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NON TECHNICAL SUMMARY 

 

POPULATION & HUMAN HEALTH 

 

The Population and Human Beings chapter of the Environmental Impact Assessment Report (EIAR) has 

been prepared by Cunnane Stratton Reynolds Ltd. The assessment of impact on population and human 

beings is based on the EPAôs Advice Notes for Preparing Environmental Impact Statements (Draft 

September 2015).  

 

For the purpose of population and demographic analysis a study area was defined comprised of nine 

electoral districts (EDs), including Bohernabreena in which the Hell Fire and Massyôs Wood site is 

located, and eight adjoining EDs to the north, west and east. The key population demographic features of 

the nine EDs are as follows. In 2016 the area had a population of 50,338. Bohenrabreena, the ED in 

which the site is located, is the only ED that experienced population decline between 2011 and 2016. The 

majority of the population and the greatest population growth was concentrated in the EDs extending into 

the urban area to the north. The area has a high percentage of young people. The average age of seven 

of the nine EDs is lower than the national average ï in some significantly lower. In all but one of the EDs 

a greater percentage than the national average classify themselves as being in ógood healthô. 

 

In summary, the receiving environment of the site/proposed development is characterised by a growing 

population with a high proportion of younger people in good health. It can be surmised that this population 

has a high demand for active outdoor recreation options. 

 

The population forecasts presented in the South Dublin County Development Plan 2016-2022, by the 

CSO and the Dublin Regional Planning Guidelines, both suggest an increase in South Dublinôs population 

of approximately 7.4% over this period. A significant proportion of this population growth is likely to occur 

in lands zoned for residential development around the southern edge of the urban area, within 2km of the 

site. 

 

The EPA Guidelines and Advice Notes identify sensitive receptors as neighbouring landowners, local 

communities and other parties which are likely to be directly affected by the project. In particular homes, 

hospitals, hotels and holiday accommodation, schools and rehabilitation workshops and commercial 

premises are noted. Regard is also given to transient populations including drivers, tourists and walkers. 

The Geodirectory was used to identify addresses within a 1km radius of Stewardôs (Killakee) House - the 

closest address point to the proposed development, to identify receptors potentially directly affected by 

the proposed development. This identified 31 residential addresses and 11 commercial addresses (which 

include farms). The addresses include: 

 

¶ Three houses directly to the south of the Hell Fire property to the west of the R115, and another 

house a short distance further south; 

¶ Stewardôs House immediately to the north of the Hell Fire property to the west of the R115. This 

was previously in use as a restaurant but is now used as a residence; 

¶ A linear cluster of houses extending north from Stewardôs House along the R115 west of the 

road, two of which are located up the hillside behind the roadside houses, backing onto the Hell 

Fire property; 

¶ A farm/large agricultural enterprise (and houses) north of these houses; 

¶ A cluster of five houses directly north of Massyôs Wood east of the R115, between the site and 

the Timbertrove property; 

¶ Timbertrove, an extensive timber products manufacturing and resale enterprise which has an 

attached homeware shop and café; 
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¶ A row of houses and rural enterprises including farms and a livery yard north of Timbertrove to 

the east of the R115. 

 

The adjacent and local farms are also potential receptors of environmental effects, not only as local 

population/residents but also as land uses/economic enterprises which can be impacted by recreational 

use in the rural environment (e.g. by trespass on property, disturbance of animals, etc.). 

 

It is noteworthy that the number of local receptors with potential to experience direct impacts is small. The 

immediate receiving environment of the proposed development is a relatively sparsely populated rural 

area. 

 

Another significant group of potential receptors is the existing recreation users of the site. These include 

local people who might walk (or drive) to the site to walk off road, horse riders accessing the site along 

the road from nearby stables, users from the wider Dublin area who might drive or cycle to the site, and 

domestic and international tourists some of whom arrive by coach. Additionally, the site is well used by 

school groups accessing the archaeological and cultural heritage features of the site. 

 

Tourism figures indicate that there were over 10 million visitors to Ireland in 2015. There is a significant 

óhome holidayô market of approximately 9 million people accounting for multiple holidays. One quarter of 

the top 32 tourism attractions in the State are outdoor orientated parks. The top three tourist activities 

engaged in by foreign tourists in the period 2015 and 2016 were hiking/cross country walking, followed by 

cycling and golf. Significantly, Fáilte Ireland figures show that the three activities that showed the greatest 

growth in participation by domestic tourists between 2015 and 2016 were hiking/hillwalking, 

heritage/interpretive centres, and monuments. These are all features of the site and proposed 

development. 

 

The impacts of the proposed development have been assessed as follows: 

 

Potential Operational Phase Impacts 

 

Local Residents and Businesses (Including Farms) 

 

There will be disturbance to residential amenity in the vicinity of the site resulting from construction 

activity and traffic movements which may be visible and audible from nearby homes and farms. Certain 

construction activities (e.g. vegetation clearance, excavation and earth shaping) and erection of new 

structures, e.g. the parking area and the visitor centre, will be visible during construction from a small 

number of houses, notably the clusters of houses directly to the north and south of the Hellfire property 

west of the R115. Possible dust emissions from the construction activity may affect air quality locally. 

There will be impacts on traffic flow on the R115 as a result of construction traffic and as a result of 

construction works to the road corridor, although two way traffic will be maintained throughout. 

 

The significance of these effects is considered to be minor-moderate, and adverse. 

 

Existing Recreational Users of the Site (Including Tourists) 

 

Construction activities and erection of new structures will be visible during construction from within the 

site. Construction activities will be audible on the site. Dust emissions will result from the construction 

activities. The existing parking area will be occupied for a period by the construction of a new 

replacement car park, although the construction will be phased so as to maintain the existing parking 

capacity on the site throughout the construction period. Access to existing trails on the site may be 
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temporarily, locally restricted during upgrade of the trails and construction of new sections of trail. These 

impacts will affect peopleôs experience of the site, and may cause people to avoid using the site. 

 

The significance of these effects is considered to be moderate adverse, but temporary.  

 

Potential Operational Phase Impacts 

 

Local Residents and Businesses (Including Farms) 

 

There will be an minor increase in traffic to the site along the R115; the road has adequate capacity for 

the predicted increase in traffic. The proposed improvements to the R115 will improve the safety of all 

road users, including cars, but particularly for walkers and cyclists. The increased parking capacity on the 

site (and on-site management/marshalling capacity) will have the effect of reducing illegal parking on the 

R115 outside of the site, improving traffic flow and safety for all road users including cars, walkers and 

cyclists. The pedestrian bridge over the R115 will reduce the number of pedestrians crossing the R115, 

improving road safety for all users. 

 

The visitor centre buildings will be visible from a number of houses nearby to the south, and from further 

away to the east of the site (Jamestown and Cruagh areas). Elements of the parking area, including the 

prior removal of mature trees, will be visible from a small number of houses nearby to the north of the Hell 

Fire property (Stewardôs House and the neighbouring houses), and from a wider area to the east 

(Jamestown and Cruagh). The presence of the structures will reduce and soften over time as new 

vegetation matures around the structures and in the screening belts inside the site boundary. The 

conversion of a large area of coniferous forest on the east face of Montpelier Hill to permanent mixed 

deciduous woodland will be visible from the surroundings, with beneficial visual effect - although the 

conversion to woodland will take time. The clearance of coniferous forest from behind the Hell Fire Club 

building will return the building to its original prominence on the hilltop in views from the north and east, 

with beneficial visual effect. 

 

It is possible that increased usage of the site will result in an increase in nuisance and impacts to 

neighbouring land owners/farms, e.g. trespass and littering on their properties, and disturbance of 

animals. However, it is not considered that the formalisation and improvement of visitor facilities will 

attract nuisance-causing users. It will more likely attract more responsible/considerate types of users. The 

increase in usage and a presence of permanent staff on the site with management responsibility for parts 

of the site, will provide passive surveillance and discourage nuisance behaviour. Improved information 

(on signage, maps available at the visitor centre, online, etc.) will also encourage responsible/considerate 

behaviour. Litter bins will be provided and a litter management plan implemented should An Bord 

Pléanala so wish (the Operational Management Plan includes proposals for waste management on site). 

 

The establishment of a management steering group for the site, comprised of SDCC, Coillte and the 

Dublin Mountains Partnership (DMP), and the presence of an operator and the DMP volunteer rangers on 

site, will generally provide channels of communication and improved management/response capacity for 

any issues that arise as a result of increased usage or nuisance-causing activity. 

 

The appearance, condition and management of the site will be improved overall (there is no current 

management plan for the existing recreational facility) and it is considered that this will have a minor to 

moderate positive impact on local residents and business including farms. 
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Existing Recreational Users of the Site (Including Tourists) 

 

The development would result in the realisation of numerous policy objectives contained in national, 

regional and local policy documents, including policies relating to (a) cultural heritage and economic 

development including tourism, (b) recreation and open space, (c) movement strategies and human 

health, (d) infrastructure and environmental quality including green infrastructure, and (e) heritage, 

conservation and landscape. The realisation of these policies would have positive impacts on population 

and human health. Access to the site will be significantly improved by the improvement to the roads 

accessing the site including the provision of a footpath and cycle lane, and by the increased parking 

capacity on site. The shuttle bus service from Tallaght, along with the footpath and cycle lane, will 

improve access and provide more sustainable means of access to the site (compared to the current 

situation where car is the predominant mode of transport).  

 

The new visitor facilities such as improved trails, heritage interpretation and education room, food, 

beverage and information, toilets and shelter, would enhance the majority of visitorsô experience of the 

site ï if they choose to avail of them. The amenities will widen the appeal of the site, making it suitable for 

people of all ages and physical abilities including the elderly, families and children. The proposed 

development provides an education facility which would benefit school groups and special interest 

groups. 

 

The facilities are sufficiently modest in scale, in the context of the 152 ha forested/woodland site, to be 

avoided by users if they choose to do so. Those users wishing to arrive on site and follow a trail directly 

into the forested mountain landscape of the Hell Fire property, or Massyôs Wood in which only minor 

interventions are proposed, without accessing the visitor centre, will have that option. 

 

Health and safety will also be enhanced with improved signage and way finding, improved access for 

emergency vehicles, improved walking and trekking information, shelter from the elements, and facility for 

provision of first aid equipment such as defibrillators, blankets etc. The provision of a pedestrian bridge 

will reduce the potential for accidents on the R115 as will the provision of a designated cycle lane and a 

footpath. 

 

A distinct tourist attraction and activity hub in the Dublin Mountains will be created. This will generate 

employment on the site itself, with an estimate of 14 full time equivalent positions to be created ï skilled 

and unskilled. The local population and businesses may benefit from employment in the construction 

phase, and in providing services during operation. It is possible ï and it is the intention of the applicant - 

that the development it will act as a catalyst for heritage-based tourism enterprise in the wider Dublin 

Mountains and South Dublin.  

 

In summary, the suite of facilities and amenities, the appearance, condition and management of the site 

will be improved overall and it is considered that this will have a moderate positive impact on population 

and human health, including recreational users and tourists ï existing and new ï over the long term. 

 

However, the development will be considered by some as the spoiling of a landscape (and its natural and 

cultural heritage assets) highly valued in its current condition. It is possible that increased usage of the 

site will be perceived as a nuisance by some existing users. The degree of significance of these effects 

will vary depending on the particular receptor. Some will experience the effects as highly significant and 

adverse.  
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The óDo Nothingô Scenario 

 

If the proposed development is not granted planning permission, the current use of the site will continue 

in the absence of a formal management regime. The Hell Fire forest property will remain a commercial 

coniferous plantation ï with cycles of felling, replanting and growth ï with use as a recreation amenity 

being secondary or ancillary. Massyôs Wood will remain a mixed deciduous woodland used and managed 

predominantly for recreation. 

 

If planning permission is not granted, it can be expected that recreational usage of the site will continue to 

grow un-managed. The private car will remain the only mode of transport available for most potential 

users to access the site. There will be no parallel increase in the capacity of the facilities to accommodate 

greater numbers or a greater variety of visitors/users, and no management facility or capacity to monitor 

and control visitors and manage impacts of increased usage on natural and cultural heritage assets. The 

archaeological and architectural heritage assets of the site will not be routinely monitored, protected, 

managed and repaired where needed. Access to and interpretation of the heritage assets will not be 

improved. The problem of illegal parking on the R115 will continue with further negative effects on traffic 

flow and road safety for all users. Numerous policies and objectives at national, regional and local level 

promoting development such as that proposed for the benefit of the local population and domestic and 

international tourists, and human health, will not be realised. 

 

Remedial and Mitigation Measures 

 

Proposed mitigation measures follow the principles of avoidance, reduction and remedy. The most 

effective impact avoidance and mitigation occurs during the site selection and design stage. In Chapter 4 

the considerations and reasons for the selection of the site are explained in the context of alternatives 

considered. The design/layout and activity alternatives considered are also discussed.  

 

In the design process, as a general approach the sensitive environmental factors were identified at an 

early stage and the physical elements of the development designed to avoid significant impacts. 

Operational management measures for the development were considered and prepared in parallel with 

the design to further reduce environmental impacts, and where possible to result in positive impacts,  

 

Construction Phase 

 

An outline Construction and Traffic Management Plan has been prepared by Roughan and OôDonovan, 

the project engineers, and provided under separate cover. This document provides the outline/framework 

for the conduct of detailed construction management practices to be agreed by the contractor, SDCC, 

Coillte and other stakeholders in the event of development approval. 

 

Operational Phase 

 

An Operational Management Plan has been prepared and submitted under separate cover. This 

document sets out the envisaged structure and responsibilities for management of the proposed 

development during operation. The measures include the establishment of a permanent management 

steering group comprised of SDCC, Coillte and the DMP with responsibility for: 

 

(a) management and maintenance of the development overall, and specifically the facilities 

outside of the direct responsibility of the private operator; 

(b) management of the contract, lease or license of the private operator of the facilities;  

(c) liaison with neighbouring landowners, residents and stakeholders, facilitated through the 

consultation forum of the Dublin Mountains Partnership; 
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(d) coordination of forest operations ongoing in the western part of the Hell Fire forest 

property (the area largely unaffected by the proposed development), and 

(e) monitoring and management programmes for: 

¶ the trails network; 

¶ archaeological and architectural heritage features, and 

¶ biodiversity (specifically the Key Ecological Receptors identified in the EIA 

process). 

 

The Operational Management Plan also identifies access and parking management measures 

including: 

 

(a) car park monitoring and variable message signs to prevent queuing and overspill parking; 

(b) the proposed shuttle bus from Tallaght; 

(c) the proposed park and ride facility at Tallaght Stadium. 

 

Construction Phase 

 

While best practice in construction and traffic management can reduce construction impacts affecting 

population and human health, such as noise, dust, visual impact and traffic congestion, the effects of 

these cannot be entirely avoided or remedied. Nonetheless there are no significant negative impacts 

predicted to arise during construction, and those impacts that do arise will be temporary. 

 

Operational Phase 

 

It is considered that the physical elements and the Operational Management Plan would improve the 

operation and quality/condition of the site as a recreation and heritage appreciation facility, improve 

access to the site, and improve the management and condition of cultural and natural heritage resources 

on the site despite increased visitor usage ï all with moderate positive impact on local receptors 

(residents, businesses and landowners) and recreational users including tourists ï existing and new. 

 

 

BIODIVERSITY 

 

The process of identifying, analysing and evaluating the potential impacts of the Dublin Mountains Visitor 

Centre (ñthe proposed developmentò) on the topic of Biodiversity, i.e. habitats, species and designated 

sites, was undertaken in accordance with guidance on ecological and environmental survey and 

assessment provided by the Heritage Council, the Environmental Protection Agency, Transport 

Infrastructure Ireland and the Chartered Institute of Ecology and Environmental Management. These 

guidelines informed the planning and conducting of field survey work, and the analysis and evaluation of 

the potential impacts of the proposed development on Biodiversity. 

 

A desk study was undertaken to establish the ñzone of influenceò of the proposed development, i.e. the 

geographical area over which any effects are likely to be significant, and to examine any recent or 

historical records of features of ecological significance in this area, including any sites designated for 

nature conservation at the national or international level. As part of the desk study, statutory consultees 

and relevant stakeholders, e.g. the National Parks & Wildlife Service, were consulted. Field survey work 

carried out to establish the ecological baseline included multidisciplinary walkover surveys of the 

development site and an appropriate buffer zone around the site to describe and map the habitats, 

species and evidence of species present. Habitats were classified and mapped in accordance with 

guidelines published by the Heritage Council (Fossitt, 2000; Smith et al., 2011). Dedicated surveys for 
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rare and protected flora and fauna, as well as invasive alien species, were also undertaken during the 

optimal survey seasons. 

 

Following the desk study and field surveys, Key Ecological Receptors were identified. These are features 

of ecological significance at the local (higher level) scale or above and should be a material consideration 

in the decision-making process. A total of eight Key Ecological Receptors were identified within the study 

area: Red Squirrel, Badger, Otter, bats (all Irish species except Lesser Horseshoe Bat), ponds, invasive 

alien plant species, treelines and hedgerows, and Glendoo Brook. Four designated sites were identified 

within the zone of influence. However, these were not selected as Key Ecological Receptors. The 

Glenasmole Valley proposed Natural Heritage Area was not selected as a Key Ecological Receptor 

because the proposed development does not provide for any impacts whatsoever on the particular 

sensitivities of that site at the distance that it is removed from the site. The Glenasmole Valley Special 

Area of Conservation, the Wicklow Mountains Special Area of Conservation and the Wicklow Mountains 

Special Protection Area were not selected as Key Ecological Receptors because of the conclusions of the 

Appropriate Assessment Screening Report, as explained in the following paragraph. 

 

European Union law requires the designation and protection of sites that support examples of natural 

habitat types and populations of birds and other species that are of conservation importance in a 

European context (ñEuropean sitesò). Furthermore, any plan or project not directly connected with or 

necessary to the management of a European site, but likely to have a significant effect thereon, either 

individually or in combination with other plans or projects, must be subject to an assessment of its 

implications for the site in view of the site's conservation objectives (ñAppropriate Assessmentò). The 

responsibility for determining whether or not Appropriate Assessment is required in respect of any plan or 

project and for undertaking Appropriate Assessment, where it is required, lies solely with ñthe competent 

authorityò, i.e. the relevant planning authority. In order to enable the competent authority to comply with 

this requirement, an Appropriate Assessment Screening Report was produced, which concluded on the 

basis of objective information and in view of the sitesô conservation objectives that the proposed 

development, either individually or in combination with other plans or projects, is not likely to have a 

significant effects on the Glenasmole Valley Special Area of Conservation, the Wicklow Mountains 

Special Area of Conservation, the Wicklow Mountains Special Protection Area or any other European site 

and, therefore, that Appropriate Assessment is not required in this case. 

 

The Key Ecological Receptors were characterised in terms of their conservation value and assigned a 

level of importance on a geographical scale that increases from the local (lower value) level, through the 

local (higher value), county and national levels, to the international level. All of the Key Ecological 

Receptors identified were considered to be important at the local (higher value) scale. Similarly, the likely 

impacts of the proposed development on these Key Ecological Receptors were characterised in terms of 

their magnitude, extent, duration, frequency and reversibility, their significance evaluated on the same 

geographical scale. 

 

As part of the assessment, mitigation was developed to address all of the likely significant effects of the 

proposed development on its Key Ecological Receptors. Mitigation included design measures such as the 

avoidance of particularly sensitive areas, construction methods measures such as the imposition of 

seasonal restrictions on certain construction activities and operational-phase measures such as habitat 

enhancement, in addition to the implementation of best practice guidance and an Environmental 

Operating Plan during construction. The residual effects, i.e. those effects remaining following the 

inclusion of mitigation, were also characterised and evaluated as was done for the pre-mitigation impacts. 

 

Following the full and proper implementation of the mitigation described in Chapter 6, the only likely 

significant residual effect on Biodiversity arising from the proposed development is a medium-term effect 

on Red Squirrel, which is significant at the local (higher level) scale and arises as a result of the impacts 
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of habitat loss and fragmentation, which, given that the habitat to be lost is currently conifer plantation, 

would occur irrespective of whether or not the proposed development were to progress. However, the 

planting of native tree species as part of the proposed development will, over time, provide replacement 

habitat for the Red Squirrel, resulting in no significant effect in the long term. There are no other residual 

effects likely to be significant at any geographical scale and the proposed development is not likely to give 

rise to significant effects through the combination of its impacts with those of other past, present or 

reasonably foreseeable developments. 

 

 

SOILS, GEOLOGY & HYDROGEOLOGY 

 

The site is comprised of shallow depths of topsoil with granite bedrock either at, or close to, the surface. 

The anticipated depth to bedrock is approximately 1.5m in the car park area and approximately 1.0m at 

the visitor centre. The rock in this area is considered to have a low capacity to store water. Due to this 

and the low depth of soils, the majority of rainfall flows to the Glendoo Brook to east of Massyôs Wood. 

 

The primary effects considered in the EIA were the disturbance of soils & bedrock and pollution spillages 

to the soil and underlying groundwater. The proposed development has been designed to ensure that the 

volume of material to be excavated and disturbance to soils and bedrock is minimized. The visitor centre 

has been designed as a split level building and the new circulation roads and parking tiers match the 

existing ground levels where possible.  

 

Ensuring that the Contractor implements a satisfactory Construction Management Plan should reduce the 

potential for pollution spillages. The use of competent construction methodologies will further reduce this.  

The risk of pollutant spillages to the soils and underlying groundwater will be mitigated by surveying 

drainage sewers prior to operation and the inclusion of a petrol interceptor on site. 

 

 

WATER & HYDROLOGY 

 

There is currently no surface water drainage / storage system at the site. There is a steep fall to the east 

from the Hellfire Club to the Massy Estate. The soil has poor water storage characteristics so the majority 

of rainfall flows to the Glendoo Brook to the east of Massyôs Wood. The Glendoo Brook is a tributary of 

the Owenadoher River which is the most important nursery and recruitment tributary in the Dodder 

system. It performs well in a number of water quality tests performed as part of the Water Frameworks 

Directive and the Environmental Protection Agency sampling program indicates clean waters for the 

Owenadoher River. Therefore, the water quality of the Glendoo Brook can be considered to be of good 

quality. 

 

The impact that an increase in surface water runoff from the proposed development would have on the 

existing hydrology was a key consideration in the EIA. The inclusion of a hydrobrake manhole and 

surface water storage features will ensure that this is reduced to a level where it is not deemed to have a 

significant impact. 

 

To maintain the current water quality the potential for spillages during the construction phase and 

operational phase will be minimized. This will be done by ensuring that the Contractor implements a 

satisfactory Construction Management Plan. The implementation of competent construction 

methodologies will further reduce this. 

 

The risk of pollutant spillages to the surface water will be mitigated by surveying drainage sewers prior to 

operation and the inclusion of a petrol interceptor on site. 
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AIR QUALITY, CLIMATE, NOISE & VIBRATION 

 

The proposed development is anticipated to attract approximately 300,000 visitors per year. The existing 

noise climate along the R115 Killakee Road was found to be dominated by road traffic. It is predicted that 

the proposed development will increase the peak hour traffic flows by 56 cars. This relates to a change in 

noise level of +0.9 dB(A) which is considered to be a negligible impact on the noise environment. 

 

The UK Design Manual for Roads and Bridges (DMRB) guidance (UK Highways Agency 2007) considers 

the predicted change in traffic volumes from the proposed development to be low enough that a local air 

quality assessment is not required. 

 

There will be a small increase in general traffic noise from construction traffic, however, this is considered 

negligible in the overall context of the current traffic volumes and predicted traffic levels. 

 

Noise and air impacts from the construction work itself may be experienced; however, these will be 

reduced by implementing the following measures: 

 

¶ Noise and vibration monitoring at key receptors and along neighbouring property boundaries; 

¶ The contractor will be required to use off-site parking and provide shuttle service to the site; 

¶ Construction will be limited to 07:00-19:00 Monday to Friday and 08:00 and 13:00 on Saturdays. 

No works will be allowed to take place on Sundays and bank holiday weekends which are the 

busiest time at the Hellfire Club. 

 

 

LANDSCAPE & VISUAL IMPACT 

 

The landscape sensitivity of the receiving environment of Montpelier Hill and Massyôs Wood are classified 

differently. 

 

Montpelier Hill is classified as being of Medium Sensitivity reflecting its robust working commercial forest 

whilst still a much loved and visited destination, containing panoramic views, a range of heritage features 

and experiences of nature. 

 

Massyôs Wood is classified as being of High Sensitivity reflecting its broadleaved woodland amenity 

character, with a strong biodiversity function, numerous heritage features and ruins and its distinctive 

romantic and magical character. 

 

The proposed development consists of  

 

¶ New Visitor Centre, associated parking and infrastructure including the tree canopy bridge 

located on the lower slopes of Montpelier Hill; 

¶ Enhanced amenities, trails, interpretation and presentation of built and cultural heritage ï 

throughout both Montpelier Hill and Massyôs Wood; 

¶ Landscape change to the northeast slopes of Montpelier Hill seeing the phased transformation of 

the commercial forestry plantations to native broadleaved woodland. 

 

The Magnitude of Landscape Change is categorized as Low - Change that is moderate or limited in scale, 

resulting in minor alteration to key elements features or characteristics of the landscape, and/or 
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introduction of elements that are not uncharacteristic in the context. Such development results in minor 

change to the character of the landscape. 

 

In Massyôs Wood the Magnitude of Landscape Change should be regarded as Negligible - Change that is 

limited in scale, resulting in no alteration to key elements features or characteristics of the landscape, 

and/or introduction of elements that are characteristic of the context. Such development results in no 

change to the landscape character. 

  

The Significance of the Landscape Change is Low to Moderate. 

 

The construction of new buildings and parking facilities could be regarded as intrusive in such a location. 

However the values associated with the receiving environment, the sensitive design of the new centre 

and its infrastructure, and the context of Enhanced Amenities and the long term landscape development 

proposed suggest the Quality of Landscape Change is Beneficial ï ñImproves landscape quality and 

character, fits with the scale, landform and pattern and enables the restoration of valued characteristic 

features or repairs / removes damage caused by existing land uses.ò 

 

In terms of landscape change only the new buildings and associated infrastructure, and the landscape 

change to the north east of Montpelier Hill will have visual effects. The Enhanced Amenities relate to the 

character of the site at a very local/detailed level and are improvements to what is already there rather 

than change, with beneficial effects. Therefore visual effects relate primarily to changes on Montpelier Hill 

and its interface, via the new tree canopy walk, with Massyôs Wood. 

 

30 viewpoints were assessed over three Zones: 

 

¶ Zone A ï Within the site; 

¶ Zone B  - Immediate Environs and Middle Distance; 

¶ Zone C - Viewpoints within the wider landscape/long distance. 

 

All but two of these viewpoints will experience change that will be neutral or beneficial in qualitative terms, 

although the significance ranges from Very Significant to Slight or Not Significant. The two viewpoints that 

experience adverse impacts are located within the site and this effect relates to the short term impacts of 

the improvements and extensions to the car-park. Over time the effects here mitigate to neutral and 

beneficial as the new landscape establishes itself.  

 

The project is benign in landscape terms. A much valued site with existing high visitor numbers is 

recognised as having potential to be a gateway location to the wider Dublin Mountains experience. To 

develop this opportunity requires a visitor facility / building and improved parking and services, but also a 

transformation of the landscape offer / experience in terms of trails and walks, interaction with natural and 

cultural heritage and the transformation of the commercial forest plantations to permanent broadleaved 

woodland with the resultant net benefits to landscape, biodiversity and amenity. The above analysis 

indicates that site selection and sensitive design has minimised the potential adverse effects so that they 

are now confined to localised impacts within the site for a short time frame. In landscape and Visual terms 

the proposed development protects and enhances landscape and visual amenity in the medium and long 

term and is an appropriate change to the receiving environment. 

 

 

ARCHAEOLOGY AND CULTURAL HERITAGE 

 

The Dublin/Wicklow Mountains are an area of huge archaeological significance and contains a multitude 

archaeological sites which date from the Neolithic to the early modern period. The Coillte land holdings at 
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Montpelier Hill and Masseyôs Woods alone contain the remains of two Neolithic passage tombs, a Bronze 

Age wedge tomb, a standing stone, an enclosure, and the well-known Hell Fire Club, an early 18th 

century hunting lodge that was built using masonry from the adjoining passage tombs. Non-invasive 

investigations such as aerial photography and geophysical survey suggest that there are further potential 

features on Montpelier Hill.  

 

The archaeological sites within the Coillte land holdings form part of the wider archaeological landscape 

of the Dublin and Wicklow Mountains region. The distribution of megalithic tombs suggests a strong 

similarity with other well-known complexes such as those at Brú na Boinne in the Boyne Valley, county 

Meath and Carrowkeel and Keshcorran in Sligo, which are of international significance.  As well as being 

of archaeological significance the Hellfire Club is also of historic and cultural interest as a result of its 

connection with the 18th century gentlemanôs club of the same name, its occult associations and the rich 

folklore that has grown up around the site. 

 

Issues relating to the access, safety and vandalism were noted however.  Additionally, some of the sites 

including the passage and wedge tombs are not easily discernible to average visitor. 

 

The purpose of the proposed visitors centre at Montpelier Hill is to highlight the Dublin Mountains as a 

heritage and recreational resource and will draw on the result of recent archaeological investigations.  As 

with the architectural features on site, a minimal intervention approach has been adopted. In conjunction 

with the proposed visitors centre it is proposed that access and signage around the various sites be 

improved. Issues relating to the condition of upstanding monuments and anti-social behaviour and the 

ongoing maintenance of the site are also to be addressed. The potential impacts of the proposed visitors 

centre, associated services, the car park and landscaping on any underlying archaeological features as 

well as the long term maintenance of the site has also been considered. 

 

 

ARCHITECTURAL HERITAGE 

 

The  land holdings at Montpelier Hill and Massyôs Wood contain a large number of buildings and other 

structures. These  include the 18th century Hellfire Club which was designed by Edward Lovett Pierce as 

a hunting lodge for William Connoly, Speaker of the Irish House of Commons from 1715 ï 1729.  Another 

significant feature are the early 19th century walled gardens designed by Sir Ninian Niven containing the 

remains of glass houses designed by Richard Turner, both of whom were previously involved in the 

design of the National Botanic Gardens in Glasnevin. Other structures within the designed landscape 

include the remains of a mill complex, sluice, Ice house, gothic gate lodge, numerous stone bridges and 

the only surviving section of the early 19th century Military Road that has not been paved over. 

 

Though of considerable architectural significance most of these structures have been affected by long 

term neglect or have become overgrown, obscuring features and causing damage to masonry and 

brickwork, whilst other structures have been affected by vandalism.  

 

Under the current project  and taking a minimal intervention approach, it is proposed that  repairs will be 

carried out to both the Hellfire Club and the structures within Massyôs Woods in order to make them safe, 

address issues associated with vandalism and anti-social behaviour, improve access and to reveal 

features which are currently obscured. The proposed works will be followed by a program of regular 

monitoring  to ensure their survival as a heritage resource. 
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MATERIAL ASSETS - FORESTRY 

 

The proposed development will take place on a site comprising two Coillte owned forest properties. 

Therefore, forestry ï as a material asset - was included in the environmental impact assessment. The 

forestry consultancy Veon prepared the assessment of the forest resources, and this also informed the 

landscape development proposals. 

 

The forests across the two properties are very diverse, ranging from commercial plantations to native 

woodlands of all ages. The range of benefits that these forests deliver is also diverse, extending beyond 

basic timber production to encompass bio-diversity, wildlife conservation, environmental protection, rural 

development, carbon sequestration, amenity and recreation, and tourism.  

 

Although considerable overlap does occur, the forests can be roughly divided into two types, amenity to 

the east (Massyôs Wood) and timber production forests (The Hell Fire Club) to the west. Both forest 

properties are managed under the principles of sustainable forest management and are certified by the 

Forest Stewardship Council (FSC). Coillteôs primary focus for its properties is the production of high 

quality timber and this is the case for the Hell Fire forest; however, given the species breakdown in 

Massyôs Wood high quality timber production would be of lesser concern. 

 

Hell Fire Wood is almost entirely coniferous with a range of ages present including areas recently clear-

felled and replanted, areas of mature forest due for harvesting/clear-felling in the near future and middle 

forest management.  

 

Massyôs Wood, by contrast is predominantly broadleaved woodland of beech and oak, ash, fir, larch and 

spruce. There are some areas of coniferous plantations and specimen trees from the original Killakee 

demesne, species such as Giant Sequoia, Monkey Puzzle, West Himalayan spruce, Monterey Pine, and 

Western red cedar. In places, exotic invasive species such as Cherry laurel and rhododendron have a 

strong hold and are being cleared and reduced. Whilst predominantly a recreational forest with a high 

biodiversity function, woodland management works are ongoing with areas of beech wood thinned in 

2016. 

 

As a result of the already high amenity values in Massyôs Wood, it is not proposed to carry out any large 

interventions that would greatly affect the forestôs character or significance as an asset. Smaller 

operations such as repairing the wall structure in the walled garden, building a treetop foot bridge and 

ongoing forest enhancement management to promote amenity and nature conservation will be carried 

out.  

 

The western section of The Hellfire Club (west of the summit of Montpelier Hill) will continue to be 

managed as a commercial conifer plantation. This part of the property has a species mix of predominantly 

Sitka spruce, ranging from one year to approximately 25 years of age. There is a good road network 

through this area of the forest, which is also used by walkers and for horse riding. 

 

The eastern part of the property ï an area of 26.12 ha - is the focus of the development proposals and 

will undergo a phased plan of conversion from coniferous forest into a predominately broadleaved 

woodland. As a result, the value of the land ï as a forest asset ï will depreciate. 

 

The affected area can be divided into nine separate sub compartments or plots with distinct forest 

characteristics. The most significant physical element of the proposed development is the expanded 

parking area and this would be located in the area of Plot 1. Plot 1 is located above the existing car park. 

The species composition is predominately Douglas fir. The majority of the trees have reached their critical 

height and are beginning to blow down and snap. The prevailing wind blows from the south west, and 
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with the adjacent Plot 3 having been clear felled in 2016, Plot 1 has become more exposed. The 

development will require the trees in Plot 1 to be removed. It is proposed that where possible, any 

broadleaves present should be retained. Replanting in the area, after construction of the car park, should 

include oak, rowan, cherry, hazel, alder, birch, holly and scots pine. For the other plots, various strategies 

are proposed. These include re-planting of clear-felled areas, partial clearance to encourage development 

of a deciduous understorey or facilitate safe walking, enrichment planting with deciduous species, and 

pruning to open particular views from the site. 

 

 

MATERIAL ASSETS - ROADS, TRAFFIC & TRANSPORTATION 

 

Visitor Numbers 

 

The Hell Fire and Massyôs Wood forest properties are currently estimated to be visited by 100,000 people 

per annum, nearly a quarter of the total estimate of 435,000 visitors to the Dublin Mountains. It has been 

estimated that visitor numbers to the proposed development will reach 225,000 over five years, and could 

achieve 300,000 over a further five years of operation. This includes increases in domestic/local amenity 

visitors, domestic and international tourists, school groups and corporate visitors. Weekend demand is 

expected to double on average due to greater spread across the week with growth of tourist visits. Longer 

duration visits are expected due to expanded range of activities on site. A large increase to 4 hours has 

been assumed. 

 

Access Proposals 

 

a) It is proposed to improve pedestrian and cyclist facilities along Killakee Road and Gunny Hill for 

access from the nearby urban area. A footpath of between 1.5m and 2.0m wide will be provided 

along these roads to the site at Hell Fire Wood. 

b) A shuttle bus service is proposed to the site from Tallaght LUAS stop and Public Transport Hub at 

Tallaght Town Centre over a 7.5km long route via Oldbawn and Ballycullen. A 20 to 30 seater 

midi-coach will operate at 15 to 30 minute frequency to provide the required capacity. 

c) A Park & Ride facility with 400 parking spaces is proposed at Tallaght Stadium located at Whites 

town Way just south of the N81 Tallaght Bypass. This will be served by the proposed shuttle bus. 

d) A tree-top walkway and bridge will provide a pedestrian link over Killakee Road into the adjoining 

Massy's Estate, which will also be served by the visitor centre and parking at Hell Fire Wood. 

e) Three traffic access routes are available from the Dublin city direction to Hell Fire Wood 

converging on Killakee Road via Stocking Lane from Rathfarnham, from M50 Junction 12 via 

Ballycullen Road and from Tallaght via Oldbawn Road and Killininny Road to Gunny Hill through 

Woodstown. 

 

Public Transport Demand 

 

a) Mode Share assumptions in the Transport Impact Assessment are: 

¶ 30% by car and 70% by public transport for international tourists; 

¶ 70% by car and 30% by public transport for domestic tourists; 

¶ 100% by car for local amenity users to estimate maximum potential parking demand; 

¶ 70% by car for local amenity users to estimate maximum potential shuttle bus demand; 

¶ Average Mode Share by car is projected to range between 56% and 71% depending on the 

degree of shift by local amenity users to the proposed new public transport service. 

b) Estimated demand for the proposed Shuttle Bus: 770 passengers daily / 120,000 passengers 

annually. 
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Car Parking 

 

a) Estimated car park demand is for between 227 and 270 spaces at peak, depending on the mode 

share by public transport 

b) The existing car park at Hell Fire Wood will be expanded from 75 car spaces to 275 car spaces 

and 5 coach spaces to cater for the additional number of visitors expected in the worst-case 

demand scenario.  

c) If a reasonable mode shift occurs to public transport for local amenity visitors, there should be 

spare car parking capacity of 48 spaces (21%) at the times of peak demand in the summer. 

d) A permanent electronic car park monitoring system will be provided to record the occupancy rate 

at the Hell Fire Wood Car Park. This will link to Variable Message Signs (VMS) to the north on the 

two main approach routes from the city and M50 directions. At unusually busy periods the VMS 

signs will alert drivers to the lack of parking spaces at Hell Fire Wood and will instead direct them 

to the Park & Ride site. 

e) Visitor centre personnel will provide a Car Park Marshal Service at peak periods and to manage 

any risk of overspill parking on Killakee Road. 

 

Traffic Impact 

 

a) Traffic surveys were undertaken on Killakee Road at the Hell Fire Wood car park and the Gunny 

Hill junction to the north in November 2016 and June 2017. 

b) The peak hourly traffic flow on Killakee Road north of the Hell Fire Wood car park entrance was 

244 vehicles per hour on Sunday 4th June between 3pm and 4pm. In that hour the number of 

vehicles entering and exiting from the Hell Fire Wood car park was 111, which is 45% of the total 

traffic in Killakee Road. The average traffic flow in and out of the car park in the busiest 6 hours 

was 91 vehicles per hour. 

c) The projected peak period traffic flow in and out of the extended car park is estimated as 165 

vehicles per hour, which is an increase of 54 vehicles per hour, 50% approximately, compared to 

the existing peak traffic of 111 vehicles per hour recorded on Sunday 4th of June 2017.  

¶ Peak Traffic on Killakee Road will increase from 244 vehicles per hour by 54 to approximately 

300 vehicles per hour, an additional 23%.   

¶ A single carriageway rural road has capacity for about 1,800 vehicles per hour, so Killakee 

Road will operate at about 17% of capacity with the visitor centre development. 

¶ At the Gunny Hill junction the peak hour traffic movements will increase from 373 to 427 

vehicles per hour (+14%). The peak traffic demand at the junction is only approximately 20% 

of the capacity. This junction will easily cater for the minor level of traffic increase expected 

due to the proposed visitor centre expansion. 

 

Conclusions for Transport Impacts 

 

a) Significantly improved accessibility will be provided to the proposed Hell Fire Wood Visitor Centre 

by public transport, walking and cycling, which will support a significant mode shift from the 

current reliance on private car access; 

b) The main target market for the growth of visitor numbers to the Dublin Mountains at the Hell Fire 

Wood is aimed at international and domestic tourists. These visitors are much more likely to use 

public transport to reach the site than the local amenity visitors; 

c) Peak spreading across the week will reduce the current peaks in demand at the site, and will 

balance the daily demands to less than a proportional increase in line with the overall annual 

increase in visitor numbers; 

d) More than sufficient increase in car parking capacity will be provided at the site to cater for the 

projected demand and to avoid risk of overspill parking on the public road; 
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e) The access roads to the site are suitable in layout and will not be impacted significantly by the 

proposed development; 

f) A fully sustainable transport access strategy will serve the site. 

 

 

INTERACTIONS 

 

The Interactions chapter (Chapter 15) discusses the main interactions between the different aspects of 

the environment likely to be significantly affected by the proposed development in addition to cumulative 

impact. 

 

The table below provides a matrix summarising the interactions between the various environmental topics 

addressed in the EIAR. The matrix identifies where there is potential for the environmental topic in the 

left-hand column to have an effect on the topic listed in the top row of the matrix. If there is the potential 

for an effect during the construction phase of the development, this is indicated by a óCô. An óOô indicates 

the potential for an effect during the operational phase and óCOô indicates the potential for effects during 

both the construction and operational phases. If there is considered to be no potential for significant 

interaction of effect, this is indicated by ó-ó. This assessment was based on information contained within 

this EIAR, and the outcome of discussions and interactions between the EIA team and the design team.  
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Human Health 
 O - - - - O O - CO 

Biodiversity 

 
CO  - CO - O - - CO - 

Soils, Geology & 

Hydrogeology 
- -  CO - - - - CO O 

Water & 

Hydrology 
- CO -  - - - - CO O 

Air, Noise & 

Vibration 
C -  -  - - -  CO 

Landscape & 

Visual Resources 
CO CO - - -  - - CO - 

Archaeology & 

Cultural Heritage 
O - - - - -  - - - 

Architectural 

Heritage 
O - - - - - -  - CO 

Material Assets - 

Forestry 
- - - - - - - -  - 

Roads, Traffic & 

Transportation 
CO - - - CO - - C -  

 

All of the interactions identified are discussed in Chapter 15. Some of the key interactions are outlined 

below. 
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Population and Human Health; Biodiversity; Archaeology and Culture; and Architectural 

Heritage; Roads, Traffic and Transportation 

 

The main impact on population and human health ï and the intended outcome of the development - will 

be increased usage of the site for recreation by the local community, the wider Dublin population, 

domestic and international tourists and other groups, e.g. schools, special interest groups, and corporate 

groups. The increased usage of the site will have effects on other environmental aspects. 

 

During operation, increased use of the site may result increased disturbance to certain habitats and 

species. Key Ecological Receptors have been identified and it is not predicted that any will experience 

significant negative impacts from increased usage of the site. It is expected that most users will stay on 

the trails network, which will largely remain the same in extent, so the area of disturbance by human 

presence will not expand significantly although the footfall in the affected area (the trails) will. A 

successful and well managed woodland park can be well-used by people and remain rich in biodiversity, 

if managed. A monitoring and management programme is proposed which will identify if any negative 

impacts are arising from use, and prescribe mitigation measures if necessary.  

 

During operation, increased use of the site may result increased access to and potential disturbance of 

archaeological and architectural heritage features. An initial reparation programme is proposed, and 

thereafter regular monitoring of the effects of increased use of the site on these features, with mitigation 

measures to be put in place if necessary. These resources are predicted to be better managed (and in 

better condition) as a result of the development over time. 

 

Biodiversity; Population and Human Health; Water and Hydrology; Landscape and Visual 

Resources, and Material Assets 

 

During construction there will be vegetation/habitat loss and disturbance of wildlife which will have a 

temporary negative impact on peopleôs enjoyment of the site.  

 

During operation there will be habitat enhancement as commercial coniferous forest is replaced with 

mixed deciduous woodland, and the drainage system creates new habitat, and operational management 

measures take effect (e.g. monitoring of the identified sensitive species and habitats, and responsive 

management for their protection). This will have a long term positive impact on the landscape and views, 

and peopleôs enjoyment of the site.  

 

During the operation the replacement of coniferous forest with amenity woodland will reduce the value of 

the forest as a material asset, but this accepted by Coillte as the asset owner and is in line with Coillteôs 

policy to promote recreation and biodiversity on a proportion of its property portfolio. 

 

Landscape and Visual Resources; Population and Human Health; Biodiversity, Material Assets 

(Forestry) 

 

During construction and for a short period thereafter the landscape will be disturbed and views will be 

compromised locally, affecting peopleôs residential amenities and visitorsô enjoyment of the site. During 

operation, it is predicted that the landscape quality and views will improve and continue improving over 

time, as the large area of mixed deciduous woodland on the eastern face of Montpelier Hill matures and 

the other physical improvements to the site including the introduction of an attractive building take effect. 

The effects on the landscape and views will in turn have a beneficial impact on peopleôs enjoyment of the 

site. 
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The landscape changes, notably the conversion of coniferous forest to woodland, the surface water 

drainage features, and proposals for restoration of the Glendoo Brook corridor and associated trail 

realignment, will have positive impacts on biodiversity. The effects of increased usage of the landscape 

for recreation on biodiversity will be monitored and managed. 

 

The landscape change on part of the Hell Fire forest property (an area of 26 ha excluding areas to be 

occupied by the expanded parking area, buildings and any new trails, etc.), from productive coniferous 

forestry to mixed deciduous woodland managed for amenity and biodiversity, will reduce the value of the 

property as a forest asset. 

 

Archaeology and Cultural Heritage; Architectural Heritage and Population and Human Health 

 

During construction all excavation and construction works with potential effects on archaeological 

features will be preceded by test excavations by a licensed archaeologist, subject to requisite ministerial 

consent and permissions. These investigations may increase understanding of the archaeological 

landscape of the Dublin Mountains. Any information recovered will be incorporated in to the exhibition in 

the visitor centre along with information gathered from archaeological excavations at the Hell Fire Club in 

2015 and 2016.  

 

Reparation works and minor interventions are proposed to improve the condition of the Hell Fire Club and 

its safety for visitors. Vegetation clearance is proposed in the Massyôs Wood walled garden, for protection 

of the structure and better appreciation by visitors. A programme of initial inspection and repair if 

necessary, followed by annual monitoring of condition/effects of visitors and mitigation measures if 

necessary is proposed for all architectural heritage features. The effects of this will be improved condition 

and protection of the architectural heritage, with benefits for visitors to the site ï existing and new. 

 

During operation the proposed interpretation of the site archaeological, cultural and architectural heritage, 

and associated opportunities for education and tourism development, will increase the attractiveness of 

the site for visitors, and increased usage will benefit the population and human health. 

 

Roads, Traffic and Transportation; Population and Human Health; Architectural Heritage 
 

During construction, there will be an increase in traffic on the road although two-way vehicular flow will be 

maintained throughout. A Construction and Traffic Management Plan will be implemented to ensure that 

any traffic based threat to traffic flow and roads, cyclist and pedestrian safety is minimised. 

 

The increase in traffic to the site during construction and operation is not predicted to cause a significant 

noise impact on the local population. 

 

During construction, the localised widening of the R115 along the Massyôs Wood frontage will impact on 

the estate boundary wall, and the setting of the gothic lodge located close to the wall near the Massyôs 

entrance. Careful road widening, including a small buried retaining wall to accommodate the level 

difference between the road and the ground level at the gate lodge, will ensure no damage to the 

building, and the western elevation of the gate lodge will become the boundary at this point, revealed to 

public view (the lodge is currently hidden from view). 

 

During operation, the provision of a footpath and cycle lane on the R115 will improve accessibility and 

safety along the road for all modes of transport, with significant positive impact. The provision of a shuttle 

bus from Tallaght to the site will constitute a further significant positive impact by making the Dublin 

Mountains more accessible to more people. 
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During operation, increase in parking provision on the site, combined with an on-site capacity for parking 

management, will reduce illegal parking on the R115 and associated safety risks for all road users. The 

provision of the pedestrian bridge over the R115 will reduce the number of pedestrians crossing the road, 

with further road safety benefits.  

 

Cumulative Impacts 

 

No other projects or plans have been identified which would result in significant negative cumulative 

impacts. Other initiatives to improve access to and appreciation of the Dublin Mountains landscape, 

natural and cultural heritage resources (e.g. those of the DMP, Coillte and SDCC) could increase use of 

the site by visitors, but this is intended and no significant negative impacts are predicted to arise as a 

result. 
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1.0 INTRODUCTION, SCREENING AND SCOPING 

 

1.1 INTRODUCTION 

 

This Environmental Impact Assessment Report (EIAR) has been prepared in respect of the proposed 

development of a Dublin Mountains Visitor Centre on a site of 152ha comprised of Coillteôs Hell Fire and 

Massyôs Wood forest properties in the townlands of Mountpelier, Killakee and Jamestown in South 

County Dublin.  

 

The EIAR has been prepared by Cunnane Stratton Reynolds Ltd (CSR) on behalf of South Dublin County 

Council (SDCC) and its partners in the proposed development, Coillte and the Dublin Mountains 

Partnership (DMP)1. The EIAR is submitted in support of an application by SDCC to An Bord Pleanála for 

approval under Section 175(3) of the Planning and Development Act 2000 as amended (hereafter 

referred to as the Act). 

 

The EIAR has been prepared with regard to the following legislation and guidance documents: 

 

¶ EIA Directives 85/337/EEC, 2011/92/EU and 2014/52/EU; 

¶ Planning and Development Act 2000, as amended; 

¶ Planning and Development Regulations 2001, as amended; 

¶ Guidelines on the Information to be Contained in Environmental Impact Statements 2002 

(Environmental Protection Agency); 

¶ Advice Notes on Current Practice in the Preparation of Environmental Impact Statements 2003 

(Environmental Protection Agency); 

¶ Revised Guidelines on the Information to be Contained in Environmental Impact Statements Draft 

September 2015 (Environmental Protection Agency); 

¶ Advice Notes on Current Practice in the Preparation of Environmental Impact Statements Draft 

September 2015 (Environmental Protection Agency). 

 

The new EIA Directive (2014/52/EU) was due to be transposed into Irish law by 16 May 2017. In May 

2017 the Department of Housing, Planning and Local Government issued a Circular Letter (PL1/2017) 

providing advice on the administrative provisions regarding implementation of Directive 2014/52/EU. In 

the letter it was clarified that where screening for EIA had commenced prior to 16 May 2017 (as was the 

case for the subject project), that screening process should be carried out in accordance with Directive 

2011/92/EU. Where it was determined through the screening process that EIA is required, and where the 

application for approval and accompanying EIAR would be submitted to a planning authority on or after 

16 May 2017 (as is the case for the subject project), then it should be dealt with in accordance with 

Directive 2014/52/EU. The preparation of this EIAR has taken account of this advice. 

 

1.2 ENVIRONMENTAL IMPACT ASSESSMENT SCREENING 

 

The obligation to conduct EIA under Irish law arises under Section 172(1) of the Planning and 

Development Act (until it is amended to transpose Directive 2014/52/EU), which must be interpreted and 

                                                      

 
1 The Dublin Mountains Partnership was set up in May 2008 with the aim of improving the recreational experience for 

users of the Dublin Mountains, whilst recognising the objectives and constraints of the various landowners. The 

partner organisations involved are Coillte, South Dublin County Council, Dun Laoghaire Rathdown County Council, 

Dublin City Council, National Parks and Wildlife Service and the Dublin Mountains Initiative, an umbrella group 

representing the recreation users of the Dublin Mountains. 



CHAPTER 2 EXISTING ENVIRONMENT   

_________________________________________________________________________________________________________ 

Dublin Mountains Visitor Centre EIAR         Page 2 

applied in accordance with the Directive 2011/92/EU. The EIA screening process described below was 

carried out accordingly. 

 

Section 172(1) of the Act provides for mandatory EIA where the particular threshold for the relevant class 

of development is exceeded. Section 172(1) also requires that EIA be carried out in respect of sub-

threshold development where the planning authority or the Board determines that the development would 

be likely to have ósignificant effects on the environmentô. Section 172(1) provides as follows: 

 

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

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

where eitherð 

(a) The proposed development would be of a class specified inð 

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

(I) such development would exceed any relevant quantity, area or other limit specified in 

that Part, or 

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

concerned, or 

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

(I) such development would exceed any relevant quantity, area or other limit specified in 

that Part, or 

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

concerned, or 

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

Planning and Development Regulations 2001 but does not exceed the relevant quantity, 

area or other limit specified in that Part, and 

(ii) The planning authority or the Board, as the case may be, determines that the proposed 

development would be likely to have significant effects on the environment.ò 

 

The Planning and Development Regulations 2001, as amended (hereafter referred to as the Regulations) 

identify: 

 

¶ the development classes which should be subject to mandatory EIA (Part 1 of Schedule 5); 

¶ the classes of development which should be subject to EIA where they exceed a certain threshold 

of scale (Part 2 of Schedule 5);  

¶ the classes of development which should be subject to EIA (Part 2 of Schedule 5) where the 

planning authority or the Board determines that they would be likely to have significant effects on 

the environment due to the characteristics of the proposed development, the location of the site, 

or the characteristics of the potential impacts (Part 2, Schedule 7). 

 

The proposed development can be classed as óTourism and Leisureô development, the class of 

development identified in Article 12, Part 2, Schedule 5 of the Regulations. The proposed development 

does not comply explicitly with any of the particular development descriptions (a) to (e)2 of Article 12. 

                                                      

 
2 Article 12, Part 2, Schedule 5 of the Regulations: 

ñ12. Tourism and leisure  

(a) Ski-runs, ski-lifts and cable-cars where the length would exceed 500 metres and associated developments.  

(b) Sea water marinas where the number of berths would exceed 300 and fresh water marinas where the number of 

berths would exceed 100.  

(c) Holiday villages which would consist of more than 100 holiday homes outside built-up areas; hotel complexes 

outside built-up areas which would have an area of 20 hectares or more or an accommodation capacity exceeding 

300 bedrooms.  
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Therefore it does not exceed any threshold defined in Article 12 and Section 172(1) (a) of the Act does 

not apply. 

 

However, Section 172(1) (b) (ii) of the Act does apply in the case of the proposed development. The 

development is a óTourism and Leisureô development and therefore should be screened for EIA in 

accordance with Schedule 7 of the Regulations. Schedule 7 sets out the screening criteria for determining 

whether a development would or would not be likely to have significant effects on the environment. These 

criteria include:  

 

ñThe environmental sensitivity of geographical areas likely to be affected by the proposed 

development, having regard in particular to: 

- The absorption capacity of the natural environment, paying particular attention to the following 

areas: 

(c) Mountain and forest areas, 

(h) Landscapes of historical, cultural or archaeological significance.ò 

 

The site of the proposed development is in a mountain and forest area. It is also a landscape of historical, 

cultural and archaeological significance. 

 

In accordance with Article 120(3)(b) of the Regulations SDCC made a request to An Bord Pleanála in 

February 2017 for a determination as to whether the development would be likely to have significant 

effects on the environment, and therefore whether an EIS (or EIAR) should be prepared in respect of the 

development. On the 9th of May 2017 the Board directed that an EIAR be prepared, for the following 

reasons and considerations: 

 

ñHaving regard to the scale and nature of the proposed development, to its location in a sensitive 

but highly frequented landscape south of the Dublin built up area, to the prevalence of artefacts of 

cultural, historical and archaeological heritage throughout the general area and to the ecology of 

the area the Board considered a full and proper consideration of all the possible significant effects 

on the environment of the proposed amenity development and the potential for mitigation of these 

required that an environmental impact assessment process be undertaken. Therefore, it is 

considered that the preparation of an environmental impact statement is required. 

 

ñIn deciding not to accept the Inspectorôs recommendation not to direct that an environmental 

impact statement be undertaken the Board noted the Inspectorôs view that the historical and 

archaeological features of the lands had proved to be resilient to date notwithstanding the 

numbers of visitors to the area. However, the Board considered that the proposed development is 

such that further significant additional numbers of visitors will be encouraged to use the facilities 

provided and it is deemed appropriate that the effect of these, and other, impacts be properly 

assessed.ò 

 

1.2.1 Directive 2014/52/EU (Amendment of Directive 2011/92/EU) 

 

Directive 2014/52/EU, amending Directive 2011/92/EU on the assessment of the effects of certain 

public and private projects on the environment was adopted on 16 April 2014. A new definition of 

the EIA process is introduced under Article 1(2) (g): 

 

ñEnvironmental impact assessmentò means a process consisting of:  

                                                                                                                                                                     

 

(d) Permanent camp sites and caravan sites where the number of pitches would be greater than 100.  

(e) Theme parks occupying an area greater than 5 hectares.ò  
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(i) The preparation of an environmental impact assessment report by the developer, as 

referred to in Article 5(1) and (2);  

(ii) The carrying out of consultations as referred to in Article 6 and, where relevant, Article 

7;  

(iii) the examination by the competent authority of the information presented in the 

environmental impact assessment report and any supplementary information provided, 

where necessary, by the developer in accordance with Article 5(3), and any relevant 

information received through the consultations under Articles 6 and 7;  

(iv) the reasoned conclusion by the competent authority on the significant effects of the 

project on the environment, taking into account the results of the examination referred to in 

point (iii) and, where appropriate, its own supplementary examination; and  

(v) The integration of the competent authorityôs reasoned conclusion into any of the 

decisions referred to in Article 8a.ò 

 

The term Environmental Impact Assessment Report (EIAR) is adopted in the 2014 Directive, with 

a revised definition of the content of an EIAR included in Article 5(1): 

 

ñWhere an environmental impact assessment is required, the developer shall prepare and 

submit an environmental impact assessment report. The information to be provided by the 

developer shall include at least:  

(a) A description of the project comprising information on the site, design, size and other 

relevant features of the project;  

(b) A description of the likely significant effects of the project on the environment;  

(c) A description of the features of the project and/or measures envisaged in order to avoid, 

prevent or reduce and, if possible, offset likely significant adverse effects on the 

environment;  

(d) a description of the reasonable alternatives studied by the developer, which are 

relevant to the project and its specific characteristics, and an indication of the main reasons 

for the option chosen, taking into account the effects of the project on the environment;  

(e) A non-technical summary of the information referred to in points (a) to (d); and  

(f) Any additional information specified in Annex IV relevant to the specific characteristics of 

a particular project or type of project and to the environmental features likely to be 

affected.ò 

 

Annex IV of the 2014 Directive provides further information on what should be included in an 

EIAR: 

 

ANNEX IV 

INFORMATION REFERRED TO IN ARTICLE 5(1) 

(INFORMATION FOR THE ENVIRONMENTAL IMPACT ASSESSMENT REPORT) 

 

1. Description of the project, including in particular: 

2.  

(a) a description of the location of the project; 

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

requisite demolition works, and the land-use requirements during the construction and 

operational phases; 

(c) a description of the main characteristics of the operational phase of the project (in 

particular any production process), for instance, energy demand and energy used, nature and 

quantity of the materials and natural resources (including water, land, soil and biodiversity) 

used; 
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(d) an estimate, by type and quantity, of expected residues and emissions (such as water, air, 

soil and subsoil pollution, noise, vibration, light, heat, radiation and quantities and types of 

waste produced during the construction and operation phases. 

 

3. A description of the reasonable alternatives (for example in terms of project design, 

technology, location, size and scale) studied by the developer, which are relevant to the 

proposed project and its specific characteristics, and an indication of the main reasons for 

selecting the chosen option, including a comparison of the environmental effects. 

 

4. A description of the relevant aspects of the current state of the environment (baseline 

scenario) and an outline of the likely evolution thereof without implementation of the project as 

far as natural changes from the baseline scenario can be assessed with reasonable effort on 

the basis of the availability of environmental information and scientific knowledge. 

 

5. A description of the factors specified in Article 3(1) likely to be significantly affected by the 

project: population, human health, biodiversity (for example fauna and flora), land (for example 

land take), soil (for example organic matter, erosion, compaction, sealing), water (for example 

hydro morphological changes, quantity and quality), air, climate (for example greenhouse gas 

emissions, impacts relevant to adaptation), material assets, cultural heritage, including 

architectural and archaeological aspects, and landscape. 

 

6. A description of the likely significant effects of the project on the environment resulting from, 

inter alia: 

(a) the construction and existence of the project, including, where relevant, demolition works; 

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

far as possible the sustainable availability of these resources; 

(c) the emission of pollutants, noise, vibration, light, heat and radiation, the creation of 

nuisances, and the disposal and recovery of waste; 

(d) the risks to human health, cultural heritage or the environment (for example due to 

accidents or disasters); 

(e) the cumulation of effects with other existing and/or approved projects, taking into account 

any existing environmental problems relating to areas of particular environmental importance 

likely to be affected or the use of natural resources; 

(f) the impact of the project on climate (for example the nature and magnitude of greenhouse 

gas emissions) and the vulnerability of the project to climate change; 

(g) The technologies and the substances used. 

 

The description of the likely significant effects on the factors specified in Article 3(1) should 

cover the direct effects and any indirect, secondary, cumulative, transboundary, short-term, 

medium- term and long-term, permanent and temporary, positive and negative effects of the 

project. This description should take into account the environmental protection objectives 

established at Union or Member State level which are relevant to the project. 

 

7. A description of the forecasting methods or evidence, used to identify and assess the 

significant effects on the environment, including details of difficulties (for example technical 

deficiencies or lack of knowledge) encountered compiling the required information and the 

main uncertainties involved. 

 

8. A description of the measures envisaged to avoid, prevent, reduce or, if possible, offset any 

identified significant adverse effects on the environment and, where appropriate, of any 

proposed monitoring arrangements (for example the preparation of a post-project analysis). 
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That description should explain the extent, to which significant adverse effects on the 

environment are avoided, prevented, reduced or offset, and should cover both the construction 

and operational phases.  

 

9. A description of the expected significant adverse effects of the project on the environment 

deriving from the vulnerability of the project to risks of major accidents and/or disasters which 

are relevant to the project concerned. Relevant information available and obtained through risk 

assessments pursuant to Union legislation such as Directive 2012/18/EU of the European 

Parliament and of the Council or Council Directive 2009/71/Euratom or relevant assessments 

carried out pursuant to national legislation may be used for this purpose provided that the 

requirements of this Directive are met. Where appropriate, this description should include 

measures envisaged to prevent or mitigate the significant adverse effects of such events on 

the environment and details of the preparedness for and proposed response to such 

emergencies. 

 

10. A non-technical summary of the information provided under points 1 to 8. 

 

11. A reference list detailing the sources used for the descriptions and assessments included in 

the report. 

 

1.3 PLANNING PROCESS FOR THE PROPOSED DEVELOPMENT 

 

Article 120(5) of the Regulations stipulates that where an EIAR is required to be prepared in respect of a 

proposed development by a local authority, the local authority shall apply to the An Bord Pleanála for 

approval of the development under Section 175(3) of the Act.  

 

The planning process for development by a local authority, where EIA is required, is detailed in Part 10 of 

the Regulations, specifically Chapter 4 (Articles 118-123). Article 118 states as follows: 

 

ñ118. When making an application for approval under section 175(3) of the Act, a local authority 

shall, subject to article 119, send to the Boardï 

(a) 3 copies of the plans and particulars of the proposed development, 

(b) 3 copies of the EIS for the proposed development, 

(c) A copy of the notice published under section 175(4) (a) of the Act, and 

(d) A list of the bodies to which notice was sent under section 175(4) (b) of the Act, a copy of 

each notice and an indication of the date on which the notice was sent.ò 

 

This EIAR is submitted to inform the Board in carrying out its EIA and making its decision in respect of the 

SDCCôs application for approval for the proposed development.  

 

1.4 ENVIRONMENTAL IMPACT ASSESSMENT SCOPING 

 

Scoping is the process of identifying what environmental topics should be assessed in an EIA, for a 

particular project and its receiving environment, and included in the EIA Report.  

 

Scoping for the EIA was carried out by the EIA and design team in consultation with the applicant SDCC 

and the landowner Coillte and taking account of the consultation carried out with stakeholders 

(specifically local landowners) and the public, in which particular concerns were raised. These included 

impacts on roads, traffic and transportation, biodiversity, archaeology and cultural heritage, water and 

hydrology, and population (particularly existing recreational users of the site, and neighbouring 

landowners/farmers). 
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The scoping was also informed by reference to the EPAôs Advice Notes for Preparing Environmental 

Impact Statements (Draft, September 2015), particularly the advice regarding Project Type 28 which is 

considered most relevant to the proposed development. 

 

A formal EIA scoping opinion request was not made to An Board Pleanála. However, the Boardôs 

decision, reasons and considerations, and the Inspectorôs Report prepared in response to the applicantôs 

request for EIA screening opinion were taken into account. This suggested that particular attention should 

be paid to the operational impacts and mitigation measures with regard to archaeological and cultural-

historic heritage, and ecology. 

 

This EIA Report content reflects the outcomes of the scoping process. 

 

1.5 ENVIRONMENTAL IMPACT ASSESSMENT TEAM 

 

The preparation of the EIA Report has been coordinated by CSR. The EIA team and their responsibilities 

are as follows: 

 

Table 1.1    Environmental Impact Assessment Team 

Environmental Aspect/Topic EIAR Chapter Company 

Population and Human Health 5 Cunnane Stratton Reynolds 

Biodiversity 6 Roughan and OôDonovan 

Soils, Geology and Hydrogeology 7 Roughan and OôDonovan 

Water and Hydrology 8 Roughan and OôDonovan 

Air Quality and Climate, Noise and 

Vibration 

9 Roughan and OôDonovan 

Landscape and Visual Resources 10 Cunnane Stratton Reynolds 

Archaeology and Cultural Heritage 11 Cathal Crimmins 

Architectural Heritage 12 Cathal Crimmins 

Material Assets 13 Cunnane Stratton Reynolds 

Roads, Traffic and Transportation 14 Roughan and OôDonovan 

Interactions 15 Cunnane Stratton Reynolds 
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2.0 EXISTING ENVIRONMENT 

 

The existing environmental conditions pertaining to each environmental factor are described in detail in 

the chapter dealing with that topic. This chapter provides an overview of the application site, the wider 

receiving environment, and the planning policy context. 

 

2.1 THE APPLICATION SITE - OVERVIEW 

 

The application site is comprised of Coillteôs Hell Fire and Massyôs Wood forest properties, and sections 

of the R115 and R113 regional roads between the existing Hell Fire property entrance and the South 

Dublin urban area. The two forest properties have a combined area of c.152 ha.  

 

Fig 2.1    Coillteôs Hell Fire and Massyôs Wood forest properties in context (not to scale) 
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2.1.1 Hell Fire Forest Property 

 

Coillteôs Hell Fire forest property is 105 ha in extent and is an actively managed commercial 

coniferous forest. It is located on Montpelier Hill, one of the outlying northern hills of the Dublin 

and Wicklow Mountains. The forest property has a single access point, from the R115 Killakee 

Road which runs along its east boundary. 

 

The property is characterised by its steeply sloping topography, rising from a level of 

approximately 250m at the entrance off the R115, to 383m at the summit of Montpelier Hill. 

Montpelier Hill has a conical landform which in combination with its position as one of the 

northernmost hills of the Dublin Mountains provides panoramic views over Dublin Bay to the east, 

the city to the north and east, and the Dublin and Wicklow Mountains extending in an arc to the 

south. 

 

The property is managed primarily as a productive forest, with plantations of predominantly 

Douglas fir of various ages including areas recently clear-felled and replanted, areas of mature 

forest due for harvesting/clear-felling in the near future, and areas mid-growth. This defines the 

landscape character of the property, along with the topography which provides panoramic views, 

and the presence of the Hell Fire Club in a clearing at the top of the hill. 

 

The property is also used as a recreation facility. A parking area with a capacity of c. 80 cars is 

provided on the lower eastern slope of the hill near the entrance. The network of forest roads and 

additional trails are used for walking and horse riding. It is estimated by Coillte that some 100,000 

visitors use the site annually. On busy weekend days and holidays the parking area regularly 

overflows leading to uncontrolled parking outside of the property on the R115. This causes traffic 

congestion and safety issues on the R115. 

 

Survey of the property has shown that it provides habitat for species including the protected red 

squirrel, badger and bats. During survey red squirrel were sighted on the property and a drey 

(nest) was located. A disused badger sett was identified. Trees with bat potential were identified. 

Three ponds were identified on the site, supporting Common Frog and potentially Smooth Newt.  

 

The property includes the Hell Fire Club building located at the top of Montpelier Hill. The building 

is a protected structure (South Dublin Record of Protected Structures ref. 388) constructed in 

1725 and has iconic status in the cultural history of Dublin. It attracts visitors including locals, 

Dubliners, domestic and foreign tourists, school and special interest groups. There is occasional 

anti-social behaviour in and around the building at night, some which is damaging to the structure 

(e.g. graffiti on the internal walls, and fires being lit inside the building). The path directly up the 

east face of Montpelier Hill to the building is heavily used. This has caused erosion, and scarring 

of the landscape. A standing stone half way up the path has been overturned at some point in the 

past and its setting is compromised.  

 

Alongside the Hell Fire Club building are the remains of two ancient tombs. A licensed dig in 2016 

(as part of the Hell Fire Club Archaeological Project) revealed that one of these is a Neolithic 

passage tomb featuring megalithic art and still containing ï despite historic disturbance ï other 

archaeological features. It is thought that stone from the cairn of the tomb was used in the 

construction of the Hell Fire Club building. This is the subject of ongoing investigation. It is also 

thought that some stone may have been taken from the cairn for the construction of the Military 

Road which runs through Massyôs Wood. 
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The archaeologist carrying out the 2016 dig (Neil Jackman, Abarta) believes that Montpelier Hill is 

rich in archaeology. Using an aerial photograph from before the hillôs afforestation he has 

identified numerous topographic features that may be indicative of archaeological remains. Any or 

most such remains would have been heavily disturbed by subsequent forestry activity. 

 

2.1.2 Massyôs Wood Forest Property 

 

The Massyôs Wood property is 47 ha in extent and located to the east of Montpelier Hill and the 

R115 Killakee Road. 

 

The property is accessed by an entrance off the R115 along its western boundary. This is used 

as a pedestrian access point and a vehicular entrance for forest management operations only; 

there is no public parking provided on the site. Visitors use the Hell Fire forest parking area and 

cross the R115 on foot, or park on the R115. There are also pedestrian entrances along the 

eastern boundary at the end of Cruagh Lane (a road in private ownership), and at the southern 

extent of the property off Cruagh Road where the Dublin Mountains Way passes the site. 

 

The lands of the property slope steeply (although less steeply than the Hell Fire property) to the 

north east. A small, fast-flowing river ï the Cruagh or Glendoo Brook, a tributary of the 

Owendoher River - flows south to north through the property inside its eastern boundary. 

 

Commercial forestry operations have been scaled back on the property and it is now managed as 

a mixed woodsland predominantly for recreation amenity. It is covered in broadleaved woodland 

of beech and oak, ash, fir, larch and spruce. There are some areas of coniferous plantations, and 

specimen trees from the original Killakee demesne, including species such as Giant Sequoia, 

Monkey Puzzle, and West Himalayan spruce, Monterey Pine, and Western red cedar. In places 

exotic invasive species such as Cherry laurel and Rhododendron have a strong hold and are 

being cleared and reduced. Whilst predominantly a recreational forest with high biodiversity 

value, woodland management works are ongoing with areas of beech wood thinned in 2016. 

 

The landscape character of Massyôs Wood contrasts with that of the Hell Fire property. Whereas 

the Hell Fire lands are exposed due to their elevation and slope, Massyôs Wood is enclosed due 

to its lower elevation and the narrow valley of the Glendoo Brook, and the permanent 

broadleaved woodland cover. The property is extensively used for walking and to a lesser extent 

cycling and horse riding. 

 

Survey of the property has shown that it provides habitat for species including the protected 

badger, bats and otter. A disused badger sett was identified. Otter spraint (faeces) was identified. 

A number of trees with bat potential were identified. The Glendoo Brook provides habitat for otter 

and also for fish including salmonids, and birds including the kingfisher.  

 

Massyôs Wood is rich in cultural heritage features. Most notable is the large, multi-roomed walled 

garden, the walls of which are predominantly intact. The garden is overgrown with scrub. Other 

architectural features of the property include a gate lodge, an ice house, and the ruins of a 

cottage on the river bank, a stone well and numerous bridges over the river. These are 

collectively a protected structure (South Dublin Record of Protected Structures ref. 384). A 750m 

section of the Military Road (RPS ref. 385) traverses the property inside the western boundary. 

This is the last remaining un-paved section of the original Military Road. 
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2.2 THE RECEIVING ENVIRONMENT - OVERVIEW 

 

The receiving environment is described in more detail in the chapters covering individual environmental 

topics. The following is an overview of the site context. 

 

The application site is located in the Dublin Mountains High Amenity zoned area of South Dublin. The 

forest properties are integral to the forested upland landscape of South Dublin and have a significant 

concentration of landscape and visual amenity resources, cultural and natural heritage, and recreational 

use between them. 

 

There is a concentration of rural houses and enterprises in the vicinity of the site, mostly to the north of 

the site, along the R115. The businesses include Timbertrove, a timber products manufacturing and 

resale enterprise which has an attached homeware shop and café, and the Killakee Livery Yard. 

Immediately adjacent the site to the north is the Stewardôs House and attached stables, belfry and gate 

(protected structures, RPS ref. 380). The house operated as a bar/restaurant for 30 years in the late 20th 

century, and is currently in use as a residence. The property has been the subject of several planning 

applications for small scale (three units) tourism accommodation development in the last number of 

years. Permission was granted in 2010 but not implemented and has now expired. In addition to these 

properties there are several houses fronting the R115 to the north and south of the site, forming a distinct 

concentration of rural development. These properties and their occupants are sensitive receptors to the 

potential environmental effects of development at the site. 

 

In the wider environment, there is a concentration of rural (though partly urban-generated) housing in the 

Jamestown area to the east of Massyôs Wood, and along the Cruagh Road, in the valley of the 

Owendoher River between Montpelier Hill and Cruagh Mountain. These houses are within 1-1.5km to the 

east of the Hell Fire forest property. The occupants would be sensitive especially to landscape and visual 

effects of development at the site. 

 

A short distance further to the north east there are the more urbanised areas of Rockbrook and 

Mountvenus, which lie outside of the M50 (which passes some 2km to the north east of the site), 

somewhat removed from the city to the north. The relationship of these areas to the Dublin Mountains 

landscape is less direct (than the communities in the immediate vicinity of the site and in Jamestown and 

Cruagh Road), but residents would be among the existing users of the site for recreation, and enjoy views 

of the site in places (e.g. at Mountvenus cemetery). Further to the north on the edge of the city are the 

recently developed suburban areas of Ballycullen, Woodstown and Killinniny. There are existing users 

and numerous potential users of recreation facilities on the site in these areas. 

 

Piperstown Road and Mountain Road pass to the west of the Hell Fire forest property and Montpelier Hill, 

on the side of the Glenasmole River Valley, somewhat removed from where the proposed development is 

concentrated near the R115. These roads have a relatively dense concentration of housing dispersed 

along them, but are separated from the Hell Fire Club and Massyôs by the bulk of Montpelier Hill and the 

extensive coniferous forest on its west flank. 

 

These concentrations of settlement in the site environs are effectively the southern outlying areas of 

urban generated development beyond the edge of Dublin city.  

 

Spread in an arc to the south of Montpelier Hill and the site lie the taller and more remote Dublin and 

Wicklow Mountains including Fairy Castle, Cruagh and Glendoo, Kippure, Seefingan and Seefin, and 

Corrig. The transport and settlement patterns in this area are sparse. Forestry generally stops beneath 

the 500m contour so the mountains are covered predominantly in moorland and bog. There are large 

areas designated as Special Area of Conservation (SAC) and Special Protection Area (SPA) at these 
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upper elevations. The Glenasmole Valley to the west of Montpelier Hill is also a designated SAC and 

proposed Natural Heritage Area (pNHA). 

 

Thus, the site is situated on the threshold between the city and the rural environs. Development at the site 

has the potential to affect both of these environments and environmental receptors. 

 

2.3 PLANNING POLICY CONTEXT 

 

The relevant planning policy at national, regional and county level ï as it pertains to the proposed 

development and the receiving environment ï is quoted below.  

 

2.3.1 National Policy 

 

2.3.1.1 National Spatial Strategy 2002-2020 ï Environment and Tourism 

 

In Section 3.3 Consolidating the Greater Dublin Area, the NSS states: ñThe continuing health of 

the Dublin is critically dependent on [among a range of objectives]é 

 

ñProtecting Dublinôs outstanding natural setting ï Dublin Bay, the Dublin and Wicklow Mountains, 

surrounding rural hinterlands, river valleys like the Boyne and Liffey, and physical amenities such 

as parkséò 

 

In Section 5.5 Environmental Quality, the NSS states: ñIrelandôs national aims for achieving 

sustainable development point to three policy issues relating to the environment: 

 

¶ ñan international responsibility to present and future generations which combines the 

concepts of sustainability and good stewardship; 

¶ the role of the environment in economic development; 

¶ The role of the environment in contributing to the quality of life of people.ò 

 

ñInternational responsibility recognises that Irelandôs natural and cultural environment is part of a 

shared European and world inheritance. The various components of that environment have to be 

safeguarded for their own intrinsic valuesé  

 

ñIn economic development, the environment provides a resource base that supports a 

wide range of activities that includes agriculture, forestry, fishing, aquaculture, mineral 

use, energy use, industry, services and tourism. For these activities, the aim should be to 

ensure that the resources are used in sustainable ways that put as much emphasis as 

possible on their renewability. 

 

More generally, the environment also has an economic role in adding to the attractions of 

the country, and of different places within the country, for enterprise and people. This is 

part of the social role through which the environment contributes to the quality of life of 

people. There are different spatial dimensions to this ð from the immediate surroundings 

of a home to the wider settings of neighbourhood and town, to countryside and coast. The 

benefits can vary from active recreational uses to passive use in terms of viewing scenic 

landscapes. These benefits depend on appropriate accessibility for people to the different 

experiences offered by the environment.ò 

 

Box 5.1 of the NSS identifies the following among its strategic tourism opportunities: 
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¶ ñHeritage and Natural Landscapes ï Opportunities to realise the potential contained in 

the landscape, habitats and culture of some of the least developed tourism areas through 

facilitating better access and developing appropriate interest activities; 

¶ Urban Generated Rural Recreation ï Opportunities related to the presence of attractive 

landscapes close to urban areas such as Dublin where weekend leisure activity could 

become a significant driver of year round tourism activity.ò 

 

2.3.1.2 National Planning Framework - Ireland 2040 Our Plan Issues and Choices 

 

In Section 5.4 Heritage and Landscape it is stated:  

 

ñIreland has a rich vein of heritage ranging from the iconic historic buildings and sites 

within our towns and cities, to the natural heritage of our countryside. The NPF is an 

opportunity to refocus on the sustainable and adaptive reuse of our existing and historic 

assets, regenerate existing areas and reduce pressure for unsustainable expansion on 

the edges of our settlements. There is also recognition of the value of our natural heritage 

not only for biodiversity but also for recreation, tourism and scientific purposes.ò 

 

In Section 5.5 Green Infrastructure and Biodiversity it is stated:  

 

ñGreen infrastructure (GI) is where natural and/or managed landscape features such as a 

watercourse and/or parkland is managed and enhanced as a multifunctional resource 

capable of delivering a wide range of economic, environmental and quality of life benefits, 

known as óecosystem servicesôé 

 

ñThese benefits can include creating an attractive environment to encourage businesses 

and inward investment; more places for people to access nature, outdoor recreation or 

social interaction or physical activity by providing quality, linked green or óblueô (water-

related) spaces for walking, cycling and other physical activity and creating a sense of 

place and local distinctiveness. They also generally include a holistic approach to 

developing the landscape inclusive of other influences, such as ecological development, 

improving air, water and soil quality and flood protection.ò 

 

2.3.2 Regional Policy - Regional Planning Guidelines for the Greater Dublin Area 2010-2022 

 

2.3.2.1 Green Infrastructure 

 

The Dublin Mountains are identified as a Key Regional Asset:  

 

ñIn examining G.I. development at a regional level, it is important to acknowledge a 

number of unique assets, which contribute to the diverse richness of the Greater Dublin 

Area. Notably, the Dublin/Wicklow Mountains, Bru Na Boinne, Liffey Valley and Dublin 

Bay exemplify this uniqueness.ò 

 

ñThese areas: 

¶ support nationally and regionally unique habitats, biodiversity, and fragile 

ecosystems; 

¶ have important recreational, tourism and cultural roles; 

¶ provide or support forestry, crop production, agriculture and energy 

development; 

¶ provide green buffers/green wedges between built up areas; 
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¶ Improve air qualityò. 

 

Regarding Access Management the RPGs state:  

 

ñAccess to green corridors and natural heritage is complex, involving issues such as 

private ownership of lands or physical difficulties in accessing some of those sites which 

are within public ownership. It is recommended that local authorities identify strategic 

access points within public ownership lands and enhance and improve linkages between 

publicly owned sites. Furthermore, the local authorities should utilise mechanisms within 

the planning system where the opportunity exists, to enlarge public ownership of lands 

within corridorsé. It is important for a number of environmentally sensitive locations that 

access does not result in unlimited access, but rather ómanaged accessô where 

appropriate. This should also be supported by transport modes such as secure and direct 

pedestrian and cycle routes and public transport provision.ò 

 

Strategic Recommendation GIP6 states:  

 

ñTo ensure the protection, enhancement and maintenance of the natural environment and 

recognise the health benefits as well as the economic, social, environmental and physical 

value of green spaces through the development of and integration of Green Infrastructure 

(GI) planning and development in the planning process.ò 

 

2.3.2.2 Social Infrastructure and Sustainable Communities 

 

ñInformal recreation, particularly walking and cycling, should be promoted through the 

development and expansion of a network of safe cycle and walking routes through and 

across towns, accessing parkland, in the built up area and into and through rural areas. 

Such routes can link in with existing way marked trails, sli na slainte walks and parts of 

the Green Infrastructure network é and other local resources such as existing or new 

rights of way. Supporting facilities such as access points and signage or web information 

for example play a role encouraging outdoor activity and good health.ò 

 

Strategic Recommendation SIR11 states:  

 

ñThe importance of managing and enhancing recreational facilities, including publicly 

owned lands associated with regionally important assets (such as the Dublin Mountains) 

is recognised and should be supported by the relevant bodies in line with environmental 

compatibilities in association with plans and/or measures to protect important habitats 

within or proximate to these locations.ò 

 

2.3.2.3 Rural Development and Tourism 

 

ñPeri-urban areas and green belt zoned lands across the fringe of metropolitan Dublin 

represent a particular type of rural area which can exploit markets through offerings in 

specialised green oriented activities, rural tourism and leisure for both international and 

local markets alongside more traditional rural activities capitalising on strong connectivity 

to urban populations and markets.ò 

 

ñRural tourism can play a strong role in stimulating rural economies. Rural development 

policies should accommodate rural tourism needs through development of walks, water 

based activities, tourism infrastructure (such as, amongst other activities, eco, agri and 
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equestrian related tourism, open farms, pet farms and farmhouse accommodation) and 

rural led activities. These actions will stimulate local and wider markets, spreading the 

benefits and increasing citizen awareness and appreciation of their natural environment. 

Alongside this it is critical to ensure that increasing pressures of commercialisation and 

development do not serve to undermine rural ecosystems, landscapes and conservation 

areas thus losing what makes such destinations attractive and special places to visit.ñ 

 

Strategic Recommendation RR5 states:  

 

ñNeeds of leisure and rural tourism to be addressed in a multi-disciplinary manner in high 

pressure locations, taking into account natural, economic, social and cultural policy 

objectives and plans. Balance is required between the need to preserve the natural 

environment; the needs of modern farming and also making the countryside and natural 

areas accessible to those who wish to avail of it. Feasibility studies and best scientific 

evidence can be utilised to ensure that this balance is achieved.ò 

 

2.3.2.4 Built Heritage 

 

Strategic Policy GIP1 states:  

 

ñTo ensure that all aspects of the built heritage including archaeological, industrial, and 

architectural heritage, and those building which are home to protected species are 

suitably protected, enhanced, sensitively reused/ integrated into new development works 

and incorporated in development plans, records of protected structures, heritage plans 

and site specific projects & developments.ñ 

 

Strategic Recommendation GIR11 states:  

 

ñTo protect the intrinsic natural, built and cultural heritage of the GDA whilst ensuring that 

any future development of tourist and recreational uses are facilitated in a manner which 

complements and protects the intrinsic heritage features of the region.ò 

 

2.3.2.5 Natural Heritage 

 

ñBiodiversity is not just contained within specifically designated sites. Areas such as 

parkland, graveyards, and back gardens, hedgerows, farming land, river corridors and 

mountain lands support a range of species and play an important role individually and in 

supporting and linking habitats. Protecting these areas through legislation is not 

appropriate, however it is important to preserve ecological infrastructure across the GDA 

and within each Council. For this reason the RPGs are recommending the development 

of a Green Infrastructure network for the GDA.ò 

 

Strategic Policy GIP2 states:  

 

ñTo protect and conserve the natural environment, in particular nationally important and 

EU designated sites such as Special Protection Areas, Candidate Special Areas of 

Conservation and proposed Natural Heritage Areas, protected habitats and species, and 

habitats and species of local biodiversity value.ò 
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Strategic Recommendation GIR15 states: ñContinued use of policies to protect views and 

prospects in the Development Plan and local area plan process to facilitate passive enjoyment of 

the heritage of the landscape.ò 

 

2.3.3 County Policy ï South Dublin County Development Plan 2016-2022 

 

2.3.3.1 Zoning Objective 

 

The majority of the application site, including the entire Hell Fire property and the south and 

western part of Massyôs Wood, falls into the area zoned óHA ï DMô High Amenity Dublin 

Mountains, with the objective:  

 

òTo protect and enhance the outstanding natural character of the Dublin Mountains Area.ò 

The remainder of the Massyôs Wood property is zoned óRUô Rural and Agriculture, with 

the objective: ñTo protect and improve rural amenity and to provide for the development of 

agricultureò. 

 

 
 

The following is relevant from the table above: 

 

¶ Car parking is permitted in principle, provided it is below the 350m contour and is for 

small-scale amenity, or recreational purposes. 
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¶ Cultural use is open for consideration if ódirectly linked to the heritage and amenity value 

of the Dublin Mountainsô. 

¶ Recreation facilities are open for consideration if ódirectly linked to the heritage and 

amenity value of the Dublin Mountainsô. 

¶ Restaurant/Caf® use is open for consideration if óin existing premisesô and not above the 

350m contour.  

¶ Shop-local is open for consideration if in existing premises and not above the 350m 
contour. 

 
2.3.3.2 Dublin Mountains 

 

Section 9.2.2:  

 

ñThe Dublin Mountains and associated uplands occupy the southern side of the County 

and extend into the adjoining counties of Dun Laoghaire-Rathdown and Wicklow. The 

diverse topography and land cover of the Dublin Mountains includes areas of natural 

beauty and ecological importance (including 3 of the Countyôs Natura 2000 Sites) and is a 

key element of the Countyôs Green Infrastructure network. The mountains also offer 

significant recreational and amenity value, with popular orienteering courses, climbing 

areas and walking, running, hiking and mountain bike trails. 

 

ñThe Landscape Character Assessment of South Dublin County (2015) highlights the high 

value and sensitivity of the Mountain Area. The protection of this landscape and its 

environment is a priority of this Plan.ò 

 

HERITAGE, CONSERVATION AND LANDSCAPES (HCL) Policy 9 Dublin Mountains:  

 

ñIt is the policy of the Council to protect and enhance the visual, recreational, 

environmental, ecological, geological, and archaeological and amenity value of the Dublin 

Mountains, as a key element of the Countyôs Green Infrastructure network.ò 

 

HCL9 Objective 1: ñTo restrict development within areas designated with Zoning Objective óHA ï 

DMô (To protect and enhance the outstanding natural character of the Dublin Mountains Area) 

and to ensure that new development is related to the areaôs amenity potential or to its use for 

agriculture, mountain or hill farming and is designed and sited to minimise environmental and 

visual impacts.ò 

 

HCL9 Objective 2: ñTo ensure that development above the 350 metre contour in the Dublin 

Mountains will seek to protect the open natural character of mountain heath, gorse lands and 

mountain bogs.ò 

 

HCL9 Objective 3: ñTo ensure that development within the Dublin Mountains will not prejudice the 

future expansion and development of a National Park, the Countyôs Green Infrastructure Network 

and local and regional networks of walking and cycling routes.ò 

 

HCL9 Objective 4: ñTo ensure that development proposals within the Dublin Mountains maximise 

the opportunities for enhancement of existing ecological and geological features and 

archaeological landscapes.ò 

 

HCL9 Objective 5: ñTo support the re-routing of the Dublin Mountains Way from public roads and 

to improve access to publicly owned lands in the upland area.ò 
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2.3.3.3 Community Infrastructure 

 

C Policy 12 Open Space: ñIt is the policy of the Council that a hierarchical network of high 

quality open space is available to those who live, work and visit the County, providing for both 

passive and active recreation, and that the resource offered by public open spaces, parks and 

playing fields is maximised though effective management.ò 

 

C12 Objective 1: ñTo support a hierarchy of open space and recreational facilities based on 

settlement size and catchment.ò 

 

C12 Objective 3: ñTo develop parks and open/green spaces that cater for the diverse needs of 

the Countyôs population, in particular different age groups and abilities, through the facilitation 

of both active and passive recreational activities and universal access.ò 

 

C12 Objective 8: ñTo retain lands with established recreational uses as open space unless 

proximate alternatives can be agreed by the Council.ò 

 

2.3.3.4 Economic and Tourism Development 

 

It is stated in Section 4.1.0: ñThe Countyôs natural, cultural and built heritage assets are an 

integral part of Dublinôs tourism and leisure offer and there is potential to grow this sector of the 

Countyôs economy.ò 

 

Section 4.5.0 Tourism and Leisure:  

 

ñDublin is Irelandôs primary tourism destination. In 2013 the Dublin Region received 60% 

of Irelandôs international tourists (almost 4 million) and over 40% of their expenditure. 

Dublin is also a main destination for domestic tourists. Tourism is a significant economic 

driver and is considered a key growth sector of the Irish economy. It supports job creation 

across a diverse range of sectors and skill levels. It has wide ranging social and 

environmental benefits for host communities, with tourism initiatives often making key 

assets more accessible, supporting environmental improvements and sustaining services 

and events that would not otherwise be viable. 

 

ñSouth Dublin County has a range of natural, cultural and built heritage resources of 

outstanding merit and the South Dublin Tourism Strategy 2015 identifies a range of 

actions to develop and present these assets to the market. Through the boost provided 

by Destination Dublin: A Collective Strategy for Tourism Growth to 2020 (Growth Dublin 

Taskforce), and by collaborating with other parts of Dublin, South Dublin can develop a 

distinctive range of tourism products that will complement those of other parts of Dublin 

and generate substantial socio-economic benefits for the County.ò 

 

ECONOMIC AND TOURISM (ET) Policy 5 Tourism Infrastructure:  

 

ñIt is the policy of the Council to support the development of a sustainable tourism 

industry that maximises the recreational and tourism potential of the County, through the 

implementation of the South Dublin Tourism Strategy 2015.ò 

 

ET5 Objective 1: ñTo support the development of tourism infrastructure, attractions, activities and 

facilities at appropriate locations subject to sensitive design and environmental safeguards.ò 
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ET5 Objective 2: ñTo direct tourist facilities into established centres, in particular town and village 

centres, where they can contribute to the wider economic vitality of urban centres.ò 

 

ET5 Objective 3: ñTo support the development of a visitor facility in or adjacent to the High 

Amenity ï Dublin Mountains zone (HA-DM), subject to an appropriate scale of development 

having regard to the pertaining environmental conditions and sensitivities, scenic amenity and 

availability of services.ò 

 

ET5 Objective 4: ñTo support the development of an outdoor pursuits centre in or adjacent to 

lands designated with Zoning Objective High Amenity ï Dublin Mountains (HA-DM), subject to an 

appropriate scale of development having regard to the pertaining environmental conditions and 

sensitivities, scenic amenity and availability of services.ò 

 

ET7 Objective 1: ñTo promote the active use of managed forests for tourism and leisure related 

activities subject to an appropriate scale of development having regard to the pertaining 

environmental conditions and sensitivities, scenic amenity and availability of services.ò 

 

ET Policy 8 states: ñIt is the policy of the Council to support the development of heritage, cultural 

and events tourism.ò 

 

ET8 Objective 1: ñTo support the sensitive restoration of heritage buildings and sites and operate 

flexibility with regard to the use of converted buildings to facilitate heritage tourism.ò 

 

ET8 Objective 2: ñTo support tourism projects that seek to showcase and promote the Countyôs 

geological heritage and cultural heritage.ò 

 

ET Policy 9 states: ñIt is the policy of the Council to support sustainable rural enterprises whilst 

protecting the rural character of the countryside and minimising environmental impacts.ò 

 

ET9 Objective 4: ñTo support sustainable forestry development at suitable locations in the 

County, subject to the protection of the rural environment, sensitive areas and landscapes.ò 

 

2.3.3.4 Green Infrastructure Network 

 

Section 8.0:  

 

ñThe environmental and heritage resources of the County can be described as the 

Countyôs óGreen Infrastructureô, a vital resource for our future. 

 

The term Green Infrastructure is used to describe an interconnected network of 

waterways, wetlands, Woodlands, wildlife habitats, greenways, parks and conservation 

lands, forests and other open spaces that adjoin and are threaded through urban areas. 

The Green Infrastructure network supports native plant and animal species and provides 

corridors for their movement, maintains natural ecological processes and biodiversity, 

sustains air and water quality and provides vital amenity and recreational spaces for 

communities, thereby contributing to the health and quality of life of residents and visitors 

to the County.  

 

The advantages of a sustainable and integrated approach to Green Infrastructure 

management in both urban and rural areas are wide reaching and are proven to include:  
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¶ Improved habitats for wildlife; 

¶ Cleaner air and water; 

¶ Improved surface water management; 

¶ óGreenerô and more attractive cities; 

¶ Tourism and recreational opportunities and improved human health and 

wellbeing.ò 

 

GREEN INFRASTRUCTURE (G) Policy 1 Overarching:  

 

ñIt is the policy of the Council to protect, enhance and further develop a multifunctional 

Green Infrastructure network by building an interconnected network of parks, open 

spaces, hedgerows, grasslands, protected areas, and rivers and streams that provide a 

shared space for amenity and recreation, biodiversity protection, flood management and 

adaptation to climate change.ò 

 

G1 Objective 1: ñTo establish a coherent, integrated and evolving Green Infrastructure network 

across South Dublin County with parks, open spaces, hedgerows, grasslands, protected areas, 

and rivers and streams forming the strategic links and to integrate the objectives of the Green 

Infrastructure Strategy throughout all relevant Council plans, such as Local Area Plans and other 

approved plans.ò 

 

GREEN INFRASTRUCTURE (G) Policy 2:  

 

ñIt is the policy of the Council to promote and develop a coherent, integrated and evolving 

Green Infrastructure network in South Dublin County that can connect to the regional 

network, secure and enhance biodiversity, provide readily accessible parks, open spaces 

and recreational facilities.ò 

 

G2 Objective 2: ñTo protect and enhance the biodiversity value and ecological function of the 

Green Infrastructure network.ò 

 

G2 Objective 3: ñTo restrict development that would fragment or prejudice the Green 

Infrastructure networkò. 

 

G2 Objective 4: ñTo repair habitat fragmentation and provide for regeneration of flora and fauna 

where weaknesses are identified in the network.ò 

 

G2 Objective 7: ñTo incorporate items of historical or heritage importance in situ within the Green 

Infrastructure network as amenity features.ò 

 

G2 Objective 9: ñTo preserve, protect and augment trees, groups of trees, Woodlands and 

hedgerows within the County by increasing tree canopy coverage using locally native species and 

by incorporating them within design proposals and supporting their integration into the Green 

Infrastructure network.ò 

 

G2 Objective 10: ñTo promote a network of paths and cycle tracks to enhance accessibility to the 

Green Infrastructure network, while ensuring that the design and operation of the routes responds 

to the ecological needs of each site.ò 
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2.3.3.5 Public Open Space Hierarchy and Landscape Setting 

 

Section 8.3.0:  

 

ñOpen spaces and parks are fundamental in contributing to a high quality of life for those 

living, working and visiting the County. They provide habitats for ecological processes, a 

focal point for active and passive recreation, promote community interaction and help 

mitigate the impacts of climate change. Open spaces and parks can range in size from a 

hectare to in excess of 100 hectares and have the potential to strengthen the Countyôs 

Green Infrastructure network.ò 

 

GREEN INFRASTRUCTURE (G) Policy 4 Public Open Space and Landscape Setting: ñIt is the 

policy of the Council to provide a hierarchy of high quality and multi-functional public parks and 

open spaces.ò 

 

G4 Objective 1: ñTo support and facilitate the provision of a network of high quality, well located 

and multifunctional public parks and open spaces throughout the County and to protect and 

enhance the environmental capacity and ecological function of these spaces.ò 

 

G4 Objective 2: ñTo connect parks and areas of open space with ecological and recreational 

corridors to aid the movement of biodiversity and people and to strengthen the overall Green 

Infrastructure network.ò 

 

G4 Objective 3: ñTo enhance and diversify the outdoor recreational potential of public open 

spaces and parks, subject to the protection of the natural environment. ñ 

 

G4 Objective 4: ñTo minimise the environmental impact of external lighting at sensitive locations 

within the Green Infrastructure network to achieve a sustainable balance between the 

recreational needs of an area, the safety of walking and cycling routes and the protection of light 

sensitive species such as bats.ò 

 

G4 Objective 5: ñTo promote the planting of Woodlands, forestry, community gardens, allotments 

and parkland meadows within the Countyôs open spaces and parks.ò 

 

2.3.3.6 Natural Heritage ï Non-Designated Areas 

 

In Section 9.3.4 it is stated:  

 

ñThe County supports a range of plant, animal and bird species that are deemed to be 

rare and threatened under European and Irish legislation and which are known to exist 

outside of designated sites such as Natura 2000 sites or proposed Natural Heritage 

Areas. This includes nationally rare plants, plants listed in the Red Data Lists of Irish 

Plants, the Flora Protection Order, 1999 (or other such Orders) and their habitats and 

animals and birds listed in the Wildlife Act 1976 (amended 2000) and subsequent 

statutory instruments. 

 

ñA number of habitats and species listed in Annex I and Annex 2 of the Habitats Directive 

are known to occur at locations in the County which are situated outside of protected 

sites. Under the EU Habitats Directive, protection is afforded to these species and 

habitats where they occur.ò 
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HERITAGE, CONSERVATION AND LANDSCAPES (HCL) Policy 15 Non-Designated Areas:  

 

ñIt is the policy of the Council to protect and promote the conservation of biodiversity 

outside of designated areas and to ensure that species and habitats that are protected 

under the Wildlife Acts 1976 and 2000, the Birds Directive 1979 and the Habitats 

Directive 1992 are adequately protected.ò 

 

HCL15 Objective 1: ñTo ensure that development does not have a significant adverse impact on 

rare and threatened species, including those protected under the Wildlife Acts 1976 and 2000, 

the Birds Directive 1979 and the Habitats Directive 1992.ò 

 

HCL15 Objective 2: ñTo ensure that, where evidence of species that are protected under the 

Wildlife Acts 1976 and 2000, the Birds Directive 1979 and the Habitats Directive 1992 exists, 

appropriate avoidance and mitigation measures are incorporated into development proposals as 

part of any ecological impact assessment.ò 

 

HCL15 Objective 3: ñTo protect existing trees, hedgerows, and Woodlands which are of amenity 

or biodiversity value and/ or contribute to landscape character and ensure that proper provision is 

made for their protection and management in accordance with Living with Trees: South Dublin 

County Councilôs Tree Management Policy 2015-2020.ò 

 

2.3.3.7 Heritage, Conservation and Landscape 

 

HERITAGE, CONSERVATION AND LANDSCAPES (HCL) Policy 16 Public Rights of Way and 

Permissive Access Routes:  

 

ñIt is the policy of the Council to continue to promote and improve access to high amenity, 

scenic, and recreational lands throughout the County and within adjoining counties, 

including places of natural beauty or utility, for the purposes of outdoor recreation, while 

avoiding environmental damage, landscape damage and impacts to Natura 2000 sites.ò 

 

HCL16 Objective 1: ñTo promote the preservation of public rights of way that give access to 

mountain, lakeshore, riverbank or other places of natural beauty or recreational utility such as 

parklands, geological and geo-morphical features of heritage value and to identify and map such 

public rights of way as they come to the attention of the Council.ò 

 

HCL16 Objective 2: ñTo promote and facilitate the creation of Permissive Access Routes and 

heritage trails that will provide access to high amenity, scenic and recreational lands including 

rural areas, forests, Woodlands, waterways, upland/mountain areas, the Grand Canal, the 

Dodder Valley, the Liffey Valley and between historic villages (utilising modern technology), in 

partnership with adjoining local authorities, private landowners, semi-state and other public 

bodies such as Coillte and the Forest Service. Permissive Access Routes should not compromise 

environmentally sensitive sites.ò 

 

HCL16 Objective 3: ñTo promote and facilitate the continued development of the Dublin 

Mountains Way and the Wicklow Way in association with the Dublin Mountains Partnership, 

particularly Permissive Access Routes that provide access to regional and local networks of 

walking, running, hiking and mountain bike trails and other recreational facilities. The routing of 

new trails and rerouting of existing trails off public roads is encouraged.ò 
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HCL16 Objective 4: ñTo promote and improve access, in partnership with the relevant 

landowners, to all the historic sites in the County and seek to maximise their tourism potential in 

partnership with the relevant landowners.ò 

 

HCL16 Objective 5: ñTo bring mountain amenities closer to residential communities by promoting 

the establishment of a network of formal footpaths, off-road paths and cycle ways that facilitate 

casual walkers and cyclists.ò 

 

2.3.3.8 Heritage, Culture and Landscape 

 

HCL Policy 1: ñIt is the policy of the Council to protect, conserve and enhance natural, built and 

cultural heritage features, and to support the objectives and actions of the County Heritage Plan.ò 

 

HCL1 Objective 1: To protect, conserve and enhance natural, built and cultural heritage features 

and restrict development that would have a significant negative impact on these assets. 

 

HCL2 Objective 3: To protect and enhance sites listed in the Record of Monuments and Places 

and ensure that development in the vicinity of a Recorded Monument or Area of Archaeological 

Potential does not detract from the setting of the site, monument, feature or object and is sited 

and designed appropriately. 

 

HCL3 Objective 3: To address dereliction and encourage the rehabilitation, renovation, 

appropriate use and re-use of Protected Structures. 

 

2.3.3.9 Watercourses Network 

 

GREEN INFRASTRUCTURE (G) Policy 3 Watercourses Network:  

 

ñIt is the policy of the Council to promote the natural, historical and amenity value of the 

Countyôs watercourses; to address the long term management and protection of these 

corridors and to strengthen links at a regional level.ò 

 

G3 Objective 1: ñTo promote the natural, historical and amenity value of the Countyôs 

watercourses and address the long term management and protection of these corridors in the 

South Dublin Green Infrastructure Strategy.ò 

 

G3 Objective 2: ñTo maintain a biodiversity protection zone of not less than 10 metres from the 

top of the bank of all watercourses in the County, with the full extent of the protection zone to be 

determined on a case by case basis by the Planning Authority, based on site specific 

characteristics and sensitivities. Strategic Green Routes and Trails identified in the South Dublin 

Tourism Strategy, 2015; the Greater Dublin Area Strategic Cycle Network; and other government 

plans or programmes will be open for consideration within the biodiversity protection zone, 

subject to appropriate safeguards and assessments, as these routes increase the accessibility of 

the Green Infrastructure network.ò 

 

G3 Objective 5: ñTo restrict the encroachment of development on watercourses, and provide for 

protection measures to watercourses and their banks, including but not limited to: the prevention 

of pollution of the watercourse, the protection of the river bank from erosion, the retention and/or 

provision of wildlife corridors and the protection from light spill in sensitive locations, including 

during construction of permitted development.ò 
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2.3.3.10 Views and Prospects 

 

In Section 9.2.1 it is stated:  

 

ñThe County contains many scenic views and prospects (distant objects) of places of 

natural beauty or interest that are located in the County and in adjoining counties. These 

include localised views and panoramic prospects of rural, mountain, hill, coastal and 

urban landscapes such as Dublin City and environs, Dublin Bay, the Liffey Valley and the 

Dublin and Wicklow Hills and Mountains including the Glenasmole Valley. Views of 

places of natural beauty or interest are not confined to those that are visible from scenic 

places but also from and to existing built up areas.ò 

 

Montpelier Hill is identified in Table 9.2 as a Prospect to be Preserved and Protected. 

 

HERITAGE, CONSERVATION AND LANDSCAPES (HCL) Policy 8 Views and Prospects: ñIt is 

the policy of the Council to preserve Views and Prospects and the amenities of places and 

features of natural beauty or interest including those located within and outside the County.ò 

 

HCL8 Objective 1: ñTo protect, preserve and improve Views and Prospects of special amenity, 

historic or cultural value or interest including rural, river valley, mountain, hill, coastal, upland and 

urban views and prospects that are visible from prominent public places.ò 

 

2.3.3.11 Landscape 

 

HERITAGE, CONSERVATION AND LANDSCAPES (HCL) Policy 7 Landscapes:  

 

ñIt is the policy of the Council to preserve and enhance the character of the Countyôs 

landscapes particularly areas that have been deemed to have a medium to high 

Landscape Value or medium to high Landscape Sensitivity and to ensure that landscape 

considerations are an important factor in the management of development.ò 

 

HCL7 Objective 1: ñTo protect and enhance the landscape character of the County by ensuring 

that development retains, protects and, where necessary, enhances the appearance and 

character of the landscape, taking full cognisance of the Landscape Character Assessment of 

South Dublin County (2015).ò 

 

HCL7 Objective 2: ñTo ensure that development is assessed against Landscape Character, 

Landscape Values and Landscape Sensitivity as identified in the Landscape Character 

Assessment for South Dublin County (2015) in accordance with Government guidance on 

Landscape Character Assessment and the National Landscape Strategy.ò 
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3.0 PROPOSED DEVELOPMENT 

 

3.1 DEVELOPMENT OBJECTIVES 

 

The motivation for the proposed development is explained in the Design Report. The specific 

characteristics of the project have been informed by the following objectives of the applicant SDCC and 

its partners Coillte and the DMP: 

 

¶ To formalise and facilitate improved access to recreation facilities in the Dublin Mountains 

in SDCCôs functional area ï specifically to Coillteôs properties where public access is 

already permitted: 

 

It is policy from national to local level to encourage access to open space/green infrastructure 

and specifically the Dublin Mountains and the mountainsô natural and cultural heritage resources, 

to enhance the quality of life of local communities and broaden the tourism offer of Dublin. 

Recreational use of Coillteôs properties is growing rapidly across its entire portfolio, most 

particularly at sites close to urban areas. Currently, one quarter of people accessing the Dublin 

Mountains for outdoor recreation do so at Coillteôs Hell Fire and Massyôs Wood properties. These 

properties have not been designed and are not managed to accommodate the existing and 

anticipated future usage. The parking area at the Hell Fire Club regularly overflows onto the 

R115, causing traffic congestion and unsafe conditions on the road for cars and pedestrians. The 

effects of unmanaged visitor access are also evident in erosion on certain trails, in occasional 

conflicts between recreational users and Coillteôs forest operations, and in visitor behaviour 

affecting neighbouring properties (e.g. trespass and littering). The project seeks to improve 

access and management of the Hell Fire and Massyôs Wood properties for recreation. 

 

¶ To provide improved facilities, catering for a wider range of users and enhancing their 

experience of the Dublin Mountains forest landscape: 

 

The Coillte properties were not historically developed for the purpose of recreational use. As 

demand for access increased, Coillteôs response was typically to provide additional public 

parking, and allow visitors to use the existing forest roads to access the forest landscape by foot, 

bicycle and horseback, while retaining the forests in commercial operation. Such, limited, 

provision for visitors is no longer considered sufficient to cater for the diverse demands of 

different user groups including local, South Dublin and city residents, domestic and international 

tourists. It is SDCCôs objective to provide - in addition to improved access - improved trails, 

interpretation of the heritage assets, information on available activities, and supporting services 

such as food and beverages, toilets, etc. Because of the established, evolving and anticipated 

future demand any single facility developed should have multiple functions: 

 

- A local and neighbourhood park, for locals and residents of the nearby suburbs to access 

on foot, by bicycle, car or horse (from local stables), primarily to use site for walking, 

horse-riding and appreciation of the landscape and heritage resources; 

 

- A city park, fitting into the hierarchy of open spaces serving South Dublin and the city as a 

whole (serving a similar role to parks such as Marley Park, Phoenix Park, St. Anneôs 

Park, Malahide Park, etc.), accessed typically by car, coach or public transport (shuttle), 

for a visit of several hours or more. Such facilities typically provide, in addition to access 

to open space/the landscape and heritage, a food and beverage offer and toilets; 
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- A tourist destination providing for the above as well as orientation and interpretation 

facilities, visitor information and possibly seasonal services such as guided tours/walks, 

etc. As a destination the facility should have a ówow factorô, for example through its siting 

and views, architecture and association with a recognised feature of the Dublin 

Mountains. 

 

¶ To establish a recognised hub or gateway for recreational activities in the Dublin 

Mountains, thereby developing the South Dublin tourism economy and the economy of the 

county as a whole: 

 

The South Dublin Tourism Strategy (2015), in line with the ñDublin ï A Breath of Fresh Airò 

marketing campaign, which seeks to diversify the offer of Dublin to include its natural assets ï the 

bay and the mountains, states: ñThe Countyôs principal resource with potential for development 

for tourism are the Dublin Mountainséò Accordingly, it proposed the development of a óDublin 

Mountains Orientation and Interpretation Centreô3, which would be located to provide views 

particularly over Dublin Bay. 

 

¶ To reveal, interpret and protect the Dublin Mountains landscape, natural, cultural and 

archaeological heritage assets: 

 

In line with the objective to improve visitorsô amenities it is considered that more can be done to 

reveal to visitors the natural, cultural and archaeological heritage assets in the Dublin Mountains, 

to attract visitors and enhance their experience. This requires that the landscape and heritage 

assets be appropriately protected and/or improved where necessary so that the assets are not 

damaged or altered significantly in character by visitor access, and so that the Dublin Mountains 

can be defined as a heritage landscape/attraction. Any measures for heritage interpretation and 

protection must take into account the wide range of potential visitors, including the local 

community, the wider Dublin population, domestic and foreign tourists, corporate visitors, school 

children and interest groups, etc. 

 

These objectives informed the selection of the application site for development, and the concept and 

characteristics of the proposed development. 

 

                                                      

 
3 South Dublin Tourism Strategy, 3.1.1: 

 

ñThe Dublin Mountains Orientation and Interpretation Centre ï Flagship Project 

Consistent with the recommendation in the 2007 study, this Centre will present the Dublin Mountains Story. It will be 

targeted at visitors seeking to learn about the geology, history, archaeology, nature and future of the Mountains, what 

to do in the Mountains, and how best to enjoy the Mountains while maintaining the quality of the environment. It could 

also provide facilities such as parking, food and beverage, toilets etc. and offer visitor information on guided walks, 

maps/orientation to other attractions in the mountains - Dublin Mountains Way, Zip It, Tibradden etc., - as well as on 

other tourist attractions and activities in South Dublin. The project will be required to be subject to careful 

environmental, visual, landscape, and traffic assessments, so as not to diminish the attractiveness of the Dublin 

Mountains as a tourism and recreation destination, or to degrade the areaôs biodiversity and heritage valueé 

 

ñThe ideal location should be selected with excellent panoramic views over Dublin Bay, through elevated viewing 

locations. Potential sites could include locations at Killakee Mountain or Montpelier Hill or another suitable location.ò 
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3.2 DEVELOPMENT DESCRIPTION - OVERVIEW 

 

The proposed development involves (a) changes to the landscape of the site including the trails; (b) 

conservation works to the architectural heritage features and interpretation of the heritage resources; (c) 

development of visitor facilities, parking, and services for the facilities, and (d) changes to the roads 

accessing the site, and provision of a shuttle service to the site. In addition to these physical 

developments, an operational management plan is proposed to facilitate the envisaged increase in visitor 

access/usage of the site.  

 

3.3 LANDSCAPE DEVELOPMENT 

 

A 26 ha area of the Hell Fire forest property is the subject of a Memorandum of Understanding between 

Coillte and SDCC, allowing ï subject to ABPôs approval of the proposed development - for the removal of 

this area from Coillteôs commercial forest operation and its re-development for amenity use. This is the 

eastern face of Montpelier Hill between the property boundary along the R115 and the Hell Fire Club at 

the top of the hill, and extending over the hilltop to include a conifer plantation behind (to the south and 

west of) the Hell Fire building. The remainder of the Hell Fire property would remain in commercial forest 

use, with some improvements to the trails in this area to facilitate continued recreational use. The 

Massyôs Wood property is already managed by Coillte primarily as an amenity Woodland and minimal 

interventions in the landscape are proposed.  

 

3.3.1 Hell Fire Forest Property - Conversion of Commercial Conifer Forest to Permanent 

Mixed Woodland 

 

Parts of the 26 ha area have recently been felled as part of Coillteôs ongoing management of the 

plantations. Some of the plantations are in mid-growth, and some of the area has mature 

plantations ready for felling. It is proposed to replace the felled and existing conifer plantations 

with permanent, mixed (predominantly deciduous) Woodland managed for amenity and 

biodiversity purposes, incorporating the access and visitor facilities described below as well as 

pockets of green open space for amenity use. 

 

The existing conifer plantations would be converted to mix Woodland by means of continuous 

cover forestry, whereby the conifers are progressively thinned and inter-planted with deciduous 

species over time. In those areas within the Woodland identified for high usage amenity use, 

existing tree stumps will initially be removed or ground down to ground level.  

 

It is proposed that the coniferous forest to the south and west of the Hell Fire Club building, as 

well as being replaced by mixed Woodland over time, be cut back from the hilltop (with cleared 

areas replaced by meadow) so that the building will no longer be seen against a backdrop of 

vegetation and will return to its original prominence in views from Dublin. 

 

It is proposed to retain the hilltop surrounding the Hell Fire Club in grassland to allow for 

continued amenity use of the space. It is proposed to develop a number of additional amenity 

areas within the new permanent mixed Woodland, including one on the hillside above and one 

below the visitor centre. In these areas the Woodland would be thinned and meadow grassland 

maintained for uses such as picnicking and informal play (no formal playgrounds are proposed).  

 

3.3.2 Massyôs Wood Property 

 

No significant interventions in the landscape of Massyôs Wood are proposed other than (a) the 

restoration of the area disturbed by construction of the pedestrian bridge, (b) the conservation 
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measures for the walled garden, (c) works associated with the improvement of the trails ï 

particularly the Glendoo Brook trail, and (d) installation of interpretation signage.  

 

3.3.3 Landscaping Associated with Drainage Features 

 

It is proposed to use a system of swales and ponds to capture surface water run-off on the Hell 

Fire property (existing run-off and the increase in run-off volume from the proposed new facilities). 

These drainage features will be landscaped using naturalistic treatments so as not to appear 

excessively engineered and to allow for amenity usage when not inundated. 

 

3.3.4 Boundary Treatments 

 

It is proposed to install a 2m palisade security fence (or alternative design, e.g. timber fence or 

wall, subject to agreement with the neighbouring landowners) along the shared boundaries of the 

residential properties immediately to the north east and to the south east of the Hell Fire property.  

 

Some neighbouring landowners expressed concern during consultation that their lands are 

illegally accessed by visitors to Coillteôs Hell Fire and Massyôs properties, with people crossing 

boundaries to take short cuts. Consultees also reported litter on their properties near the shared 

boundaries. 

 

It is considered by the applicant that the wider Hell Fire and Massyôs property boundary is too 

long to erect a fence along its entire length and that a fence of sufficient specification to function 

as a barrier would detract from the landscape. It is intended that the proposed improvements to 

the walking trails and provision of improved directional signage and other information will 

contribute to reduced incidences of trespass and littering on neighbouring properties. The 

following measures are proposed: 

 

¶ To install signage on the shared boundaries wherever trespass onto neighbouring 

property has historically taken place, and where the trail network approaches close to the 

site boundary, requesting visitors not to cross onto the neighbouring private lands; 

¶ Engaging with the neighbouring landowners if problems of trespass or litter arise, and 

taking measures to prevent them if necessary. 

 

3.4 TRAILS INCLUDING TREE CANOPY WALK/BRIDGE 

 

The proposed development of the trails network on the site is described below in three sub-sections, 

addressing walking trails, the tree canopy walk/bridge, and equestrian trails. 

 

It is not proposed to provide cycle trails on the site. However cycle access to the site would be facilitated 

by the modifications to the public road accessing the site and the provision of cycle parking at the site. 

 

3.4.1 Walking Trails 

 

It is proposed to provide a suite of trails of various length, degree of accessibility and difficulty 

class (accessible, easy, moderate or strenuous) and character, by retaining and upgrading 

existing roads and paths and developing new sections in places. The trails will be designed in 

accordance with the standards of the Classification and Grading of Recreational Trails published 

by the National Trails Office. Notable elements of the trails proposals include: 
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¶ A ófeature stairwayô to the Hell Fire Club. The existing direct route up Montpelier Hill, 

which is severely eroded in places, is proposed to be improved with the addition of stairs 

in places; 

¶ A circular trail around the Hell Fire Club and the two adjacent passage tombs. This is the 

most significant intervention in the landscape around the Hell Fire building and the 

archaeological sites; 

¶ Glendoo Brook Trail. Modifications are proposed to the alignment of the trails along the 

river corridor, to reduce the access of users to the river banks. Habitat enhancement 

measures are proposed in the river corridor in parallel with the trail modifications. 

 

3.4.1 Tree Canopy Walk/Bridge 

 

It is proposed to develop a pedestrian bridge ï or ótree canopy walkô - over the R115, to provide a 

pedestrian link between the Hell Fire and Massyôs Wood properties and an attraction for visitors.  

 

The bridge is 330m long, following a winding route, and has a fall of 1:20 from ground level on 

Hell Fire at 273.0m to ground level on Massyôs at 256.5m. It crosses the R115 with a clearance of 

6.24m over the road level. 

 

The structure of the bridge is intended to be ólightô in profile and appearance to sit unobtrusively in 

the Woodland setting. The width of the deck is 2.5m. The balustrades are 1.2m high with a 

hardwoods handrail and balusters of Corten (rust coloured steel).  

 

The bridge support columns have a diameter of 250mm and are of Corten steel. They are spaced 

clusters of two or three columns at approximately 10m centres, and variously angled (vertical and 

inclined) to look like groups of small tree trunks. The columns would be set in small concrete 

foundations below ground amongst the retained trees. The foundations will be located in 

consultation with an arborist so as to minimise damage to tree roots during construction. 

 

3.4.3 Equestrian Trails 

 

It is proposed to cater for the existing use of the site for horse riding by the development of 

dedicated equestrian trails. These are mostly located around (inside) the perimeter of the Hell 

Fire and Massyôs properties, and are predominantly surfaced in grass. 

 

3.5 HERITAGE INTERPRETATION 

 

It is proposed to provide interpretation of the siteôs cultural and natural heritage resources and the 

external environment (Dublin City and Bay, other mountains visible from the site, etc.). 

 

An interpretation and signage strategy and design will be commissioned in the event of development 

consent, complimentary to the audio-visual and exhibition materials in the visitor centre. It is envisaged 

that interpretation material will take the form of signage at points along the trails. The signage will be 

limited - in number and physical presence - so as not to intrude on the walkerôs experience of the 

landscape, but to be available at points of potential interest. The signage will be discreet but robust and of 

fitting materials and character to the site/development. Additional functionality to signage, such as bar 

codes or similar to launch audio/audio-visual applications on smart phones will be considered. 
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3.6 CONSERVATION WORKS TO PROTECTED STRUCTURES 

 

A suite of conservation works are proposed to various architectural and archaeological heritage features 

on the site. These are intended to (a) improve the condition of the structures and ensure their physical 

integrity and (b) to facilitate improved access to and appreciation of the structures for visitors.  

 

It is proposed that a cultural heritage monitoring regime be implemented during operation, managed by 

the steering group, to identify any need for further measures to conserve the cultural heritage features on 

site. 

 

3.6.1 The Hell Fire Club Building 

 

It is proposed to conserve the building as a ruin, with minimal interventions to protect the 

structure and replace certain recent insensitive works and improve visitor safety. The proposed 

interventions include: 

 

¶ Replacement of iron handrails to the stairs and balconies (modern interventions by Coillte 

which are insensitive in design and have deteriorated, presenting a hazard). The 

handrails will be reversible interventions. 

¶ The addition of one step to the existing large step down into the ócard roomô on the half 

landing, to make the flight safer. The new step will be a reversible intervention. 

¶ The sealing or blockage of the chimney flues to prevent people from climbing up the flues 

onto the roof. The sealing will be a reversible intervention. 

¶ Removal of pigeon droppings from the interior. 

¶ Removal of modern graffiti from the walls. It is proposed that any historic graffiti identified 

will be retained. 

¶ Repairs to the roof to prevent water intrusion (some dampness and water were noted 

during survey, as well as lime leaching and some biological colonisation in the form of 

green mould and lichens). The roof repair will be informed by detailed survey of the roof 

structure. 

¶ Investigation of the nature and condition of the earth flooring that exists currently on the 

interior of the Hell Fire Club is to be investigated, subject to the necessary ministerial and 

planning consents associated with national monuments and protected structures. Where 

stone floors survive they are to be revealed and repairs carried out as necessary. Where 

earthen flooring is identified, it is to be overlaid with a more suitable durable material, 

such as stone flags, if deemed appropriate. It is intended that this will protect underlying 

archaeological features. A similar reversible approach was adopted in the crypt of Christ 

Church Cathedral in Dublin. 

¶ The installation of discreet lighting inside the building where level changes or low lintels 

occur presenting hazards. 

¶ A detailed survey by non-invasive techniques (LiDAR or laser scanners) to identify 

megalithic art, if this exists, on the Masonry within the building. The discovery of Neolithic 

art during the course of the recent excavation of the adjoining passage tomb, suggests 

that art may be present as is suspected that stone from the adjacent passage tombs was 

used in the construction of the building. If such Neolithic artwork is discovered measures 

will be taken to ensure that it is not obscured by any recent or proposed interventions, 

and that it is suitably interpreted. 

¶ Monitoring, repair and visitor access management of the Hell Fire Club building. Currently 

maintenance and conservation of the structure is piecemeal and visitor access is 

unchecked. It is proposed that as part of the management regime of the site the building 

will be formally inspected annually by a conservation architect to establish if repair works 
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are required, to monitor the effects of increased visitor access and propose management 

measures if necessary.  

 

It is not proposed to restrict access to the building. The building has proved resilient to visitor 

access in the past. 

 

No other significant physical interventions are proposed for any architectural or archaeological 

features on the Hell Fire property. 

 

It is not proposed to return the fallen standing stone to an upright position. 

 

The landscape development proposals for the Hell Fire property have been prepared with 

consideration of the known and possible archaeological features of the site.  

 

3.6.2 Massyôs Walled Garden and Other Protected Structures 

 

It is proposed to conserve the walled garden as a ruin, with minimal interventions to protect the 

integrity of the structure and reveal the structure and spaces to visitors. The proposed 

interventions include: 

 

¶ Removal of trees threatening the structure of the walled garden. A number of trees have 

taken root close to the external walls and the internal structural elements of the walled 

garden (notably the steps and the conservatory structure). These trees have caused, or 

have the potential to cause, the masonry to shift, and will continue to undermine the 

integrity of the structure if allowed to remain and grow. It is generally proposed that they 

be removed, under the guidance of a conservation architect to ensure that they do not 

further damage the structure, and that any damage already done is repaired; 

¶ Retention of certain trees in the walled garden. It is considered that a certain number of 

the trees growing in the walled garden - notably one tree in the steps near the southern 

wall of the largest of the walled gardens, and several trees in the conservatory ï (a) do 

not pose a threat to the integrity of the main structure, and (b) have significant amenity 

value. It is proposed that these trees (which have been individually identified) be retained 

and the masonry re-set where necessary, and that the effect of the trees on the structures 

be monitored annually as part of the architectural heritage monitoring and management 

programme; 

¶ Clearance of scrub from the walled garden. It appears that the walled garden was used 

as a nursery in places (in the recent past) but abandoned; there are areas where 

numerous trees are growing close together. Elsewhere the garden has been colonised by 

scrub. As a result of the dense internal vegetation the interior of the walled garden is not 

legible. It is proposed to clear the vegetation (excluding trees with amenity value) to 

reveal the structure, spaces and level changes to visitors; 

¶ Maintenance of a meadow grassland within the walled garden. It is proposed to establish 

and maintain meadow grassland in the walled garden; 

¶ Access and interpretation. It is proposed as part of the trail network and interpretation 

plan that the trail through the walled garden will be improved where necessary to meet 

the required quality and safety standards, and that signage will be provided for 

interpretation. 

 

No other significant physical interventions are proposed affecting the architectural and 

archaeological features of the Massyôs Estate. It is proposed to widen the R115 in places for a 

section of approximately 100m along the Massyôs Wood boundary, requiring the realignment of 
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the existing boundary wall. This includes works in the immediate vicinity of the gothic gate lodge 

near the Massyôs Wood property entrance, but no physical changes are proposed to the building 

itself. 

 

With the exception of the Military Road the various structures within Massyôs are protected under 

a single listing in both the Record of Protected Structures and the National Inventory of 

Architectural Heritage (RPS#: 384, NIAH#: 11221018). They are described in the RPS listing as 

follows: óBuildings and features associated with the former Killakee House, including former 

gardens, bridges and wallsô. These have been individually identified and inspected to inform the 

proposed development and the EIA (refer to Chapter 12 of the EIAR). 

 

Should the proposed development be consented it is proposed that a monitoring and 

management programme be implemented for the entire suite of structures comprising the 

Massyôs Estate Protected Structure listing. This will comprise: 

 

¶ Detailed survey and repair of the Massyôs Estate Protected Structures. Initially each 

structure will be surveyed and recorded and any necessary repairs will be carried out to 

ensure its structural integrity; 

¶ Annual inspection and repair. An annual inspection will be carried out by a conservation 

architect to establish the condition of each structure and specify and supervise any 

necessary repair work; 

¶ Management measures in the case of deterioration. It is likely (subject to an interpretation 

plan in the event of development consent) that each visible feature will be interpreted on 

site with signage. This will identify the feature and request visitorsô assistance in 

conserving the structures. Should it be found that increased visitor access (or any other 

cause) is resulting in a deterioration of the structure, measures will be taken to further 

protect the structure. Such measures might include additional signage/information 

requesting visitorsô cooperation, re-routing of trails away from the structure, and/or hiding 

the structure with vegetation to reduce its exposure. 

 

3.7 VISITOR CENTRE 

 

3.7.1 Siting and Design of Buildings 

 

It is proposed to construct two buildings side-by-side (buildings óAô to the front/east and óBô to the 

rear/west, together comprising the visitor centre) on the Hell Fire site at a level of approximately 

300m ASL, adjacent and to the east of the existing forest road. 

 

The buildings are partially set into the hill. The buildings are positioned one behind the other to 

limit their spread across the face of Montpelier Hill in views from the east. The buildings have 

linear, rectangular plan form and flat roofs to minimise their footprint and height. Building B is 

single volume. Building A is double-volume, the lower floor being set into the slope of the hill. 

There are gathering/entrance spaces, courtyards and terraces around the buildings. 

 

The buildings are clad in a combination of stone and timber, with green roofs. The natural 

materials are intended to reflect the site/development character and minimise the buildingsô 

obtrusiveness. Building A has a broad window (36m x 2.3m) across its east façade on the upper 

level. The buildings are surrounded by new mixed woodland planting. The planting is thinned in 

front of Building A to allow views from the visitor centre across the surrounding landscape. 
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3.7.2 Building Uses and Floor Areas 

 

The visitor centre facilities can be divided into three main components: 

 

a) Basic facilities for walkers and casual visitors. The facilities include shelter/resting place, 

toilets, food and beverage service, and access to information. They are located on the 

lower level of Building A, opening onto the terrace in front of the building. The facilities are 

intended to be available for quick, casual access, particularly for walkers; 

b) Seated café. The café has seating for 75 no. patrons, with counter service providing 

breakfast, brunch, lunch and tea options. It is located on the upper level of Building A, 

with a panoramic window affording a view across Massyôs Wood towards Dublin Bay; 

c) Interpretation, exhibition and education facilities. The facilities include an audio-visual and 

exhibition room and an education room. The facilities are intended to cater for tourists 

(domestic and international), school groups, special interest groups and corporate 

groups. 

 

The buildings contain the following accommodation (described in three parts: Building A lower 

level, Table 3.1; Building A upper level, Table 3.2; Building B, Table 3.3): 

 

Table 3.1    Building a Lower Level (gross floor area 316 sq. m) 

Room 

no. 
Function/Name 

Gross 

Floor Area 
Description 

001 Kiosk 27 sq. m 

A kiosk with sheltered counter service, providing take-away 

hot and cold (non-alcoholic) drinks and basic food 

(sandwiches, snacks, fruit, etc.). This is intended to cater for 

walkers and visitors using the (south) terrace and to take 

away on walks. 

002 Circulation  14 sq. m Stairs to upper level. 

003 Staff toilet 5 sq. m - 

005-

008 
Public Toilets 22 sq. m 

4 no. toilets (2 no. fully wheelchair accessible and with baby 

changing facilities) for use by the public. 

09 
Site Managerôs 

Office 
12 sq. m 

Office space for site manager. This will include facilities such 

as CCTV monitors, etc. 

010 Office (Coillte) 15 sq. m Office space for Coillte personnel. 

011 

Dublin 

Mountains 

Partnership 

DMP Office 

18 sq. m 

Office room for the use of the DMP volunteer rangers. The 

room is located adjacent to the Ramblersô Lounge in order 

that the volunteers are accessible to visitors. 

012 
Retail space  

 

45 sq. m 

 

A small shop providing goods of relevance to walking and 

heritage focussed visitors, e.g. equipment (ponchos, 

umbrellas, walking sticks, etc.), maps, books, souvenirs. 

013 
óRamblersô 

Loungeô 
43 sq. m 

A rustic lounge-type room with stone flag flooring, bench 

seating around the walls, and a stove, opening onto the 

terrace to the front (east) and side (north) of the building. This 

room is intended to provide a resting and meeting place for 

walkers, and information on the site facilities, services and 

heritage, and the recreation facilities, services and heritage of 

the wider Dublin Mountains area. 

015 Storage room 4 sq. m Storage room for the shop and Ramblersô Lounge. 

016 Plant room 57 sq. m - 

Building A Lower Level Gross Floor 

Area 
316 sq. m 
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Table 3.2    Building A Upper Level (gross floor area 394 sq. m) 

Room 

no. 
Function/Name 

Gross 

Floor Area 
Description 

101 
Café seating 

area 
175 sq. m 

A linear rectangular space aligned for maximum exposure to 

the panoramic window and the view east, with tables and 

seating for 80 patrons.  

102 Servery 36 sq. m 

A servery equipped food display cabinets, fridges, coffee 

machines, warming ovens, etc. providing counter service to 

café patrons. 

103 Kitchen 60 sq. m 

A kitchen with storage space, all necessary equipment for 

food preparation and post-preparation storage, scullery, etc. 

for on-site preparation of food. 

104 Dry Good Store 3 sq. m Dry good store adjacent to kitchen. 

105-

107 
Toilets 30 sq. m 

Male, female and wheelchair accessible toilet facilities. 

Baby-changing to be provided within accessible toilet. 

108 Cleanerôs Store 2 sq. m Cleanerôs store area 

109 
Caf® Managerôs 

Office 
10 sq. m Office space for café manager.  

110 Bin store 10 sq. m 
A space for storage of bins for waste generated by the entire 

visitor centre. 

11-

113 
Circulation 44 sq. m Internal circulation and stairs to lower level. 

Building A Upper Level Gross Floor 

Area 
392 sq. m 

 

Table 3.3    Building B (gross floor area 256 sq. m) 

Room 

no. 
Function/Name 

Gross 

Floor Area 
Description 

114 Entrance foyer 60 sq. m 

Entrance foyer to audio-visual/exhibition facility, including 

reception desk for information and sale of tickets and a small 

selection of maps, books and souvenirs. 

115 Exhibition room 101 sq. m 
A large space sub-divided into an audio-visual theatre-style 

room and a separate exhibition space.  

116 Education room 55 sq. m 
A room equipped with tables and seating for groups of up to 

54 persons, allowing for flexible use by various user groups. 

117-

118 
Toilets 9 sq. m One wheelchair accessible and one general toilet. 

119 Circulation 40 sq. m 
Circulation space including wide corridor with full length 

glazing intended as informal social / exhibition space. 

Building B Gross Floor Area 272 sq. m 

 

Table 3.4    Total Gross Floor Area of Buildings A and B 

Building A Lower Level Gross Floor Area 316 sq. m 

Building A Upper Level Gross Floor Area 392 sq. m 

Building B Gross Floor Area 272 sq. m 

Total Gross Floor Area 980 sq. m 

 

3.8 EXPANSION OF HELL FIRE CLUB PARKING AREA 

 

It is proposed to increase the capacity of the Hell Fire forest parking area from c.80 car spaces to 275 no. 

car spaces (of which 14 no. are disabled spaces) and five coach spaces.  

 

The proposed parking area is comprised of three parallel tiers of parking, the lowest of which is 

approximately in the position (alignment and level) of the existing road and parking area, with the two 
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upper tiers stepping up the hillside. The tiers are separated by retaining walls and strips of screening 

vegetation. The roads are proposed to be tarmac and top-dressed with a coloured aggregate. The 

parking spaces will be surfaced in óGrasscreteô or similar permeable structured grass product. 

 

Footpaths from the parking area lead: (i) directly up the east face of Montpelier Hill; (ii) towards the visitor 

centre, (iii) towards the pedestrian bridge over the R115 to Massyôs Wood. 

 

It is proposed to provide low level lighting (bollard-type and directional) in the parking area. The lights will 

be turned off every night when the gates are locked. 

 

It is proposed to install a permanent electronic car park monitoring system to record the occupancy rate in 

the car park. This will link to Variable Message Signs (VMS) to the north on the two main approach routes 

from the city and M50 directions. At unusually busy periods the VMS signs will alert drivers to the lack of 

parking spaces at Hell Fire and will instead direct them to the Park & Ride site (refer to 3.17 below). 

 

3.9 DRAINAGE 

 

Measures have been proposed to minimise the increase in surface water run-off generated by new hard 

surfaces on the site, including green roofs on the visitor centre buildings and permeable paving in the 

parking area. 

 

A series of interconnected swales and ponds is proposed for surface run-off attenuation on the lower 

eastern slope of Montpelier Hill around the new built facilities. Any overflow from the ponds will be 

channelled into a proposed new culvert beneath the R115 and into an existing drainage channel on 

Massyôs Wood feeding into the Glendoo Brook.  

 

3.10 SERVICES 

 

3.10.1 Water Supply 

 

A new water main line will be required to serve the development. The closest existing public 

water main is located at the intersection of the R115 (Old Military Road/Killakee Road) and the 

R113 (Gunny Hill). 

 

A new connection will be required into this 4 inch UPVC pipe and approximately 1260m of new 

water main pipe will be required along the R115 and up the eastern face of Montpelier Hill to 

bring the water main supply to the proposed visitor centre. 

 

3.10.2 Foul Water Treatment 

 

Site investigations determined that bedrock on the Hell Fire property is too shallow to allow for 

on-site treatment of foul water. It is proposed that the site be connected to the public sewer by the 

installation of a new 150mm diameter sewage pipe from the site to the existing sewer network in 

the urban area to the north.  

 

3.10.3 Electricity Supply 

 

It is proposed to supply the developmentôs energy requirement by electricity; there is existing 

electricity infrastructure in close proximity to the site. No gas supply is proposed. An on-site 

electricity substation and LV switch room is proposed. This will be a stand-alone building of 7m x 
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4m and 3m high (28 sqm), located off the main forest road some 65m south of the visitor centre. 

It will be screened by earth mounds and planting.  

 

It is proposed to heat the visitor centre buildings with underfloor heating powered by air-to-water 

heat pumps located behind Building B. The buildings will be ventilated by a combination of natural 

and mechanical ventilation. 

 

3.11 MODIFICATIONS TO R115 AND R113 

 

It is proposed to modify the roads connecting the site to the South Dublin urban area. The proposals 

affect the following sections of road: 

 

¶ the R115 Stocking Lane between its junction with Stocking Avenue and its junction with the R113 

Mount Venus Road; 

¶ the R113 Mount Venus Road between its junction with Stocking Avenue and the R115 Stocking 

Lane/Killakee Road; 

¶ The R115 Killakee Road between its junction with the R113 Mount Venus Road and the Hell Fire 

site entrance. 

 

These stretches of road in combination constitute the direct road connections between the site and the 

South Dublin urban area. The proposed modifications to the roads include: 

 

a) the provision of a footpath on one side of the road, of 1.5m width or wider (depending on the 

distance between the adjacent property boundaries) separated from the carriageway by a kerb; 

b) the provision of an advisory cycle lane on one side of the road (generally the opposite side to the 

footpath), of 1.5m width, indicated by road markings on the carriageway; 

c) The provision of two-way carriageway of 5-6m width for the majority of the road, and the provision 

of single lane carriageway for one stretch of c. 90m where a single lane traffic shuttle would 

operate governed by yield signs at each end.  

 

It is not proposed to widen the existing road into adjacent privately owned properties. For one stretch of 

the road (c.100m) it is proposed to widen the road by up to 1.2m in places, encroaching into the Massyôs 

Wood property (Coillte owned) east of the road. 

 

3.12 R115 ROAD FRONTAGE MODIFICATIONS 

 

The proposed widening of the R115 along the frontage of the Massyôs Wood property would require the 

localised removal of the existing boundary wall along that stretch. Where this occurs it is proposed to 

rebuild the wall, using the same materials, along the newly aligned boundary. 

 

It is proposed to modify the existing entrance to the Hell Fire property to provide the required sightlines 

and turning radius for vehicles exiting the site, to achieve the required gradient on the internal road, and 

to provide dedicated pedestrian and equestrian entrance points. 

 

3.13 MANAGEMENT AND MAINTENANCE OF FACILITIES 

 

3.13.1 South Dublin County Council, Coillte and Dublin Mountains Partnership Management 

Steering Group 

 

It is proposed to establish a permanent management steering group comprised of SDCC, Coillte 

and the DMP. This steering group would have responsibility for: 
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a) managing the contract, lease or license (refer to 3.13.1.1 below) of the private operator of 

the facilities; 

b) management and maintenance of the Hell Fire and Massyôs Wood properties, including: 

¶ maintenance of all areas outside of the responsibility of the private operator; 

¶ conducting or arranging to have carried out annual inspections of (a) the trails, (b) 

the archaeological and architectural heritage features, (c) identified Key Ecological 

Receptors (species and habitats)4, and implementing any repair, improvement or 

protection works required; 

¶ carrying out an annual programme of works for the conversion of existing conifer 

plantations to permanent native mixed Woodland on the 26 ha portion of the Hell 

Fire property the subject of the MoU between Coillte and SDCC, until the 

conversion is completed; 

¶ coordination of all forest operations to ensure minimal conflicts with recreational 

use of the site and vice versa; 

¶ Liaison with the neighbouring landowners, residents and other stakeholders, 

facilitated through the consultation forum of the DMP. 

c) Responding to any issues raised by the operator to do with the area outside of the 

operatorôs area of responsibility (e.g. issues that might be brought to the operatorôs 

attention by users, such as issues with the trails). 

 

3.13.2 Private Operator of the Parking Area, Visitor Centre and Pedestrian Bridge 

 

It is envisioned that the core visitor facilities, i.e. the parking area, the visitor centre and the 

pedestrian bridge will be managed by a private operator with commercial experience in the 

leisure/tourism sector.  

 

3.14 STAFFING 

 

The staffing of the facilities will ultimately be determined by the private operator. The Business Plan 

prepared by CHL estimates a staff complement of 22 people, as follows: 

 

Table 3.4    Estimated Staffing of Visitor Centre 

Role 
Number 

of Staff 

Weeks per 

Annum 

Centre manager 1 52 

Café chef 1 52 

Sous chef 1 52 

Commis chef 3 52 

Kitchen porter 3 52 

Counter/serving staff 3 52 

Administration 1 52 

Marketing executive 1 52 

                                                      

 
4 KER1: Red Squirrel 

KER2: Badger 

KER3: Otter 

KER4: Bats (all Irish species except Lesser Horseshoe Bat Rhinolophus hipposideros) 

KER5: Ponds 

KER 6: Invasive Alien Plant Species (IAPS) 

KER7: Glendoo Brook 
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Reception/shop staff 4 52 

Seasonal staff 4 22 

 

It is proposed that the visitor centre building will include a base for the DMPôs volunteer rangers. It is 

intended that the rangers will provide additional management and maintenance capacity for certain 

aspects of the developmentôs operation. 

 

3.15 OPENING HOURS 

 

It is proposed that the facilities will operate approximately during daylight hours. 

 

3.15.1 Parking Area 

 

¶ April to September: 7am to 10pm; 

¶ October to March: 8am to 6pm. 

 

There will be an emergency phone number provided at the entrance for any walkers returning to 

their cars after closing time, and a call-out/opening charge will be payable. 

 

3.15.2 Visitor Centre 

 

¶ April to September: 8am to 8pm. 

¶ October to March: 9am to 5pm. 

 

3.15.3 Special Events 

 

It is anticipated that there may be opportunities to host special events on the site occasionally, 

e.g. sporting or cultural events, which may require opening of the facilities outside of the normal 

opening hours. It is proposed that such occasional events usage would be facilitated by means of 

the normal outdoor events licensing procedures operated by SDCC, with input from the facility 

management steering group and the private operator. 

 

3.16 VISITOR NUMBERS 

 

The Business Plan prepared by CHL estimates that over a five year period after opening, the facility could 

achieve annual visitor numbers of 225,000 (made up of ódomestic amenityô i.e. local visitors, domestic 

tourists, international tourists, schools and corporate groups), with this number possibly growing further to 

300,000 over the subsequent five year period. 

 

It is estimated that weekend usage of the facilities would double (from existing usage). It is also 

anticipated that there would be a greater spread of usage across the week due to the growth of tourist 

visits, and that the duration of visits would increase with the expanded range of facilities. 

 

3.17 PROPOSED SHUTTLE BUS FROM TALLAGHT 

 

It is proposed to operate a shuttle bus service to the site from Tallaght LUAS stop and Public Transport 

Hub at Tallaght Town Centre, via a proposed Park & Ride facility at Tallaght Stadium. The proposed route 

is 7.5km long via Oldbawn and Ballycullen. At Woodstown Village the shuttle bus could interchange with 

the No.15/15B Dublin Bus route. 

 



CHAPTER 3 PROPOSED DEVELOPMENT    

_________________________________________________________________________________________________________ 

Dublin Mountains Visitor Centre EIAR         Page 39 

The proposed shuttle bus service will operate seven days a week year round, with a frequency of 15 to 30 

minutes according to varying seasonal and daily demand. The potential demand for the bus service has 

been determined as part of the overall transport demand assessment.  

 

3.18 CONSTRUCTION PHASE 

 

An Outline Construction and Traffic Management Plan has been prepared and submitted with the 

application under separate cover. The following items from the Plan are notable: 

 

¶ A construction programme of 15 months is estimated; 

¶ The Plan identifies two possible locations for a Site Construction Compound; 

¶ The existing public parking provision of c. 80 spaces will be maintained on the site throughout the 

construction phase and this capacity will not be available for use by Contractor staff and other 

personnel associated with the works; 

¶ Construction works and deliveries on weekdays will be restricted to between 07:00 and 19:00 

subject to planning approval. Construction works and deliveries on Saturdays will be restricted to 

between 08:00 and 13:00 subject to planning approval. No works or deliveries will take place on 

Sundays or Bank/Public Holidays without prior written approval from the Employers 

Representative; 

¶ Two way traffic on public roads (the R113 and R115) will be maintained throughout the 

construction phase through the use of shuttles, temporary lights and any other required 

temporary traffic management measures. The traffic management measures will comply with the 

Department of the Environment Traffic Signs Manual ï Chapter 8 Temporary Traffic Measures 

and Signs for Road Works, and the Departmentôs Guidance for the Control and Management of 

Traffic at Road Works. The traffic management measures will be subject to a Traffic Management 

Road Safety Audit by an independent party. 
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4.0 CONSIDERATION OF ALTERNATIVES 

 

The EIA Directive 2014 requires an EIAR to contain: 

 

ñA description of the reasonable alternatives (for example in terms of project design, 

technology, location, size and scale) studied by the developer, which are relevant to the 

proposed project and its specific characteristics, and an indication of the main reasons for 

selecting the chosen option, including a comparison of the environmental effects.ò 

 

4.1 ALTERNATIVE DEVELOPMENT LOCATIONS 

 

A Feasibility Study for a Dublin Mountains tourism facility in South Dublin County Councilôs area of 

jurisdiction was carried out 2015. This resulted in the selection of the Hell Fire and Massyôs Wood site. 

The Feasibility Study focussed on six possible development sites (and combinations of sites), which were 

assessed in terms of their potential to achieve the development objectives (refer to Section 3.1 above), 

comply with planning policy (refer to Section 2.3 above), and their environmental characteristics and 

potential for environmental effects. 

 

The six site options considered in the 2015 Feasibility Study were as follows: 

 

¶ Hell Fire Wood; 

¶ Massyôs Estate; 

¶ Combination of Hell Fire Wood and Massyôs Estate; 

¶ Stewardôs House; 

¶ Featherbed; 

¶ Cruagh. 
 

These alternative sites are individually discussed below in 4.4.1-6. The ódo nothingô alternative is also 

discussed, in 4.1.7. A summary comparison of the environmental effects of development on the 

alternative sites is provided in 4.1.8. 

 

Sometime after the completion of the 2015 Feasibility Study which led to the selection of the Hell Fire and 

Massyôs Wood site for the development, the nearby Orlagh House was put on the market for sale by the 

Augustinian order. The property was examined for its potential for development as an alternative, or in 

addition to the Hell Fire and Massyôs Wood site. A report was produced by Paul Keogh Architects entitled 

Assessment of Potential of Orlagh House for Flagship Tourism Project. This is discussed in 4.1.9 below. 

 

4.1.1 Hell Fire Forest Property 

 

Refer to Section 2.1.1 above for an overview description of the Hell Fire forest property. 

 

4.1.2 Massyôs Wood Forest Property 

 

Refer to Section 2.1.2 above for an overview description of the Massyôs Wood forest property. 
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4.1.3 Hell Fire and Massyôs Wood Forest Properties Combined 

 

The combined area of the Hell Fire and Massyôs Wood forest properties is 152 ha. The two 

properties are divided by the R115. Both are used extensively for recreation, individually and in 

combination. It is estimated that one quarter of all people accessing the Dublin Mountains for 

recreation do so at the Hell Fire and Massyôs properties. Access is provided by the car park for 80 

cars on the Hell Fire property, although informal parking along the R115 between the properties 

also occurs when the carpark overflows. 

 

The properties have a number of significant architectural and archaeological heritage features of 

significance including the Hell Fire Club building and two adjacent passage tombs, a section of 

the Military Road, and the Massyôs walled garden and other features of the Killakee House 

demesne. 

 

Massyôs Wood is traversed by the Glendoo Brook, a fast-flowing stream which provides habitat 

for otter, salmonids and kingfisher. Stretches of the river corridor, as well as other parts of 

Massyôs, have been colonised by invasive alien plant species. The forests of both properties host 

red squirrel, badger, bats and birds. 

 

4.1.3.1 Indication of Main Reasons for Selecting This Alternative 

 

¶ The properties are in the ownership of Coillte; 

¶ The two properties are used extensively for recreation. The properties are thus 

established as destinations for outdoor recreation, and have recognition in the minds of 

users; 

¶ The two properties are located at the point of transition between the urban environment 

of Dublin and the rural environment of the Dublin Mountains, closest (among the 

alternative options) to the urban area and the majority of existing and potential users, and 

potentially accessible on foot and by bicycle; 

¶ The proximity of the properties to the urban area makes them more accessible (than 

Featherbed and Cruagh) by road, and for walkers and cyclists; 

¶ The proximity of the properties to the urban area makes them easier to service with water 

supply, foul drainage, electricity and gas; 

¶ The two properties and the immediate environment are subject to environmental impacts 

from the existing recreational use, and occasional conflicts between the recreational use 

and forest operations. By selecting the combined site for development, opportunities are 

created for improved provision of facilities and management to mitigate those impacts 

and protect the heritage resources; 

¶ The two properties (particularly Hell Fire) have a óforested uplandô character but 

development would not encroach significantly into the Dublin Mountains High Amenity 

(HA ï DM) zoned area; 

¶ The properties include substantial areas below the 350m contour (a key consideration in 

planning policy ï refer to Section 2.3.3.2); 

¶ The properties (Hell Fire specifically) have areas, including areas below 350m, that 

provide panoramic views over Dublin Bay and the city, which was a key objective of the 

development; 

¶ The properties in combination provide a wide range of landscape types (e.g. forested 

valley and river corridor on Massyôs; forested hillside and open, un-vegetated hilltop on 

Hell Fire) and natural and cultural heritage resources. This concentration of resources is 

considered to be representative of the Dublin Mountains High Amenity area and to have 

significant existing and potential visitor interest value. 
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¶ Development on the properties ï more so than the alternative options - has the potential 

to fulfil/be compliant with relevant planning policy, including: 

 

SDCDP 

 

- HCL9 Objectives 1 to 3 (refer to Section 2.3.3.1 above) and particularly Objective 

4, which requires that opportunities be maximised to enhance existing ecological 

and archaeological landscapes and resources. The siteôs concentration of cultural 

and archaeological resources and habitats provides an opportunity to enhance 

those resources through improved management; 

- G2 Objectives 4, 7 and 9 (refer to Section 2.3.3.4), which encourage regeneration 

of flora and fauna, incorporation of items of historical or heritage importance as 

amenity features within the Green Infrastructure network, and increased tree 

canopy coverage using native species; 

- G4 Objective 2 (refer to Section 2.3.3.5), which requires parks and areas of open 

space to be connected with ecological and recreational corridors. The application 

site has the greatest potential for connectivity with the overall Green Infrastructure 

network; 

- HCL16 Objective 4 (refer to Section 2.3.3.7 above), which seeks to promote and 

improve access to historic sites and seek to maximise their tourism potential; 

- HCL16 Objective 5 (refer to Section 2.3.3.7), which seeks to bring mountain 

amenities closer to residential communities by promoting the establishment of a 

network of formal footpaths, off-road paths and cycle ways that facilitate casual 

walkers and cyclists; 

- G3 Objective 1 (refer to Section 2.3.3.8 above), which seeks to promote the 

natural, historical and amenity value of watercourses and their long term 

management as part of the Green Infrastructure network; 

- G3 Objectives 2 and 5 (refer to Section 2.3.3.8 above); 

- The zoning objective for HA ï DM, which allows for the various uses of the 

proposal but significantly restricts them to below the 350m contour. 

 

¶ The zoning objective excludes óRestaurant/Caf®ô and óShop-Localô uses from the HA ï 

DM area unless they are in existing premises. However, Policy ET5 Objective 3 

specifically supports the development of a visitor facility (which equates to the 

óRecreational Facilityô land use, which is not limited to existing premises) in or adjacent to 

the HA-DM area. The proposed café and shop are ancillary to the visitor facilities. 

 

4.1.4 Stewardôs House 

 

Stewardôs House is in private ownership but was considered in the original Feasibility Study as it 

was available for purchase at the time, it is centrally located adjacent to two established 

recreation sites - the Hell Fire and Massyôs Wood forest properties, it has a cultural heritage 

association with Massyôs Wood/Killakee House, it has buildings of cultural heritage value, and it 

has historic use as a restaurant and a now expired planning permission for holiday 

accommodation. 

 

The property is 0.36 ha. It is occupied by a two-storey house, built c. 1765, with extensions, and 

an attached belfry and stables (derelict but with stone facades intact), arranged around a 

courtyard. The property is listed as No. 380 on the South Dublin Record of Protected Structures, 

described as óStables, Tower and Gatesô. The house was previously used as a restaurant but is 
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currently used as a dwelling. There is a hard standing area to the rear of the house and stables. 

The buildings most likely contain bat roosts.  

 

The property was effectively considered as the possible site of a visitor centre building attached 

to the wider improved facilities (parking, trails, etc.) to be developed on the adjacent Hell Fire and 

Massyôs Wood properties. 

 

4.1.4.1 Indication of Main Reasons for Not Selecting This Alternative 

 

¶ The property was not in the ownership of SDCC or Coillte and would have required a 

speculative purchase with public funds; 

¶ Not all of the development objectives of the applicant could be met by this site. In 

particular, Stewardôs House provides no view, which was a key objective (and site 

selection criterion) for the visitor centre facility. Additionally it was considered that this 

option would not achieve the ówow factorô required for a new tourist destination of national 

status; 

¶ The property is occupied by protected structures, which would present an opportunity for 

good practice in refurbishment and re-use, but also a constraint to the scale and form of 

any facility; 

¶ Therefore, while the use of Stewardôs House for the visitor centre would avoid the impact 

of the proposed visitor centre (a new building), it was considered unsuitable in terms of 

the development objectives; 

¶ The property is constrained in size and in terms of road access from the R115. It would 

have required that Coillte lands on the Hell Fire property be attached to the property and 

access and parking provided on those lands, with access to the facility from the rear; 

¶ The proposed development is intended in part to act as a catalyst for private sector 

amenity and tourism related development in the Dublin Mountains. Stewardôs House has 

a history of such use (as a restaurant) and had planning permission for such use (holiday 

accommodation) which expired in 2016. It was considered that an opportunity for related 

private sector development would be taken away by use of Stewardôs House for the 

proposed facility. 

 

4.1.5 Featherbed 

 

The Coillte owned Featherbed property is 108 ha in extent. It is located to the north of Killakee 

Mountain, at an elevation above 350m, on a hill that is distinct by its relatively flat, domed (as 

opposed to conical) topography compared to the surrounding uplands. 

 

The property is almost entirely covered with conifer plantations of various age, with some areas of 

peat. There are no natural drainage features on the property. The property borders on the 

Wicklow Mountains SAC to the south. There is one cultural heritage feature ï an óenclosureô - on 

the northern boundary of the property. In character the property relates more to the mountains to 

the south than the city and bay to the north and east. It provides views of the taller mountains to 

the south and west, but has limited views north beyond the tree line (due in part to the 

topography). 

 

The site has frontage to the R115. There is space for two cars to park at the site entrance outside 

the barrier. The Dublin Mountains Way traverses the property. 

 














































































































































































































































































































































































































































































































































