application was 
received by Fingal 
County Council on 23 
Jul 2003 and registered 
on 23 Jul 2003. On 10 
Mar 2004, the decision 
GRANT PERMISSION 
was made by Fingal 
County Council. 

10/03/2004 A residential development including local 
services centre, site for proposed primary 
school and open space.  The site is bounded by 
the proposed link road from the N1 to the 
realigned Feltrim Road, to the north and the 
Melrose housing estate at Kinsealy, and M1 
motorway at Drinan to the east.  The lands 
comprise those contained within the 
Nevinstown A1 Residential Action Plan.  The 
residential development provides for a total of 
1188 residential units, comprising 546 houses 
and 642 apartments, of which there are 44 one 
bedroom, 754 two bedroom, 380 three 
bedroom and 10 four bedroom units ranging in 
height from two to two and a half and three 
storeys.  The development comprises 1 local 
services centre (730.95 sq.m.), containing 1 
creche, (423.95 sq.m.), 1 retail unit (113 sq.m.), 1 
medical facility (97sq.m.) and a pharmacy (97 
sq.m.) in a single building of one and a half 
storeys.  Access to the development is from the 
existing main road through Airside Business 
Park to form a new distributor road, extending 
from the existing N1 to a proposed interchange 
at the M1 motorway.  Pedestrian/cycle 
provisions will be incorporated alongside the 
proposed distributor road.  An Environmental 
Impact Statement is being submitted with the 
planning application. 
 

 
 
 
 
 

3.0 SPATIAL PLANNING AND POLICY CONTEXT 

 
The Statutory Development Planning Context is a constant fluid environment.  Any proposals associated with the 
delivery of a new Residential Development within Holywell, Swords, will be informed by a wide range of national, 
regional and local planning policy documents.   
 
The importance of the Project Ireland 2040 National Planning Framework, the Eastern and Midland Regional 

Assembly Regional Spatial and Economic Strategy 2019-2031, and the Fingal Development Plan 2023-2029, is 
acknowledged and of particular relevance in guiding the nature and extent of development proposals. 
 
The following analysis of relevant guidelines, policies and objectives as expressed at a national, regional and local 
level has been prepared to demonstrate the consistency of the subject development within the planning context. 
 
 
3.1 Delivering Project Ireland 2040  

 
Project Ireland 2040 – National Planning Framework (NPF) was published in February 2018 and constitutes the 
primary strategic planning document for the country as a whole.  This document has established a singular vision 
for development and investment in Ireland which is intended to guide population growth, infrastructure delivery, 
social and economic development throughout Ireland through to 2040. It is a strategic planning policy document 
prepared for the national tier of planning governance.  It aims to improve the strategic planning of Ireland and its 
regions to improve economic performance and the quality of life of its citizens. 
 
The NPF acknowledges that within the Eastern and Midland Region there needs to be more emphasis on 
consolidating the development of places that grew rapidly in the past decade or so with large scale commuter 
driven housing development which focuses on addressing local community and amenity facility provision in many 
of the larger commuter towns through targeted investment under relevant NPF National Strategic Outcomes. 
 
The NPF sets out 10 National Strategic Outcomes and 75 National Policy Objectives, to enable all parts of Ireland, 
whether rural or urban, to successfully accommodate growth and change. 
 
The presented Residential Development for Holywell, Swords, is in pursuance of the following National Strategic 
Outcomes as providing high quality housing, well-designed public realm and landscaping, extensive amenity 
infrastructure, and integrating inter alia the current Fingal built environment. 
 
National Strategic Outcome No. 1 Compact Growth which outlines that: 
  

“Carefully managing the sustainable growth of compact cities, towns 

and villages will add value and create more attractive places in which 

people can live and work. All our urban settlements contain many 

potential development areas, centrally located and frequently publicly 

owned, that are suitable and capable of re-use to provide housing, jobs, 

amenities and services, but which need a streamlined and co-ordinated 

approach to their development, with investment in enabling 

infrastructure and supporting amenities, to realise their potential. 

Activating these strategic areas and achieving effective density and 

consolidation, rather than more sprawl of urban development, is a top 

priority.” 
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National Strategic Outcome No. 5 A Strong Economy, supported by Enterprise, Innovation and Skills which 
outlines that: 

 

“This will depend on creating places that can foster enterprise and innovation and attract investment 

and talent. It can be achieved by building regional economic drivers and by supporting opportunities 

to diversify and strengthen the rural economy, to leverage the potential of places. Delivering this 

outcome will require the coordination of growth and place making with investment in world class 

infrastructure, including digital connectivity, and in skills and talent to support economic 

competitiveness and enterprise growth.” 

 
 

National Strategic Outcome No. 7 Enhanced Amenity and Heritage which outlines that: 
  

“This will ensure that our cities, towns and villages are attractive and can offer a good quality of life. 

It will require investment in well-designed public realm, which includes public spaces, parks and 

streets, as well as recreational infrastructure. It also includes amenities in rural areas, such as national 

and forest parks, activity-based tourism and trails such as greenways, blueways and peatways. This 

is linked to and must integrate with our built, cultural and natural heritage, which has intrinsic value 

in defining the character of urban and rural areas and adding to their attractiveness and sense of 

place.” 

 
 

Figure 3.1: Strategic Investment Priorities in response to National Strategic Outcomes 

 
Source: Project Ireland 2040 – National Planning Framework 

 
 
The presented new Residential Development for Holywell, Swords, is in pursuance of the following National 
Policy Objectives as providing high quality residential development through well-designed units and mitigation 
efforts taken to integrate the development within its receiving environment and neighbouring sites, all while 
integrating with inter alia the current Swords built environment. 
 
National Policy Objective 3a 

  
“Deliver at least 40% of all new homes nationally, within the built-up footprint of existing 

settlements.” 

National Policy Objective 3a 

 
“Deliver at least half (50%) of all new homes that are targeted in the five Cities and suburbs within 

their existing built-up footprints.” 

 
National Policy Objective 4 

 

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

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

 
National Policy Objective 6 

 

“Regenerate and rejuvenate cities, towns and villages of all types and scale as environmental assets, 

that can accommodate changing roles and functions, increased residential population and 

employment activity and enhanced levels of amenity and design quality, in order to sustainably 

influence and support their surrounding area.” 

 

National Policy Objective 13 

 

“In urban areas, planning and related standards, including in particular building height and car 

parking will be based on performance criteria that seek to achieve well-designed high-quality 

outcomes in order to achieve targeted growth. These standards will be subject to a range of tolerance 

that enables alternative solutions to be proposed to achieve stated outcomes, provided public safety 

is not compromised and the environment is suitably protected.” 

 
National Policy Objective 27 

 
“Ensure the integration of safe and convenient alternatives to the car into the design of our 

communities, by prioritising walking and cycling accessibility to both existing and proposed 

developments, and integrating physical activity facilities for all ages.” 

 

National Policy Objective 30 

 

“Local planning, housing, transport/accessibility and leisure policies will be developed with a focus on 

meeting the needs and opportunities of an ageing population along with the inclusion of specific 

projections, supported by clear proposals in respect of ageing communities as part of the core strategy 

of city and county development plans.” 

 

National Policy Objective 32 

 

“To target the delivery of 550,000 additional households to 2040.” 

 

National Policy Objective 33 

 

“Prioritise the provision of new homes at locations that can support sustainable development and at 

an appropriate scale of provision relative to location.” 

 

National Policy Objective 34 

 

“Support the provision of lifetime adaptable homes that can accommodate the changing needs of a 

household over time.” 
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National Policy Objective 35  

 

“Increase residential density in settlements, through a range of measures including reductions in 

vacancy, re-use of existing buildings, infill development schemes, area or site-based regeneration and 

increased building heights.” 

 

National Policy Objective 57 

 

 “Enhance water quality and resource management by: 

 

 Ensuring flood risk management informs place-making by avoiding inappropriate 

development in areas at risk of flooding in accordance with The Planning System and Flood 

Risk Management Guidelines for Planning Authorities.” 

 
National Policy Objective 75 

 
“Ensure that all plans, projects and activities requiring consent arising from the National Planning 

Framework are subject to the relevant environmental assessment requirements including SEA, EIA 

and AA as appropriate.” 

 

 

Statement of Consistency – National Planning Framework 

 
The development is presented as an attractive, liveable, safe, and well-designed extension of an expanding 
residential neighbourhood on an infill residentially zoned site.  It is respectfully presented to be in accordance with 
National Policy Objectives of achieving a significant proportion of future urban development in existing towns 
and as allowing for an increase in residential density which will build the critical mass of population growth as to 
support the projected expansion of Swords. 
 

 
3.2 Regional Spatial and Economic Strategy for the Eastern and Midland Regional Area 

 
The principal statutory purpose of the Regional Spatial and Economic Strategy 

for the Eastern and Midland Regional Area (RSES) is to support the 
implementation of Project Ireland 2040 and the economic policies and 
objectives of the Government by providing a long-term strategic planning and 
economic framework for the development of the Region. The RSES is 
required under the Planning and Development Act 2000 to address 
employment, retail, housing, transport, water services, energy and 
communications, waste management, education, health, sports and 
community facilities, environment and heritage, landscape, sustainable 
development, and climate change.   
 
The Strategy is underpinned by three key principles: 
 
 Healthy Placemaking; 

 Climate Action; and 

 Economic Opportunity. 

 

The current RSES has made clear as part of its Strategic Investment Priorities that Housing and Sustainable Urban 
Development takes precedence at the top of its list. The vision that underpins this plan and principles makes direct 
reference to the development of residential space: 
 

“To create a sustainable and competitive Region that supports the health and wellbeing of our people 

and places, from urban to rural, with access to quality housing, travel and employment opportunities 

for all”. 

 
In relation to the delivery of housing, RSES outlines a clear strategy underpinned by a number of objectives. The 
NPF and Rebuilding Ireland identifies a target of at least 25,000 annual new homes required nationally to satisfy 
housing needs to 2040 and an increased national output of 30,000 to 35,000 to 2027.  
 
The MASP also identifies opportunities for some 113,000 residential units when fully built out to 2040, this will 
meet the projected populations in the MASP to 2026 to 2031. The MASP is focussed on a phased and sequential 
delivery of a steady stream of sites to meet demand including the identification of long term strategic future 
development areas. 
 
The Residential Development at Holywell, Swords, is in pursuance of the following RSES Regional Policy 

Objectives associated with Housing Delivery as providing the supply of quality, affordable housing in 
underpinning economic growth and competitiveness of the Dublin metropolitan area.: 
 
RPO 5.4: Future development of strategic residential development areas within the Dublin Metropolitan area 
shall provide for higher densities and qualitative standards as set out in the ‘Sustainable Residential Development 
in Urban Areas’13, ‘Sustainable Urban Housing: Design Standards for New Apartments’ Guidelines and ‘Urban 
Development and Building Heights Guidelines for Planning Authorities. 
 

RPO 5.5: Future residential development supporting the right housing and tenure mix within the Dublin 
Metropolitan Area shall follow a clear sequential approach, with a primary focus on the consolidation of Dublin 
and suburbs, and the development of Key Metropolitan Towns, as set out in the Metropolitan Area Strategic Plan 
(MASP) and in line with the overall Settlement Strategy for the RSES. Identification of suitable residential 
development sites shall be supported by a quality site selection process that addresses environmental concerns. 
 
 
Statement of Consistency – RSES 

 
The residential development presented is consistent with the provisions of Sword’s role in the Regional Spatial 

and Economic Strategy for the Eastern and Midland Regional Area in providing for high quality residential 
development and will provide for the population growth, and critical mass required, to drive economic 
development and a sustainable economy, while making the best us of under-utilised residentially zoned infill 
lands and of economic investment in critical infrastructure to date. 
 
 
3.3 Local Authority Policy Context - Adhering to the Policies and Objectives of the Fingal Development 

Plan 2023-2029 

 
The presented development will be in accordance with the policies and objectives within the Fingal Development 

Plan 2023-2029. 

 

The delivery of quality housing and the practice of sustainable placemaking is a key component of the 
Development Plan. The projected population growth and requirement of a further 16,245 new homes by 2029 is 
also outlined within this plan.  
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In order to deliver these objectives and requirements, a series of strategic 
aims are detailed, the most applicable being: 
  

 Deliver successful and sustainable communities through the 

provision of infrastructure, a range of housing typologies and tenure 

options, open space, retail, leisure, employment, community, and 

cultural development supporting the needs of residents, workers, 

and visitors, whilst conserving our built and natural heritage; 

 Require that the principle of healthy placemaking underpins the 

design and functionality of new and expanding communities; 

 Ensure communities develop in a coordinated sustainable manner 

to create vibrant and viable places and ensure new development 

respects the character of existing centres. 

 
The presented new residential development for Holywell, Swords, is in 
pursuance of the following of the following policy associated with Sustainable 
Placemaking and Quality Homes as outlined in Chapter 3 of the Fingal Development Plan 2023-2029. 
 
Policy SPQHP1: The Council will support the development and creation throughout Fingal of successful and 
sustainable settlements which endorse the principles of healthy placemaking and which through a multi-faceted 
approach to planning, design and management continue to ensure the development of attractive high-quality 
places to live, work, recreate, visit and invest in, served by a range of local services, provision of quality public 
realms, diverse and accessible community facilities for all genders, non-binary or none and open spaces for the 
benefit of the community. 
 
Policy SPQHP42: Support the provision of family flats on suitable sites within established residential areas 
subject to specific design criteria. 
 
Objective SPQHO46: Support development which enhances the quality of the built environment, promotes 
public health, and supports the development of sustainable, resilient communities. 
 
Objective SPQHO6: Promote and facilitate a Universal Design for all developments. 
 
Policy SPQHP9: Implement the adopted Fingal County Council Housing Strategy, which includes the Housing 

Need and Demand Assessment 2023 - 2029 (and any superseding Housing Strategy agreed by the Members of 
Fingal County Council). 
 
Policy SPQHP10: Support the implementation of and promote development consistent with the National 
Strategic Outcome of Compact Growth as outlined in the NPF and the Regional Strategic Outcome of Compact 
Growth and Regeneration as set out in RSES. 
 
Objective SPQHO9: Consolidate within the existing urban footprint, by ensuring of 50% of all new homes within 
or contiguous to the built-up area of Dublin City and Suburbs and 30% of all new homes are targeted within the 
existing built-up areas to achieve compact growth of urban settlements, as advocated by the RSES. 
 
Objective SPQHO10: Focus new residential development on appropriately zoned lands within the County, within 
appropriate locations proximate to existing settlement centres where infrastructural capacity is readily available, 
and along existing or proposed high quality public transport corridors and active travel infrastructure in a phased 
manner, alongside the delivery of appropriate physical and social infrastructure. 
 

Objective SPQHO11: Ensure that adequate and appropriate housing is available to meet the needs of people of 
all incomes and needs including marginalised groups within our communities. 
 
Policy SPQHP29: Support the initiatives proposed under Housing for All – A New Housing Plan for Ireland in 
providing for Fingal’s requirements for social affordable and cost-rental housing provision within Fingal, including 
with a focus on the development of publicly owned sites with support from state agencies where appropriate and 
the preparation of Local Authority Delivery Action Plans. 
 

Policy SPQHP30: Promote the provision of social, affordable and cost rental housing in accordance with the 
Fingal County Council Housing Strategy, Part V of the Planning and Development Act 2000 (as amended) by the 
Affordable Housing Act 2021 and government policy as outlined by the Department of Housing Local Government 
and Heritage Housing for All – A new Housing Plan for Ireland to 2030.  
 
Policy SPQHP31: Support Local Authorities, Approved Housing Bodies and other sectoral agencies in the 
provision of a greater diversity of housing type and tenure including social and affordable housing and explore 
new models of low-cost rental and affordable home ownership. 
 
Policy SPQHP35: Promote a high quality of design and layout in new residential developments at appropriate 
densities across Fingal, ensuring high-quality living environments for all residents in terms of the standard of 
individual dwelling units and the overall layout and appearance of developments. 
 
Objective SPQHO31: Encourage the creation of attractive, mixed use and sustainable residential communities 
which contain a wide variety of housing and apartment types, sizes, tenures and typologies in accordance with 
the Fingal County Council Housing Strategy, the Housing Need and Demand Assessment 2023 - 2029 with 
supporting community facilities, amenities and services. 
 
The Development Plan also makes direct reference to the aims to promote compact growth and consolidation 
within Fingal’s large urban areas and also how it will support appropriate densities as expressed in national and 
regional policies such as NPF, RSES and Section 28 Guidelines. 
 
The site which is the focus for delivery of the new Residential Development in Holywell, is subject to RS – 

Residential land use zoning designation in terms of the Fingal Development Plan 2023-2029, the stated objective 
of which is to: ” Provide for residential development and protect and improve residential amenity”. 

 

As illustrated within Figure 1. 3 above, and Figure 3.2 below, the character of this area is a mixture of residential, 
commercial, open space and greenfield in nature. 
 

The Development Plan states that the vision for lands subject to this land use zoning designation is to: 
 
“Ensure that any new development in existing areas would have a minimal impact on and enhance 

existing residential amenity.” 

 

The following uses are permitted in principle, subject to conditions, on the RS - Residential lands: 
 

Bed and Breakfast, Childcare Facilities, Community Facilities, Education, Guest House, Office Ancillary 

to Permitted Use, Open Space, Residential, Residential Care Home/ Retirement Home, Retirement 

Village, Sheltered Accommodation, Traveller Community Accommodation, Utility Installations. 

 
The presented new Residential Development for Holywell, Swords, is permitted in principle on the  
RS – Residential land use zoning designation of the lands at this location. 
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Figure 3.2: Land Use Zoning Designation of the Subject Site and the Surrounding Area 

 
Source: Fingal Development Plan 2023-2029, extracted, reproduced and annotated under ESRI ArcGIS and OSI Licence by The Planning 
Partnership September 2023 
 
 
The presented new Holywell Residential Development’s layout and building design conform to the highest 
possible standards set out in statutory guidance, as to ensure effective integration of the development within its 
receiving environment. 
 
The presented new Residential Development for Holywell, Swords, is in pursuance of the following development 
management standards as outlined within the Fingal Development Plan 2023-2029. 

 

Objective DMS03 – Local Authority Development: Ensure Local Authority development proposals are subject 
to environmental assessment, as appropriate, including Screening for Appropriate Assessment and 
Environmental Impact Assessment. 
 
Objective DMSO5 – Design Statement: All medium to large scale planning applications (in excess of 5 residential 
units or 300 sq m of retail/ commercial/office development in urban areas) or as otherwise required by the 
Planning Authority shall be accompanied by a Design Statement to address the contextual and design issues 
which have been taken into consideration as part of the scheme. 
 
SPPR1: Support increased building height and density in locations with good public transport accessibility, 
particularly town/ city cores. Increased building height will be actively pursued for both redevelopment, 
regeneration and infill development to secure the objectives of the National Planning Framework and Regional 
Spatial and Economic Strategies and shall not provide for blanket numerical limitations on building height. 
 
SPPR4: Secure minimum densities on greenfield or edge of city/town locations for housing purposes as required 
under Sustainable Residential Development in Urban Areas 2007, ensure a greater mix of building heights and 
typologies in planning for the future development of suburban locations; and avoid mono-type building 
typologies (e.g. two storey or own-door houses only), particularly, but not exclusively so in any one development 
of 100 units or more.   

Objective DMSO19 – New Residential Development: Require that applications for Residential Developments 
comply with all design and floor area requirements set out in: 
 

 Quality Housing for Sustainable Communities – Best Practice Guidelines 2007; 

 Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas 
2009, the companion Urban Design Manual – A Best Practice Guide, DEHLG 2009; 

 Sustainable Urban Housing: Design Standards for New Apartments 2020. 
 
Objective DMSO23 – Separation Distance: A separation distance of a minimum of 22 metres between directly 
opposing rear first floor windows shall generally be observed unless alternative provision has been designed to 
ensure privacy. In residential developments over three-storeys in height, minimum separation distances shall be 
increased in instances where overlooking or overshadowing occurs. 
 

Objective DMSO24 – Apartment Development: All applications for apartment development are required to 
comply with the Specific Planning Policy Requirements (SPPRs). 
 
Objective DMSO49 – Permeable and Accessible Open Spaces: Integrate and provide links through adjoining 
open spaces to create permeable and accessible areas, subject to Screening for Appropriate Assessment and 
consultation, including the public, as necessary. 
 

Objective DMSO64 – Design of Open Space: Ensure open space provision is suitably proportioned and 
inappropriate narrow tracts are not provided. 
 
Objective DMSO74 – Screening of Private Open Space: Require balconies, ground floor private open space, roof 
terraces or winter gardens be suitably screened in a manner complimenting the design of the building so as to 
provide an adequate level of privacy and shelter for residents. 
 

Objective DMSO196 – Public Foul Sewerage Network Connections:  Ensure that all new developments in areas 
served by a public foul sewerage network connect to the public sewerage system, to comply with the 
requirements of the Uisce Éireann Foul Sewer specification (where applicable).  
 

Objective DMSO197 – Foul and Surface Water Drainage Systems:  Require all new development to provide 
separate foul and surface water drainage systems and to prohibit the connection of surface water outflows to the 
foul drainage network and vice versa (prohibit foul to surface water) where separation systems are available. 
 

Objective DMSO203 – FCC SuDS Guidance Document:  SuDS shall be incorporated into all parts of a 
development (open spaces, roads, footpaths, private areas), and have regard to the FCC SuDs Guidance 
Document – Green/ Blue Infrastructure for Development, as amended (Appendix 11), and shall ensure:  
 
 That the design of SuDS enhances the quality of open spaces and when included as part of any open space 

provision, it must contribute in a significant and positive way to the design and quality of the open space.  

 Open space areas shall not be dominated by SuDS features.  

 Underground tanked systems, whether concrete or plastic, are the least favoured means for surface water 
management and shall only be used when green solutions have proven not feasible.  

 

See also Appendix 11 (SuDS Guidance Document) and Chapter 11, Infrastructure and Utilities (Section 11.5.2: 
Surface Water and Flood Risk Management).  
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Objective DMSO207 – Green Walls and Roofs for New Developments:  Promote and encourage the use of green 
walls and roofs for new developments that demonstrate benefits in terms of SuDS as part of an integrated 
approach to green infrastructure provision. 
 
The presented new Residential Development for Holywell, Swords, will complement the general principle that 
the location and provision of housing is a pre-requisite to the creation and enhancement of viable, sustainable 
and successful local communities. 
 
223 no. cycle parking facilities have been provided on site as part of the presented development to the 
requirements of the Development Plan (No. 167 long stay bike spaces and No. 56 short stay bike spaces), these 
facilities will be located in areas that are secure, easy to use, and adequately lit.  
 
An off-street carpark providing no. 34 spaces (incl. 3 no. accessible/disabled, 1 no. accessible/disabled EV and  
7 no. EV is presented as part of the new Residential Development for Holywell, Swords, and meets the standards 
that have been set out as part of the Fingal Development Plan 2023-2029. 
 
Statement of Consistency – County Policy 

 

The presented development will provide a greater variety and mix of available residential units proximate to the 
existing and expanding residential neighbourhoods, which can be supported due to the proximity of active travel 
options and public transport such as bus services and the planned MetroLink.  Accessibility to a range of 
community infrastructure, employment opportunities, and educational institutes benefits and supports the 
presented development. 
 
 
3.4 Sustainable Residential Development in Urban Areas (2009) 

 
These guidelines, published by the Department of the Environment, 
Heritage and Local Government in 2009, provide specific information on 
new developments in towns and cities.   
 
The guidance provided within this document emphasises “…the importance 

of qualitative standards in relation to design…” with the objective of achieving 
“…an efficient use of land appropriate to its context…”. To this end, we 
highlight the following passages as being of particular relevance to the 
subject application: 
 
5.1 Firm emphasis must be placed by planning authorities on the importance of 

qualitative standards in relation to design and layout in order to ensure that the 

highest quality of residential environment is achieved. Pre-planning discussions 

with developers will be helpful in achieving a quality environment. The objective 

should be the achievement of an efficient use of land appropriate to its context, 

while avoiding the problems of over-development. 

 

5.5 The increase of population within city or town centres with their range of employment, recreation, educational, 

commercial and retail uses can help to curtail travel demand; therefore, these locations have the greatest potential 

for the creation of sustainable patterns of development. Increasing populations in these locations can assist in 

regeneration, make more intensive use of existing infrastructure, support local services and employment, encourage 

affordable housing provision and sustain alternative modes of travel such as walking, cycling and public transport. 

While a mix of residential and other uses will often be desirable in city and town centres, particular care is needed to 

ensure that residential amenity is protected. 

5.3 Particular sensitivity is required in relation to the design and location of apartment blocks which are higher than 

existing adjacent residential development. As a general rule, where taller buildings are acceptable in principle, building 

heights should generally taper down towards the boundaries of a site within an established residential area. 

 

5.8 The State has committed very substantial investment in public transport under the Transport 21 capital 

programme. To maximise the return on this investment, it is important that land use planning underpins the efficiency 

of public transport services by sustainable settlement patterns – including higher densities – on lands within existing 

or planned transport corridors. The phasing of proposed major residential development in tandem with new public 

transport infrastructure / services (as in the case of the Adamstown Strategic Development Zone) should be 

considered. 

 

Statement of Consistency – Ministerial Guidelines 19 

 
The presented development is consistent with the policies outlined for large towns and cities in the Guidelines for 

Planning Authorities on Sustainable Urban Development in Urban Areas 2009.  As well as being plan-led, the 
presented development contributes to the densification of the site and lands in a manner intended and which is 
envisaged by the Local Authority in Fingal. 
 
 
3.5 Housing for All – A New Housing Plan for Ireland (2021) 

 
The foreword to the document states: 
 

The Programme for Government – Our Shared Future – sets out the 

Government’s mission to tackle the Housing crisis. Our objective is that 

everybody should have access to sustainable, good quality housing to purchase 

or rent at an affordable price, built to a high standard, and located close to 

essential services, offering a high quality of life. 

 

Housing for All details the concern around the delivery of the Irish housing 
system for the needs of the people through measures that range from 
affordability to the enhancement of social housing delivery.  
 
There are several key Housing Policy Objectives that have been set out in 
which the presented development directly supports, these are: 
 
 Enable Homeownership and Increase Affordability (No.1); 

 Work towards Ending Homelessness by 2030 (No.3); 

“We will roll out the largest house building programme in the history of the State by getting Local    Authorities 

and AHBs back building at scale”. 

 Increase Social Housing Delivery (No.4); 

“The Government will ensure that the ambition of Housing for All is translated into clear, target driven Local 

Authority delivery action plans”. 

 Drive social sustainability and foster sustainable communities (No.21) and; 

“Sustainable communities are places where people want to live and work. They meet the diverse needs of existing 

and future residents, are sensitive to their environment and contribute to high quality of life”. 

 Drive economic sustainability and reduce Construction Costs (No.23). 
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“Local Authorities are key enablers of housing within the State, through their planning and economic 

functions, and their direct responsibility for the delivery of social and affordable housing.  They also 

play a key role in urban and rural regeneration and leading the Town Centre First approach, so that 

the focus is not only on new supply, but also on tackling vacancy and ensuring the sustainability of 

communities and the vibrancy of all our cities, towns and villages”. 

 
The presented Residential Development at Holywell, Swords, supports the objectives of Housing for All and the 
Governments strategy to increase the delivery of social housing, promote social inclusion and to deliver a target 
of 33,000 homes per year by 2024. It will also aid in the reduction in availability of housing choice, the costs of 
construction and the rate of homelessness in the country. The implementation of such a strategy is believed to 
be able to embed environmental, economic, and social sustainability into the housing system. 
 
The development presented is therefore in line with the proper planning and sustainable development of the 
Holywell, Swords area. 
 
Statement of Consistency – Housing for All 

 

The presented scheme presents an opportunity to increase housing supply within the confines of the existing 
town on an infill greenfield site, appropriately serviced by existing road, transport and services infrastructure. All 
of these can be activated to assist in increasing new housing supply. 
 
 
3.6 Urban Development and Building Heights – Guidelines for Planning Authorities (2018) 

 
The purpose of these guidelines is to ensure that development which takes 
place as part of the National Planning Framework, is done so in a way that 
allows for an increase in scale, density and height. It must encompass an 
appropriate mix of both the living, working, social and recreational space 
available. 
 
The presented Residential Development in Holywell, Swords, has been 
designed and laid out in such a way that can deliver additional housing and 
economic development to urban areas while reinforcing and contributing to 
the sense of place within its receiving environment. The presented 
development is in support of a number of different Specific Planning Policy 
Requirements: 
 

(SPPR 1) In accordance with Government policy to support increased 

building height and density in locations with good public transport 

accessibility, particularly town/ city cores, planning authorities shall 

explicitly identify, through their statutory plans, areas where increased 

building height will be actively pursued for both redevelopment, regeneration and infill development 

to secure the objectives of the National Planning Framework and Regional Spatial and Economic 

Strategies and shall not provide for blanket numerical limitations on building height. 

 

(SPPR 2) In driving general increases in building heights, planning authorities shall also ensure 

appropriate mixtures of uses, such as housing and commercial or employment development, are 

provided for in statutory plan policy.  Mechanisms such as block delivery sequencing in statutory plans 

could be utilised to link the provision of new office, commercial, appropriate retail provision and 

residential accommodation, thereby enabling urban redevelopment to proceed in a way that 

comprehensively meets contemporary economic and social needs, such as for housing, offices, social 

and community infrastructure, including leisure facilities. 

Statement of Consistency - Urban Development and Building Heights – Guidelines for Planning Authorities  

 

The three pavilion blocks present Block A to the west at five storeys, the central Block B at 6 storeys, and Block C 
to the east is 4 storeys. This distribution of height and mass supports the articulation of the individual pavilions 
(thereby avoiding the perception of one large mass), appropriately scaled in keeping with the distance between 
them and the existing neighbouring residences. 
 
The presented scheme is in compliance with the guidelines that have been set out and presents an opportunity to 
fulfil the objectives that have been outlined within the Guidelines above in relation to increasing building heights 
and density in areas that are appropriate. As a result of this it will be possible for it to remain consistent with 
national statutory guidance.  
 
The presented Residential Development offers an opportunity to accommodate projected population increases 
in Fingal through the implementation and use of height and density with a minimal impact on the surrounding 
environment and residential amenity. 
 
 
3.7 Sustainable Urban Housing: Design Standards for New Apartments – Guidelines for Planning 

Authorities (2022) 

 

These guidelines issued by the Department of Housing, Local Government 
and Heritage in 2022 detail specific requirements in relation to the 
development of new apartments in Ireland as well as demonstrating the 
need for further apartments in urban areas. Future housing need projections 
indicate that there is a growing need for development in urban areas and 
apartments offer a solution to the requirements of an ageing and a young 
population. 
 
The requirements set out in this document ensure that new apartments 
constructed are attractive, desirable and can accommodate a range of 
household types and tenures. They set out design standards as well as the 
role of apartments within statutory planning guidance. Apartment 
developments are continuing to become an increasingly more common form 
of development in urban areas however in order for Ireland to close the gap 
between itself European averages they need to become the norm for urban 
housing solutions. 
 
The presented Residential Development at Holywell, Swords, recognises the need for further residential demand 
in Swords and in response offers a solution that is in line with the context for Housing for All and the National 

Planning Framework. The development is in compliance of the standards that have been set out in the above 
guidelines as well as the following Specific Planning Policy Requirement (SPPR): 
 

(SPPR) Minimum Apartment Floor Areas: 
 
 Studio apartment (1 person) 37 sq m; 

 1-bedroom apartment (2 persons) 45 sq m; 

 2-bedroom apartment (4 persons) 73 sq m; and 

 3-bedroom apartment (5 persons) 90 sq m. 
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Statement of Consistency – Sustainable Urban Housing: Design Standards for New Apartments (2022) 

 
The presented scheme demonstrates that it is in compliance and support of the goals and the development 
criteria that has been outlined in the guidance document above through careful design and adherence. By 
developing to the aforementioned standards, it will allow for projected areas of expansion to be fulfilled as well 
as population growth and demographic trends to be accounted for to a manner that is in line with proper planning 
and sustainable development.  The result of this will be the delivery of a series of high-quality residential units 
that are attractive in an area that is accessible and has been projected to expand. 
 

 
4.0 CONCLUSION 

 
Principle of Development Acceptable – Plan Led and Policy Consistent:  It is submitted that the presented 
development is consistent with the zoning objectives for the subject site as discussed in the above sections as well 
as being in alignment with local and national planning policy. The presented use of this zoned land is for residential 
development and the typology of residential units that has been presented reflects the needs of the area. 
 
The presented development fully accords with the land use category as set out by the Fingal Development Plan 

2023-2029, for the reasons more fully examined within this Planning Statement and as supports the rationale for 
the application as being ‘Plan-Led’ and as further presented in terms of consistency herein. 
 
Sustainable Neighbourhoods:  We submit that the presented density of the subject application represents an 
efficient and sustainable use of serviced infill zoned lands and would be keeping the proper planning and 
sustainable development of the area.  
 

The presented development will provide a mix of available residential units proximate to the existing and 
expanding residential neighbourhoods, which can be supported due to the proximity of active travel options and 
public transport such as bus services.  Accessibility to a range of community infrastructure, employment 
opportunities, and educational institutes, as described above and referred, benefits and supports the subject 
development presented. 
 
Better Use of Land:  The presented development delivers a 57 no. residential unit development on an infill 
greenfield site, presenting a range of unit sizes (20 no. 1-bedroom apartments, 29 no. 2-bedroom apartments, 
and 8 no. 3-bedroom apartments) effectively integrated within its receiving environment acknowledging existing 
neighbouring residential amenity, and presents amenity space in alignment with the provisions of the 
Development Plan. 
 
The subject scheme presents a reflective and respectful density of residential development within Fingal, in close 
proximity to places of employment, transport infrastructure and associated services, accessible by foot, bicycle 
and public transport, all key factors in ensuring the expected increase in population. 
 
Principle of the Presented Development of a High-Quality Design and Layout:  Development Management 
Standards as contained within the Fingal County Development Plan 2023-2029 and as required to be in accordance 
with prevailing Ministerial Guidelines have been considered alongside the appropriate and previously referred 
Guidelines for Sustainable Residential Development in Urban Areas (2009), Housing for All – A New Housing Plan for 

Ireland (2021) and Urban Development and Building Heights – Guidelines for Planning Authorities (2018). 
 
The presented development is consistent with the policies outlined for large towns and cities in the Guidelines for 

Planning Authorities on Sustainable Urban Development in Urban Areas (2009).  As well as being plan-led, the 
presented development contributes to the densification of the infill greenfield subject site, allowing for higher 
density to occur in this location. 
 

The presented development represents the introduction of a new range and mix of housing types and sizes, 
having a positive impact on the wider area without effecting the neighbourhood amenity.  The 57 no. units are 
considered an appropriate design response presenting a high-quality housing scheme with a range of unit size, 
increasing the opportunity to access the housing market by providing housing units at a requisite scale and 
massing, with a permeable layout that allows the area to become more accessible for pedestrians while effectively 
integrating within its receiving environment by acknowledging existing neighbouring residential amenity. 
 
A Connected, Inclusive and Distinctive Community:  The presented development is consistent with the policies 
outlined for large towns and cities in the Guidelines for Planning Authorities on Sustainable Urban Development in 

Urban Areas (2009).  As well as being plan-led, the presented development contributes to the densification of the 
infill greenfield site and lands in a manner intended envisaged by the Local Authority. 
 
The guidelines as relate to, inter alia, daylight/sunlight and energy efficiency, privacy and security, car and bicycle 
parking, the provision of private and communal open space, residential density, accessibility, waste services have 
all been carefully considered in the design and layout of the presented scheme. 
 
Having regard to the Fingal Development Plan 2023-2029 and the development of a Residential Development as 
presented for the Holywell, Swords, site which is subject to the RS- Residential zoning designation confirming 
inter alia that a Residential Development is ‘Permitted in Principle’, Statutory Guidelines for Planning Authorities 
on residential development in response to Project Ireland 2040, National Policy Objectives contained within the 
National Planning Framework, as well as the availability of public services, amenities and facilities, it is considered 
that the presented development of a new residential development at a site in Holywell, Swords, will enhance both 
the character and amenity of the area and provide much needed housing to satisfy plans for local expansion and 
future housing targets. 
 
Accordingly, the presented development integrates successfully within its receiving environment and 
neighbouring sites, is not detrimental to the visual or landscape amenities of the area, does not seriously injure 
the residential amenities of property in the vicinity, will not adversely impact on the cultural and build heritage of 
the area, is not prejudicial to public health and does not interfere with the existing land uses in the area. The 
presented development would, therefore, be in accordance with the proper planning and sustainable 
development of the area while integrating within the current Swords built environment. 
 
 
Yours faithfully 
 

 

 

 

 

 

Wessel Vosloo MIPI 

Principal 

The Planning Partnership 
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	The drawings include with this submission include a site plan with the future Barryspark & Crowcastle Masterplan Illustrated.
	See HHP-HRA-ZZ-00-DR-A-003-Siteplan.
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	1.6 DESIGN Justification:
	Figure 1.5:  The block typology provides optimal passive surveillance of the public realm.
	1.6 DESIGN Justification:
	Circulation & Plan Efficiency:
	The pavilion typology with a compact central core in each block leading to 4 apartments per floor also means that the design delivers a very efficient net to gross ratio of 88%.
	Meandering shared corridors have been avoided, thereby avoiding the opportunity for anti-social behaviour. The shared lobbies enjoy natural light through the adjacent stairway. The distribution of lifts is efficient with 19 apartments sharing one lift...
	Universal Design
	The Fingal County Development Plan requires that 30% of the units(by area) are designed to be to Universal Design standard.
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	Gross Floors Areas:
	Gross floor Areas are set out below per block and per floor:
	Apartment Areas:
	The area of each apartment type is set out in Appendix A.
	Fire Safety and Universal Access:
	The current design has been reviewed as regards compliance with Building Regulations.
	Car and Bike Parking Provision:
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