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REPORT LIMITATIONS
Synergy Environmental Ltd. t/a Enviroguide Consulting (hereafter referred to as “Enviroguide”) has
prepared this report for the sole use of DSPL Limited in accordance with the Agreement under which
our services were performed. No other warranty, expressed or implied, is made as to the professional
advice included in this Report or any other services provided by Enviroguide.
The information contained in this Report is based upon information provided by others and upon the
assumption that all relevant information has been provided by those parties from whom it has been
requested and that such information is accurate. Information obtained by Enviroguide has not been
independently verified by Enviroguide, unless otherwise stated in the Report.
The methodology adopted and the sources of information used by Enviroguide in providing its services
are outlined in this Report.
The work described in this Report is based on the conditions encountered and the information available
during the said period of time. The scope of this Report and the services are accordingly factually limited
by these circumstances.
All work carried out in preparing this report has used, and is based upon, Enviroguide’s professional
knowledge and understanding of the current relevant national legislation. Future changes in applicable
legislation may cause the opinion, advice, recommendations or conclusions set out in this report to
become inappropriate or incorrect. However, in giving its opinions, advice, recommendations and
conclusions, Enviroguide has considered pending changes to environmental legislation and regulations
of which it is currently aware. Following delivery of this report, Enviroguide will have no obligation to
advise the client of any such changes, or of their repercussions.
Enviroguide disclaim any undertaking or obligation to advise any person of any change in any matter
affecting the Report, which may come or be brought to Enviroguide’s attention after the date of the
Report.
Certain statements made in the Report that are not historical facts may constitute estimates, projections
or other forward-looking statements and even though they are based on reasonable assumptions as of
the date of the Report, such forward-looking statements by their nature involve risks and uncertainties
that could cause actual results to differ materially from the results predicted. Enviroguide specifically
does not guarantee or warrant any estimate or projections contained in this Report.
Unless otherwise stated in this Report, the assessments made assume that the site and facilities will
continue to be used for their current or stated proposed purpose without significant changes.
The content of this report represents the professional opinion of experienced environmental
consultants. Enviroguide does not provide legal advice or an accounting interpretation of liabilities,
contingent liabilities or provisions.
If the scope of work includes subsurface investigation such as boreholes, trial pits and laboratory testing
of samples collected from the subsurface or other areas of the site, and environmental or engineering
interpretation of such information, attention is drawn to the fact that special risks occur whenever
engineering, environmental and related disciplines are applied to identify subsurface conditions. Even
a comprehensive sampling and testing programme implemented in accordance with best practice and
a professional standard of care may fail to detect certain conditions. Laboratory testing results are not
independently verified by Enviroguide and have been assumed to be accurate. The environmental,
ecological, geological, geotechnical, geochemical, and hydrogeological conditions that Enviroguide
interprets to exist between sampling points may differ from those that actually exist. Passage of time,
natural occurrences, and activities on and/or near the site may substantially alter encountered
conditions.
Copyright © This Report is the copyright of Enviroguide Consulting and any unauthorised
reproduction or usage by any person other than the addressee is strictly prohibited.
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1 INTRODUCTION
1.1

Background

Enviroguide Consulting was retained by DSPL Limited (the Applicant) to prepare an
Environmental Impact Assessment (EIA) Screening report in relation to a Proposed
Development at Rathgowan, Mullingar, Co. Westmeath. The purpose of this report is to
provide information to assist the relevant competent authority to carry out a screening for
Environmental Impact Assessment.

1.2

Screening Objective

The overall objective of this EIA Screening exercise was to identify and assess any potential
for environmental impact associated with the Proposed Development and to determine if EIA
is required for the Proposed Development. The EIA requirement was determined as set out in
the mandatory and discretionary provisions of the Planning and Development Act, 2000 (as
amended) (the Act) and in Schedule 5 of the Planning and Development Regulations, 2001
as amended (the Regulations). Certain projects, listed in Schedule 5 of the regulations, by
virtue of their nature and size will generally have potential for significant environmental effects,
require mandatory EIA.
Others, also listed in the Schedule 5 of the Regulations, contain threshold levels, and for
projects that fall below these thresholds, it is the decision of the competent authority to
determine if an EIA (and the associated Environmental Impact Assessment Report (EIAR) is
required). Whether a ‘sub-threshold’ development should be subject to EIA is determined by
the likelihood that the development would result in significant environmental effects.
Significant effects may arise due to the nature of the development, its scale or extent and its
location in relation to the characteristics of the receiving area, particularly sensitive
environments.
This report documents the methodology employed to complete the screening exercise, having
regard to relevant legislation and guidance documents. It also sets out a clear rationale for
each decision.

2 DESCRIPTION OF THE PROPOSED DEVELOPMENT
DSPL Limited intends to apply to An Bord Pleanála for permission for a strategic housing
development on a site area of 6.15Ha located at Rathgowan, Mullingar, Co. Westmeath. The
site is located north and east of existing housing at Ardilaun Heights and Rathgowan Wood,
north-west of the R394, which is known as the Mullingar Western Relief Road and south of
the R393 Ashe Road, all in the townland of Rathgowan or Farranshock.
The Proposed Development will consist of 212 no. dwellings and a creche. The residential
dwellings are comprised of 107 no. 2 and 3 storey houses, 86 no. 2 and 3 bed duplex units in
8 no. 3 storey blocks and 19 no. 1 and 2 bed apartments accommodated 1 no. 4 storey building
June 2022
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which also accommodates a crèche at ground floor level (430sq.m), with associated outdoor
play area. The proposed houses consist of 31 no. 2 bed, 70 no. 3 bed and 6 no. 4 bed
detached, semi-detached and terraced houses.
The Proposed Development provides for all associated site development works, relocation of
existing underground surface water attenuation tank, car parking, bin and bicycle storage,
public and communal open spaces, hard and soft landscaping and boundary treatments,
underground utilities, substation and public lighting. Vehicular access to the development will
be off the R394, via Rathgowan Park with pedestrian and cyclist access also proposed onto
the R393 Ashe Road to the north.
In total it is proposed to provide 290 no. car parking spaces on the development site. 139 no.
spaces will be provided for the houses, 111 no. spaces for the duplexes, and 25 no. spaces
for the apartments. 15 no. spaces are to be provided for the proposed creche. 16 no. parking
spaces will be designated disabled user car-parking spaces and 30 no. Electric Vehicle
Charging Points (EVCP) will be provided for. It is proposed to provide 526 no. secure cycle
parking spaces on the Proposed Development site.

2.1

Construction Works
•

•
•
•

Construction works will be completed in 4 Phases.
o Phase 1: 52no. House units, 4 duplexes,2 apartments, car parking, Central
Park
o Phase 2: 26 no. House units, 28 duplexes, 2 apartments, car parking, outdoor
space
o Phase 3: Creche,11 no. House units, 19 no. Apartment units, car parking,
outdoor space and crossing point.
o Phase 4: 18 no. House units, 50 duplexes, car parking, Outdoor Space
Identification and location of existing services including protection of same.
Groundworks include drainage, foundations, kerbing, ducting, watermains, hard and
soft surfacing.
Construction of 212 no. residential units, including 4 apartment blocks and a children’s
crèche including, Groundworks and foundations, External and Internal walls, Roof
construction, Fitting of windows and doors, External and Internal Rendering, First and
Second fixing of all Carpentry, Electrical and Plumbing works, Fitting of Kitchen and
Bedroom fixtures, Decoration works and Landscaping.

June 2022
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Figure 2-1: Proposed Site Layout - Construction Phases Phasing (Drawing no. 6253-P-004,
BKD Architects, June 2022)

2.2

Site Overview

The site of the Proposed Development is 6.37 hectares in size and is currently a greenfield
site located to the north and east of existing housing at Ardilaun Heights and Rathgowan
Wood. The site is approximately 1.5km west of the town of Mullingar, County Westmeath and
has vehicular access off the R394, via Rathgowan Park. Pedestrian and cyclist access is also
proposed onto the R393 Ashe Road to the north. The surrounding land uses are residential to
the east and south and agricultural to the north and west of the Proposed Development. The
site is located within the administrative jurisdiction of Westmeath County Council. The lands
are zoned for “Proposed Residential” and as such the Proposed Development supports the
existing land use as it falls in line and assists with the core strategies of the Plan.
Refer to Figure 2-2 and Figure 2-3 for the Site Location and Site layout.

June 2022
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Figure 2-2: Site Location Map
June 2022

Page 4

Enviroguide Consulting
Environmental Impact Assessment Screening

DSPL Limited
Rathgowan, Mullingar, Co. Westmeath

Figure 2-3: Site Layout (Drawing no. 6253- P-003, BKD Architects, June2022)
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Site Planning History

The Site is within the administrative jurisdiction of Westmeath County Council.
The planning history within the Site boundary of the Proposed Development was reviewed
from the following data sources:
•
•
•

Westmeath County Council planning website:
http://www.westmeathcoco.ie/en/ourservices/planning/.
An Bord Pleanála website, http://www.pleanala.ie/.
EIA Portal, as provided by the Department of Housing, Planning and Local
Government:https://housinggovie.maps.arcgis.com/apps/webappviewer/index.html?i
d=d7d5a3d48f104ecbb206e7e5f84b71f1.

It appears that all previous grants of permission have expired and there is no extant
permission currently in place on the subject site.

Application
Reg. Ref.

Applicant

Address

Development Proposal

Decision

085019

Hollioake
Ltd.

Farranshock,
Rathgowan,
Mullingar

Revised housing layout of the previously
approved housing development, 04/5226 (40
houses built) including 24 x 4 bed, 198 x 3 bed,
5 x 2 bed two storey houses, 16 x 4 bed twostorey dormer houses, 5 x 2 bed bungalows, a
two-storey building containing a creche, a
neighbourhood shop and a medical consultant
commercial office with roads, open spaces and
ancillary site works with access from ashe road
and the c ring road.

Appealed

Farranshock,
Rathgowan,
Mullingar

Change of house type to provide 208 no. Units
on part of site previously granted planning
permission under ref. 04/5226, the units will
consist of 47 no 4 or 5 bed 2 or 3 storey
dwellings, 25 no. 3 or 4 bed 2 or 3 storey
dwellings, 16 no. 4 bed 3 storey dwellings, 60
no. 2 bed ground floor duplex apartments, 33
no. 3 bed first and second floor duplex town
houses, 27 no. 2 bed first and second floor
duplex town houses

Refused

Farranshock /
Rathgowan,
Mullingar

Constructing 360 units - 6 no. 4 bed detached,
34 no. 4 bed semidetached, 60 no. 3 bed semidetached, 88 no. 3 bed terrace units, 62 no. 2
bed duplex units, 56 no. 2 bed apartments
(under duplex units) 36 no. 2 bed apartments
and 18 no. 1 bed apartments - plus 1 no.
Childcare facility (398.2 sq.m.) active and
passive open space consisting of a central park
area, a formal square and 3 no. Neighbourhood
pocket parks, carparking, street furniture,

Conditional
Permission
Granted

055214

045226

Empire
Homes Ltd.

Menaleus
Partnership

June 2022
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Application
Reg. Ref.

Applicant

Address

DSPL Limited
Rathgowan, Mullingar, Co. Westmeath

Development Proposal

Decision

landscaping works, refuse facilities and all
ancillary site works,, private gardens provided
to all houses, private balconies and semiprivate gardens provided to all duplex and
apartment units, also the construction of part of
the c ring road from chainage 1015 to chainage
1170 incl. The construction of a proposed new
roundabout, access to the development is via
the new roundabout from the proposed c ring
road and limited access from ashe road. The
permission under Ref. 04/5526 has since
expired.

2.4

Principal Features of the Proposed Development

The Proposed Development will consist of 212 no. dwellings and a creche. The residential
dwellings are comprised of 107 no. 2 and 3 storey houses, 86 no. 2 and 3 bed duplex units in
8 no. 3 storey blocks and 19 no. 1 and 2 bed apartments accommodated 1 no. 4 storey building
which also accommodates a crèche at ground floor level (430sq.m), with associated outdoor
play area. The proposed houses consist of 31 no. 2 bed, 70 no. 3 bed and 6 no. 4 bed
detached, semi-detached and terraced houses.
The Proposed Development provides for all associated site development works, relocation of
existing underground surface water attenuation tank, car parking, bin and bicycle storage,
public and communal open spaces, hard and soft landscaping and boundary treatments,
underground utilities, substation and public lighting. Vehicular access to the Proposed
Development will be off the R394, via Rathgowan Park with pedestrian and cyclist access also
proposed onto the R393 Ashe Road to the north.

3 EIA SCREENING PROCESS
3.1

Introduction

This EIA Screening Report has been prepared by Enviroguide Consulting on behalf of DSPL
Limited. The overall objective of this EIA Screening exercise is to identify and assess any
potential for environmental impact associated with the Proposed Development and to
determine if an EIA is required for the Proposed Development.

3.2

Legislative Requirements for an EIA

EIA Directive 2011/92/EU was enacted as a means to assess the effects of projects on the
environment, and to ensure that any potential significant effects are assessed before a project
proceeds. Annex I of Directive 2011/92/EU, as amended by Directive 2014/52/EU defines
mandatory projects that require an Environmental Impact Assessment Report (EIAR) (formerly
EIS) and Annex II lists projects which do not necessarily have significant effects but can be
June 2022
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subject to case-by-case analysis or thresholds to be determined by member states. Section
172 of the Planning and Development Act 2000, as amended, provides the legislative basis
for mandatory EIA. It states the following:
“An environmental impact assessment shall be carried out by a planning authority or the
Board, as the case may be, in respect of an application for consent for:
(a) Proposed development of a class specified in Schedule 5 of the Planning and
Development Regulations 2001 which exceeds a quantity, area or other limit
specified in that Schedule, and
(b) Proposed development of a class specified in Schedule 5 to the Planning and
Development Regulations 2001 which does not exceed a quantity, area or other
limit specific in that Schedule but which the planning authority or the Board determines would be likely to have significant effects on the environment”
In some cases, Member States have also established “exclusion” or “negative” lists specifying
thresholds and criteria below which EIA is never required or below which a simplified EIA
procedure applies. There may be exceptions to the negative thresholds, for example, for
projects in defined sensitive locations. Such exceptions will apply in the case of Habitats
Directive assessments. The use of exclusion lists, defining thresholds below which EIA is
never required, is very limited in the EU Member States. In Ireland, the thresholds are defined
in Article 120 of the Planning and Development Regulations 2001-2022.
Schedule 5 of the Planning and Development Regulations 2001-2022 outlines the legislative
requirements deeming whether a project requires a mandatory EIA. Projects that automatically
require an EIA included in Annex 1 are listed in Part 1 of Schedule 5 to the Planning and
Development Regulations. Projects that are assessed either on a case-by-case examination
or on the basis of set mandatory thresholds are defined under Annex II of the Directive, and
these are transposed in Irish legislation in Schedule 5, Part 2 of the Planning and Development
Regulations.
The Proposed Development at Rathgowan, Mullingar, Co. Westmeath is not listed as a
development type in Schedule 5, Part 1 of the Planning and Development Regulations 20012022 and therefore a mandatory EIA is not required.
The Proposed Development is a project listed as a development type in Schedule 5, Part 2 of
the Planning and Development Regulations 2001-2022. The Proposed Development is
considered a sub-threshold development as detailed below.
A sub-threshold development is defined as a “development of a type set out in Part 2 of
Schedule 5 which does not equal or exceed, as the case may be, a quantity, area or other
limit specified in that Schedule in respect of the relevant class of development”. Sub threshold
developments can be screened to determine if an EIA is required.
The Proposed Development does not meet the criteria set out in Schedule 5, Part 2 (10) (b)
(i) of the Planning and Development Regulations 2001-2022:
10 (b) (i) Construction of more than 500 dwelling units.
June 2022
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The total number of residential units to be constructed for the Proposed Development is 212.
Therefore, it is less than the 500-dwelling unit threshold and accordingly a mandatory EIA is
not required.
The Proposed Development does not meet the criteria set out in Schedule 5, Part 2 (10) (b)
(iv) of the Planning and Development Regulations 2001-2022:
10 (b) (iv) Urban development which would involve an area greater than 2
hectares in the case of a business district, 10 hectares in the case of other parts
of a built-up area and 20 hectares elsewhere.
(In this paragraph, “business district” means a district within a city or town in
which the predominant land use is retail or commercial use.)
The Site is not located in a business district and the total area of the Site for development has
been confirmed as 6.37 hectares, which is less than the required 10-hectare threshold in the
case of other parts of a built-up area. Accordingly, a mandatory EIA is not required.
The Proposed Development will be reviewed having regard to the criteria set out in Schedule
5, Part 2 (15). The findings of this review will be detailed in this report’s conclusions.
15. Any project listed in this Part which does not exceed a quantity, area or other
limit specified in this Part in respect of the relevant class of development, but
which would be likely to have significant effects on the environment, having
regard to the criteria set out in Schedule 7.
As this Proposed Development is significantly below the threshold specified in the above
Classes and the Classes do not apply, it is considered a sub-threshold development on these
grounds. Therefore, the Proposed Development does not meet the thresholds to require a
mandatory EIA as per Schedule 5 of the Planning and Development Regulations and is
considered to be a sub-threshold development in the context of Irish legislation.
The criteria as set out in Schedule 7 has been incorporated into this EIA Screening Report.
This EIA Screening concludes that the Proposed Development will not be likely to have
significant effects on the environment as detailed in Sections 3.6 to 3.8.
Table 3-1 provides a summary of the legislative requirements for an EIA:
Table 3-1: Summary of EIA Activities
Class of
Activity
Schedule 5
Part 2
(10)(b)(i)

Description of Activity Class
Construction of more than
dwellingunits.

Summary Comments

500

The
Proposed
Development does not
exceed the 500-dwelling
unit threshold. The total
number of units to be
constructed amounts to

June 2022
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Activity
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Description of Activity Class

Summary Comments

EIA
Required?

212 no. residential units.

Schedule 5
Part 2
(10)(b)(iv)

Schedule 5
Part 2 (15)

3.3

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.
Any project listed in this Part which
does not exceed a quantity, area or
other limit specified in this Part in
respect of the relevant class of
development, but which would be
likely to have significant effects on
the environment, having regard to the
criteria set out in Schedule 7.

The Proposed Development
does not exceed the 10hectare threshold. The total
site area is 6.37 hectares.

The Proposed Development
will be reviewed having
regard to the criteria set out
in Schedule 7. The findings
of this review will be detailed
in this report’s conclusions.

No

To be
determined
by this EIA
Screening*

Screening Process

Screening is the initial stage in the EIA process and determines whether or not public and
private projects are likely to have significant effects on the environment and, as such, require
EIA to be carried out prior to a decision on a development consent application being made.
Projects listed in Annex I to the Directive are automatically subjected to an EIA because their
environmental effects are presumed to be significant. Projects listed in Annex II to the Directive
require a determination to be made about their likely significant environmental effects.
Screening must consider the whole development, including likely significant effects arising
from any demolition works which must be carried out in order to facilitate the Proposed
Development. A project’s characteristics must be assessed, inter alia, in relation to its
cumulative effects with existing and/or approved projects.

3.4

Sub-threshold Development

The most important element to address in the assessment of a sub-threshold development
and its possible requirement for an EIA is the likelihood of the project having any significant
effects on the environment. In order to provide guidance with this, criteria have been
transposed into Irish legislation and set out in Annex III of the EIA Directive it is also set out in
Schedule 7 to the Planning and Development Regulations 2001 - 2022. Within Annex III of the
EIA Directive, the characteristics under which a project must be considered in order to
determine if an EIA is required includes:
1. The size and design of the Proposed Development,
June 2022
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2.
3.
4.
5.

The use of natural resources, in particular land, soil, water and biodiversity,
The production of waste,
Pollution and nuisances,
The risk of major accidents and/or disasters which are relevant to the project
concerned, including those caused by climate change, in accordance with scientific
knowledge,
6. The risks to human health (for example due to water contamination or air pollution),
7. The existing and approved land use,
8. The relative abundance, availability, quality and regenerative capacity of natural
resources,
9. The absorption capacity of the natural environment, paying particular attention to the
following areas.
i. wetlands, riparian areas, river mouths,
ii. coastal zones and marine environment,
iii. mountain and forest areas,
iv. nature reserves and parks,
v. areas classified or protected under legislation, including Natura 2000 areas
designated pursuant to the Habitats Directive and the Birds Directive,
vi. areas in which there has already been a failure to meet the environmental
quality standards laid down in legislation of the European Union and relevant
to the project, or in which it is considered that there is such a failure,
vii. densely populated areas,
viii. landscapes and sites of historical, cultural, or archaeological significance.
10. The magnitude and spatial extent of the impact,
11. The Nature of the Impact
12. The transboundary nature of the impact,
13. The intensity and complexity of the impact.
14. The probability of the impact,
15. The expected onset, duration, frequency, and reversibility of the impact.
16. Cumulation with other existing development and/or development the subject of a
consent.
17. The possibility of effectively reducing the impact.
The above criteria, as transposed in Irish legislation, are grouped under three main headings,
as follows:
1. Description of the Proposed Development,
2. Location of the Proposed Development, and
3. Characteristics of the Potential Impacts.
In addition, the European Commission publication Environmental Impact Assessment of
Projects, Guidance on Screening (2017) contains helpful checklists such as “Screening
Checklist” and the “Checklist of Criteria for Evaluating the Significance of Environmental
Impacts”, that are beneficial in aiding the production of screening for EIA. The Office of the
Planning Regulator (OPR) has also produced an Environmental Impact Assessment
Screening Practice Note offers practical step-by-step guides and templates in relation to the
preparation of EIA screening reports.

June 2022
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Methodology

The process of evaluating the likelihood of a project listed in Annex II requiring an assessment
is called Screening. Figure 3-1, from The Environmental Impact Assessment of Projects,
Guidance on Screening (European Commission, 2017) illustrates the steps involved in the
Screening process.
Step 1:
When is Screening required?
Is the project listed in Annex II
{Article 4(2)}
Yes
Step 2a:
Is the project on an inclusive list of projects for which EIA Is always required?
{Article 4(3), second sentence, second part}

Yes

EIA required
{See Article 5-10}

No
Step 2b:
Is the project on an inclusive list of projects for which EIA is not required?
[Article 4(3), second sentence, first part]

Yes

EIA not required

No
Step 3a:
Information on the characteristics of the project
{Article 4(4) and Annex IIA}

Step 3b:
Consultation during Case-by-case
examination

Step 3c:
Case-by-case examination: Is the Project likely to have significant effects on the
environment?
{Article 4(4)}
Yes
EIA required
{See Article 5-10}

No
EIA not required

Step 4:
The Screening Decision and Its justification
{Article 4(5)}

Figure 3-1: Flow Diagram of the Steps in Screening (Source: European Commission
Environmental Impact Assessment of Projects, Guidance on Screening, 2017)

3.6

Characteristics of the Proposed Development

DSPL Limited intends to apply to An Bord Pleanála for permission for a Strategic Housing
Development (SHD) on a site area of 6.37ha located at Rathgowan, Mullingar, Co.
Westmeath. The site is located north and east of existing housing at Ardilaun Heights and
Rathgowan Wood, north-west of the R394, which is known as the Mullingar Western Relief
Road and south of the R393 Ashe Road, all in the townland of Rathgowan or Farranshock.
The Proposed Development will consist of 212 no. dwellings and a creche. The residential
dwellings are comprised of 107 no. 2 and 3 storey houses, 86 no. 2 and 3 bed duplex units in
8 no. 3 storey blocks and 19 no. 1 and 2 bed apartments accommodated 1 no. 4 storey building
which also accommodates a crèche at ground floor level (430sq.m), with associated outdoor
play area. The proposed houses consist of 31 no. 2 bed, 70 no. 3 bed and 6 no. 4 bed
detached, semi-detached and terraced houses.
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The Proposed Development provides for all associated site development works, relocation of
existing underground surface water attenuation tank, car parking, bin and bicycle storage,
public and communal open spaces, hard and soft landscaping and boundary treatments,
underground utilities, substation and public lighting. Vehicular access to the development will
be off the R394, via Rathgowan Park with pedestrian and cyclist access also proposed onto
the R393 Ashe Road to the north.
3.6.1

Size of the Subject Site

The Proposed Development is located on a site of 6.37 hectares.
3.6.2

Cumulation with Other Projects

Plans and projects in the surrounding area that could have the potential to result in cumulative
impacts in were reviewed from data sources including:
•
•
•

•

Westmeath County Council website:
http://www.westmeathcoco.ie/en/ourservices/planning/.
An Bord Pleanála website, http://www.pleanala.ie/.
EIA Portal, as provided by the Department of Housing, Planning and Local
Government
https://housinggovie.maps.arcgis.com/apps/webappviewer/index.html?id=d7d5a3d48
f104ecbb206e7e5f84b71f1
MyPlan.ie, as provided by the Department of Housing, Local Government and Heritage
in conjunction with Irish Local Authorities. https://myplan.ie/

Any planning applications listed as granted or decision pending from within the last 5 years
were assessed for their potential to act in-combination with the Proposed Development and
cause likely significant effects. Long-term developments granted outside of this time period
were also considered where applicable.
There are several existing granted planning permissions or in-progress developments on
record in the area, ranging from small-scale extensions and alterations to existing residential
properties to some larger-scale developments. Larger-scale developments identified within
the vicinity of the Proposed Development are outlined in Table 3-2.
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Table 3-2: List of Off-Site Projects
Application Reg. Ref.

Address

Development Proposal

Decision

2197

Rathgowan, Mullingar, Co Westmeath

Residential development comprising of the construction of 98 no. residential units,
1 no. childcare facility. Access will be via the existing entrance on the R394(C-Link)
to the north of the site. This development will form part of a larger two-phase
development at this location.

Appealed

Residential development comprising of the construction of 83 no. residential units,
1 no pumping station. Access will be via the existing entrance on the R394 (C-Link)
to the north of the site. This development will form part of a larger two-phase
development at this location.

Appealed

Harbour Road/Martins Lane,
Robinstown (Tyrrell), Mullingar, Co
Westmeath

For the development of a new car park 120 no. spaces to serve the HSE and Primary
Care Centre at Harbour Road/Martins Lane, Robinstown (Tyrrell) Mullingar, Co
Westmeath a site of 0.623 Hectares. The proposed development proposed the use
of the extended access road permitted under WCC reg. ref 17/6068 and LA(M)
76(Part 8) with an amended and deflected run to access the proposed car park
across Martins Lane. The proposed development will comprise the construction of
a new access road and barrier-controlled car park with pedestrian links to the
developed Primary Care Centre (reg ref 11/5040 & 17/6270) complementary soft
and hard landscaping treatments, boundary treatments and all ancillary site services
and above and below ground works

Granted

Charlestown, Mullingar,
Co.Westmeath

Construction of 98 no. Residential Units consisting of 14 no. 2 bed terraced houses,
10 no. 3 bed end-terraced houses, 12 no. 3 bed semi-detached houses, 8 no. 4 bed
semi-detached houses and 54 no. duplex units (comprising 27 no. 1 bed units and
27 no. 3 bed units). Provision of a creche (c. 418sqm) and community facility (c.
221sqm), 142 no. car parking spaces, 8 no. motorcycle spaces and 102 no. bicycle
spaces. Access from the R390 (with provision for potential access via future
roundabout to replace junction of R390 and R392). All site development and
servicing works, bin stores, ESB substation, pumping station, open space,
landscaping and boundary treatments

Granted

ABP312841-22
Glenveagh Homes Ltd
21139

Rathgowan, Mullingar, Co Westmeath

Glenveagh Homes Ltd

206350
Sheever
Developments

196159
Lampbell Ltd
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Application Reg. Ref.

Address

Development Proposal

Decision

196121

Ashe Road, Mullingar, Co.
Westmeath

Construction of 18 Apartment units in 2 Blocks (Block A & B). Block A consists of 1
no. 1 bedroom unit, 3 no. 2 bedroom units and 2 no. 3 bedroom duplex apartment
units in 2 and 3 storey high building with private balconies and patios. Block B
consists of 6 no. 1 bedroom units and 6 no. 2 bedroom duplex apartment units in 3
storey high building with private balconies and patios. The proposed development
will also consist of new site entrance, shared access road, footpaths, car parking
spaces, boundary wall and fence, covered cycle rack, recycling bin storage area,
public and private open spaces, partial removal and trimming of existing hedgerows
to accommodate proposed site entrance, landscaping and all associated site works
and services

CONDITIONAL

IDA Business Park, Clonmore,
Mullingar, Co Westmeath

The production and recovery facility for producing solvents from waste/recovered
materials; 2 no. product manufacturing units, 6 no associated air circulation stacks;
a tank farm for the recovered (raw material) and manufactured liquids, two storey
administration building, a sprinkler tank, a surface water attenuation tank, a single
storey pump house, a weighbridge and 22 no. carparking spaces, 6 no.cycle parking
spaces, 2 no. HGV/container parking spaces, all ancillary works above and below
ground, landscaping and boundary treatments. The application as described is for
an activity which will be subject of an Industrial Emissions, (IE) Licence. An
Environmental Impact Assessment Report (EIAR) together with revised plans to
detail the reduced scale of the tank farm relocated away from boundary, roofed and
with an enhanced landscaped buffer on all boundaries and retained tree groupings,
has been submitted.

Granted

Coill Rua, Greenpark West,
Ballymahon Road, Mullingar, Co
Westmeath

45 houses, 34 of which will be change of house design from previously granted
under planning permission 12/5077 the development will also consist of revisions to
site layout plan as granted under 12/5077 and 11 new houses with connections to
all existing public services and all associated site works. The proposed development
will consist of 32 No 4 bed semi-detached dwellings, 10 no 3 bed semi-detached
dwellings and 3 no 4 bed detached dwellings

CONDITIONAL

Green Door Designs

176150
Soltec (Ireland) Ltd

166133
Rayjay Abodes Ltd

June 2022
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It is considered that cumulative impacts are most likely to arise due to potential pollution and
nuisance during the Construction Phase. Good construction management practices, as
outlined within the CEMP and CDWMP, will minimise the risk of pollution and nuisances from
construction activities at the Proposed Development Site. The appointed contractor will be
responsible for the full implementation of management and mitigation measures.
Due to the full implementation of management controls to avoid adverse environmental
impacts from the current Proposed Development and the proposed off-site projects, as listed
above, it is not expected that cumulative impacts from these developments are likely to result
in significant adverse effects on the environment.
3.6.3

Cumulation with Relevant Policies and Plans

The following policies and plans were reviewed and considered for possible in-combination
effects with the Proposed Development.
•
•
•
•
•
•

Westmeath County Development Plan 2021-2027
Mullingar Local Area Plan 2014-2020 (extended for a period not exceeding 5 years)
Combined Heritage and Biodiversity Plan for Westmeath 2023-2027
Biodiversity Action Plan 2014-2020
Eastern-Midlands Region Waste Management Plan 2015 – 2021
Westmeath County Development Plan 2021-2027 Volume 5 Strategic Flood Risk
Assessment

The Biodiversity Action 2014-2022 is set out to protect and improve biodiversity, and as such
will not result in negative in-combination effects with the Proposed Development.
The overall objective of the plan is;
“To conserve and enhance the Biodiversity of County Westmeath by prioritising,
coordinating and initiating actions to ensure effective conservation and enhancement
in our county and raising awareness of biodiversity in partnership with local
communities.”
This plan addresses the protection of European Sites through priority 3 “Identify, promote,
establish and protect wildlife corridors along the rivers and canals outside of Natura 2000
sites.” An Appropriate Assessment Screening report has also been prepared as part of the
Proposed Development which will assess any potential impacts of the Proposed Development
on European Sites. Any cumulative impacts will be assessed based on the conclusion of the
finalised reports.
The Eastern-Midlands Region Waste Management Plan 2015 – 2021 is the framework for the
prevention and management of wastes in a safe and sustainable manner. The current regional
waste management plans will be replaced by the National Waste Management Plan for a
Circular Economy (NWMPCE), which is currently in the consultation/ drafting stage, in line
with the policy set out in the Waste Action Plan for a Circular Economy. The implementation
of the Eastern-Midlands Region waste plan ensures that European and national mandatory
targets are achieved and, in doing so, that the health of communities in the region, its people
and the environment are not compromised. An Outline Resource and Waste Management
Plan has been prepared by Punch Consulting Engineers (ORWMP) (June 2022) for the
Proposed Development.
June 2022
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The ORWMP has objectives and targets based on a Sustainable Resource Management
Framework. This sets out KPI’s with targets for the percentage of materials to be diverted from
landfill, materials to be re-used and recycled. The CDWMP has also been prepared to comply
with the Eastern-Midlands Region Waste Management Plan. Based on this compliance and
the successful implementation of the control and mitigation measures relating to waste
outlined which will be outlined within this report and the ORWMP, there will be no negative
cumulative impacts between the Proposed Development and the Eastern-Midlands Region
Waste Management Plan 2015 – 2021. Any cumulative impacts will be assessed based on
the conclusion of the finalised waste reports.
On examination of the above, it is considered that there are no means for the Proposed
Development to act in-combination with any plans that will cause any likely significant adverse
effects on the surrounding environment. The most significant potential for adverse cumulative
impacts in combination with other projects in the area is in the potential for water pollution,
noise, dust, increased traffic. However, the adherence and full implementation of the
appropriate control measures outlined in this report, the CEMP and ORWMP to be carried out
by the contractor will ensure no potential for cumulative impacts to arise.
3.6.4

Use of Natural Resources

The main use of resources will be the construction materials used during the Construction
Phase of the Proposed Development. There will also be an increase in the use of energy (fuel
for construction vehicles, electricity for tools etc.) required for the removal of the waste due to
the Construction Phase of the Proposed Development.
The Proposed Development will be connected to the mains water supply. A Pre-Connection
Enquiry Form has been issued to Irish Water in relation to the Proposed Development
(Reference Number is CDS20006113). Irish Water has provided a response, advising that
water connection is feasible without any infrastructure upgrade. The Construction or
Operational Phase of the Proposed Development will not use such a quantity of water to cause
concern in relation to significant effects on the environment. The peak demand is taken to be
the average day peak week flow multiplied by a peaking factor of 5. This results in a peak
demand of 5.325 litres per second.
The biodiversity of the Site will also be protected during the Construction and Operational
Phases of the Proposed Development. An Appropriate Assessment (AA) Screening Report
has been prepared by Enviroguide Consulting (Enviroguide Consulting 2022) which concludes
that the Proposed Development is not located within any European Site. However, there is an
indirect hydrological linkage via the existing stormwater drainage infrastructure to Lough
Ennell SAC and Lough Ennell SPA. Accordingly, a Natura Impact Statement (NIS)
(Enviroguide Consulting 2022) has been prepared in relation to the two European Sites. The
NIS subsequently detailed the required mitigation measures designed to protect surface water
quality and prevent any significant negative effects occurring in the River Brosna and
downstream Lough Ennell SAC and SPA.
The Arboricultural Impact Assessment prepared by Arbor-Care Ltd. Concludes that the
Proposed Development can be successfully carried out without having a negative impact on
the character or appearance of the surrounding landscape. It is proposed to remove 10 trees
and a scrub area to facilitate the scheme. The proposed landscape plan will mitigate any loss
of trees and hedgerows on site and have a positive impact on local tree population.
June 2022
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The Proposed Development will include 30no. electric vehicle charging points (EVCP) for the
charging of battery-operated cars. This will accommodate the growing demand for e-cars
which assist in decarbonising society and reducing oil dependency.
Therefore, it is not foreseen that any extensive use of natural resources (land, soil, water and
biodiversity) is required for either the Construction or Operational Phase of the Proposed
Development.
3.6.5

Production of Waste

All works carried out as part of the Proposed Development will comply with all Statutory
Legislation including the Waste Management Act 1996 and associated Regulations, Litter Act
1997 and the Eastern-Midlands Region (EMR) Waste Management Plan 2015-2021. The
contractor will co-operate in full with the Environmental Section of the Local Authority. The site
location is a greenfield site and will require minimal site clearance beyond the removal of
topsoil, trees, scrub and any illegally dumped rubbish if found on the site.
There will be an increase in waste in the form of construction waste during the Construction
Phase of the Proposed Development. An ORWMP has been developed by Punch Consulting
Engineers (June 2022). Predicted non-hazardous and hazardous waste streams generated
by construction at the site are outlined within the ORWMP. Any waste (including inert waste)
removed from the Site will only be taken to facilities which hold either a valid Waste Facility
Permit issued by Westmeath County Council (or other Local Authorityif appropriate) or a
Waste License issued by the EPA.
There will also be an increase in municipal waste during the Operational Phase of the
Proposed Development as a result of the 212 no. residential units and the creche facility. All
waste will be collected by a suitably authorised waste collection contractor and brought to an
authorised treatment facility. Upon grant of permission and prior to commencement of the
Proposed Development, an Operational Waste Management Plan will be submitted to the
Planning Authority for agreement.
Due to the scale of the Proposed Development, in combination with the use of the authorised
waste collection/waste treatment facilities, it is not predicted that the production of waste will
cause any likely significant effects on the environment.
3.6.6

Pollution and Nuisances

The Construction Phase of the Proposed Development could give rise to short-lived dust
nuisances. However, it is not predicted that these impacts will be significant, as they will be
intermittent, localised, and last only for the duration of the Construction Phase. Adequate dust
control and suppression measures will be put in place for the duration of the Proposed
Development as per the CMP and ORWMP.
While increased levels of background noise are unavoidable during any construction works
project measures will be implemented to reduce the number of noise-generating activities
occurring concurrently. It is not considered that noise disturbance from the Proposed
Development will be significant during the construction works due to the suburban nature of
the surrounding environment. Any such disturbance will be temporary and limited to the
construction period. The Proposed Development will comply with BS 5228 “Noise Control on
Construction and open sites Part 1: Code of Practice for basic information and procedures for
noise control” and all works will be limited to normal daytime working hours.
June 2022
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The Proposed Development is not expected to give rise to nuisance odours.
All water from excavations etc. will be pumped into a holding tank on site. From here water
will be pumped into designated settlement tanks. The discharge water from these tanks will
be routed to the existing surface water system with approval from the local authority. Visual
checks of the pumping and settlement system will be carried out on a routine basis. This will
reduce the potential of pollution of any nearby waterbodies.
A Construction Traffic Management Plan can be found in the Outline Construction
Management Plan. This report details the measures required to ensure there is minimal
nuisances and disruption as a result of construction related traffic as the road network used
by construction vehicles will be shared with public road users. The appointed contractor will
be required to prepare and submit a detailed Construction Traffic Management Plan to the
Local Authority as part of the tender application process.
Implementation of the CMP and ORWMP prepared for Proposed Development by the
contractor will ensure that all applicable environmental health and safety regulation is complied
with throughout the Construction Phase thereby ensuring that the Proposed Development will
not result in significant effects on human health or the environment resulting from potential
pollution or nuisance. It is therefore concluded that the Proposed Development will not give
rise to pollution or nuisances, and proper Site management will further reduce the likelihood
of such impacts occurring.
3.6.7

Risk of Major Accidents and/or Disasters

The potential for the Construction or Operational Phase of the Proposed Development to result
in any major accidents and /or disasters can be considered low. This is based on the correct
implementation of all standard health and safety procedures, and the lack of substances that
will be used in the Proposed Development which may cause concern for having likely
significant effects on the environment. Furthermore, the Site will be secured at all times and
construction / demolition works will be managed and controlled by using standard best practice
measures for construction / demolition sites and adhering to normal daytime working hours.
Environmental issues, site rules and waste management arrangements will be discussed as
part of the Site Safety Induction, which all site personnel must attend. Toolbox Talks will also
be held periodically to inform employees of their responsibilities under the plan and current
waste management legislation.
It is therefore anticipated that the risk of accidents and/or disasters will be insignificant due to
the nature of the Proposed Development, proper Site management, and adherence to all
standard health and safety procedures.
3.6.8

Risk to Human Health

During the Construction and Operational Phases, due to best management practices, good
housekeeping, and adherence to all health and safety procedures, it is not foreseen that there
will be any negative impacts to human health.
A strategy for controlling all substances and all work processes that may generate hazardous
substances is be outlined within the CDWMP and CEMP and appropriate control measures
will be put in place should hazardous waste or contaminated soil be identified.
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All workers employed during the Construction Phase and the Operational Phase of the
Proposed Development will comply with the relevant HSE guidelines and any Government
protocols that will be in place at that point in time in relation to COVID-19.
A series of air, noise and dust mitigation measures are detailed in the CDWMP and CEMP
which will protect the air quality and limit any noise impacts of the Site and surrounding
environment.

3.7
3.7.1

Location of the Project
Existing and Approved Land Use

According to the Westmeath County Development Plan (2021-2027), the site of Proposed
Development is designated under the Mullingar Local Area Plan (2014-2020) Local Area Plan.
Under the Westmeath Mullingar Local Area Plan, the site of the Proposed Development is
designated for “Proposed Residential” with a small central element listed as ‘Open Space
(Figure 3-2).
The objective of this zoning is to “Provide for high quality residential development and
associated services in line with the provision of the necessary social and physical
infrastructure”. In the context of the County Development Plan, the Proposed Development
supports the existing land use as it falls in line and assists with the core strategies of the Plan.
It is considered that the Proposed Development will have no significant impact to the wider
landscape as it will be keeping in line with the surrounding land uses and the zoning of the
area. According to the Planning Report prepared by Armstrong Fenton (June 2022), having
regard to the land use zoning objective attached to the site, along with the planning history
associated with same, as well as it’s context adjoining existing housing the Proposed
Development is considered to be an appropriate form of development for the subject site.
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Figure 3-2: Land Use Zoning of the Proposed Development (Site Boundary outlined in red)
(Drawing no. 6253-P-006, BKD Architects, June 2022)
3.7.2

Relative Abundance, Availability, Quality and Regenerative Capacity of Natural
Resources

Having regard to the character of the receiving environment and the surrounding area, the
impacts are considered to be negligible for the Proposed Development in relation to the
regenerative capacity of natural resources in the area. All material required for the
Construction Phase of the development will be imported as per the CDWMP prepared for the
Proposed Development.
The CDWMP also outlines the potential waste materials suitable for recovery, re-use, recycling
and diversion from landfill. Reusing materials can reduce the level of new materials required
for the site. This in turn reduces the impact on new resources and carbon emissions
associated with the extraction, manufacture and transportation of materials to the site.
3.7.3

The Absorption Capacity of the Natural Environment

3.7.3.1 Overview
The subsoil is comprised of Till derived from Limestones. The soils (Teagasc) at the Site are
mapped as Tills derived chiefly from limestone. The bedrock beneath the Site is mapped as
Dark Limestone and shale (‘calp) of the Lucan Formation (New Code: CDLUCN) (GSI,2022).
3.7.3.2 Watercourses
The Site of the Proposed Development is within the Lower Shannon catchment and
Brosna_SC_010 sub catchment (EPA, 2022).
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The River Brosna lies 1.1km north-east of the Proposed Development. The River Brosna flows
through Mullingar Town Prior to discharging to Lough Ennell 3.6 km south of the Proposed
Development Site. The River Brosna (IE_SH_25B090006) was assigned a Water Framework
Directive (WFD) status of Poor and the waterbody is At Risk of not achieving its status
objectives under the WFD (EPA, 2022). Downstream of the Proposed Development Site at
two locations, the River Brosna was assigned a Q-Value of 3 (i.e., Poor quality) in the most
recent EPA water quality assessment carried out (2021, station codes RS25B090040 and
RS25B090100) (EPA,2022). Lough Ennell was assigned a WFD status of Good and the
waterbody is Not At Risk of not achieving its status objectives under the WFD (EPA,2022).
The Royal Canal Main Line (Lower Shannon) lies 0.7km south of the Proposed Development.
The Royal Canal (Code: IE_25A_AWB_RCMLW) has a WFD status of Good and is Not At
Risk of not meeting its status objectives under the WFD (EPA,2022).
The Site of the Proposed Development is situated on the Clara (IE_SH_G_240) groundwater
body which was assigned a status of Good and is Not At Risk of not achieving its status
objectives under the WFD. The aquifer type in the area is Locally Important Aquifer - Bedrock
which is Moderately Productive only in Local Zones (GSI, 2022). The groundwater rock units
underlying the Site are classified as Dinantian Upper Impure Limestones. The level of
vulnerability to groundwater contamination from human activities is High throughout the Site
(GSI,2022).
3.7.3.3 Coastal Zones
It is considered unlikely that there will be any significant effects on the river network
waterbodies in the vicinity of the Site, as appropriate drainage will be incorporated into the
design of this Proposed Development to prevent any impact on water quality through possible
fine sediments of pollutants that could arise through the construction works. Therefore, no
impacts on coastal zones or the marine environment are likely to arise.
3.7.3.4 Mountain and Forest Areas
There are no mountainous or forested areas directly bounding the Proposed Development.
The Construction and Operational Phase of the Proposed Development will have no impact
on mountains or forested areas.
3.7.3.5 Nature Reserves and parks
There are no nature areas or parks that will be affected by this development.
3.7.3.6 Nationally Designated Sites
Within a 5km radius of the Site, there are no Natural Heritage Areas (NHAs) and 5 no.
proposed Natural Heritage Areas (pNHAs) which are detailed in Table 3-3.
Table 3-3: Proposed Natural Heritage Areas
Site Name

Distance to Proposed Development

Royal Canal pNHA (002103)

0.7 km

Lough Owel pNHA (000688)

2.3 km

June 2022

Page 22

Enviroguide Consulting
Environmental Impact Assessment Screening

DSPL Ltd.
Rathgowan, Mullingar, Co. Westmeath

Walshestown Fen pNHA (001731)

2.6 km

Lough Ennell pNHA (000685)

2.9 km

Lough Sheever Fen/Slevin’s
Lough Complex pNHA (000690)

3.5 km

No NHAs are located within or directly adjacent to the Proposed Development. The nearest
pNHA to the Proposed Development is the Royal Canal pNHA located 0.7 km south of the
Site. The Proposed Development maintains no potential impact pathway with this pNHA.
The Proposed Development maintains an indirect hydrological connection with Lough Ennel
pNHA via the River Brosna, which flows into this pNHA 3km south (straight air distance) from
the Proposed Development Site. Lough Ennel is also a designated Ramsar Site. A drainage
ditch on Site is hydrologically connected to the River Brosna, however this connection is
considered very weak as it traverses a distance of 2.7km through a wetland area northeast of
the Site and a small Brosna tributary, prior to connecting with the main River Brosna channel.
From here, the distance to Lough Ennel is a further approx. 5km along the river. This pNHA is
contiguous with Lough Ennell SAC and Lough Ennell SPA. As these European Sites have
already been scoped out (as per the AA Screening, Natura Impact Statement, EcIA and
Section 3.8.3.5 of this EIA Screening), the contiguous pNHA can also be excluded from further
consideration.
There is one Ramsar Site within the zone of influence of the Proposed Development, namely
Lough Ennell (site ID 848) and Lough Owel (site ID 851). No hydrological connection between
the Site and Lough Owel exist. Lough Ennell is hydrologically linked to the Site of the Proposed
Development, however as per the accompanying AA, NIS and EcIA any potential impacts on
this designated site can be ruled out.
3.7.3.7 European Sites
The Proposed Development is not located within a designated European site.
There are 5 no. sites located within a 15km radius of the Site that are identified as Special
Protection Areas (SPA) and 6 no. sites located within a 15km radius of the Site that are
identified as Special Areas of Conservation (SAC). The designated and protected sites located
within a 15km radius of the site are summarised in Table 3-4:
Table 3-4: Designated and Protected Sites
Protected Site Classification

Site Name

Distance to
Site (km)

Lough Owel SPA (004047)

2.3 km

Lough Ennell SPA (004044)

3.2 km

Lough Iron SPA (004046)

8.5 km

Lough Derravaragh SPA
(004043)

9.9 km

Special Protection Area (SPA)
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Site Name

Distance to
Site (km)

Garriskil Bog SPA (004102)

14 km

Lough Owel SAC (000688)

2.2 km

Lough Ennell SAC (000685)

2.9 km

Scragh Bog SAC (000692)

5 km

Wooddown Bog SAC
(002205)

5.8 km

River Boyne and River
Blackwater SAC (002299)

13.5 km

Garriskil Bog SAC (000679)

14 km

Special Area of Conservation (SAC)

Potential impacts between the Proposed Development Site and four European Sites within
the ZOI were identified. The European Sites linked to the Proposed Development include:
•
•
•
•

Lough Ennell SAC
Lough Owel SAC
Lough Ennell SPA
Lough Ennell SAC

The AA Screening report concluded that a Stage 2 AA or Natura Impact Statement was
required for 2 of these Sites; Lough Ennell SAC and Lough Ennell SAC.
In the case of Lough Ennell SAC there is an indirect hydrological linkage via the existing
stormwater drainage infrastructure on the adjacent roadway during the Construction Phase of
the Proposed Development and via on Site storm drains during the Operational Phase.
Surface water infrastructure in the vicinity of the Proposed Development discharges to the
River Brosna which ultimately flows to Lough Ennell.
There is no potential for groundwater pollution effects or changes in groundwater levels or flow
as no impact on groundwater levels or flow during the Construction Phase as no deep
excavations that encounter groundwater are anticipated.
In the case of Lough Ennell SPA there is an indirect hydrological linkage via the existing
stormwater drainage infrastructure on the adjacent roadway during the Construction Phase of
the Proposed Development and via on Site storm drains during the Operational Phase.
Surface water infrastructure in the vicinity of the Proposed Development discharges to the
River Brosna which flows to Lough Ennell.
There is no potential for groundwater pollution effects or changes in groundwater levels or flow
as no impact on groundwater levels or flow during the Construction Phase as no deep
excavations that encounter groundwater are anticipated.
The distance of 3.2 km is sufficient to exclude the possibility of significant effects on the SPA
arising from the emissions of noise, dust and/or vibrations emitted from the Site during the
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Construction Phase; increased traffic volumes during the Construction Phase and associated
emissions; and increased human presence at the Site during the Construction and Operational
Phases.
The NIS subsequently detailed the required mitigation measures designed to protect surface
water quality and prevent any negative effects occurring in the River Brosna and downstream
Lough Ennell SAC and SPA as a result of Construction Phase surface water discharges from
the Site. In conclusion, it can be determined, beyond reasonable scientific doubt that the
Proposed Development will not have any significant adverse effects on the above or any
European Sites
3.7.3.8 Environmental Quality Standards
It is not expected that any environmental quality standards will be exceeded by Construction
or Operational Phases of this Proposed Development.
There will be no direct discharges to groundwater or surface water during the Construction
Phase of the Proposed Development.
As part of the overall project methodology, sediment and water pollution control risks arising
from construction-related surface water discharges will be considered. All works carried out
as part of these works will comply with all Statutory Legislation including the Local Government
(Water Pollution) acts, 1977 and 1990 and the contractor will cooperate in full, with the
Environment Section of Dublin City Council in this regard.
3.7.3.9 Densely Populated Areas
The site is located to the west of Mullingar Town Centre, on the western side of Clonmore link
Road. The site is located approximately 1.6km west of Mullingar train station and
approximately 2.2km from the town centre. The Mobility Management Plan prepared by
PUNCH Consulting Engineers details the transport options in the surrounding areas and sets
out a strategy to enhance travel via more sustainable modes of transport.
As per Table 3-5, there are train and bus stops within walking distance of the Proposed
Development and Dublin Airport is approximately a 1-hour drive away.
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Table 3-5: Approximate Transport Times from the Proposed Development Site (Mobility
Management Plan, PUNCH Consulting Engineers, June 2022)

A Traffic and Transportation Assessment was completed by PUNCH Consulting Engineers
(June 2022). Traffic surveys were undertaken in December 2020 and likely volumes of traffic
generated by the Proposed Development were calculated (this included traffic generated for
both the residential units and the creche unit). The predicted additional traffic onto the existing
road network was found to be less than 10% for both the AM and PM peak values. The results
show that the existing Farran and Rathgowan Roundabouts are capable of catering for the
existing traffic growth as well as the full local area development traffic currently predicted.
A Social and Community Infrastructure Audit has been prepared by Armstrong Fenton for the
Proposed Development which assesses the existing facilities within a 2km catchment area.
Existing facilities found in the study area are broken down into sub-categories; Healthcare and
Wellbeing, Childcare, Primary Education, Post-Primary Education, Third Level / Further
Education, Sports & Recreation, Open Space, Other Community Facilities and Retail
Provision. The impact of the Proposed Development on the capacity of these facilities si
assessed in Section 3.8.3.9 of this EIA screening report.
The site is located in close proximity to several schools which are all within walking distance
of the Proposed Development (between 0.3km and 1.8km). The Proposed Development is
also located in close proximity to Mullingar Business Park, which is a key employment location
in the area. Mullingar Train Station, located 1.7km from the site, is served by the following
Iarnród Éireann services: Dublin Connolly – Sligo and Dublin - Maynooth/Longford/M3
Parkway. Mullingar is also served by Bus Éireann, Expressway as well as a number of private
operators. Expressway services include Routes 22 and 23. Bus Éireann services include
Routes 70, 115, 115c, 447 and 448. For more details on the surrounding public transport
network see the Mobility Management Plan (Punch Consulting Engineers) which has been
submitted as a standalone document as part of this planning application.
It is predicted that there will be no likely significant impacts on the environment with regard to
the geographic location of densely populated areas.
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3.7.3.10 Landscapes and Sites of Historical, Cultural or Archaeological Significance
The Proposed Development is located in the Townland of Rathgowan or Farranshock
(HeritageMaps.ie). There no sites relating to the Sites and Monuments Record (SMR), the
Record of Monuments and Places (RMP) or the National Inventory of Architectural Heritage
located within the Site boundary however there is one recorded site adjoining the Proposed
Development Site. Sarsanstown ringfort (WM019-046) lies on the west side of the Site and its
ZoN extends approximately 30m into the western portion of the Site. A former standing stone
(WM019-089003) is located 760m east of the Proposed Development in Mullingar Town. The
Archaeological Assessment prepared by Archaeological Management Solutions (June 2022)
is further discussed in section 3.8.3.6 of this EIA Screening.
3.7.3.11 Designated Focal Points / Views
There are no protected views, rights of way or planned pieces of strategic infrastructure or any
important tourist sites affected in any way by the Proposed Development according to the
following Maps within the Westmeath County Council Development Plan (2021-2027):
•
•
•

3.8
3.8.1

Map 67: Westmeath Protected Views
Map 72: Westmeath County Value Sites
Map 73: Westmeath Public Rights of Way

Characteristics of the Potential Impacts
Extent of the Impact

It is not predicted that significant physical effects will be experienced beyond the project works
area. The immediate area of the Proposed Development may experience a minor impact
during the Construction Phase in terms of pollution and nuisance, however the works are not
of such a scale or extent that are considered likely to cause significant effect on the
environment or on the population in the vicinity.
The Operational Phase of the Proposed Development will result in an increase in the
population of the area, and it will have a positive impact on the long-term supply needs of
housing in the area.
3.8.2

Transboundary Nature of the Impact

The effects of the Proposed Development are local in nature and there are no transboundary
impacts associated with the Proposed Development. The geographical extent and population
likely to be affected is limited and significant environmental effects are unlikely to arise.
3.8.3

Magnitude and Complexity of the Impact

During construction, temporary and intermittent impacts are predicted due to potential noise
and dust, however these impacts will be localised and last only for the duration of these
phases. The control measures outlined in the CDWMP and CEMP will ensure that there will
be no nuisance or significant impacts from the Construction Phase of Proposed Development
beyond the Site boundary. Any potential nuisances will be controlled through careful preproject planning and effective site management.
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There are no aspects to the Proposed Development which are considered to be of unusual
magnitude or complexity, and any potential impacts are considered to be consistent with
projects of this scale.
During operation, a positive impact will be realised, as this Proposed Development will
facilitate the provision of higher density residential accommodation in proximity to high
frequency public transport, employment locations and services and facilities which can meet
the housing needs of a greater number of persons and will address the national housing
shortage. The Proposed Development also includes a creche which will facilitate 54 no.
children and employ 7 no. staff (Planning Report, Armstrong Fenton).
3.8.3.1 Air Quality and Climate
3.8.3.1.1 Air Quality
The Proposed Development involves construction works which may temporarily impact on air
quality due to dust emissions. According to the Institute of Air Quality Management (2014),
the main air quality impacts associated with construction and demolition are:
•
•
•
•

Dust deposition and surface soiling;
Visible dust plumes;
Elevated PM10 concentrations due to dust generating activities onsite;
Increase in airborne particles and nitrogen dioxide due to exhaust emissions from
diesel powered vehicles and machinery onsite and vehicles accessing the Site.

Construction works will be carried out in such a way as to limit the emissions to air of pollutants.
Construction proposals will have reference to the Air Quality Policy Objectives produced by
Westmeath County Council.
Any potential dust impacts will be localised in nature and last only for the duration of these
works. Nevertheless, control measures will be implemented for the duration of this phase for
all potential ambient air quality impacts, as outlined within the ORWMP and OCMP, and in the
context of the Proposed Development, it is not considered that associated air pollutants will
have a significant effect on ambient air quality in the surrounding environment. However, a
number of control measures will be adopted to eliminate or minimise such risks;
•
•

•
•

•

A dust minimisation plan will be formulated for the bulk site preparation and
construction phase of the project
Roads will be regularly cleaned and maintained as appropriate. Hard surface roads
will be swept to remove mud and aggregate materials from their surface. Furthermore,
any road that has the potential to give rise to fugitive dust must be regularly watered,
as appropriate, during dry and/or windy conditions
Vehicles delivering material with dust potential both on and off the site will be enclosed
or covered with tarpaulin at all times to ensure no potential for dust emissions.
All vehicles exiting the site will be required to make use of a wheel wash facility., Public
roads outside the site will be regularly inspected for cleanliness and cleaned as
necessary.
Material handling systems and site stockpiling of materials will be designed and laid
out to minimise exposure to wind. Water misting or sprays willl be used as required if
particularly dusty activities are necessary during dry or windy periods.
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At all times, the procedures put in place will be strictly monitored and assessed. In the
event of dust nuisance occurring outside the site boundary, satisfactory procedures
will be implemented to rectify the problem.
The dust minimisation plan will be reviewed at regular intervals during the construction
phase to ensure the effectiveness of the procedures in place and to maintain the goal
of minimisation of dust through the use of best practise and procedures.

Vehicular movements to and from the site will make use of existing roads. It is estimated that
peak construction HGV movements will be 6 HGVs per hour. Considering the existing traffic
levels in the area, the likely air quality impact associated with construction traffic is not
significant.
3.8.3.1.2 Climate
There is the potential for combustion emissions from onsite machinery and traffic derived
pollutants of CO2 and N2O to be emitted as a result of the proposed construction works.
However, in this case, the effect on national GHG emissions will be insignificant in terms of
overall national contributions and Ireland’s obligations under the Kyoto Protocol and therefore
will have no considerable impact on climate.
The CEMP also details a Proposed Climate Change Strategy which includes key measures to
improve the environmental performance of the Proposed Development;
•

•

•
•
•

•
•
•
•

Design of the units must consider and make use of opportunities to make the most of
natural light. Window design and orientation are key and opportunities to maximize the
use of natural light must be utilized as much as possible.
Ensuring that we improve our energy consumption, with a strong focus on energy
efficiency and renewable energy via solar panels, Led lights and efficient heating
systems. Designs of all units must promote near zero energy rated buildings for the
development.
Consider including facilities in key locations for charging electric vehicles.
Seek opportunities to conserve our water resources through rainwater harvesting.
Consider possible flood events and ensure the stormwater system is designed to
facilitate flood events. Ensure floor levels of units and road levels etc are designed to
avoid flooding.
Improve waste management.
Promote energy efficiency on the development infrastructure through the use of LED
public lights and solar panels etc.
Consider ways to keep our communities safe when designing green areas, and
road/walkway infrastructure.
Design of units to consider storm events as storms are becoming more ferocious and
more often. Ensure a landscaping plan is in place for the development with semimature trees being planted as specified.

The Mobility Management Plan has set targets for the occupants of the Proposed
Development to promote the use of public transport, cycling, walking and car sharing /
carpooling. This will reduce dependency on private car use for daily commutes and
subsequently the reduce the total GHG emissions and related pollutants.
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A Building Energy Rating (BER) Certificate will be provided for each dwelling in the Proposed
Development which will provide detail of the energy performance of the dwellings. A Nearly
Zero-Energy Building (NZEB) rating will be achieved in accordance with Part L 2019 (Housing)
and Part L 2020 (Other than Housing) which set building fabric and energy performance
requirements. The NZEB requirement will result in a typical BER of A2. Higher BER ratings
will reduce energy consumption and running costs thus reducing carbon emissions.
3.8.3.2 Noise and Vibration
There will be an increase in noise and vibration levels during the Construction and Demolition
Phases. Noise and vibration levels will be controlled to ensure that the Proposed Development
is operated in a way that minimises detrimental impact to the amenities of local residents.
The following codes and regulations will be followed during the Construction Phase:
•
•
•

•

BS 5228:2009 Code of Practice for Noise and Vibration Control on Construction and
Open Sites, Part 1 and Part 2
Safety, Health and Welfare at Work (General Application) Regulations 2007 to 2016,
Part 5 Noise and Vibration
Construction contractors will be required to comply with the requirements of the
European Communities (Construction Plant and Equipment) (Permissible Noise
Levels) Regulations and the Safety, Health and Welfare at Work (Control of Noise at
Work) Regulations
Westmeath Noise Action Plan (2018-2023)

The activities which are likely to generate the most noise over prolonged periods will be
construction activities. All construction works will be undertaken in accordance with all relevant
requirements of European and National legislation and regulations. The construction works
will adhere to the guidelines and recommendations given in the following British Standards:
•
•

BS 5228-1:2009+A1:2014: Code of practice for noise and vibration control on
construction and open sites. Noise
BS 5228-2:2009+A1:2014 Code of practice for noise and vibration control on
construction and open sites. Vibration

The principal of controlling noise at source will be implemented at the Site pf the Proposed
Development. Best practice mitigation techniques as specified in BS 5228:2009+A1 2014 Noise and Vibration Control on Construction and Open Sites will be implemented during the
construction phase along with the mitigation measures proposed in the ORWMP and detailed
below;
•
•
•
•
•
•

Limiting the hours during which site activities likely to create high levels of noise or
vibration are permitted;
Establishing channels of communication between the contractor/developer, local
authority and residents;
Appointing a site representative responsible for matters relating to noise and vibration;
Monitoring typical levels of noise and vibration during critical periods and at sensitive
locations;
All site access roads will be kept even, to mitigate the potential for vibration from lorries;
Construction of 2.4m high hoarding around the site to minimise noise travel from site.
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Selection of plant with low inherent potential for generation of noise and/ or vibration;
Erection of barriers as necessary around noisy processes and items such as
generators heavy mechanical plant or high duty compressors;
Placing of noisy / vibratory plant as far away from sensitive properties as permitted by
site constraints and the use of vibration isolated support structures where necessary.

During the construction phase, there will be an impact on nearby properties due to noise
emissions from site traffic and other activities. However, given that the construction phase is
temporary, predicted to last 24 months, binding noise limits and hours of operation will be in
place along with the implementation of appropriate noise and vibration control measures, it is
not expected there will be a significant impact as a result of noise and vibration.
3.8.3.3 Soils and Geology
Site clearance works will involve the clearing of shrubs, trees and topsoil. The CEMP and
CDWMP has set out a target of 100% of cut and fill soil material recovered to be reused and
recycled. Excavated soil will be carefully stored in segregated piles on the site for subsequent
re-use or until removed from site for direct beneficial use elsewhere. The soil will be recycled
to permitted agricultural disposal areas. Copies of these permits will be maintained in the Site
Environmental Managers Office. If it is to be reused on another site as a by-product (and not
as a waste), this will need to be done in accordance with Article 27 of the EC (Waste Directive)
Regulations 2011 and in accordance with the “Guidance on Soil Stone By-products” 2019 as
issued by the EPA. Any clean, inert soil, gravel, stones etc. suitable for re-use will be
redistributed for landscaping or construction of access roads.
The following mitigation and control measures have been proposed in the CEMP;
•
•
•

•
•

Site Management will ensure that should soil be unsuitable for re-use, all materials will
be disposed of at an appropriately licensed landfill site.
All trucks will be covered when soil is being removed from the site and a street sweeper
will be sued to control dust and dirt on surrounding roads while this is ongoing.
There will be no large stockpiles of soil to reduce the risk of material spilling outside
the site boundary. Any stockpiles will be sloped and compacted to prevent any risk of
slippage.
In the unlikely event of a fuel or oil spill, any contaminated soil will be removed off-site
immediately using appropriately licensed waste removal contractor.
There is no pre-existence of contaminated soil however all excavation work will be
monitored by a suitably qualified member of the contractor’s team who will ensure if
any contaminated soil is discovered it will be segregated and removed to a suitably
licensed facility.

Based on the implementation of the above measures there will be no significant impact on soil
and geology as a result of the Proposed Development.
3.8.3.4 Hydrology and Hydrogeology
In accordance with current planning and policy requirements, new developments must ensure
that a comprehensive Sustainable Drainage System (SuDS), is incorporated into the
development. SuDS requires that post development run-off rates be maintained at equivalent,
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or lower, levels than pre-development levels. Any new development must also have the
physical capacity to retain surface water volumes as directed under the Greater Dublin
Strategic Drainage Strategy (GDSDS) and, if necessary, release these attenuated surface
water volumes to an outfall at a controlled flow rate, not greater than the greenfield runoff
equivalent. A further component of the SuDS protocol is to increase the overall water quality
of surface water runoff before it enters a natural watercourse or a public sewer, which
ultimately discharges to a water body. This is to ensure the highest possible standard of
surface water quality.
A variety of Sustainable Urban Drainage Solution (SuDS) measures are included in the
stormwater management design to comply with Westmeath County Council requirements.
SuDS measures incorporated into the Project deign include;
• Permeable paving will be utilised for car parking bays on Site.
• Swales and infiltration trenches.
• Tree Pit Systems.
• Bio Retention Areas/Modified Planters.
• 3 no. Attenuation tanks.
Topsoil site stripping will only be carried out on a phase-by-phase basis and site surface water
run-off associated with the construction stage will generally be controlled by way of
Sustainable Drainage Systems (SuDS) as detailed above.
There is an existing stormwater drainage system on the eastern edge of the site. A new
surface water sewer network will be provided for the Proposed Development which will be
entirely separated from the foul water sewer network. All surface water run-off from roof areas
and hardstanding areas are designed to be collected by a gravity pipe network. Due to the
extent of the site and the variation in levels it is proposed to provide 3 no. new attenuation
tanks to service the development (Engineering Planning Report (Punch Consulting Engineers,
June 2022).
An existing foul sewer is located within the existing Rathgowan Wood housing estate road
network. This sewer discharges to a combined sewer in Mount Merrion Avenue and ultimately
discharges to the foul sewer located on the R394. The proposed foul water sewers have been
designed using Causeway Flow software in accordance with the DOE’s “Recommendations
for Site Development Works for Housing Areas”. The foul loading has been calculated in
accordance with “Code of Practice for Wastewater Infrastructure”. It is proposed to connect
the development sewerage via a new gravity foul sewer network that connects to the existing
225mm uPVC foul sewer on the R394 to the east of the site (Engineering Planning Report
(Punch Consulting Engineers, June 2022). A Pre-Connection Enquiry Form has been issued
to Irish Water in relation to the Proposed Development and a confirmation of feasibility has
been received (Irish Water Pre-Connection Enquiry Reference Number: CDS20006113).
All water from excavations etc. will be pumped into a holding tank on site. From here water
will be pumped into designated settlement tanks. The discharge water from these tanks will
be routed to the existing surface water system with approval from the local authority. Visual
checks of the pumping and settlement system will be carried out on a routine basis. This will
reduce the potential of pollution of any nearby waterbodies.
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Mitigation measures will be taken to ensure pollutants do not leach into nearby watercourses
through following methods:
•
•

All Stored fuels are to be kept above ground level and at least 50m away from the
nearest water course.
All small/mobile plant must be refuelled and serviced on a designated hard
standing area min 50m from any drains or watercourses.

A Flood Risk Assessment was carried out by PUNCH Consulting Engineers (June 2022). The
Catchment Flood Risk Assessment and Management Study (CFRAMS) is a national
programme which produces flood mapping covering the entire country. There were no CFRAM
maps available for the site. PUNCH Consulting Engineers have provided an estimation for the
Flood Zone of the site and concluded that the site is in Flood Zone C. The Proposed
Development is at low risk of flooding and the proposed residential development is deemed
appropriate within the proposed site location.
3.8.3.5 Biodiversity
The Proposed Development has been continuously developed with the protection of the
surrounding ecological environment in mind.
The Appropriate Assessment investigated the potential direct and indirect impacts of the
proposed works, both during construction and operation, on the integrity and qualifying
interests of the European Sites, alone and in combination with other plans and projects, taking
into account the Site's structure, function and conservation objectives.
Based on the conclusion of the AA Screening Report the possibility may be excluded that the
Proposed Development will have a significant effect on any of the European Sites listed below;
•

Lough Owel SAC

•

Scragh Bog SAC

•

Wooddown Bog SAC

•

River Boyne and River Blackwater SAC

•

Garriskil Bog SAC

•

Lough Owel SPA

•

Lough Derravaragh SPA

•

Lough Iron SPA

•

Garriskil Bog SPA

The possibility may not be excluded that the Proposed Development will have a likely
significant effect on the following European Sites:
•

Lough Ennell SAC

•

Lough Ennell SPA
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Accordingly, a Natura Impact Statement (NIS) has been prepared for the Proposed
Development.
As noted in the AA Screening report, the Operational Phase of the Proposed Development
does not have the potential to result in significant effects to any European Site within the Zone
of Influence. Potential significant effects arising from the Construction Phase include water
quality impacts in designated sites arising from surface water run-off during the Construction
Phase. The NIS details mitigation measures to ensure there will be no significant impact on
the designated sites.
Construction Phase Surface Water Management
The following measures are designed to protect surface water quality and will serve to prevent
any negative effects occurring in the River Brosna and downstream Lough Ennell SAC and
SPA as a result of Construction Phase surface water discharges from the Site. These surface
water mitigation measures will treat the source (e.g., removal of silt from surface waters via
silt fences, refuelling of plant to be carried out at designated refuelling station locations on
Site) or remove the pathway (e.g., no release of wastewater generated on Site into drainage
ditches or the public surface water sewer during the Construction Phase). In addition, as these
surface water mitigation measures will protect surface water quality within the River Brosna
and Lough Ennell, there is no potential for significant effects on any SCI bird species or species
listed under Annex II of the Habitats Directive utilising this habitat.
The measures will prevent the release of hydrocarbons, polluting chemicals, sediments/silts,
and contaminated waters into the receiving surface water network:
Fuel and Chemical Storage
Appropriate storage facilities will be provided on Site. Areas of high risk include:
•

Fuel and chemical storage.

•

Refuelling Areas.

•

Site Compound; and

•

Waste storage areas.

The following standard measures will protect surface waters during the Construction Phase of
the Proposed Development:
•

Silt fencing will be installed and maintained as a protective measure during the
Construction Phase. The silt fencing will act as a temporary sediment control device to
protect the public surface water network adjacent to the Site. Silt fencing will be
installed along the Site boundaries where there may be a risk of runoff.

•

This fencing will be monitored to ensure they remain functional throughout the
construction of the Proposed Development. Where necessary, maintenance will be
carried out to on the fences to ensure they continue to be effective. This will be
particularly important after heavy rainfall events. The frequency of the monitoring will
depend on the stage of works, and the local environmental conditions. Daily checks
may be appropriate during the initial Site clearance and during and after storm events.
Weekly or bi-weekly checks may be appropriate at other times.
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•

It will be ensured that all protection measures will be maintained in good and effective
condition for the duration of the proposed works and checked regularly to ensure that
they are operating effectively.

•

To prevent elevated levels of erosion and sedimentation at the Site during the
Construction Phase, surface water at the Site will be managed and controlled for the
duration of the construction works, until the permanent surface water drainage system
for the Proposed Development is complete.

•

Existing field drains being retained will be protected by way or no-works buffers and
silt fencing.

•

All existing services on Site will be located using service records, GPR surveys and
silt trenches to ensure that their position is accurately identified before excavation
works commence.

•

There will be no cement washout on Site except for washout of chutes, the washings
of which will be collected into an appropriate container for compliant off-Site
management.

•

Run-off from the working Site or any areas of exposed soil will be channelled and
intercepted at regular intervals for discharge to silt-traps or lagoons with overflows
directed to land rather than a watercourse.

•

Silty water generated on Site will be treated using settlement ponds and temporary
interceptors and traps will be installed until such time as permanent facilities are
constructed. Where settlement ponds are not practical due to location constraints,
filtration bags or silt buster systems will be utilised

•

A regular review of weather forecasts of heavy rainfall will be conducted, and a
contingency plan will be prepared for before and after such events to minimise any
potential nuisances. As the risk of the break-out of silt laden run-off is higher during
these weather conditions, no work will be carried out during such periods where
possible.

•

Any imported materials will, as much as possible be placed on Site in their proposed
location and double handling will be avoided. Where this is not possible, designated
temporary material storage areas will be used.

•

Temporary storage areas will be located at least 10m from any drainage ditches and
will be surrounded with silt fencing to filter any suspended solids from surface water
arising from these materials.

•

Where cast-in-place concrete is required, all work will be carried out in the dry and
effectively isolated from any drainage ditch or surface water sewer.

•

Refuelling of plant during the Construction Phase will only be carried out at designated
refuelling stations located on Site. Each station will be fully equipped for spill response
and a specially trained and dedicated Environmental and Emergency Spill Response
team will be appointed before the commencement of works on Site.
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•

Only emergency breakdown maintenance will be carried out on Site. Drip trays and
spill kits will be available on Site to ensure that any spills from vehicles are contained
and removed off Site.

•

All personnel working on Site will be trained in pollution incident control response.

•

Any other diesel, fuel or hydraulic oils stored on Site will be stored in bunded storage
tanks. The bunded area will have a volume of at least 110% of the volume of the stored
materials as per best practice guidelines (Enterprise Ireland, BPGCD005).

•

All associated waste from portaloos and/or containerised toilets and welfare units will
be removed from Site by a licenced waste disposal contractor.

•

Under no circumstances will any untreated wastewater generated onsite (from
equipment washing, road sweeping etc.) be released into nearby ditches.

The EcIA (Enviroguide Consulting, June 2022) has also detailed mitigation measures required
to prevent significant impacts on the Key Ecological Resources (KERs) identified. These
mitigation measures can be summarised below with full details in the EcIA report submitted
as part of this planning application.
•
•
•
•
•

Construction Phase Surface Water Management
Protection of Habitats
Protection of Terrestrial Fauna
Protection of Semiaquatic and Aquatic Fauna
Reduction of noise and dust related impacts

3.8.3.6 Archaeology, Architecture and Cultural Heritage
A Report on Archaeological Testing and a Preliminary Architectural Heritage Survey was
carried out by Archaeological Management Solutions (June 2022). Three areas of
archaeological and historical potential were identified by the advance test excavation: a postmedieval vernacular house and outbuilding (AA1), an isolated pit with in-situ burning (AA2),
and a group of two charcoal-production kilns and a posthole (AA3). According to the report
these sites will require total removal as a result of the Proposed Development and are
recommended for full archaeological excavation, architectural heritage survey and recording
in advance of construction. This will ensure preservation by record through appropriate rescue
excavation and will mitigate impacts on the archaeological and historical remains. Numerous
post-medieval / modern features of an agricultural nature were also revealed however these
were not considered to be of archaeological interest and have been adequately recorded.
The following measures have been proposed to ensure there are no significant impacts on the
surrounding Archaeology, Architecture and Cultural Heritage;
•

•

No building works, drainage features or landscaping works are undertaken within an
exclusion zone defined by the Zone of Notification (ZoN) for ringfort WM019-046 and
that this buffer zone should be permanently fenced-off prior to groundworks
commencing and defined by a line of trees within the finished development.
Any site preparation groundworks such as topsoil clearance, or other intrusive activity
on the site, should be monitored by a licence-eligible archaeologist under the existing
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licence (21E0518) issued by the NMS of the Department of Housing, Local
Government and Heritage.
Proposed mitigation measures will comply with the National Monuments Acts 1930 to 2014.
Preservation by record will be undertaken under the existing licence (21E0518) issued under
Section 26 of the National Monuments Act 1930 (as amended) and be in accordance with the
Framework and Principles for the Protection of the Archaeological Heritage (DAHGI 1999).
3.8.3.7 Material Assets and Land
The Proposed Development involves construction works which will be subject to a CDWMP.
All construction waste will be removed offsite to suitably authorised waste disposal or materials
recovery facilities.
Water supply to the Site will be provided by means of a connection to the public water main.
A Pre-Connection Enquiry Form has been issued to Irish Water in relation to the Proposed
Development (Reference Number is CDS20006113). Irish Water confirmed there is sufficient
capacity within the existing water supply network to serve the Proposed Development without
any infrastructure upgrade.
Electricity to the Site will be provided via the national grid. It is not anticipated that the
Proposed Development will require such quantities of these material assets which are
sufficient to result in significant impacts on the surrounding environment.
It is proposed to connect the development sewerage via a new gravity foul sewer network that
connects to the existing 225mm uPVC foul sewer on the R394 to the east of the site. A PreConnection Enquiry Form has been issued to Irish Water in relation to the Proposed
Development. Irish water has confirmed that the wastewater connection is feasible without
any infrastructure upgrade (Reference Number is CDS20006113).
The following mitigation measures will be employed to reduce Energy Use where possible
(CEMP, 2022).
•

•

Energy use must be considered in all design works. Opportunities to use renewable
resources must be identified and utilised on all new buildings where possible (Solar
PV).
Energy-efficient heating systems to be employed in all designs and designers must
keep up to date with the latest innovations etc.

Therefore, it is considered that there is sufficient capacity to service the Proposed
Development in this aspect.
3.8.3.8 Landscape and Visual Amenity
The Proposed Development will constitute a permanent change in the landscape of the site.
According to the Arboricultural Impact Assessment (Arbor Care Ltd., 2022) 10 no. trees and a
scrub area are required to be removed to facilitate the Proposed Development. The proposed
planting as part of the landscape plan (RMDA and Associates, 2022) will mitigate the loss of
trees and hedgerows on site and will have a positive impact on the local tree population. The
number trees proposed to be planted will ensure that local canopy cover will gradually increase
over the years and surpass the existing canopy cover within this area. A greater diversity of
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tree species has also been selected and will ensure that the tree population is less vulnerable
to the risks posed by climate change and pests and diseases in the future.
3.8.3.9 Population and Human Health
During the construction phase there may be short term nuisances on population and human
health in relation to air quality, specifically dust, and noise as a result of construction activities.
Subject to standard mitigation measures and the mitigation measures detailed in sections
3.8.31 and 3.8.3.2 of this EIA Screening report and the CEMP it is not anticipated that there
will be significant impacts for either construction workers or the surrounding population and
human health.
The site is currently a greenfield site and as such there have been no hazardous materials
identified on site to date. However, any work involving hazardous materials, should they be
encountered, will be undertaken by a specialist contractor who will have provided site
management proof of the trainings and competencies of the crew for this work. It is possible
that hazardous materials may have been dumped and buried illegally The CDWMP details
procedures to be followed in the event of Asbestos Containing Materials being discovered and
as such there will be no significant impacts on population and human health, particularly the
workers during the construction phase.
The proposed working hours for the site will be 07:00 hrs to 19:00 hrs Monday to Friday and
08:00 hrs to 16:30 hrs Saturday unless otherwise specified by planning conditions. Any
working hours outside the normal construction working hours will be agreed with Westmeath
County Council and will be considerate of any nearby sensitive receptors. This will ensure
there is no significant impact on the surrounding population and human health.
The Proposed Development has the potential to provide health improvements due to the
creation of additional employment. Employment and income are among the most significant
determinants of long-term health. This will be a positive impact due to the creation of
approximately 50 jobs during the peak construction stage. The creche facility will also employ
11 workers during its operational stage.
As per the ORWMP, car parking for the construction workers will be facilitated within the site.
Peak movements in and out of the site will also occur outside of the AM/PM rush hour traffic.
These measures will minimise any disruptions to the local road network and exiting car parking
facilities in the surrounding areas.
Construction vehicles entering and exiting the site have the potential to transport dirt to the
public paths and road network. All vehicles exiting the site will make use of a wheel wash
facility, if required, prior to entering onto public roads, to ensure mud and other wastes are not
tracked onto public roads. Public roads outside the site will be regularly inspected for
cleanliness and cleaned as necessary.
The Traffic and Transportation Assessment assessed the impact of the Proposed
Development on the local road network both 'with' and 'without' the Proposed Development in
place. Analysis was carried out for the Farran Roundabout and Rathgowan Roundabout. Both
junctions will operate within the design threshold with the exception of the AM 2039 Design
Year where the Farran Roundabout will be 3% above capacity and the Rathgowan
Roundabout will be 4% above capacity. These levels of capacity are deemed acceptable in
an urban environment.
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A Daylight and Sunlight Assessment was carried out by Digital Dimensions (June 2022) to
assess the impact of the Proposed Development on the neighbouring buildings and the quality
of daylight and sunlight to within the Proposed Development. There will be minimal impact to
the daylight and sunlight to the adjacent dwellings with no perceivable reduction in either
daylight or sunlight. There will be a minimal reduction in the sunlight to any of the adjacent
amenity spaces. All areas assessed continue to meet or exceed the recommendations of the
BRE guidelines. The residential units were also assessed for daylight provision BR209:2022
(third edition) and BS EN 17037:2018. 98% of all habitable rooms exceed the minimum targets
for daylight provision and 95% of the spaces exceed the minimum targets for sunlight
provision. The proposed amenity spaces will achieve sunlight levels that exceed 2 hours
sunlight over 50% of the amenity space on the 21st of March thus meeting the
recommendations of the BRE guidelines.
According to the Social Infrastructure Audit (Armstrong Fenton, June 2022) the area
surrounding the Proposed Development is well served by existing social and community
infrastructure, and that the future population of the Proposed Development will be readily
supported. The Proposed Development, when considering the unit types included, requires a
childcare facility catering for 54 no. children. A creche is proposed as part of the Proposed
Development which will cater for 54 no. children. The extra demand created by the Proposed
Development for primary and post-primary education will be relatively low in relation to current
levels of local provision and will not create undue strain on existing school facilities in the area.
The surrounding area is well served by existing health & wellbeing providers, third level
education facilities, sports & recreation facilities, and other community facilities which
adequately cater for the existing residential population and proposed increase that will arise
from this development. In conclusion, the Proposed Development and subsequent increase
in population of the surrounding area will not have a significant negative impact on the
population an human health of the residents or existing population.
There are no operational impacts associated with the Proposed Development that are likely
to cause significant effects in terms of population and human health.
3.8.3.10 Resource and Waste Management
All construction waste will be removed offsite to suitably authorised waste disposal or materials
recovery facilities. Due to the use of authorised waste collection/waste management facilities,
it is not predicted that the production of waste will cause any likely significant effects on the
environment.
A CDWMP has been prepared for the Proposed Development which has been designed to
ensure the highest possible levels of waste reduction, waste reuse, and waste recycling are
achieved for the Proposed Development. The CDWMP has estimated the category and
quantity of waste generated by the Proposed Development and includes recommendations
for the management of various waste streams. The plan provides further guidance in relation
to the collection and transport of waste to prevent issues associated with litter or environmental
pollution (contamination of land or water resources).
All operational waste will be collected by appropriately authorised waste collection contractors.
Suitable bin storage areas have been provided for the housing units (Type 1 and 3) and duplex
units (Type 2 and 4) to facilitate the required 3-bin storage capacity. A Communal Bin Store
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has also been provided to accommodate the creche facility. (See drawings 6253-P-410, 6253P-411, 6253-P-412 from BKD Architects which have been submitted as standalone
documents as part of this planning application).
3.8.3.10.1 Water Use
The following mitigation measures have been proposed for the management of Water Use in
the CEMP;
•
•
•
•

Ensuring all temporary and permanent supply infrastructure systems are tested to
ensure there is no leakage or waste.
When setting up the temporary site facilities we will seek opportunities for rainwater
harvesting. Rainwater can be used for a number of applications including washing.
We will investigate opportunities for the drilling of an onsite temporary well which would
take the pressure of the Irish Water systems in periods of drought.
We will set up our water attenuation systems early in the project which can then collect
water and be used as a source of water for dust suppression etc and conserve the
Irish Water supply.

3.8.3.10.2 General Resource Management
The following mitigation measures have been proposed for Resource Management in the
CEMP;
•
•
•
•

Fully Implement the Construction and Demolition Waste Management Plans. Reuse
and Recycle materials as much as possible.
Encourage contractors and workers to help recycle more.
Reduce wastage of materials through efficient design and good works planning.
Use natural resources where possible to help mitigate and adapt to climate change.

3.8.3.11 Interactions
When considering interactions, the assessor has been vigilant in assessing pathways – direct
and indirect – that can magnify effects through the interaction. In practice many impacts have
slight or subtle interactions with other disciplines. However, it is concluded that most interrelationships are neutral in impact when appropriate control measures are incorporated into
the operation of the Proposed Development.
3.8.3.12 Probability of the Impact
No significant environmental impacts are predicted for the Proposed Development. The
CDWMP and CEMP will ensure that all applicable environmental health and safety regulation
is complied with throughout the Construction Phase thereby ensuring that this phase will not
result in significant effects on human health or the environment.
Following the implementation of all COVID-19 safety protocols and hygiene measures during
all phases of the Proposed Development, it is considered that the Proposed Development
poses no additional COVID-19 risk.
Increased noise levels may intermittently occur during the duration of the construction works.
Any increase in noise levels is not considered as being significant in nature or sufficient to
cause environmental impacts of any significance. Guidelines and defined operational
June 2022

Page 40

Enviroguide Consulting
Environmental Impact Assessment Screening

DSPL Ltd.
Rathgowan, Mullingar, Co. Westmeath

measures are detailed within the CWMP and will be adhered to during all stages of the works
in order to further reduce the possibility of such nuisances occurring.
The Operational Phase of the Proposed Development will result in an increase in the
population of the area, and it will have a positive impact on the long-term supply needs of
accommodation in the surrounding area.
3.8.3.13 Duration, Frequency, and Reversibility of the Impact
Any potential impacts associated with the Construction Phase of the Proposed Development
will be temporary and characteristic of a typical suburban development project.
The Proposed Development will cause permanent visual changes to the landscape, but this
change will be a benefit to the surrounding area as the development will complete a previously
unfinished development.
The Proposed Development will assist in providing a greater number of residential units and
will contribute positively towards addressing the national critical shortage in housing supply.
Impacts such as noise, dust and/or water pollution during the Construction Phase will be
temporary and reversible through the correct implementation of the appropriate control
measures.
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4 SUMMARY OF ASSESSMENT FINDINGS
A summary of the findings resulting from this assessment are presented in Table 4-1:
Table 4-1: Summary of Assessment Findings
Characteristics of Proposed Project
Size of the Subject Site

The Proposed Development is located on a 6.37 hectare site.

Cumulation with other Projects

It is not considered that cumulative impacts from the Proposed
Development and other existing offsite projects are likely to result in
significant effects on the environment.

Use of Natural Resources

It is not foreseen that any extensive use of natural resources is
required for the Proposed Development.

Production of Waste

There will be an increase in waste in the form of construction waste
during the Construction Phase of the Proposed Development.
However, this waste will be collected by appropriately authorised
waste collection contractors and will be treated at suitably authorised
waste treatment facilities. Due to the use of authorised waste
collection and treatment facilities, it is not predicted that the
production of waste will cause any significant effects on the
environment. A CDWMP has been prepared for the Proposed
Development which outlines the waste management procedures to
be implemented.

Pollution and Nuisances

The Construction Phase will give rise to temporary nuisances the
most significant of which will be noise and dust. However, it is not
predicted that these impacts will be significant, as they will be
intermittent and temporary. Adequate control measures will be
implemented for the duration of the Proposed Development as
outlined within the CEMP, CDWMP and ORWMP.

Risk of Major Accidents and/or
Disasters

During operations, it is anticipated that the risk of accidents and/or
disasters will be insignificant due to adherence to emergency type
specific corrective action measures for potential spillages or fire.

Risk to Human Health

During the Construction and Operational Phase, due to best
management practices and good housekeeping, it is not foreseen that
there will be any negative impacts to human health.

Location of the Project

Existing and Approved Land Use

Any potential impacts from the Proposed Development on the existing
land use of the area are not considered significant. The Proposed
Development is in line with the land use zoning objectives of the
Mullingar Local Area Plan.

Relative Abundance, Availability,
Quality and Regenerative Capacity of
Natural Resources

The impacts are considered to be negligible for this Proposed
Development in relation to the regenerative capacity of natural
resources in the area.
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Having regard to the criteria which have been subject to analysis, it is
considered that the Site has a high absorption capacity to facilitate
the scale and nature of the Proposed Development and there is no
likelihood of significant environmental effects.

Characteristics of Potential Impacts

Extent of the Impact

The impacts are considered to be insignificant with regards to this
project, due to the nature and scale of the proposed construction and
demolition works and the implementation of appropriate control
measures. It is not predicted that any significant physical effects will
be experienced beyond the project works area during the
Construction Phase and the geographical extent is perceived to be
small.
The Operational Phase of the Proposed Development will result in an
increase in the population of the area, and it will have a positive
impact on the long-term supply needs of housing in the Westmeath
and Mullingar area.

Transboundary nature of the Impact

There are no transboundary physical impacts envisaged for this
project.

Magnitude and Complexity of the
Impact

During construction, temporary and intermittent impacts are predicted
due to potential noise and dust, however these impacts will be
localised and last only for the duration of this phase. The control and
mitigation measures identified in the CEMP and CDWMP will ensure
that there will be no pollution or nuisances from the Construction
Phase of Proposed Development beyond the Site boundary.
During operation, a positive impact may be perceived, as this
development will facilitate the provision of higher density residential
accommodation and a creche facility.
There are no aspects to the Proposed Development which are
considered to be of unusual magnitude or complexity, and any
potential impacts are considered to be consistent with projects of this
scale.

Probability of the Impact

No significant environmental impacts are predicted for the Proposed
Development. The CEMP will ensure that all applicable
environmental health and safety regulation is complied with
throughout the Construction Phase thereby ensuring that this phase
will not result in significant effects on human health or the
environment.
Increased noise levels may intermittently occur during the duration of
the construction works. Any increase in noise levels is not considered
as being significant in nature or sufficient to cause environmental
impacts of any significance. Guidelines and defined operational
measures as will be detailed in the CEMP will be adhered to during
all stages of the works in order to further reduce the possibility of such
nuisances occurring.

Duration, Frequency and
Reversibility of the Impact

Any potential impacts associated with the Construction Phase of the
Proposed development will be temporary and characteristic of a
typical suburban development project. No adverse medium or longterm impacts are expected to arise and therefore no significant
environmental effects are anticipated.
The Proposed Development will cause permanent visual changes to
the landscape. The scale of the Proposed Development is considered

June 2022

Page 43

Enviroguide Consulting
Environmental Impact Assessment Screening

DSPL Ltd.
Rathgowan, Mullingar, Co. Westmeath

to integrate appropriately with its surroundings. No key views will be
affected by the site, nor key landmarks.
No adverse medium or long-term impacts are expected to arise and
therefore no significant environmental effects are anticipated.
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5 EU LEGISLATION CONSIDERATION IN ACCORDANCE WITH ARTICLE 299B (1)(b)(ii)(II)(C)
EU Legislation

Nature of the assessment completed
Appropriate Assessment Screening
Report
Natura Impact Statement
Ecological Impact Assessment

Directive 92/43/EEC,

•

The Habitats Directive

•
•

Directive 2000/60/EC,

•
•

Engineering Planning Report
Construction Environmental Management
Plan

•

Westmeath County Development Plan
2021-2027
Environmental Impact Assessment
Screening Report
Planning Report
Statement of Consistency
Construction Environmental Management
Plan
Construction and Demolition Waste
Management Plan
Outline Construction Management Plan
Outline Resource and Waste
Management Plan
Construction Environmental Management
Plan
Construction and Demolition Waste
Management Plan
Outline Construction Management Plan
Outline Resource and Waste
Management Plan

EU Water Framework Directive
Directive 2001/42/EC on the assessment of
the effects of certain plans and programmes
on the environment (SEA Directive)

Directive 2002/49/EC on the assessment and
management of environmental noise

•
•
•
•
•
•
•
•

Directive 2008/50/EC on ambient air quality
and cleaner air for Europe

•

Directive 2007/60/EC on the assessment and
management of flood risks

•

Other relevant provision of EU law

•
•

Site Specific Flood Risk Assessment

Nature of the assessment completed

June 2022

Conclusion of the
assessment

How considered

No significant impact once
proposed control measures
are implemented.

Refer Section 3.6.4, 3.7.3.5,
3.7.3.6, 3.7.3.7 and 3.8.3.5 of this
report

No significant impact once
proposed control measures
are implemented.

Refer to Section 3.6.6, 3.7.3.2,
3.7.3.3, and 3.8.3.4 of this report

No significant impact once
proposed control measures
are implemented.

Refer to Section 3.6 of this report

No significant impact once
proposed control measures
are implemented.

Refer to Section 3.6.6 and
Section 3.8.3.2 of this report

No significant impact once
proposed control measures
are implemented.

Refer to 3.6.6 and Section 3.8.3.1
of this report

No significant impact

Refer to Section 3.7.3.2 and
Section 3.8.3.4 of this report

Results of the assessment

How considered
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Ecological Impact Assessment
Appropriate Assessment Screening
Report
Natura Impact Statement

No significant impact once
proposed control measures
are implemented.

Refer Section 3.6.4, 3.7.3.5,
3.7.3.6, 3.7.3.7 and 3.8.3.5.

•

Not relevant to the Proposed
Development.

N/A

N/A

•

Construction and Demolition Waste
Management Plan
Outline Resource Waste Management
Plan
Construction Environmental Management
Plan
Construction and Demolition Waste
Management Plan
Outline Resource Waste Management
Plan
Construction Environmental Management
Plan

No significant impact once
proposed control measures
are implemented.

Refer to Section 3.6.4, Section
3.6.5, and Section 3.8.3.10

No significant impact once
proposed control measures
are implemented.

Refer to Section 3.6.4, Section
3.6.5, and Section 3.8.3.10

•
•
•

Directive 2006/21/EC on the management of
waste from extractive industries

Directive (EU) 2018/850 on the landfill of
waste

•
•
•

Directive 2008/98/EC on waste and repealing
certain Directives as amended by Directive
2018/851/EU

•

Directive 2010/75/EU on industrial emissions

•

Not relevant to the Proposed
Development.

N/A

N/A

Regulation (EC) No 166/2006 concerning the
establishment of a European Pollutant
Release and Transfer Register

•

Not relevant to the Proposed
Development.

N/A

N/A

•

Construction Environmental Management
Plan
Construction and Demolition Waste
Management Plan
Outline Construction Management Plan
Outline Resource and Waste
Management Plan

No significant impact once
proposed control measures
are implemented.

Refer to Section 3.6.6 and
Section 3.8.3.2 of this report

Directive 2000/14/EC on the approximation of
the laws of the Member States relating to the
noise emission in the environment by
equipment for use outdoors

•

•
•
•

Directive 2012/27/EU on energy efficiency

•

Building Lifecycle Report

Positive impact

Refer to Section 3.8.3.1.2 of this
report

Directive 2003/87/EC establishing a system
for greenhouse gas emission allowance
trading within the EU

•

Not relevant to the Proposed
Development

N/A

N/A
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Regulation (EU) 2018/842 on binding annual
greenhouse gas emission reductions by
Member States from 2021 to 2030
contributing to climate action to meet
commitments under the Paris Agreement and
amending Regulation (EU) No 525/2013

•

Building Lifecycle Report

Positive impact

Refer to Section 3.8.3.1.2 of this
report

Regulation (EU) 2018/841 on the inclusion of
greenhouse gas emissions and removals
from land use, land use change and forestry
in the 2030 climate and energy framework,
and amending Regulation (EU) No 525/2013
and Decision No 529/2013/EU (Text with EEA
relevance) Text with EEA relevance

•

Not relevant to the Proposed
Development

N/A

N/A

Directive (EU) 2018/2001 on the promotion of
the use of energy from renewable sources

•

Building Lifecycle Report

Positive impact

Refer to Section 3.8.3.1.2 of this
report

Regulation (EU) No 517/2014 on fluorinated
greenhouse gases

•

Building Lifecycle Report

N/A

N/A

Directive 2012/18/EU on the control of majoraccident hazards involving dangerous
substances, amending and subsequently
repealing Council Directive 96/82/EC

•

Not relevant to the Proposed
Development

N/A

N/A
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6 CONCLUSION
The Proposed Development will be assessed in accordance with the screening criteria set out
in Annex III of the European Union ‘EIA Directive’.
Having regard to:
(a) the nature and scale of the Proposed Development on an urban site served by
public
infrastructure, and
(b) the absence of any significant environmental sensitivities in the area
It is concluded that, by reason of the nature, scale and location of the subject site, the
Proposed Development is not likely to have significant effects on the environment. Therefore,
a mandatory Environmental Impact Assessment Report (EIAR) is not required for the
Proposed Development.
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