
 
 

Natura Impact Statement (NIS) 
 
 

Former Cork Warehouse Company Site  

 
On Behalf of  

Arup 
 

March 2022 
 



 

Former Cork Warehouse Company Site NIS  DixonBrosnan 2022 2 

Project Natura Impact Statement (NIS) for the Former Cork Warehouse Company 

Site 

Client Arup 

Project Ref.  2181 

Report No. 2181.02 

Client Ref.  - 

Date Revision Prepared By 

10/12/2021 First Draft Sorcha Sheehy PhD  

15/12/2021 Second Draft Carl Dixon MSc 

15/03/2022 Issue  

 

DixonBrosnan  Lios Ri Na hAoine, 1 Redemption Road, Cork. 

Tel 086 851 1437|  carl@dixonbrosnan.com  |  www.dixonbrosnan.com 

 

This report and its contents are copyright of DixonBrosnan. It may not be reproduced without permission. The report is to be used only for its intended purpose. The 

report is confidential to the client, and is personal and non-assignable. No liability is admitted to third parties.                                                         

©DixonBrosnan 2021. 

 

 

 

  

http://www.dixonbrosnan.com/


 

Former Cork Warehouse Company Site NIS  DixonBrosnan 2022 3 

Table of Contents 

1.  Introduction ................................................................................................................. 5 

1.1 Background ........................................................................................................................ 5 

1.2 Aim of this Report .............................................................................................................. 5 

1.3 Authors of the Report ......................................................................................................... 7 

2. Regulatory Context and Appropriate Assessment Procedure ......................................... 7 

2.1 Regulatory Context ............................................................................................................. 7 

2.2 Appropriate Assessment Procedure .................................................................................... 8 

2.3 Appropriate Assessment Screening Determination .............................................................. 9 

3. Description of Project .................................................................................................... 9 

3.1 Site Location ...................................................................................................................... 9 

3.2 Proposed Development .................................................................................................... 11 

3.3 Surface Water Drainage ............................................................................................. 11 
3.3.1 Existing Surface Water Drainage ........................................................................................................ 11 
3.3.2 Surface Water Drainage Design Criteria ....................................................................................... 11 
3.3.3 Proposed Surface Water Drainage Strategy....................................................................................... 12 

3.4 Foul Water Drainage ......................................................................................................... 13 
3.4.1 Existing Foul Water Drainage ............................................................................................................. 13 
3.4.2 Foul Water Drainage Design Criteria .................................................................................................. 14 
3.4.2 Proposed Foul Water Drainage Strategy ............................................................................................ 14 

4. Natura 2000 Sites ....................................................................................................... 15 

4.1 Zone of Influence (ZoI) ...................................................................................................... 15 

4.2 Natura 2000 Sites ............................................................................................................. 16 
4.2.1 Cork Harbour SPA (site code 004030) ................................................................................................ 17 
4.2.2 Natura 2000 sites – Features of interests and conservation objectives. ........................................... 18 

4.3 Baseline Data ................................................................................................................... 20 
4.3.1 Habitats ........................................................................................................................................... 20 
4.3.2 Birds ................................................................................................................................................ 22 
4.3.3 Invasive Species ........................................................................................................................... 23 

5. Impact Assessment ..................................................................................................... 25 

5.1 Introduction ..................................................................................................................... 25 

5.2 Status of Special Conservation Interests (SCIs) for Cork Harbour SPA ................................. 26 

5.3 Assessment of Potential Impacts ...................................................................................... 28 
5.3.1 Impacts on surface water quality during construction ...................................................................... 29 
5.3.2 Impacts from the spread of invasive species ..................................................................................... 30 
5.3.3 In combination Impacts ...................................................................................................................... 30 

6. Mitigation .................................................................................................................. 35 

6.1 General Mitigation Measures ........................................................................................... 35 

6.2 Water Quality ............................................................................................................ 36 
6.2.1 Land and Soils ..................................................................................................................................... 36 
6.2.2 Loss of crushed rock aggregate and granular aggregate potential area ............................................ 37 



 

Former Cork Warehouse Company Site NIS  DixonBrosnan 2022 4 

6.2.3 Pollution from construction activities ................................................................................................ 37 
6.2.4 Earthworks haulage ............................................................................................................................ 38 
6.2.5 Water ................................................................................................................................................. 38 

7. Screening conclusion and statement ........................................................................... 40 

References...................................................................................................................... 41 

Appendices ..................................................................................................................... 43 

Appendix 1. Cork Harbour SPA site synopsis ........................................................................... 43 

Appendix 2. Site Drawings ...................................................................................................... 45 

Appendix 3. Correspondence with Irish Water ........................................................................ 46 

Appendix 4. Construction Environmental Management Plan (CEMP) ....................................... 47 

 

  



 

Former Cork Warehouse Company Site NIS  DixonBrosnan 2022 5 

1.  Introduction 

1.1 Background 

DixonBrosnan Environmental Consultants has been commissioned by Arup to prepare a 

Natura Impact Statement (NIS) to support the planning application for the proposed 

development at the Former Cork Warehouse Company Site in the Cork City docklands area. 

The Birds Directive (2009/147/EC) and the Habitats Directive (92/42/EEC) put an obligation 

on EU Member States to establish the Natura 2000 network of sites of highest biodiversity 

importance for rare and threatened habitats and species across the EU. In Ireland, the Natura 

2000 network of European sites includes Special Areas of Conservation (SACs, including 

candidate SACs) and Special Protection Areas (SPAs, including proposed SPAs). SACs are 

selected for the conservation of Annex I habitats (including priority types which are in danger 

of disappearance) and Annex II species (other than birds). SPAs are selected for the 

conservation of Annex I birds and other regularly occurring migratory birds and their habitats. 

The annexed habitats and species for which each site is selected correspond to the qualifying 

interests of the sites and from these the conservation objectives of the site are derived. The 

Birds and Habitats Directives set out various procedures and obligations in relation to nature 

conservation management in Member States in general, and of the Natura 2000 sites and 

their habitats and species in particular. A key protection mechanism is the requirement to 

consider the possible nature conservation implications of any plan or project on the Natura 

2000 site network before any decision is made to allow that plan or project to proceed. Not 

only is every new plan or project captured by this requirement but each plan or project, when 

being considered for approval at any stage, must take into consideration the possible effects 

it may have in combination with other plans and projects when going through the process 

known as Appropriate Assessment (AA).  

The obligation to undertake Appropriate Assessment (AA) derives from Article 6(3) and 6(4) 

of the Habitats Directive, and both involve a number of steps and tests that need to be applied 

in sequential order. Article 6(3) is concerned with the strict protection of sites, while Article 

6(4) is the procedure for allowing derogation from this strict protection in certain restricted 

circumstances. As set out in Section 177U of the Planning and Development Act 2000 as 

amended, a screening for appropriate assessment of an application for consent for the project 

must be carried out by the competent authority to assess, in view of best scientific knowledge, 

if the project, individually or in combination with another plan or project is likely to have a 

significant effect on any European site. Each step in the assessment process precedes and 

provides a basis for other steps. The results at each step must be documented and recorded 

carefully so there is full traceability and transparency of the decisions made.  

1.2 Aim of this Report 

The application site is potentially hydrologically connected to two Natura 2000 sites i.e. Cork 

Harbour SPA and Great Island Channel SAC. The application site is not directly connected 

with or necessary to the management of these or any other European site and hence the 

requirements of Article 6(3) of the Habitats Directive and Part XAB of the Planning and 

Development Act 2000, apply. Section 177U(1) of the Planning and Development Act 2000 

requires that a screening for an appropriate assessment of, inter alia, an application for 

consent for a project be carried out by a competent authority to assess, in light of best scientific 
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knowledge, whether the project, individually or in combination with another plan or project is 

likely to have a significant effect on a European site. A report in support of Appropriate 

Assessment (AA) screening was completed by DixonBrosnan on behalf of Arup. This report 

concluded that although the likelihood of effects on the Cork Harbour SPA is low, applying the 

precautionary principle, potential impact pathways have been identified and a NIS should be 

prepared for the proposed development. No significant impacts were identified for Great Island 

Channel SAC.  

Accordingly, this NIS has been prepared to inform the Appropriate Assessment of the project’s 

potential to result in likely significant effects to the Cork Harbour SPA as a result of surface 

water emissions and the spread of invasive species during construction. The purpose of this 

report is to inform the AA process as required under the Habitats Directive (92/43/EEC) in 

instances where a plan or project may give rise to adverse effects on the integrity of Natura 

2000 sites. This report aims to inform the Appropriate Assessment process in determining 

whether the development, both alone and in combination with other plans or projects, are likely 

to have an adverse effect on the integrity of Natura 2000 sites in the study area, in the context 

of their conservation objectives and specifically on the habitats and species for which the sites 

have been designated. 

Documentation/guidelines of relevance to this NIS include the following: 

• Managing Natura 2000 Sites: The Provision of Article 6 of the Habitats Directive 

92/43/EEC (European Commission (EC), 2018), 

• Assessment of Plans and Projects Significantly Affecting Natura 2000 sites: 

Methodical Guidance on the Provisions of Article 6(3) and (4) of the Habitats Directive 

92/43/EEC (European Commission (EC), 2001), 

• Guidance Document on Article 6(4) of the Habitats Directive 92/43/EEC (European 

Commission, (EC) 2007); 

• Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning 

Authorities (Department of Environment, Heritage and Local Government, 2010 

revision), 

• Appropriate Assessment under Article 6 of the Habitats Directive; Guidance for 

Planning Authorities. Circular NPW 1/10 and PSSP 2/10 (Department of Environment, 

Heritage and Local Government, 2010), 

• Guidelines for Good Practice Appropriate Assessment of Plans under Article 6(3) 

Habitats Directive (International Workshop on Assessment of Plans under the Habitats 

Directive, 2011,  

• Practice Note PN01 Appropriate Assessment Screening for Development 

Management Office of the Planning Regulator  (2021),  

• Assessment of plans & projects in relation to N2K sites – Methodological Guidance 

(EC 2021),  

• Guidance document on the strict protection of animal species of Community interest 

under the Habitats Directive (EC 2021) and 
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• Communication from the Commission on the precautionary principle. European 

Commission (2000). 

1.3 Authors of the Report 

This report was prepared by Carl Dixon MSc (Ecological Monitoring) and Dr. Sorcha Sheehy 

PhD (Ecology/ornithology).  

Carl Dixon MSc (Ecology) is a senior ecologist who has over 20 years’ experience in ecological 

and water quality assessments. He also has experience in mammal surveys, invasive species 

surveys and ecological supervision of large-scale projects. Projects in recent years include 

the Waste to Energy Facility Ringaskiddy, Shannon LNG Project, supervision of the Fermoy 

Flood Relief Scheme, Skibbereen Flood Relief Scheme, Upgrade of Mallow WWTP Scheme, 

Douglas Flood Relief Scheme, Great Island Gas Pipeline etc.  

Sorcha Sheehy PhD (ecology/ornithology) is an experienced ecological consultant with over 

twelve years’ experience. She has worked on Screening/NISs for a range of small and large-

scale projects with particular expertise in assessing impacts on birds. Sorcha has carried out 

Hen Harrier surveys for several windfarm applications. Recent projects include bird risk 

assessments for Dublin and Cork Airports as well as contributions to the Arklow Wind Bank 

Park NIS/EIAR and Mallow Town Park NIS.  

2. Regulatory Context and Appropriate Assessment Procedure 

2.1 Regulatory Context 

The Habitats Directive (Council Directive 92/43/EEC on the Conservation of Natural Habitats 

and of Wild Fauna and Flora) aims to maintain or restore the favourable conservation status 

of habitats and species of community interest across Europe. The requirements of these 

directives are transposed into Irish law through the European Communities (Birds and Natural 

Habitats Regulations; S.I. No. 477 of 2011). 

Under the Directive a network of sites of nature conservation importance have been identified 

by each Member State as containing specified habitats or species requiring to be maintained 

or returned to favourable conservation status. In Ireland the network consists of SACs and 

SPAs, and also candidate sites, which form the Natura 2000 network. 

Article 6(3) of Council Directive 92/43/EEC of 21 May 1992 on the Conservation of Natural 

Habitats and of Wild Fauna and Flora (as amended) (hereafter ‘the Habitats Directive’) 

requires that, any plan or project not directly connected with or necessary to the management 

of a designated site, but likely to have a significant effect thereon, either individually or in 

combination with other plans or projects, shall be subject to appropriate assessment of its 

implications for the site in view of the site's conservation objectives. A competent authority 

(e.g. the EPA or Local Authority) can only agree to a plan or project after having determined 

that it will not adversely affect the integrity of the site concerned. 

The possibility of a significant effect on a designated or “European” site has generated the 

need for an appropriate assessment to be carried out by the competent authority for the 

purposes of Article 6(3).  A Stage Two Appropriate Assessment is required if it cannot be 

excluded, on the basis of objective information, that the project, individually or in combination 
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with other plans or projects, will have a significant effect on a European site. The first 

(Screening) Stage for appropriate assessment operates merely to determine whether a (Stage 

Two) Appropriate Assessment must be undertaken on the implications of the plan or project 

for the conservation objectives of relevant European sites. 

2.2 Appropriate Assessment Procedure 

The assessment requirements of Article 6(3) establish a stage-by-stage approach. This 

assessment follows the stages outlined in the 2001 European Commission publications 

“Assessment of plans and projects significantly affecting Natura 2000 sites: methodological 

guidance on the provisions of Articles 6(3) and 6(4) of the Habitats Directive 92/43/EEC” 

(2001) and Managing Natura 2000 Sites: the provisions of Article 6 of the ‘Habitats’ Directive 

92/43/EEC (Draft) Office for Official Publications of the European Communities, Luxembourg 

(EC, 2015);   

 

The stages are as follows: 

Stage One: Screening — the process which identifies any appreciable impacts upon a Natura 

2000 site of a project or plan, either alone or in combination with other projects or plans, and 

considers whether these impacts are likely to be significant; 

Stage Two: Appropriate assessment — the consideration of the impact on the integrity of the 

Natura 2000 site of the project or plan, either alone or in combination with other projects or 

plans, with respect to the site’s structure and function and its conservation objectives. 

Additionally, where there are adverse impacts, an assessment of the potential mitigation of 

those impacts; 

Stage Three: Assessment of alternative solutions: The process which examines alternative 

ways of achieving the objectives of the project or plan that avoid adverse impacts on the 

integrity of the Natura 2000 site. It is confirmed that no reliance is placed by the developer on 

Stage Three in the context of this application for development consent; 

Stage Four: Assessment where no alternative solutions exist and where adverse impacts 

remain — an assessment of compensatory measures where, in the light of an assessment of 

imperative reasons of overriding public interest (IROPI), it is deemed that the project or plan 

should proceed (it is important to note that this guidance does not deal with the assessment 

of imperative reasons of overriding public interest). Again, for the avoidance of doubt, it is 

confirmed that no reliance is placed by the developer on Stage Four in the context of this 

application for development consent. 
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It is the responsibility of the competent authority, in this instance An Bord Pleanála, to make 

a decision on whether or not the project should be approved, taking into consideration any 

potential impact upon any Natura 2000 site within its zone of influence. 

2.3 Appropriate Assessment Screening Determination  

In accordance with Regulation 42(1) of the European Communities (Birds and Natural 

Habitats) Regulations 2011 as amended, DixonBrosnan carried out a report in support of AA 

screening to determine, in view of best scientific knowledge and the conservation objectives 

of the site, if the proposed development, individually or in combination with other plans or 

projects is likely to have a significant effect on European Sites. In this context, particular 

attention was paid to Cork Harbour SPA (site code 004030) and Great Island Channel SAC 

(site code 001058).  

The report in support of AA Screening concluded the following:  

This AA screening report has been prepared to assess whether the proposed development, 

individually or in-combination with other plans or projects, and in view of best scientific 

knowledge, is likely to have a significant effect on any European site(s). 

The screening exercise was completed in compliance with the relevant European Commission 

guidance, national guidance, and case law. The potential impacts of the proposed 

development have been considered in the context of the European sites potentially affected, 

their qualifying interests or special conservation interests, and their conservation objectives. 

Through an assessment of the source-pathway-receptor model, which considered the ZoI of 

effects from the proposed development and the potential in-combination effects with other 

plans or projects, the following findings were reported:  

Although the likelihood of effects on the Cork Harbour SPA is low, applying the precautionary 

principle, potential impact pathways have been identified and a NIS is being prepared for the 

proposed development. 

As noted above, it is the responsibility of the competent authority, in this instance An Bord 

Pleanála, to make a decision on whether or not the project should be approved, taking into 

consideration any potential impact upon any Natura 2000 site within its zone of influence. 

3. Description of Project  

3.1 Site Location 

The existing 1.06 Ha site is located at the former Cork Warehouse Company Site within the 

docklands area of Cork City. The site is located approximately 2km east of Cork city centre. 

See Figure 1 below which shows the approximate site outline.  

The existing site is bounded by Centre Park Road to the north and by Marquee Road to the 

east. The primary access to the site at present is via Marquee Road as indicated by the blue 

arrow on Figure 1.  
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Figure 1: Existing Site  

The site is a brownfield site containing two partially-demolished existing warehouse units. The 

site levels vary across the site as it falls from a high point of approximately 1.77m at the centre 

of the site down to approximately 1.20m along both the north-western and south-eastern 

boundary. There are existing open channels along both the northwestern and southeastern 

boundaries. 

Due to the previous uses of the site, there are various existing underground services present 

throughout the area. Most of these will be deemed redundant in the context of serving the 

proposed development. Surface water runoff from the site drains to the existing open channels 

to the north and south of the site. There is an existing culvert crossing the junction of Marquee 

Road and Centre Park Road (CPR) into which the northern channel connects. Additionally, 

there is an interconnecting pipe between the northern channel and the channel located on the 

opposite side of CPR adjacent to the Tedcastles site to the north of the subject site. The 

southern channel discharges under the junction of Marquee Road and Monahan Road 

connecting to an open channel located adjacent to the Former Ford Site. Water from both 

channels ultimately flows east through the new Marina Park before discharging to the Lee via 

the Atlantic Pond outfall.  
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There are also several existing services located outside of the site. There is a 525mm diameter 

Irish Water foul water sewer which flows along Marquee Road in a south easterly direction 

prior to connecting to the existing 3.2m diameter Interceptor Sewer along Monahan Road. 

There is a 300mm diameter Irish Water potable watermain located in Marquee Road which 

connects to a 300mm diameter watermain in Monahan Road. There is also a 300mm diameter 

Irish Water potable watermain located in Centre Park Road to the northwest of the site. Further 

details of how the site interfaces with this existing infrastructure is described later in this report.   

3.2 Proposed Development 

The proposed development will consist of: 

Demolition of all existing structures and the construction of a strategic housing development 

of 190 no. apartments in a building ranging in height from single to 12 storeys. The proposed 

development makes provision for 3 no. café/restaurant units, 2 no. retail units, a creche and 

supporting tenant amenity facilities at ground floor level and includes 64 no. 1 bedroom 

apartments, 106 no. 2 bedroom apartments and 20 no. 3 bedroom apartment on the upper 

levels. The proposed development also provides for outdoor amenity areas, landscaping, 

public realm works on Marquee Road and Centre Park Road, car parking, bicycle stores and 

shelters, bin stores, ESB substation, plant rooms and all ancillary site development works. 

Vehicular access to the proposed development will be provided via Marquee Road. 

Further details are included in the site infrastructure drawings which has been included in 

Appendix 2 of this report.  

3.3 Surface Water Drainage 

3.3.1 Existing Surface Water Drainage   

Surface water generated from the impervious surfaces and from existing buildings on site 

discharges to the two existing open channels located along the northern and southern 

boundaries of the site. Both open channels ultimately discharge to the Atlantic Pond prior to 

discharging to the River Lee.  

The Cork South Docklands Levels Study describes proposed upgrades/amendments to the 

existing infrastructure in the vicinity of the site and the design of this site is cognizant of those 

proposals.  

3.3.2 Surface Water Drainage Design Criteria 

The following design standards and guidelines have been followed in the design of the surface 

water drainage for the site:  

• BS EN 752 – Drains and sewer system outside buildings.  

• Greater Dublin Strategic Drainage Study (GDSDS) Volume 2 – New Developments.  

The network has been designed to the following criteria: 

• No surcharging of pipes for up to and including the 1 in 5-year return period rainfall event 
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• No above ground flooding for up to and including the 1 in 30-year return period rainfall 

event 

• Managed above ground flooding for up to and including the 1 in 100-year return period 

plus a 20% allowance for climate change. This means no flooding of vulnerable 

developments (e.g., residential units), critical infrastructure (e.g. electrical substations) 

and no increase of flood risk to neighbouring lands.  

Proposed minimum and maximum velocities shall be as follows: 

• Carrier pipe network – 1.0m/s to 3.0m/s 

• Colebrook White roughness value of 0.6mm for all pipework 

• Met Eireann rainfall data for site: 

• M5/60 = 18.30mm 

• Ratio r = 0.25 

In addition to the above, the surface water strategy is designed to be in line with guidance 

set out in the Cork City Council (CCC) Cork South Docklands Levels Strategy (CSDLS).  

3.3.3 Proposed Surface Water Drainage Strategy 

Roof drainage and runoff from public space on the podiums will be conveyed via a series of 

pipes located within a service zone in the under-croft carpark ceiling and conveyed to a 

buried network beneath the under-croft carpark. This network will discharge via gravity to the 

existing channel located to the south of the site. 

Where possible external levels will be designed to encourage surface water runoff towards 

soft landscaping features to reduce peak runoffs, provide additional attenuation and improve 

water quality.   

The proposed surface water drainage strategy for the site has been developed to meet the 

requirements as set out in the CSDLS. There are two key criteria which influence the sizing 

of on-site drainage network as follows: 

1. The CSDLS states that development plots in the south docklands must limit their 

post development peak discharge rate to a maximum of 68 l/s/ha.  

2. The Former Cork Warehouse Company site design team was provided with outputs 

from the CSDLS modelling at the nearest node to the proposed site discharge point. 

These outputs were applied to the site SW drainage network as a downstream 

surcharge condition.  

In order to meet the above criteria an attenuation/tidal holding tank will be required on site as 

outlined in the engineering drawings.  

A hydraulic model for the proposed surface water network was created using Microdrainage 

software to inform indicative network/tank sizing. To enable the proposed development site 
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the existing channel to the north is proposed to be culverted. Following consultation with CCC 

the proposals as regards culverting the open channel are as follows: 

• The size and invert levels of the culvert are based on information provided as part of 

the CSDLS. 

• A manhole is provided at the existing pipe connection from the north to enable access.  

• The proposed culvert is extended east across Marquee Road as CCC have concerns 

about maintenance of the existing section of covered channel under Marquee Road.  

SUDS features will be incorporated into scheme to provide amenity/biodiversity/water quality 

benefits as well as contributing to reducing the extent of grey infrastructure requirements. The 

landscaping proposals for the podium incorporate green roofs & planters. The drainage design 

and landscaping will be integrated to encourage as much runoff as possible from hardstanding 

and roof areas into planted areas. Blue roofs at podium level will be explored to understand 

their effectiveness in reducing the extent of buried tank/grey infrastructure required. In at grade 

public realm areas the drainage and landscaping designs will again be integrated to promote 

as much flow as possible towards planted areas resulting in a reduction in runoff to the positive 

drainage system.  

While the above-mentioned SUDS features will contribute to improved water quality it is also 

proposed that the surface water runoff collected from carparking areas will pass through a 

Class 1 By-Pass Hydrocarbon Interceptors. Sizes of units will be defined at detailed design 

stage. In the context of this site that applies to the under-croft car park only and it is proposed 

to discharge all surface water runoff from the under-croft carpark to the foul network. 

Furthermore, all surface water channel drains and road gullies will include sump units where 

silt can be collected and removed.  

The proposed surface water drainage layout is shown on drawing 267365-ARUP-ZZ-ZZ-DR-

C-2100, included in Appendix 2 of this report. 

3.4 Foul Water Drainage  

3.4.1 Existing Foul Water Drainage 

Based on record drawings and information received from Cork City Council, there is an 

existing Irish Water wastewater sewer adjacent to the site along Marquee Road. The pipe is 

525mm in diameter and flows in a south-easterly direction before connecting to the existing 

3.2m diameter interceptor sewer along Monahan Road. This interceptor sewer flows to the 

Atlantic Pond pumping station to the east of the proposed site. See Figure 2 below which 

shows the approximate route of this interceptor sewer and the centre of the site marked in 

blue for identification.  
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Figure 2: Existing Route of 3.2m diameter Interceptor Sewer.  

3.4.2 Foul Water Drainage Design Criteria 

The design criteria used to develop the foul network includes the following: 

• BS EN 752 – Drain and sewer systems outside buildings 

• Part H Building Regulations 

• Irish Water Code of Practice for Wastewater Infrastructure  

• Minimum self-cleansing velocity – 0.75m/s 

• Colebrook-White roughness value of 1.5mm for all pipework  

• Sanitary DWF loadings are outlined below: 

• Residential -165 l/person/day as per Irish Water Code of Practice 

• Retail/Commercial - 300 l/100m2/day 

• Residential unit density taken as 2.7 persons per property as per Cork City 2016 

Census data. 

• EPA Wastewater Treatment Manuals 

3.4.2 Proposed Foul Water Drainage Strategy  

It is proposed to collect all foul water from the proposed development through a dedicated foul 

sewer network. As described above, there is an existing Irish Water sewer parallel with the 

northeastern boundary of the proposed site. It is proposed that one connection point to this 

existing sewer will be made from the new foul water drainage network. It is proposed to install 

a non-return valve on the proposed foul water drainage network prior to the connection to the 

existing infrastructure. This will ensure that in the event of the existing sewer surcharging, foul 

water from the Cork main drainage network will not back up into the site foul water drainage 

network. The foul drainage network will consist of a traditional gravity piped network.  
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Although the carparks are covered by the podium deck, drainage will be provided for the 

carpark hardstanding in the form of linear drainage channels. Any rainfall associated with 

vehicles entering the carpark will be conveyed to the foul water drainage network. This will be 

kept separate from the surface water drainage beneath the under-croft carpark i.e. there will 

be no positive connection to any external stormwater drainage. Runoff from the car parks will 

pass through a hydrocarbon interceptor prior to discharging into the foul water network. Non-

return valves will be fitted on the downstream end of this drainage connection to prevent water 

backing up into the carpark areas during conditions where the receiving drainage network is 

surcharged.  

If required, grease traps will be incorporated into the development at any required locations to 

collect fats, oils and greases (FOGs) from entering the main foul drainage network. A 

maintenance routine will be established on all grease traps as required based on the levels of 

FOGs produced. Locations and sizes of proposed grease trap units are to be confirmed at 

detailed design stage.  

Table 1 below provides the breakdown of the sources of wastewater as part of the 

development and shows proposed average and peak flow rates estimated.  

Table 1. Proposed Foul Water Flow Rates 

Unit People Area DWF Loading DWF 6DWF 

  
 

(m2) (l/h/d) (l/100m2/d) (l/s) (l/s) 

Residential 513 (190 units 
x 2.7 persons 

per unit) 

- 165 - 1.47 8.82 

Commercial - 967 - 300 0.089 0.53 

Total - - - - 1.559 9.35 

 

A pre-connection enquiry (see Appendix 3) has been submitted to Irish Water outlining the 

details of the proposed development and anticipated wastewater flows. Irish Water have 

reviewed the this and provided a Confirmation of Feasibility letter (see Appendix 3) confirming 

capacity within their network to serve the development without upgrade to their network. It 

should be noted that the estimated water demands within the pre-connection enquiry form are 

based on the overall masterplan boundary. 

The proposed foul water drainage layout is shown on drawing 267365-ARUP-ZZ-ZZ-DR-C-

3100 included as Appendix 2 to this report. 

4. Natura 2000 Sites 

4.1 Zone of Influence (ZoI) 

The Zone of Influence (ZoI) comprises the area within which the proposed project may 

potentially affect the conservation objectives or qualifying interests (QI) of a Natura 2000 site. 

There is no recommended zone of influence, and guidance from the National Parks and 

Wildlife Service (NPWS) recommends that the distance should be evaluated on a case-by- 
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case basis with reference to the nature, size and location of the project, the sensitivities of the 

ecological receptors, and the potential for in-combination effects (cumulative). 

In ecological and environmental impact assessment, for an effect to occur there must be a risk 

enabled by having a source (e.g., construction works at a project site), a ‘receptor’ (e.g., SAC 

or other ecologically sensitive feature), and a pathway between the source and the receptor 

(e.g., a watercourse which connects the project site to the SAC). A ‘receptor’ is defined as the 

Special Conservation Interest (SCI) of SPAs or Qualifying Interest (QI) of SACs for which 

conservation objectives have been set for the European sites being screened. 

Consideration is therefore given to the source-pathway-receptor linkage and associated risks 

between the project and Natura 2000 sites. For a significant effect to occur there needs to be 

an identified risk whereby a source (e.g., contaminant or pollutant arising from construction 

activities) affects a particular receptor (i.e., Natura 2000 site) through a particular pathway 

(e.g. a watercourse which connects the project with the Natura 2000 site). 

The identification of risk does not automatically mean that an effect will occur, nor that it will 

be significant. The identification of these risks means that there is a possibility of 

environmental or ecological damage occurring. The level and significance of the effect 

depends upon the nature of the consequence, likelihood of the risk and characteristics of the 

receptor. 

The precautionary principle is applied for the purposes of screening to ensure that 

consideration and pre-emptive action is undertaken where there is a lack of scientific 

evidence. It is noted that mitigation measures are not taken into account in the AA screening 

assessment process. 

4.2 Natura 2000 Sites  

As outlined in Section 2.3, the AA screening for the proposed development determined that 

the potential impact pathways have been identified between the proposed development and 

Cork Harbour SPA from emissions to water and the spread of invasive species during the 

construction phase as well as potential in-combination impacts.  

Cork Harbour SPA is located 2.8km downstream from the proposed development site (Figure 

3). As outlined in Section 3.3, surface water generated from the impervious surfaces and from 

existing structures on site discharges to the two existing open channels located along the 

northwestern and southeastern boundaries of the site. Both open channels ultimately 

discharge to the Atlantic Pond prior to discharging to the River Lee upstream of Cork Harbour 

SPA. Given the hydrological connection to the Cork Harbour SPA, applying the precautionary 

principle a NIS has been prepared for the proposed development. 
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Figure 3. Location of Cork Harbour SPA (green shading) relative to proposed development site 

(approximate red line boundary) | Source: EPA Envision mapping https://gis.epa.ie/EPAMaps/) | 

Not to scale

4.2.1 Cork Harbour SPA (site code 004030)  

Cork Harbour is a large, sheltered bay system, with several river estuaries - principally those 

of the Rivers Lee, Douglas, Owenboy and Owennacurra. The SPA site comprises most of the 

main intertidal areas of Cork Harbour, including all of the North Channel, the Douglas River 

Estuary, inner Lough Mahon, Monkstown Creek, Lough Beg, the Owenboy River Estuary, 

Whitegate Bay, Ringabella Creek and the Rostellan and Poulnabibe inlets.  

The site is a Special Protection Area (SPA) under the E.U. Birds Directive, of special 

conservation interest for the following species: Little Grebe, Great Crested Grebe, Cormorant, 

Grey Heron, Shelduck, Wigeon, Teal, Mallard, Pintail, Shoveler, Redbreasted Merganser, 

Oystercatcher, Golden Plover, Grey Plover, Lapwing, Dunlin, Black-tailed Godwit, Bar-tailed 

Godwit, Curlew, Redshank, Greenshank, Black headed Gull, Common Gull, Lesser Black-

backed Gull and Common Tern. The site is also of special conservation interest for holding an 

assemblage of over 20,000 wintering waterbirds. The E.U. Birds Directive pays particular 

attention to wetlands and, as these form part of this SPA, the site and its associated waterbirds 

are of special conservation interest for Wetland & Waterbirds.  

Cork Harbour is of major ornithological significance, being of international importance both for 

the total numbers of wintering birds (i.e. > 20,000) and also for its populations of Black-tailed 

Godwit and Redshank. In addition, it supports nationally important wintering populations of 22 

species, as well as a nationally important breeding colony of Common Tern. Several of the 

species which occur regularly are listed on Annex I of the E.U. Birds Directive, i.e. Whooper 

Swan, Little Egret, Golden Plover, Bar-tailed Godwit, Ruff, Mediterranean Gull and Common 

Tern. The site provides both feeding and roosting sites for the various bird species that use it. 

https://gis.epa.ie/EPAMaps/


 

Former Cork Warehouse Company Site NIS  DixonBrosnan 2022 18 

Cork Harbour is also a Ramsar Convention site and part of Cork Harbour SPA is a Wildfowl 

Sanctuary. 

A full site synopsis for the Cork Harbour SPA is included as Appendix 1 of this report. 

4.2.2 Natura 2000 sites – Features of interests and conservation objectives. 

The EU Habitats Directive contains a list of habitats (Annex I) and species (Annex II) for which 

SACs must be established by Member States. Similarly, the EU Birds Directive contains lists 

of important bird species (Annex I) and other migratory bird species for which SPAs must be 

established. Those that are known to occur at a site are referred to as ‘qualifying interests’ 

and are listed in the Natura 2000 forms which are lodged with the EU Commission by each 

Member State. A ‘qualifying interest’ is one of the factors (such as the species or habitat that 

is present) for which the site merits designation. The National Parks and Wildlife Service 

(NPWS) are responsible for the designation of SACs and SPAs in Ireland.  

The overall aim of the Habitats Directive is to maintain or restore the favourable conservation 

status of habitats and species of community interest. These habitats and species are listed in 

the Habitats and Birds Directives and Special Areas of Conservation and Special Protection 

Areas are designated to afford protection to the most vulnerable of them. These two 

designations are collectively known as the Natura 2000 network. European and national 

legislation places a collective obligation on Ireland and its citizens to maintain at favourable 

conservation status sites designated as Special Areas of Conservation and Special Protection 

Areas. The Government and its agencies are responsible for the implementation and 

enforcement of regulations that will ensure the ecological integrity of these sites. 

The maintenance of habitats and species within Natura 2000 sites at favourable conservation 

condition will contribute to the overall maintenance of favourable conservation status of those 

habitats and species at a national level. Favourable conservation status of a habitat is 

achieved when its natural range, and area it covers within that range, is stable or increasing, 

and the ecological factors that are necessary for its long-term maintenance exist and are likely 

to continue to exist for the foreseeable future, and the conservation status of its typical species 

is favourable. 

The favourable conservation status of a species is achieved when population data on the 

species concerned indicate that it is maintaining itself, and the natural range of the species is 

neither being reduced or likely to be reduced for the foreseeable future, and there is, and will 

probably continue to be, a sufficiently large habitat to maintain its populations on a long-term 

basis.  

The conservation objectives for Cork Harbour SPA are included in Cork Harbour Special 

Protection Area (Site Code 4030) Conservation Objectives Supporting Document version 1 

(NPWS 2014). The species listed as Special Conservation Interests (SCIs) for the Cork 

Harbour SPA are listed in Table 2.  

  



 

Former Cork Warehouse Company Site NIS  DixonBrosnan 2022 19 

Table 2.  Special Conservation Interests (SCIs) for the Cork Harbour SPA 

Species 

code 

Species Scientific name Conservation 

objective 

A004 Little Grebe  Tachybaptus ruficollis Maintain 

A005 Great Crested Grebe Podiceps cristatus Maintain 

A017 Cormorant  Phalacrocorax carbo Maintain 

A028 Grey Heron  Ardea cinereal Maintain 

A048 Shelduck  Tadorna tadorna Maintain 

A050 Wigeon  Anas Penelope Maintain 

A052 Teal  Anas crecca Maintain 

A054 Pintail  Anas acuta Maintain 

A056 Shoveler  Anas clypeata Maintain 

A069 Red-breasted Merganser  Mergus serrator Maintain 

A130 Oystercatcher  Haematopus ostralegus Maintain 

A140 Golden Plover  Pluvialis apricaria Maintain 

A141 Grey Plover  Pluvialis squatarola Maintain 

A142 Lapwing  Vanellus vanellus Maintain 

A149 Dunlin  Calidris alpina Maintain 

A156 Black-tailed Godwit  Limosa limosa Maintain 

A157 Bar-tailed Godwit  Limosa lapponica Maintain 

A160 Curlew  Numenius arquata Maintain 

A162 Redshank  Tringa totanus Maintain 

A179 Black-headed Gull  Chroicocephalus ridibundus Maintain 

A182 Common Gull  Larus canus Maintain 

A183 Lesser Black-backed Gull  Larus fuscus Maintain 

A193 Common Tern  Sterna hirundo Maintain 

A999 Wetland and Waterbirds   Maintain 

Restore = Restore favourable conservation condition, Maintain = Restore favourable conservation condition 

To acknowledge the importance of Ireland's wetlands to wintering waterbirds, “Wetland and 

Waterbirds” may be included as a Special Conservation Interest for some SPAs that have 

been designated for wintering waterbirds and that contain a wetland site of significant 

importance to one or more of the species of Special Conservation Interest. Thus, a further 

objective is to maintain or restore the favourable conservation condition of the wetland habitat 
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within the Cork Harbour SPA as a resource for the regularly-occurring migratory waterbirds 

that utilise it. 

4.3 Baseline Data 

4.3.1 Habitats 

Site surveys were carried out on the 9th, 10th, 23rd of September and 8th December 2021. 

Habitat mapping was carried out in line with the methodology outlined in the Heritage Council 

Publication, Best Practice Guidance for Habitat Survey and Mapping (Heritage Council, 2011). 

The terrestrial and aquatic habitats within or adjacent to the proposed development site was 

classified using the classification scheme outlined in the Heritage council publication A Guide 

to Habitats in Ireland (Fossitt, 2000) and cross referenced with Annex I Habitats where 

required. The habitats recorded on site are described below in Table 3 and illustrated in 

Figure 4.   

No Annex I habitats were recorded within the proposed development site. No protected 

species were recorded during the site visits.  

Table 3. Habitat present within proposed development site 

Habitat   

 

Comments 

Dry meadows and 

grassy verges 

GS2/Treeline WL2 

Located along the northeastern and northern boundary are narrow bands 

of grassland which are generally unmanaged. Within this habitat there is a 

mix of planted ornamental trees including Norway Maple, Cherry, Lime and 

Poplar either as individual trees or as widely spaced tree lines. 

Common grassland species noted include Yorkshire Fog Holcus lanatus, 

Meadow grass Poa pratensis, Herb Robert Geranium robertianum, Wild 

Strawberry Fragaria vesca, Bramble Rubus fruiticosis, Dandelion 

Taraxacum spp, Groundsel Senecio vulgaris, Ribwort Plantain Plantago 

lanceolata, Meadow Vetchling Lathyrus pratensis, Spear Thistle Cirsium 

vulgare, Ragweed Ambrosia spp., Willow Salix spp., Ivy Hedera helix and 

Red Fescue Festuca rubra. Some Oak and Birch seedlings are also 

becoming established. 

GS2 has links to the Annex I habitat Lowland hay meadows (Alopecurus 

pratensis, Sanguisorba officinalis) (6510). However, the habitat mosaic 

within the proposed development site is not an example of this Annex I 

habitat.  

Treelines WL2/ 

/Scrub WS1 

Located along the southern boundary and a small section of the eastern 

boundary, is a mixture of patchy treeline with some scrub. Trees which are 

generally immature include Sycamore and Alder. One mature muti-

stemmed Sycamore Acer pseudoplatanus is present. Bramble, Wild 

Clematis Clematis virginiana and  Bindweed Convolvulus spp. are common. 

Scrub species including Elder Sambucus nigra with some immature Poplar 
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Habitat   

 

Comments 

and Willow also noted.  A small area of Cherry Laurel Prunus laurocerasus 

is located close to the site entrance.  

This is not an Annex I habitat and is not a qualifying interest for Natura 2000 

sites.  

Drainage ditch FW4 A drainage ditch runs along the northern boundary of the site within the site 

boundary.   It was recently cleared and is largely devoid of vegetation. It 

forms part of a network of drainage channels which drain this general area 

and which ultimately discharge and ultimately discharges to an estuarine 

section of the River Lee. Water quality is generally poor with stagnant water 

and this drain is of negligible fisheries value.  A similar drainage channel is 

located outside the southern boundary of the site. 

This is not an Annex I habitat and is not a qualifying interest for Natura 2000 

sites. 

Buildings and 

artificial surfaces 

BL3/Recolonising 

Bare ground ED3 

The large industrial buildings which were previously present on the site are 

no longer present on the site, although the concrete bases and some walls 

are still present. Elsewhere within the site are concrete yards and piles of 

rubble. The small, prefabricated buildings which remain on site are in a poor 

state of disrepair. Overtime disused areas of the site have been colonised 

by a range of early successional species with some sapling trees including 

Birch becoming established.  

Species noted include Buddleia which forms dense thickets, Bindweed, 

Herb Robert Geranium robertianum, Germander Speedwell Veronica 

chamaedrys, Ribbed Melliot Melilotus officinalis, and Red Centaury 

Centaurium erythraea.  The introduced species Narrow Leaved Ragwort 

and Canadian Fleabane are also common A small area of the invasive 

species Giant Knotweed Fallopia sachalinensis was recorded within this 

habitat. A larger area of mixed Japanese Knotweed and Giant Knotweed is 

located further west within the landholding, but outside the proposed 

development area. 

This is not an Annex I habitat and is not a qualifying interest for Natura 2000 

sites. 
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Figure 4. Habitats within proposed development site boundary.  

4.3.2 Birds 

A bird survey was carried out in conjunction with habitat surveys in September and December 

2021. During the survey, all birds seen or heard within the development site were recorded. 

The majority of birds utilising the proposed works areas were common in the local landscape.  

Bird species listed in Annex I of the Birds Directive (2009/147/EC) are considered a 

conservation priority. Certain bird species are listed by BirdWatch Ireland as Birds of 

Conservation Concern in Ireland (BOCCI). These are bird species suffering declines in 

population size. BirdWatch Ireland and the Royal Society for the Protection of Birds have 

identified and classified these species by the rate of decline into Red and Amber lists (Gilbert 

et al. 2021). Red List bird species are of high conservation concern and the Amber List species 

are of medium conservation. Green listed species are regularly occurring bird species whose 

conservation status is currently considered favourable. No Annex I bird species were recorded 

during the site survey. Species recorded within the site are shown in Table 4.  
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Table 4. Bird Species recorded within proposed development site 

Species    Birds 

Directive 

Annex 

BOCCI 

    I Red List Amber List 

Rook  Corvus frugiligus    

Jackdaw Corvus monedula    

Wren Troglodytes Troglodytes    

Blackbird Turdus merula    

Song Thrush Turdus philomelos    

Mallard (overflying)  Anas platyrhynchos    

Moorhen Gallinula chloropus    

Robin Erithacus rubecula    

 
Overall, most of the proposed development site is of a low local value for terrestrial bird 

species that are relatively common in the Irish countryside. No birds listed as SCIs for the 

Cork Harbour SPA were recorded utilizing the proposed development site.  

4.3.3 Invasive Species 

Non-native plants are defined as those plants which have been introduced outside of their 

native range by humans and their activities, either purposefully or accidentally. Invasive non-

native species are so-called as they typically display one or more of the following 

characteristics or features: (1) prolific reproduction through seed dispersal and/or re-growth 

from plant fragments; (2) rapid growth patterns; and, (3) resistance to standard weed control 

methods.  

Where a non-native species displays invasive qualities and is not managed it can potentially: 

(1) out compete native vegetation, affecting plant community structure and habitat for wildlife; 

(2) cause damage to infrastructure including road carriageways, footpaths, walls and 

foundations; and, (3) have an adverse effect on landscape quality. The NBDC lists a number 

of high impact invasive species which have been recorded within grid square W67 (Table 5).  

Table 5. NBDC list of high impact invasive species.  

Common Name Latin Name 

Canada Goose  Branta canadensis 

Canadian Waterweed  Elodea canadensis 

Cherry Laurel  Prunus laurocerasus 

Curly Waterweed  Lagarosiphon major 

Bohemian Knotweed  Fallopia japonica x sachalinensis = F. x bohemica 

Giant Hogweed  Heracleum mantegazzianum 
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Common Name Latin Name 

Giant-rhubarb  Gunnera tinctoria 

Indian Balsam  Impatiens glandulifera 

Japanese Knotweed  Fallopia japonica 

Nuttall's Waterweed  Elodea nuttallii 

Rhododendron ponticum Rhododendron ponticum 

Harlequin Ladybird  Harmonia axyridis 

American Mink  Mustela vison 

Brown Rat  Rattus norvegicus 

Coypu  Myocastor coypus 

Feral Ferret  Mustela furo 

House Mouse  Mus musculus 

Sika Deer  Cervus nippon 

 

The control of invasive species in Ireland comes under the Wildlife (Amendment) Act 2000, 

where it states that 

‘Any person who— [...] plants or otherwise causes to grow in a wild state in any place in the 

State any species of flora, or the flowers, roots, seeds or spores of flora, [‘refers only to exotic 

species thereof’][...] otherwise than under and in accordance with a licence granted in that 

behalf by the Minister shall be guilty of an offence.’ 

The Birds and Natural Habitats Regulations 2011 (SI 477 of 2011), Section 49(2) prohibits the 

introduction and dispersal of species listed in the Third Schedule, which includes Japanese 

Knotweed Fallopia japonica, as follows: “any person who plants, disperses, allows or causes 

to disperse, spreads or otherwise causes to grow [….] shall be guilty of an offence.”  

The third schedule species, Giant Knotweed has become established at one location within 

the redline boundary (Figure 5). A larger area of mixed Japanese Knotweed and Giant 

Knotweed is located further west within the landholding, but outside the proposed 

development area.  

One area of Cherry Laurel Cerasus laurocerasus was also recorded close to the existing 

entrance. Buddleia Buddleja davidii, Wild Clematis Clematis virginiana and Winter Heliotrope 

Petasites pyrenaicus have a scattered distribution within the site and in some places are the 

dominant species. These species are considered high risk (Cherry Laurel) and medium risk 

(Buddleia, Wild Clematis and Winter Heliotrope) invasive species by the NBDC, but they are 

not included in the Third Schedule and therefore, its presence at the site does not have the 

potential to lead to an offence under the Birds and Natural Habitats Regulations 2011 (S.I. 

477 of 2011). However, the NBDC notes that under the right ecological conditions this species 

may have an impact on the conservation goals of a European site or impact on a water body 

achieving good/high ecological status under the Water Framework Directive (Directive 

2000/60/EC). 
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Figure 5. Invasive species within and in the vicinity of the proposed development site | | Note 

Buddleia, Wild Clematis and Winter Heliotrope have a scattered distribution and were not 

mapped.  

5. Impact Assessment  

5.1 Introduction 

The AA screening report, accompanying this application, identified potential significant effects 

on the Cork Harbour SPA. Sections 3 and 4 of this report are relevant to informing the Natura 

Impact Statement (NIS) in that the proposed development and receiving environment is 

described in sufficient detail. This NIS now examines and analyses, in light of the best scientific 

knowledge, with respect to this Natura 2000 site within the zone of influence of the proposed 

development, the potential effect sources and pathways, how these could impact on the SCI 

species and whether the predicted effects would adversely affect the integrity of the Cork 

Harbour SPA. 
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Mitigation measures are set out within the NIS and ensure that any effects on the conservation 

objectives of the Cork Harbour SPA will be avoided during the proposed development such 

that there will be no risk of adverse effects on the Cork Harbour SPA. 

5.2 Status of Special Conservation Interests (SCIs) for Cork Harbour SPA  

Cork Harbour SPA is a large, sheltered bay system that is an internationally important wetland 

site, regularly supporting in excess of 20,000 wintering waterfowl. It is amongst the top ten 

sites in the country. Owing to the sheltered conditions, the intertidal flats are often muddy in 

character but described principally as ‘mixed sediment to sandy mud with polychaetes and 

oligochaetes’. These muds support a range of macro-invertebrates, notably Macoma balthica, 

Scrobicularia plana, Peringia (Hydrobia) ulvae, Nepthys hombergi, Nereis diversicolor and 

Corophium volutator, all of which provide a food source for many wintering waterbird species. 

Salt marshes are scattered through the site and these provide high tide roosts for waterbirds 

(NPWS 2014).  

The specific conservation objectives for species listed as conservation interests for the Cork 

Harbour SPA (Table 6) are to maintain a favourable conservation condition of the non-

breeding/breeding waterbirds and to maintain the favourable conservation condition of the 

wetland habitat at Cork Harbour SPA as a resource for the regularly-occurring migratory 

waterbirds that utilise it.  

These species are listed as SCIs for the Cork Harbour SPA for the following reasons:  

During winter the site regularly supports 1% or more of the all-Ireland population of each of 

the following species: Cormorant, Curlew, Bar-tailed Godwit, Wigeon, Teal, Little Grebe, 

Black-headed Gull, Common Gull,  Lesser Black-backed Gullm Lapwing, Oystercatcher , 

Shelduck, Grey Heron, Great Crested Grebe, Pintail,  Shoveler,  Red-breasted Merganser, 

Grey Plover and Dunlin. 

During winter the site regularly supports 1% or more of the biogeographical population of each 

of the following species: Black-tailed Godwit, Redshank and Golden Plover.  

The site is selected for the breeding Annex I species Common Tern. In 1995, 102 pairs were 

breeding at this site. This exceeds the All-Ireland 1% threshold for this species. 

The wetland habitats contained within Cork Harbour SPA are identified of conservation 

importance for non-breeding (wintering) migratory waterbirds. Therefore, the wetland habitats 

are considered to be an additional Special Conservation Interest.  
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Table 6. SCI species for which a potential impact has been identified – specific targets 

Species/Habitats  Attribute Measure  Target 

 

Little Grebe  

Great Crested 

Grebe  

Cormorant  

Grey Heron  

Shelduck  

Wigeon  

Teal  

Pintail  

Shoveler  

Red-breasted 

Merganser  

Oystercatcher  

Golden Plover  

Grey Plover  

Lapwing  

Dunlin  

Black-tailed 

Godwit  

Bar-tailed Godwit  

Curlew  

Redshank  

Black-headed 

Gull  

Common Gull  

Lesser Black-

backed Gull  

Population 

trend  

Percentage change Long term population trend stable or increasing 

Distribution  Range, timing and 

intensity of use of areas 

No significant decrease in the range, timing or 

intensity of use of areas by each species, other 

than that occurring from natural patterns of 

variation 

Common Tern Breeding 

population 

abundance: 

apparently 

occupied 

Number No significant decline 
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nests 

(AONs)  

Productivity 

rate: 

fledged 

young per 

breeding 

pair  

Mean number No significant decline 

Distribution: 

breeding 

colonies 

 

Number; location; area 

(hectares) 

 

No significant decline 

Prey 

biomass 

available  

Kilogrammes No significant decline 

Barriers to 

connectivity  

Number; location; 

shape; area (hectares) 

No significant increase 

Disturbance 

at the 

breeding 

site  

Level of impact Human activities should occur at levels that do 

not adversely affect the breeding common tern 

population 

Wetlands Habitat 

area  

Hectares The permanent area occupied by the wetland 

habitat should be stable and not significantly less 

than the area of 2,587 hectares, other than that 

occurring from natural patterns of variation 

 

5.3 Assessment of Potential Impacts 

All potential impacts would relate to direct and indirect impacts to relevant habitats and fauna 

of the Cork Harbour SPA. The assessment of impacts is based on the EC (2018) Managing 

Natura 2000 Sites: The Provision of Article 6 of the Habitats Directive 92/43/EEC, professional 

judgement and criteria or standards where available. 

The potential impacts associated with the development are discussed in the following section 

with respect to their likelihood to have had or to have significant impacts on Natura 2000 sites. 

As part of the assessment direct, indirect and cumulative impacts were considered. Direct 

impacts refer to habitat loss or fragmentation arising from land-take requirements for 

development. Indirect and secondary impacts do not have a straight-line route between cause 

and effect, and it is potentially more challenging to ensure that all the possible indirect impacts 

of the project/plan – in combination with other plans and projects have been established. 

As part of the assessment the potential for impacts associated with the proposed development 

were reviewed as outlined below: 

• Impacts from surface water runoff during the construction 

• Impacts from the spread of invasive species during construction 
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• In-combination impacts 

5.3.1 Impacts on surface water quality during construction  

Potential impacts on aquatic habitats which can arise from surface water emissions associated 

with the construction phase of the proposed development include increased silt levels in 

surface water run-off and inadvertent spillages of hydrocarbons from fuel and hydraulic fluid. 

High levels of silt can impact on fish species, in particular salmonids. If of sufficient severity, 

adult fish could theoretically be affected by increased silt levels as gills may become damaged 

by exposure to elevated suspended solids levels.  If of sufficient severity, aquatic invertebrates 

may be smothered by excessive deposits of silt from suspended solids. In areas of stony 

substrate, silt deposits may result in a change in the macro-invertebrate species composition, 

favouring less diverse assemblages and impacting on sensitive species. Cement can also 

affect fish, plant life and macroinvertebrates by altering pH levels of the water. Aquatic plant 

communities may also be affected by increased siltation. Submerged plants may be stunted 

and photosynthesis may be reduced.  Such run-off if severe could potentially impact on water 

quality and thus could impact on aquatic species.  

Inadvertent spillages of hydrocarbon and/or other chemical substances could introduce toxic 

chemicals into the aquatic environment via direct means, surface water run-off or groundwater 

contamination. Some hydrocarbons exhibit an affinity for sediments and thus become 

entrapped in deposits from which they are only released by vigorous erosion or turbulence.  

Oil products may contain various highly toxic substances, such as benzene, toluene, 

naphthenic acids and xylene which are to some extent soluble in water; these penetrate into 

the fish and can have a direct toxic effect. The lighter oil fractions (including kerosene, petrol, 

benzene, toluene and xylene) are much more toxic to fish than the heavy fractions (heavy 

paraffins and tars). In the case of turbulent waters, the oil becomes dispersed as droplets into 

the water. In such cases, the gills of fish can become mechanically contaminated and their 

respiratory capacity reduced (Svobodova et al. 1993).  Aquatic plant communities may also 

be affected by increased siltation. Submerged plants may be stunted and photosynthesis may 

be reduced. Significant impacts on fish stocks or invertebrate prey could potentially impact on 

piscivorous species including Cormorant and Common Tern or wading birds such as Golden 

Plover and Curlew due to a reduction in prey availability.   

During the construction phase, the scale of the works will be small and there is no potential 

for significant hydrocarbon spills. Therefore, in the unlikely event of a minor hydrocarbon spill 

and in the context of the available dilution in the Atlantic Pond, River Lee and Cork Harbour, 

impacts are highly unlikely to occur. However, given the hydrological connection of the 

proposed development to Cork Harbour SPA, the precautionary principle has been applied 

and mitigation measures to prevent hydrocarbon (and other chemical) runoff during the 

construction phase have been outlined in Section 6 of this report. 

It is noted that there is likely to be asbestos contamination present in soils on site. Excavations 

in made ground will be monitored by an appropriately qualified person to ensure that any spots 

of contamination encountered are identified, segregated and stored in an area where there is 

no possibility of runoff generation or infiltration to ground or surface water drainage. Care will 

be taken to ensure no cross-contamination with clean soils elsewhere throughout the site. 

Following the implementation of mitigation measures outlined in Section 6 of this report, n 
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effect on local water quality or aquatic receptors is predicted to occur during the construction 

phase of the development. 

Although unlikely given the distance from Cork Harbour SPA and the dilution available with 

the Atlantic Pond and the River Lee, there is potential for contamination arising during 

construction works, particularly during groundworks and concrete pouring, to enter the River 

Lee and Cork Harbour SPA. Therefore, in order to prevent any risk of impacts from siltation a 

range of standard water protection measures have been included in Section 6 of this report, 

to ensure there is no impact on the Cork Harbour SPA from surface water runoff during the 

construction phase. Therefore, the proposed development will have no impact on the integrity 

of Cork Harbour SPA due to surface water runoff during the construction phase. 

5.3.2 Impacts from the spread of invasive species 

There is potential during the construction phase of the proposed works for invasive species to 

be spread outside the proposed development site and potentially negatively impact on 

terrestrial habitats adjoining or within Cork Harbour SPA.  

Japanese Knotweed and Giant Knotweed were recorded growing within and in close proximity 

to the proposed development area. These species are listed on the third-schedule of the 

Wildlife Act 1976, as amended. They are highly invasive, non-native species which were 

originally introduced as an ornamental plant but have since spread along transport routes and 

rivers to become a serious problem.  

The high impact species Cherry Laurel and the medium impact species Buddleia, Wild 

Clematis and Winter Heliotrope were also recorded within the proposed development site 

boundary. These are not third schedule invasive species but are classified as having a 

potential high risk or medium risk of impact NBDC and under the right ecological conditions 

may have an impact native species or habitats. Theoretically, the spread of such species could 

impact on European sites although it is noted that the ecological risk from the spread of 

medium impact species is minimal and at a local level these species are common.  

An invasive species management plan (ISMP) has been included in the Construction 

Environmental Management Plan (CEMP) in Appendix 4 of this NIS. This management plan 

will include all relevant provisions for site hygiene and appropriate disposal of contaminated 

soil and subsoil. Following the implementation of mitigation measures outlined in the ISMP, 

no impact on the integrity of Cork Harbour SPA from the spread of invasive species during 

construction will occur.  

5.3.3 In combination Impacts 

In-combination impacts refer to a series of individually modest impacts that may in 

combination produce a significant impact. The underlying intention of this in combination 

provision is to take account of in-combination impacts from existing or proposed plans and 

projects and these will often only occur over time. Other developments near site and potential 

in-combination impacts are identified in Table 7. In the absence of any significant impacts on 

qualifying interests or conservation objectives associated with this project no significant in-

combination impacts have been identified.  
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Table 7. Other developments near site and potential cumulative impacts 

Plans and Projects Key Policies/Issues/Objectives Directly Related to 

the Conservation of the Natura 2000 Network 

Impact 

River Basin 

Management Plan 

2018-2021 

The project should comply with the environmental 

objectives of the Irish RBMP which are to be achieved 

generally by 2021. 

• Ensure full compliance with relevant EU 

legislation 

• Prevent deterioration 

• Meeting the objectives for designated 

protected areas 

• Protect high status waters 

• Implement targeted actions and pilot schemes 

in focus sub-catchments aimed at: targeting 

water bodies close to meeting their objective 

and addressing more complex issues which 

will build knowledge for the third cycle. 

The implementation and 

compliance with key 

environmental policies, 

issues and objectives of 

this management plan will 

result in positive in-

combination effects to 

European sites. The 

implementation of this 

plan will have a positive 

impact for the 

biodiversity. It will not 

contribute to in-

combination or 

cumulative impacts with 

the proposed 

development. 

Inland Fisheries 

Ireland Corporate Plan 

2016 -2020 

 

 

To ensure that Ireland’s fish populations are managed 

and protected to ensure their conservation status 

remains favourable. That they provide a basis for a 

sustainable world class recreational angling product, 

and that pristine aquatic habitats are also enjoyed for 

other recreational uses. 

To develop and improve fish habitats and ensure that 

the conditions required for fish populations to thrive are 

sustained and protected. 

To grow the number of anglers and ensure the needs of 

IFI’s other key stakeholders are being met in a 

sustainable conservation focused manner. 

EU (Quality of Salmonid Waters) Regulations 1988. All 

works during development and operation of the project 

must aim to conserve fish and other species of fauna 

and flora habitat; biodiversity of inland fisheries and 

ecosystems and protect spawning salmon and trout. 

The implementation and 

compliance with key 

environmental issues and 

objectives of this 

corporate plan will result 

in positive on-

combination effects to 

European sites. The 

implementation of this 

corporate plan will have a 

positive impact for 

biodiversity of inland 

fisheries and 

ecosystems. It will not 

contribute to in-

combination or 

cumulative impacts with 

the proposed works. 

Irish Water Capital 

Investment Plan 2014-

2016 

Proposals to upgrade and secure water services and 

water treatment services countrywide. 

Likely net positive impact 

due to water conservation 

and more effective 

treatment of water. 

Water Services 

Strategic Plan (WSSP, 

2015) 

 

Irish Water has prepared a Water Services Strategic 

Plan (WSSP, 2015), under Section 33 of the Water 

Service No. 2 Act of 2013 to address the delivery of 

strategic objectives which will contribute towards 

improved water quality and biodiversity requirements 

through reducing:   

The WSSP forms the 

highest tier of asset 

management plans (Tier 

1) which Irish Water 

prepare and it sets the 

overarching framework 

for subsequent detailed 

implementation plans 

(Tier 2) and water 
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Plans and Projects Key Policies/Issues/Objectives Directly Related to 

the Conservation of the Natura 2000 Network 

Impact 

• Habitat loss and disturbance from new / 

upgraded infrastructure; 

• Species disturbance; 

• Changes to water quality or quantity; and 

Nutrient enrichment /eutrophication. 

services projects (Tier 3).  

The WSSP also sets out 

the strategic objectives 

against which the Irish 

Water Capital Investment 

Programme is developed.  

The current version of the 

CAP outlines the 

proposals for capital 

expenditure in terms of 

upgrades and new builds 

within the Irish Water 

owned assets. 

Therefore, no adverse 

significant in-combination 

effects are envisaged. 

NPWS Conservation 

Management Plans 

Conservation Management Plans have not been fully 

prepared for the European sites being assessed. 

However, conservation objectives along with supporting 

documents for the Cork Harbour SPA 

The overall aim of the 

Habitats Directive is to 

maintain or restore the 

favourable conservation 

status of habitats and 

species of community 

interest.  

A site-specific 

conservation objective 

aims to define favourable 

conservation condition for 

a particular habitat or 

species at that site. The 

maintenance of habitats 

and species within Natura 

2000 sites at favourable 

conservation condition 

will contribute to the 

overall maintenance of 

favourable conservation 

status of those habitats 

and species at a national 

level. 

The resultant effects of 

conservation objectives 

are a net positive and 

there is no potential for in 

combination effects on 

European sites. 

WWTP discharges Carrigtwohill and Environs WWTP, Carrigrennan 

WWTP, Midleton WWTP, Whitegate-Aghada WWTP, 

Midleton WWTP, Ringaskiddy Village WWTP’s, Cobh & 

North Cobh WWTP’s, Passage-Monkstown WWTP. 

Discharges from 

municipal WWTPs are 

required to meet water 

quality standards. Irish 

Water Capital Investment 

Plan proposes to upgrade 



 

Former Cork Warehouse Company Site NIS  DixonBrosnan 2022 33 

Plans and Projects Key Policies/Issues/Objectives Directly Related to 

the Conservation of the Natura 2000 Network 

Impact 

water treatment services 

countrywide (see above). 

The long-term cumulative 

impact is predicted to be 

negligible. 

Strategic Housing 

Developments at the 

Former Ford 

Distribution Site and 

at the Former 

Tedcastles Site 

 
The development at the 

Former Ford Distribution 

Site has been granted 

permission, and future 

developments will only be 

granted permission 

where discharges from 

same meet with relevant 

water quality standards.   

The long-term cumulative 

impact is predicted to be 

negligible. 

Marina Park 

Development Phase 2 

 No cumulative impacts 

associated with the 

construction or operation 

of this project are 

predicted. 

Monahan Road 

Extension 

 This project has received 

Part 8 consent, and is 

likely to be substantially 

completed prior to 

construction works 

commencing on the site 

of the proposed 

development. No 

cumulative impacts 

associated with the 

construction or operation 

of this project are 

predicted. 

Proposed BRT/ LRT 

Corridor 

 This project is currently at 

route-selection stage, 

and no cumulative 

impacts associated with 

the construction and 

operation of this project 

are predicted, with the 

implementation of the 

measures included in the 

Construction 

Environmental 

Management Plan. 
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The area surrounding the proposed development is also heavily populated with a mixture light 

industrial, commercial and residential developments.  Wastewater is also discharged from 

other settlements (e.g. Blarney, Douglas, Ringaskiddy) and local industry. However, in the 

absence of any significant impact associated with this project no cumulative impacts on water 

quality have been identified. Similarly, no significant cumulative impacts in relation to noise 

and disturbance have been identified. 
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6. Mitigation  

6.1 General Mitigation Measures 

The mitigation measures have been drawn up in line with current best practice and include an 

avoidance of sensitive habitats at the design stage and mitigation measures will function 

effectively in preventing significant ecological impacts. The following mitigation measures will 

be implemented: 

A Construction Environmental Management Plan (CEMP) has been prepared (included as 

Appendix 4 of this NIS). The CEMP contains the construction mitigation measures, which are 

set out in this report. 

Mitigation measures (of relevance in respect of any potential ecological effects) will be 

implemented throughout the project, including the preparation and implementation of detailed 

method statements. The works will incorporate the relevant elements of the guidelines outlined 

below:  

• The Management of Noxious Weeds and Non-Native Invasive Plant Species on 

National Roads. National Roads Authority, Dublin (2010). 

• Control of water pollution from construction sites. Guidance for consultants and 

contractors (C532). CIRIA. H. Masters-Williams et al (2001) 

• Control of water pollution from linear construction projects. Technical guidance (C648). 

CIRIA. E. Murnane, A. Heap and A. Swain. (2006) 

All personnel involved with the proposed development will receive an on-site induction relating 

to construction and operations, and the environmentally sensitive nature of the River Lee and 

to re-emphasise the precautions that are required as well as the control measures to be 

implemented. Site managers, foremen and workforce, including all subcontractors, will be 

suitably trained in risks and preventative measures. 

All staff and subcontractors have the responsibility to: 

• Work to agreed plans, methods and procedures to eliminate and minimise 

environmental impacts,  

• Understand the importance of avoiding on-site impacts, including noise and dust, and 

how to respond in the event of an incident to avoid or limit environmental impact; 

• Respond in the event of an incident to avoid or limit environmental impact; 

• Report all incidents immediately to the site manager; 

• Monitor the workplace for potential environmental risks and alert the site manager if 

any are observed; and 

• Co-operate as required, with site inspections. 
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6.2 Water Quality 

The employment of good construction management practices will minimise the risk of impacts 

to soil, stormwater run-off or groundwater. A summary of the measures relevant to hydrology 

are provided as follows and are in accordance with Construction Industry Research and 

Information Association (CIRIA) guidance – Control of Water Pollution from Construction 

Sites, Guidance for Consultants and Contractors (Masters-Williams et al. 2001). Further detail 

is provided in the CEMP included in Appendix 4. 

The following best practice water management measures will be implemented during the 

construction phase: 

6.2.1 Land and Soils 

• Potential pollutants shall be adequately secured against vandalism and will be 

provided with proper containment according to the relevant codes of practice. Any 

spillages will be immediately contained, and contaminated soil shall be removed from 

the proposed development and properly disposed of in an appropriately licensed 

facility. 

• Any stockpiles of earthworks and site clearance material shall be stored on 

impermeable surfaces and covered with appropriate materials where necessary.  

• Silt traps shall be placed in gullies to capture any excess silt in the run-off from working 

areas. 

• Soil and water pollution will be minimised by the implementation of good housekeeping 

(daily site clean-ups, use of disposal bins, etc.) and the proper use, storage and 

disposal of these substances and their containers as well as good construction 

practices as described the CIRIA guidance.  

• A contingency plan for pollution emergencies will also be developed by the appointed 

contractor prior to the commencement of works and regularly updated. The 

contingency plan will identify the actions to be taken in the event of a pollution incident 

in accordance with the CIRIA guidance which requires the following to be addressed:  

• Containment measures; 

o Emergency discharge routes; 

o List of appropriate equipment and clean-up materials; 

o Maintenance schedule for equipment; 

o Details of trained staff, location and provision for 24-hour cover; 

o Details of staff responsibilities; 

o Notification procedures to inform the relevant environmental protection 

authority or Cork City Council  

o Audit and review schedule; 
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o Telephone numbers of statutory water undertakers and local water company; 

and 

o List of specialist pollution clean-up companies and their telephone numbers. 

6.2.2 Loss of crushed rock aggregate and granular aggregate potential area 

Excavated material will be removed during the construction phase. Where possible, excavated 

material will be reused as construction fill. The appointed contractor will ensure acceptability 

of the material for reuse for the proposed development with appropriate handling, processing 

and segregation of the material. This material would have to be shown to be suitable for such 

use and subject to appropriate control and testing according to the Earthworks 

Specification(s). These excavated soil materials will be stockpiled located within the working 

area where possible, using an appropriate method to minimise the impacts of weathering. 

Care will be taken in reworking this material to minimise dust generation, groundwater 

infiltration and generation of runoff. Any surplus suitable material excavated that is not 

required elsewhere for the proposed development shall be used for other projects where 

possible, subject to appropriate approvals/notifications.. 

6.2.3 Pollution from construction activities 

The employment of good construction management practices will minimise the risk of pollution 

of soil, storm water run-off, adjacent watercourses and groundwater. The construction 

management of the site will take account of the recommendations of the CIRIA guidance 

Control of Water Pollution from Construction Sites – Guidance for consultants and contractors 

(Masters-Williams et al., 2001) to minimise as far as possible the risk of soil, groundwater and 

surface water contamination. 

• Measures, as recommended in the guidance above, that will be implemented to 

minimise the risk of spills and contamination of soils and waters, include:  

• Training of site managers, foremen and workforce, including all subcontractors, in 

pollution risks and preventative measures; 

• Careful consideration will be given to the location of any fuel storage facilities. These 

will be designed in accordance with guidelines produced by CIRIA, and will be fully 

bunded; 

• All vehicles and plant will be regularly inspected for fuel, oil and hydraulic fluid leaks. 

Suitable equipment to deal with spills will be maintained on site; 

• Ensure that all areas where liquids are stored or cleaning is carried out are in 

designated impermeable areas that are isolated from the surrounding area e.g. by a 

roll-over bund, raised kerb, ramps or stepped access; 

• Minimise the use of cleaning chemicals; and 

• Use trigger-operated spray guns, with automatic water-supply cut-off. 
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6.2.4 Earthworks haulage 

Earthworks haulage will be along agreed predetermined routes along existing national, 

regional and local routes. Where compaction occurs due to truck movements and other 

construction activities on unfinished surfaces, remediation works will be undertaken to 

reinstate the ground to its original condition. Where practicable, compaction of any soil or 

subsoil which is to remain in situ along the sites will be avoided. 

Earthworks operations shall be carried out such that surfaces shall be designed with adequate 

falls, profiling and drainage to promote safe runoff and prevent ponding and flooding. Runoff 

will be controlled through erosion and sediment control structures appropriate to minimise the 

water impacts in outfall areas. Care will be taken to ensure that the bank surfaces are stable 

to minimise erosion. 

6.2.5 Water  

The following best practice water management measures will be implemented during the 

construction phase: 

• Specific measures to prevent the release of sediment over baseline conditions to 

Atlantic Pond and Lee Estuary Lower during the construction work, which will be 

implemented as the need arises. These measures include, but are not limited to, the 

use of silt fences, silt curtains, settlement lagoons and filter materials. This is 

particularly important when undertaking any works/upgrading to the surface and foul 

water drainage networks at the proposed development site. 

• Provision of exclusion zones and barriers (e.g. silt fences) between earthworks, 

stockpiles and temporary surfaces to prevent sediment washing into the existing 

drainage systems and hence the downstream receiving water environment. 

• Provision of temporary construction surface drainage and sediment control measures 

to be in place before earthworks commence. 

• Weather conditions will be taken into account when planning construction activities to 

minimise risk of run-off from the site. Topsoil and subsoil will not be mixed together. 

• Any fuels of chemicals (including hydrocarbons or any polluting chemicals) will be 

stored in a bunded area to prevent any seepage of into the local surface water network 

or groundwater. These will be designed in accordance with guidelines produced by 

CIRIA. 

• All mobile fuel bowsers shall carry a skill kit and operatives will have spill response 

training. All fuel containing equipment such as portable generators shall be placed on 

drip trays. All fuels and chemicals required to be stored on-site will be clearly marked. 

• Implementation of response measures to potential pollution incidents. 

• Emergency procedures and spillage kits will be available and construction staff will be 

familiar with emergency procedures in the event of accidental fuel spillages. 
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• All trucks will have a built-on tarpaulin that will cover excavated material as it is being 

hauled off-site and wheel wash facilities will be provided at all site egress points. 

• Any seepage/infiltration and surface ponding from rainfall events will be gathered 

locally to facilitate pumping with subsequent discharge, under licence, to the local 

sewerage drainage network.  For example, prior to any discharge, the water will be 

passed through silt traps and hydrocarbon/oil interceptors within the construction site 

confines. This will result in the separation of sediment from the water prior to its 

discharge and will ensure that the water is of adequate quality before it enters the local 

authority drainage system. The use of silt traps and interceptors will be supplemented 

by proper housekeeping and control measures such as regular testing and monitoring 

of water quality to ensure compliance. 

• Temporary oil interceptor facilities shall be installed and maintained where site works 

involve the discharge of drainage water to the receiving Atlantic Pond and Lee Estuary 

Lower and implementation of good housekeeping (site clean-ups, use of disposal bins, 

etc.) at working areas. 

• When cast-in-place concrete is required, all work must be done in the dry and 

effectively isolated from flowing water or water that may enter the watercourses 

bounding the site for a period sufficient to ensure no leachate from the concrete. 

• All hazardous materials will be stored within secondary containment designed to retain 

at least 110% of the storage contents. 

• Mobile plant will be refueled in a designated area, on an impermeable base away from 

drains or watercourses. 

• Safe materials handling of all potentially hazardous materials will be implemented by 

all construction personnel employed. 

• The pumping of groundwater may be required during excavation for foundation and 

attenuation tank construction, with the proposed locations of pump wells selected so 

as to minimise the volume of pumping.   

• Water supplies shall be recycled for use in the wheel wash. All waters shall be drained 

through appropriate filter material prior to discharge from the construction sites. 

• A discovery procedure for contaminated material will be prepared and adopted by the 

appointed contractor prior to excavation works commencing on site. These documents 

will detail how potentially contaminated material will be dealt with during the excavation 

phase to ensure no contaminated material enters the watercourse.  

• Implementation of measures to minimise waste and ensure correct handling, storage 

and disposal of waste (most notably wet concrete, pile arisings and asphalt). 

• Groundwater level and quality monitoring during construction. 
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6.3 Invasive Species  

In addition to the possible advance treatment works and pre-construction survey, when the 

works areas become available to the contractor for fencing and commencement of site 

clearance, areas identified as requiring specific invasive species treatment will be demarcated 

and the designated control measures implemented at the earliest possible stage to reduce the 

risk of spread along the proposed development or beyond the land take. 

There are a number of management options that may be implemented to control and prevent 

the spread of invasive species. Those involved in the application of herbicides/pesticides will 

be competent to do so and will have sufficient experience and knowledge in the area of 

herbicides/pesticides application.  

All staff involved in the application of herbicides/pesticides will have received appropriate 

training, which may include achieving competency certification in the safe use of 

herbicides/pesticides through a National Proficiency Tests Council registered assessment 

centre or achieving an appropriate FETAC award in this area. 

As noted in Section 4.3.3 of this report, there is no statutory obligation to remove Cherry 

Laurel, Buddleia, Wild Clematis or Winter Heliotrope. However, all invasive species will be 

removed via mechanical movement and herbicide treatment prior to the commencement of 

construction. An Invasive Species Management Plan (ISMP) has been prepared for the 

proposed development and this is included in Appendix 4.   

7. Screening conclusion and statement 

The AA screening concluded, on the basis of objective information and in view of best scientific 

knowledge, the possibility of significant effects from the proposed project on European sites 

could not be ruled out and therefore an Appropriate Assessment was required. The AA 

screening concluded that there was potential for the proposed development to significantly 

impact the Cork Harbour SPA, via surface water runoff and the spread of invasive species 

during construction. 

The NIS has been prepared to inform and assist An Bord Pleanála to assess, in view of best 

scientific knowledge, if the proposed development, individually or in combination with another 

plan or project is likely to have a significant effect on the European site, Cork Harbour SPA. 

This NIS has examined and analysed, in light of the best scientific knowledge, with respect to 

Cork Harbour SPA within the potential zone of influence of the proposed development, the 

potential effect pathways, how these could impact on SCI species and habitats and whether 

the predicted effects would adversely affect the integrity of Cork Harbour SPA. 

Mitigation measures are set out in Section 6 of the NIS and in Appendix 4 the CEMP and 

they ensure that any effects on the conservation objectives of Cork Harbour SPA will be 

avoided during the proposed development such that there will be no risk of adverse effects on 

the integrity of these European sites. 

It has been objectively concluded following an examination, analysis and evaluation of the 

relevant information, including in particular the nature of the predicted effects from the 

proposed development and with the implementation of the mitigation measures proposed, that 
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the construction and operation of the proposed development will not adversely affect (either 

directly or indirectly) the integrity of any European site, either alone or in combination with 

other plans or projects. There is no reasonable scientific doubt in relation to this conclusion. 

The competent authority will make the final determination in this regard. 
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Appendices 

Appendix 1. Cork Harbour SPA site synopsis 

Cork Harbour Special Protection Area (Site Code 004030)  

Cork Harbour is a large, sheltered bay system, with several river estuaries - principally those of the Rivers Lee, 

Douglas, Owenboy and Owennacurra. The SPA site comprises most of the main intertidal areas of Cork Harbour, 

including all of the North Channel, the Douglas River Estuary, inner Lough Mahon, Monkstown Creek, Lough Beg, 

the Owenboy River Estuary, Whitegate Bay and the Rostellan and Poulnabibe inlets. 

Owing to the sheltered conditions, the intertidal flats are often muddy in character. These muds support a range of 

macro-invertebrates, notably Macoma balthica, Scrobicularia plana, Hydrobia ulvae, Nepthys hombergi, Nereis 

diversicolor and Corophium volutator. Green algae species occur on the flats, especially Ulva lactua and 

Enteromorpha spp. Cordgrass (Spartina spp.) has colonised the intertidal flats in places, especially where good 

shelter exists, such as at Rossleague and Belvelly in the North Channel. Salt marshes are scattered through the 

site and these provide high tide roosts for the birds. Salt marsh species present include Sea Purslane (Halimione 

portulacoides), Sea Aster (Aster tripolium), Thrift (Armeria maritima), Common Saltmarsh-grass (Puccinellia 

maritima), Sea Plantain (Plantago maritima), Laxflowered Sea-lavender (Limonium humile) and Sea Arrowgrass 

(Triglochin maritima). Some shallow bay water is included in the site. Cork Harbour is adjacent to a major urban 

centre and a major industrial centre. Rostellan Lake is a small brackish lake that is used by swans throughout the 

winter. The site also includes some marginal wet grassland areas used by feeding and roosting birds. 

The site is a Special Protection Area (SPA) under the E.U. Birds Directive, of special conservation interest for the 

following species: Little Grebe, Great Crested Grebe, Cormorant, Grey Heron, Shelduck, Wigeon, Teal, Pintail, 

Shoveler, Red-breasted Merganser, Oystercatcher, Golden Plover, Grey Plover, Lapwing, Dunlin, Blacktailed 

Godwit, Bar-tailed Godwit, Curlew, Redshank, Black-headed Gull, Common Gull, Lesser Black-backed Gull and 

Common Tern. The site is also of special conservation interest for holding an assemblage of over 20,000 wintering 

waterbirds. The E.U. Birds Directive pays particular attention to wetlands and, as these form part of this SPA, the 

site and its associated waterbirds are of special conservation interest for Wetland & Waterbirds. 

Cork Harbour is an internationally important wetland site, regularly supporting in excess of 20,000 wintering 

waterfowl, for which it is amongst the top five sites in the country. The two-year mean of summed annual peaks for 

the entire harbour complex was 55,401 for the period 1995/96 and 1996/97. Of particular note is that the site 

supports internationally important populations of Black-tailed Godwit (905) and Redshank (1,782) - all figures given 

are average winter means for the two winters 1995/96 and 1996/97. At least 18 other species have populations of 

national importance, as follows: Little Grebe (51), Great Crested Grebe (204), Cormorant (705), Grey Heron (63), 

Shelduck (2,093), Wigeon (1,852), Teal (922), Pintail (66), Shoveler (57), Red-breasted Merganser (88), 

Oystercatcher (1,404), Golden Plover (3,653), Grey Plover (84), Lapwing (7,688), Dunlin (10,373), Bartailed Godwit 

(417), Curlew (1,325) and Greenshank (26). The Shelduck population is the largest in the country (over 10% of 

national total). The site has regionally or locally important populations of a range of other species, including 

Whooper Swan (10), Pochard (145) and Turnstone (79). Other species using the site include Gadwall (13), Mallard 

(456), Tufted Duck (113), Goldeneye (31), Coot (53), Mute Swan (38), Ringed Plover (34) and Knot (38). Cork 

Harbour is a nationally important site for gulls in winter and autumn, especially Black-headed Gull (4,704), Common 

Gull (3,180) and Lesser Black-backed Gull (1,440). 

A range of passage waders occurs regularly in autumn, including such species as Ruff (5-10), Spotted Redshank 

(1-5) and Green Sandpiper (1-5). Numbers vary between years and usually a few of each of these species over-

winter. 

The wintering birds in Cork Harbour have been monitored since the 1970s and are counted annually as part of the 

I-WeBS scheme.  

Cork Harbour has a nationally important breeding colony of Common Tern (3-year mean of 69 pairs for the period 

1998-2000, with a maximum of 102 pairs in 1995). The birds have nested in Cork Harbour since about 1970, and 

since 1983 on various artificial structures, notably derelict steel barges and the roof of a Martello Tower. The birds 

are monitored annually and the chicks are ringed. 
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Extensive areas of estuarine habitat have been reclaimed since about the 1950s for industrial, port-related and 

road projects, and further reclamation remains a threat. As Cork Harbour is adjacent to a major urban centre and 

a major industrial centre, water quality is variable, with the estuary of the River Lee and parts of the Inner Harbour 

being somewhat eutrophic. However, the polluted conditions may not be having significant impacts on the bird 

populations. Oil pollution from shipping in Cork Harbour is a general threat. Recreational activities are high in some 

areas of the harbour, including jet skiing which causes disturbance to roosting birds.  

Cork Harbour is of major ornithological significance, being of international importance both for the total numbers of 

wintering birds (i.e. > 20,000) and also for its populations of Black-tailed Godwit and Redshank. In addition, there 

are at least 18 wintering species that have populations of national importance, as well as a nationally important 

breeding colony of Common Tern. Several of the species which occur regularly are listed on Annex I of the E.U. 

Birds Directive, i.e. Whooper Swan, Golden Plover, Bar-tailed Godwit, Ruff and Common Tern. The site provides 

both feeding and roosting sites for the various bird species that use it.  
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Appendix 2. Site Drawings 
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Appendix 3. Correspondence with Irish Water 
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Pre-connection enquiry form
Business developments, mixed use developments,  
housing developments 
This form is to be filled out by applicants enquiring about the feasibility of a water and/or wastewater connection to 
Irish Water infrastructure. If completing this form by hand, please use BLOCK CAPITALS and black ink. 

Please refer to the Guide to completing the pre-connection enquiry form on page 13 of this document when 
completing the form.

* Denotes mandatory/ required field. Please note, if mandatory fields are not completed the application will be returned.

Section A | Applicant details

1 *Applicant details:

Registered company name (if applicable):

Trading name (if applicable):

Company registration number (if applicable):

 If you are not a registered company/business, please provide the applicant’s name:

*Contact name:

*Postal address:

 *Eircode: 

 *Telephone: 

 Mobile: 

 *Email:

2 Agent details (if applicable):

Contact name:

Company name (if applicable):

Postal address:

Eircode:

Telephone: 

 Email:

Richard.Murphy
Text Box
barry@comergroupireland.ie
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4 *Site address:

 

5 *Irish Grid co-ordinates of site: Eastings (X) Northings (Y)

Eg. co-ordinates of GPO, O’Connell St., Dublin:  E(X) 315,878 N(Y) 234,619

Section B | Site details

6 *Local Authority: 
Local Authority that granted planning permission (if applicable):

7 *Has full planning permission been granted? Yes   No

 If ‘Yes’, please provide the current or previous planning reference number:

3  *Please indicate whether it is the applicant or agent who should receive future correspondence in 
 relation to the enquiry:  

Applicant Agent
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10 *Is the development multi-phased? Yes No

11 *Please indicate the type of connection required by ticking the appropriate box below:

Water Please go to Section D

 Wastewater Please go to Section E

 Both Please complete both Sections D and E

9 *Approximate start date of proposed development:

  If ‘Yes’, application must include a master-plan identifying the development phases and the current phase number.

 If ‘Yes’, please provide details of variations in water demand volumes and wastewater discharge loads due to 
phasing requirements.

Section C | Development details

8 Please outline the domestic and/or industry/business use proposed: 

Property type Number of units Property type Number of units Property type Number of units

House Apartments Agricultural

Office School Retail unit

Residential care 
home

Institution Industrial unit

Hotel Factory Other

Other (please specify type)
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12 *Is there an existing connection to public water mains at the site? Yes No 

12.1 If yes, is this enquiry for an additional connection to one already installed?  Yes No 

12.2 If yes, is this enquiry to increase the size of an existing connection? Yes No

 
13 Approximate date water connection is required:

 
14 *What diameter of water connection is required to service the development?                          mm 

 
 
15 *Is more than one connection required to the public infrastructure  
 to service this development?    Yes No

  If ‘Yes’, how many?

Post-development peak hour water demand l/s

Post-development average hour water demand l/s

Post-development peak hour water demand l/s

Post-development average hour water demand l/s

16 Please  indicate  the  business  water  demand  (shops, offices, schools, hotels, restaurants, etc.): 

Please include calculations on the attached sheet provided. Where there will be a daily/weekly/seasonal variation 
in the water demand profile, please provide all such details.

17 Please  indicate  the  industrial  water  demand  (industry-specific  water  requirements):

Please include calculations on the attached sheet provided. Where there will be a daily/weekly/seasonal variation 
in the water demand profile, please provide all such details.

Section D | Water connection and demand details

18  What is the existing ground level at the property boundary at connection point (if known) above Malin 
Head Ordnance Datum?

19 What is the highest finished floor level of the proposed development above Malin Head Ordnance Datum?

20 Is on-site water storage being provided?    Yes No

 Please include calculations on the attached sheet provided.
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22 Do you propose to supplement your potable water supply from other sources? Yes No

 If ‘Yes’, please indicate how you propose to supplement your potable water supply from other sources 
(see Guide to completing the application form on page 12 of this document for further details):

Additional fire flow requirements over and above 
those identified in Q16-17

l/s

 Please include calculations on the attached sheet provided, and include confirmation of requirements from the 
Fire Authority.

21 Are there fire flow requirements? Yes No

23 *Is there an existing connection to a public sewer at the site? Yes No 

23.1 If yes, is this enquiry for an additional connection to the one already installed?  Yes No 

23.2 If yes, is this enquiry to increase the size of an existing connection? Yes No 

 

24 *Approximate date that wastewater connection is required:  

25 *What diameter of wastewater connection is required to service the development?   mm 
 

26 *Is more than one connection required to the public infrastructure  
 to service this development?    Yes No

  If ‘Yes’, how many?

Section E | Wastewater connection and discharge details

Post-development peak discharge l/s

Post-development average discharge l/s

 Please include calculations on the attached sheet provided.

27 Please indicate the commercial wastewater hydraulic load (shops, offices, schools, hotels, restaurants, etc.):

28 Please  indicate  the  industrial  wastewater  hydraulic  load  (industry-specific  discharge  requirements):

Post-development peak discharge l/s

Post-development average discharge l/s

Please include calculations on the attached sheet provided.

Richard.Murphy
Text Box
TBC with Fire Officer
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29 Wastewater organic load: 

Temperature range

pH range

Characteristic Max concentration  
(mg/l)

Average concentration 
(mg/l)

Maximum daily load  
(kg/day)

Biochemical oxygen 
demand (BOD)

Chemical oxygen demand 
(COD)

Suspended solids (SS)

Total nitrogen (N)

Total phosphorus (P)

Other

30  *Storm water run-off will only be accepted from brownfield sites that already have a storm/surface water 
connection to a combined sewer. In the case of such brownfield sites, please indicate if the development 
intends discharging surface water to the combined wastewater collection system:

  If ‘Yes’, please give reason for discharge and comment on adequacy of SUDS/attenuation measures proposed.

31 *Do you propose to pump the wastewater? Yes No

 If ‘Yes’, please include justification for your pumped solution with this application.

32 What is the existing ground level at the property boundary at connection point (if known) above Malin  
 Head Ordnance Datum?

34 What is the proposed invert level of the pipe exiting the property to the public road?

33 What is the lowest finished floor level on site above Malin Head Ordnance Datum?

Richard.Murphy
Text Box
N/A
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Section F | Supporting documentation

Please provide the following additional information (all mandatory): 

 > Site location map: A site location map to a scale of 1:1000, which clearly identifies the land  
 or structure to which the enquiry relates. The map shall include the following details:

 i. The scale shall be clearly indicated on the map.

 ii. The boundaries shall be delineated in red.

 iii. The site co-ordinates shall be marked on the site location map. 

> Details of planning and development exemptions (if applicable).

> Calculations (calculation sheets provided below).

> Site layout map to a scale of 1:500 showing layout of proposed development, water network and  
 wastewater network layouts, additional water/wastewater infrastructure if proposed,  
 connection points to Irish Water infrastructure.  

> Conceptual design of the connection asset from the proposed development to the existing  
 Irish Water infrastructure, including service conflicts, gradients, pipe sizes and invert levels.

> Any other information that might help Irish Water assess this pre-connection enquiry.

Section G | Declaration

I/We hereby make this application to Irish Water for a water and/or wastewater connection as detailed on this form.

I/We understand that any alterations made to this application must be declared to Irish Water.

The details that I/we have given with this application are accurate.

I/We have enclosed all the necessary supporting documentation.

Any personal data you provide will be stored and processed by Irish Water and may be transferred to third parties 
for the purposes of the water and/or wastewater connection process. I hereby give consent to Irish Water to store 
and process my personal data and to transfer my personal data to third parties, if required, for the purposes of the 
connection process.

If you wish to revoke consent at any time or wish to see Irish Water’s full Data Protection Notice,  
please see https://www.water.ie/privacy-notice/

Signature: Date:

Your full name (in BLOCK CAPITALS):

Irish Water will carry out a formal assessment based on the information provided on this form. 
Any future connection offer made by Irish Water will be based on the information that has been provided here.

Please submit the completed form to newconnections@water.ie or alternatively, post to:

Irish Water 
PO Box 860 
South City Delivery Office 
Cork City

https://www.water.ie/privacy-notice/
mailto:newconnections%40water.ie?subject=
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Please note that if you are sending us your application form and any associated documentation by email,  
the maximum file size that we can receive in any one email is 35MB.

Please note, if mandatory fields are not completed the application will be returned.

Irish Water is subject to the provisions of the Freedom of Information Act 2014 (“FOIA”) and the codes of practice 
issued under FOIA as may be amended, updated or replaced from time to time. The FOIA enables members of the 
public to obtain access to records held by public bodies subject to certain exemptions such as where the requested 
records may not be released, for example to protect another individual’s privacy rights or to protect commercially 
sensitive information. Please clearly label any document or part thereof which contains commercially sensitive 
information. Irish Water accepts no responsibility for any loss or damage arising as a result of its processing of 
freedom of information requests.
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Calculations
Water demand
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On-site storage

Fire flow requirements
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Foul wastewater discharge
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Flow balancing and pumping
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Appendix 4. Construction Environmental Management Plan (CEMP) 

 



 

 

 
 
 

Tiznow Property Company Limited 
(Comer Group Ireland) 

Former Cork Warehouse 

Company Site 

Construction Environmental 
Management Plan 

267365-ARUP-XX-XX-RP-YE-0004 

P03  |  10 March 2022 
 

 

This report takes into account the particular  

instructions and requirements of our client.   

It is not intended for and should not be relied  

upon by any third party and no responsibility  

is undertaken to any third party. 

 
Job number    267365-00 

  

 
Ove Arup & Partners Ireland Ltd 
 

Arup 

One Albert Quay 

Cork 

T12 X8N6 

Ireland 

www.arup.com 



 

267365-ARUP-XX-XX-RP-YE-0004 | P03 | 10 March 2022 | Arup 

\\GLOBAL\EUROPE\CORK\JOBS\267000\267365-00\4. INTERNAL\4-04 REPORTS\4-04-02 CONSULTING\ENVIRONMENTAL\BLOCK J - CEMP\267365-ARUP-XX-XX-RP-YE-0004.DOCX 

 
 

Document verification 
 

 
 

   Job title Former Cork Warehouse Company Site Job number 

267365-00 

   Document title Construction Environmental Management Plan File reference 

 

  Document ref 267365-ARUP-XX-XX-RP-YE-0004 

    Revision Date Filename 267365-ARUP-XX-XX-RP-YE-0004.docx 

    Draft 1 Dec 

2021 

Description First draft 

 Prepared by Checked by Approved by 

Name 

Stephen Ginn/ 

Debbie Flynn/ Julie 

Hayes 

Daniel Garvey John Hynes 

Signature 

   
    Draft 2 Feb 

2022 

Filename 267365-ARUP-XX-XX-RP-YE-0004.docx 
Description Draft for Coordination Review 

 Prepared by  Checked by Approved by 

Name 

Stephen Ginn/ 

Debbie Flynn/ Julie 

Hayes 

Daniel Garvey John Hynes 

Signature 

   
    P03 10 Mar 

2022 

Filename 267365-ARUP-XX-XX-RP-YE-0004.docx 
Description Issue for Planning 

 Prepared by Checked by Approved by 

Name Debbie Flynn Dan Garvey John Hynes 

Signature 

   
      Filename  

Description  

 Prepared by Checked by Approved by 

Name    



 

267365-ARUP-XX-XX-RP-YE-0004 | P03 | 10 March 2022 | Arup 

\\GLOBAL\EUROPE\CORK\JOBS\267000\267365-00\4. INTERNAL\4-04 REPORTS\4-04-02 CONSULTING\ENVIRONMENTAL\BLOCK J - CEMP\267365-ARUP-XX-XX-RP-YE-0004.DOCX 

 
 

Signature    

  Issue Document verification with document  ✓  
 

 



  

Tiznow Property Company Limited (Comer Group Ireland) Former Cork Warehouse Company Site 
Construction Environmental Management Plan 

 

267365-ARUP-XX-XX-RP-YE-0004 | P03 | 10 March 2022 | Arup 

\\GLOBAL\EUROPE\CORK\JOBS\267000\267365-00\4. INTERNAL\4-04 REPORTS\4-04-02 CONSULTING\ENVIRONMENTAL\BLOCK J - CEMP\267365-ARUP-XX-XX-RP-YE-

0004.DOCX 

 

 

Contents 
 
 Page 

1 Introduction 3 

1.1 Overview 3 

1.2 Purpose 3 

1.3 Approach 3 

1.4 Structure 4 

1.5 Updates to the Construction Environmental Management Plan
 5 

2 The Proposed Development 6 

2.1 Overview 6 

2.2 Elements 7 

2.3 Key Interfaces 9 

2.4 Existing Buildings 9 

2.5 Access Strategy 10 

2.6 Project Participants 11 

3 Construction Strategy 12 

3.1 Construction Sequencing and Programming 12 

3.2 Site Establishment 12 

3.3 Demolition and Site Clearance 12 

3.4 Utility Diversions 14 

3.5 Podium Structure Works 14 

3.6 Superstructure Works 17 

3.7 Façade and Fit Out Works 18 

3.8 Landscaping Works 18 

3.9 Adjacent Proposed Public Infrastructure Development 18 

3.10 Other Developments 19 

4 Environmental Management Framework 21 

4.1 Overview 21 

4.2 Responsibilities 21 

4.3 Communication Procedures 23 

5 Environmental Management Procedures 26 

5.1 Training, Awareness and Competence 26 

5.2 Meetings 26 

5.3 Monitoring, Inspections and Audits 27 

5.4 Incident Response 29 

5.5 Reporting 33 

5.6 Environmental Records 33 



  

Tiznow Property Company Limited (Comer Group Ireland) Former Cork Warehouse Company Site 
Construction Environmental Management Plan 

 

267365-ARUP-XX-XX-RP-YE-0004 | P03 | 10 March 2022 | Arup 

\\GLOBAL\EUROPE\CORK\JOBS\267000\267365-00\4. INTERNAL\4-04 REPORTS\4-04-02 CONSULTING\ENVIRONMENTAL\BLOCK J - CEMP\267365-ARUP-XX-XX-RP-YE-

0004.DOCX 

 

 

6 Site Management and General Requirements 35 

6.1 Good Housekeeping 35 

6.2 Health and Safety 36 

6.3 Working Hours 36 

6.4 Security 37 

6.5 Hoarding and Fencing 37 

6.6 Site Access 38 

6.7 Site Security 38 

6.8 Site Compound and Material Storage 39 

6.9 Craneage 39 

6.10 Dust 40 

6.11 Dirt 41 

6.12 Road and Footpath Maintenance 41 

6.13 Services and Lighting 42 

6.14 Welfare Facilities 42 

6.15 Reinstatement of Working Areas on Completion 42 

7 Environmental Management 43 

7.1 Construction Traffic Management 43 

7.2 Air Quality and Climate 45 

7.3 Noise and Vibration 46 

7.4 Biodiversity 49 

7.5 Archaeology, Architecture and Cultural Heritage 49 

7.6 Townscape and Visual 49 

7.7 Land and Soils 49 

7.8 Water 52 

7.9 Resource and Waste Management 54 

7.10 Population and Human Health 56 

7.11 Material Assets 56 

7.12 Major Accidents and Disasters including COMAH 57 

8 References 59 

 

 

 

Appendices 

Appendix A 

Invasive Species Management Plan 

 

 

 



  

Tiznow Property Company Limited (Comer Group Ireland) Former Cork Warehouse Company Site 
Construction Environmental Management Plan 

 

267365-ARUP-XX-XX-RP-YE-0004 | P03 | 10 March 2022 | Arup 

\\GLOBAL\EUROPE\CORK\JOBS\267000\267365-00\4. INTERNAL\4-04 REPORTS\4-04-02 CONSULTING\ENVIRONMENTAL\BLOCK J - CEMP\267365-ARUP-XX-XX-RP-YE-

0004.DOCX 

Page 3 

 

1 Introduction 

1.1 Overview 

This Construction Environmental Management Plan (CEMP) has been prepared 

by Arup to support Tiznow Property Company Limited (Comer Group Ireland)’s 

application for consent for the proposed strategic housing development (SHD) at 

the Former Cork Warehouse Company site on Centre Park Road, in Cork City.  

Tiznow Property Company Limited (Comer Group Ireland), (hereafter referred to 

as ‘the Developer’), will have a construction management team which will 

supervise aspects of the construction phase of the proposed development.  

The Developer’s construction management team will ensure the contractor (and 

any subcontractors) will comply with all of the performance requirements set out 

in the tender documentation including the conditions attached to statutory 

consents which may be granted by An Bord Pleanála, Irish Water and other 

relevant statutory consent authorities.  

The Developer’s construction management team will ensure compliance with the 

mitigation measures set out in Sections 6 and 7.  

This CEMP sets out the duties and responsibilities which will be imposed on the 

contractor in the construction contract. The Developer’s construction management 

team will be responsible for ensuring that the contractor complies with all the 

requirements of this CEMP.  

1.2 Purpose 

The purpose of this CEMP is to provide a framework that outlines how The 

Developer will manage and where practicable minimise negative environmental 

effects during the construction of the proposed development. Construction is 

considered to include all site preparation, enabling works, demolition, materials 

delivery, materials and waste removal, construction activities and associated 

engineering works.  

This CEMP identifies the minimum requirements with regard to the appropriate 

mitigation, monitoring, inspection and reporting mechanisms that need to be 

implemented throughout construction. Compliance with this CEMP does not 

absolve The Developer from compliance with all legislation and bylaws relating 

to their construction activities.  

This CEMP has been produced as part of the application for consent to ensure 

compliance with legislative requirements. 

1.3 Approach 

This CEMP provides a framework to: 

• Describe the programme for environmental management during construction; 
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• Implement those monitoring and mitigation measures outlined in Section 6 

and Section 7; 

• Outline the principles and minimum standards required during the 

development of the CEMP (and associated Method Statements) and 

throughout construction; 

• Identify the relevant roles and responsibilities for developing, implementing, 

maintaining, and monitoring environmental management; and  

• Outline the procedures for communicating and reporting on environmental 

aspects of the proposed development throughout construction. 

It is intended that this CEMP would be expanded and updated prior to the 

commencement of any construction activities on site. The CEMP is a dynamic 

document and will remain up to date for the duration of the construction period. 

The CEMP may need to be altered during the lifecycle of the construction period 

to take account of monitoring results, legislative changes, outcomes of third-party 

consultations etc. 

Following appointment, the contractor will be required to develop more specific 

Method Statements that are cognisant of the proposed construction activities, 

equipment and plant usage and environmental monitoring plan for the proposed 

development. This CEMP should not be considered a detailed Construction 

Method Statement as it would be the responsibility of the contractor, appointed to 

undertake the individual works, in association with The Developer, to implement 

appropriate procedures and progress this documentation prior to commencement 

of construction. 

This CEMP outlines the range of potential types of construction methods, plant 

and equipment which may be used by any contractor appointed to enable their 

effects to be assessed for the purposes of the planning authority’s environmental 

impact assessment and appropriate assessment prior to determining whether to 

grant planning permission. 

1.4 Structure 

This CEMP is structured as follows: 

• Section 1 introduces the proposed development and outlines the purpose of 

the CEMP; 

• Section 2 describes in detail the proposed development; 

• Section 3 describes the construction strategy for the proposed development; 

• Section 4 sets out the framework and mechanisms through which 

environmental requirements would be managed; 

• Section 5 outlines the procedures to be employed during construction to 

manage environmental aspects; 

• Sections 6 and 7 describe in detail the measures to be implemented to 

minimise likely significant negative effects, as far as practicable, during the 

construction of the proposed development.   
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1.5 Updates to the Construction Environmental 

Management Plan 

The detailed CEMP is considered a ‘live document’ that will be reviewed and 

revised regularly as construction progresses. The process for update, review and 

approval of the CEMP must be documented in the detailed CEMP to ensure that 

all revisions can be easily understood, applied and updated.  

The contractor is required to update the CEMP to ensure that it: 

• Is in accordance with the mitigation measures specified in the EIAR and 

associated ecological reports and this CEMP; 

• Is in accordance with any conditions that may be prescribed as part of the 

consent(s) for the proposed development;  

• Aligns with those design and construction details described in the EIAR and 

associated ecological reports and ensures there is no material change in terms 

of significant effects on the environment;  

• Where practicable the contractor should seek to identify opportunities for 

further reducing significant negative environmental effects and to implement 

best practice in as far as reasonably practicable, i.e., take every reasonable 

effort to reduce and prevent negative effects, while enhancing benefits; and 

• Will have regard to the guidance contained in the handbook published by 

Construction Industry Research and Information Association (CIRIA)1. 

Further, the following plans, and any others considered relevant, will be 

incorporated into the CEMP: 

• Construction Compound Management Plan; 

• Construction Traffic Management Plan; 

• Noise and Vibration Management Plan; 

• Water Quality Management Plan; 

• Dust Management Plan; 

• Invasive Species Management Plan; and 

• Emergency Incident Response Plan. 

It is expected that amendments to the CEMP may be necessary to reflect inter alia 

changes in the project scope, contract scheduling, contractor appointments, 

environmental management policies, practices or regulations, and developments 

on the site. These reviews and updates are necessary to ensure that environmental 

performance is subject to continual improvement and that best practice is 

implemented throughout construction. 

 
1 CIRIA (2015) Environmental Good Practice on Site Guide, 4th Edition  
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2 The Proposed Development 

2.1 Overview 

The Developer intends to apply to An Bord Pleanála (the Board) for consent for a 

Strategic Housing Development (SHD) with a total application area of c. 1.06ha 

on lands located on the Former Cork Warehouse Company site (hereafter referred 

to as ‘the proposed development’) at Centre Park Road, in Cork City. The area is 

considered to be a brownfield site with a number of pre-existing structures on the 

site which have been partially demolished. Refer to Figure 1 for a site location 

map. 

 

Figure 1: Indicative location of the proposed development site | Source: 

Google Earth © 2022 | not to scale 
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Figure 1 indicates the approximate site boundary (red line) of the site. The subject 

site is bounded by Centre Park Road to the northwest, Marquee Road to the 

northeast, and Monahan Road to the southeast.  

The existing topography of the site is relatively flat with levels generally 

decreasing in elevation from approximately 1.7mOD at the southern boundary to 

1.0mOD at the northern boundary. 

2.2 Elements 

The development will consist of: 

• Demolition of all existing structures and the construction of a strategic 

housing development of 190 no. apartments in a building ranging in height 

from single to 12 storeys.  

• The proposed development makes provision for 3 no. café/restaurant units, 2 

no. retail units, a creche and supporting tenant amenity facilities at ground 

floor level and includes 64 no. 1 bedroom apartments, 106 no. 2 bedroom 

apartments and 20 no. 3 bedroom apartment on the upper levels.  

• The proposed development also provides for outdoor amenity areas, 

landscaping, public realm works on Marquee Road and Centre Park Road, car 

parking, bicycle stores and shelters, bin stores, ESB substation, plant rooms 

and all ancillary site development works.  

• Vehicular access to the proposed development will be provided via Marquee 

Road. 
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Figure 2: Extract of CWOB Proposed Site Layout - Level 00, Drawing no. PE21055-

CWO-10-00-DR-A-2280 | not to scale 
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2.3 Key Interfaces 

The site adjoins several existing and future public roads along its boundaries. The 

tie-in to the proposed future Monahan Road extension, which is subject to a 

current planning application by Cork City Council, runs partially along the 

southern boundary of the site.   

The site was formerly owned by Cork Warehouse Company, and consequently 

there are several service utilities located within the boundary of the site which 

previously served the site.  In addition, an open drainage channel runs within the 

northern boundary of the site, parallel to Centre Park Road.  

2.4 Existing Buildings 

The warehousing that previously existed onsite has been partially demolished. A 

number of structural walls and ancillary structures remain currently on the site.  

The proposed development includes the demolition of these structural walls and 

ancillary structures as identified in Figure 3. Approximately 3,560m2 of concrete 

ground floor slabs and foundations will also be demolished. 
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Figure 3: Existing Buildings and Structures – Extract from Demolition Plan – Block 

J, Drawing No. PE21055-CWO-10-00-DR-A-1001 | not to scale 

 

2.5 Access Strategy 

It is envisaged that access to the development site will be from the Marquee Road.  

Exact locations to be determined and agreed with CCC as construction phasing 

develops, but it is expected that the current existing site access from Marquee 

Road will be used.   
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Figure 4: Construction Vehicle Access Strategy | not to scale 

2.6 Project Participants 

Table 1 List of Main Project Participants 

Role  

Client Tiznow Property Company Limited (Comer 

Group Ireland) 

Architect C+W O’Brien Architects  

Civil and Structural Engineers Arup 

Contractor To Be Confirmed  

Mechanical and Electrical Engineers Arup 

Quantity Surveyor Comer Group 
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PSDP Arup 

Fire Consultant Arup 

Landscape Architect Parkhood Landscape Architects  

Planning Consultant Harry Walsh Planning  

3 Construction Strategy 

3.1 Construction Sequencing and Programming 

This Plan assumes that the building will be constructed as an in-situ reinforced 

concrete frame, however, pre-cast elements may also be used, depending on 

design development. The proposed development is anticipated to be constructed 

in four sequential phases, three main construction phases preceded and 

Mobilisation and Enabling Works Phase. 

The construction sequencing for each phase of the development is described in 

chronological order as follows: 

• Enabling Works Phase  

• Phase A: Site Establishment 

• Phase B: Demolition and Site Clearance 

• Phase C: Utility Diversions  

• Construction Phase  

• Phase A: Earthworks, Foundation and Podium Structure Works 

• Phase B: Superstructure Works 

• Phase C: Façade & Fit-Out Works & Drainage / Utilities Completions 

• Phase D: Landscaping Works.  

3.2 Site Establishment  

The site establishment works, to be carried out by the appointed Contractor, will 

include erecting perimeter hoardings around the site, construction of the site 

compound and storage areas, forming site access and egress points, enacting the 

traffic management plan, providing site security and erecting cranes. These items 

are discussed further below. 

3.3 Demolition and Site Clearance  

3.3.1 Pre-Demolition and Condition Surveys 

A pre-demolition survey will be undertaken to provide sufficient information for 

the Main Contractor to prepare a detailed Demolition Management Plan (DMP), 

giving methodology and work sequences for the demolition phase. 
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This survey will inform the Design Team and Specialist Demolition Contractor of 

the structural framing, floor and wall construction of the remaining structures 

onsite so that measures can be put in place to ensure the safe deconstruction of 

these structures and to avoid uncontrolled collapse of a part of the structure. 

This survey will also provide information on any non-structural elements that will 

form part of any initial soft strip out works. This information will also assist in the 

preparation of a detailed Waste Management Plan for these waste streams. 

This survey will be accompanied by a detailed risk assessment to identify 

potential hazards, and necessary mitigation measures for safe demolition. 

Dilapidation surveys will also be carried out in all adjoining properties, roads and 

footpaths and issued to the property owners and local authorities in advance of the 

demolition and excavation works. 

3.3.2 Asbestos Audit 

An asbestos audit will be undertaken on all structures to be demolished prior to 

demolition. Asbestos waste will be removed from site by specialist contractors 

and holders of the appropriate waste collection permit. 

3.3.3 Soft Strip Building Demolition 

Any loose internal fixtures and fittings such as furniture, kitchen fittings and other 

unattached items shall be removed by hand and segregated on site, where 

practical, into skips to allow for collection and transport by an approved waste 

carrier. The approved Waste Contractor will provide appropriate skips to facilitate 

on-site segregation of waste materials. 

Any fixed soft stripped material such as plasterboard, wood panelling and other 

waste materials will be removed by hand, brought to segregation points and 

loaded into the skips and subsequently removed from site in skips or using 

haulage trucks. An exclusion zone shall be set up within the works area to provide 

a safe and operational area for skips and demolition waste and to prevent 

operatives from entering. 

3.3.4 Structural Demolition 

The strategy for structural demolition must ensure de-construction is undertaken 

in a carefully pre-planned sequence, using methodologies that ensure that 

buildings under demolition and any adjoining buildings are not affected in any 

way, weakened or de-stabilised during the works. All demolition works will be 

carried out with due consideration toward mitigating noise and vibration pollution 

to minimise disturbance to the surrounding area. Dust suppression systems, such 

as misters, will be used during the demolition operations, keeping air pollution to 

a minimum.  

To comply fully with works specification, planning conditions, environmental and 

safety requirements and adhering to demolition best practice, the works should be 

undertaken by adopting a methodology that combines the following operations:  
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• Demolition by hand or using hand-held tools:  

This method will be adopted in all sensitive locations.  These works can be 

undertaken from, crash decks or from mobile elevated work platforms. 

• Saw cutting and lifting: 

This method will be adopted in sensitive locations.  These works can be 

undertaken from crash decks or from mobile elevated work platforms. 

• Mini excavators and breakers: 

The use of mini excavators and breakers may be adopted in constricted 

locations around the site where larger machinery may not be appropriate. 

• Hydraulic concrete breaking equipment: 

The use of breaking equipment will be employed to break out ground floor 

slabs and any external areas of hard-standing, such as car parking areas.  The 

breaker will typically be fitted to a 20T excavator but there may be some 

hand-held tools utilised in isolated or constricted locations. 

3.3.5 Site Clearance – Asbestos Surveys 

There may be unknown material on site that are presently not accessible due to 

overgrowth. Testing of material may be required prior to site clearance for the 

presence of asbestos or any other hazardous material.  

3.4 Utility Diversions 

Where the excavation strategy or temporary works require any diversions of local 

services or utilities within the site perimeter, this will be undertaken strictly with 

prior agreement of the relevant service providers and authorities. All diverted 

utility connections are to be put in place in advance of construction works 

3.5 Podium Structure Works  

3.5.1 General  

The proposed development requires the construction of single a storey podium 

structure to serve each of the apartment buildings.  Level 00 finished floor level is 

+1.30mOD. The podium structures underpin the entire footprint of the buildings, 

and support podium landscaped courtyards and open spaces between the 

buildings.   

3.5.2 Earthworks  

The existing topography of the site is relatively flat with levels generally 

decreasing in elevation from approximately +1.70mOD at the southern boundary 

to +1.00mOD at the northern boundary. 
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An assessment of the presence of contaminated soils was carried out in 

accordance with the Environmental Protection Agency and international guidance.  

The investigation included a preliminary assessment of the site history and a site 

inspection to highlight potential sources of contamination.  Subsequently a ground 

investigation was carried across the site at 50m spacing sufficient to identify any 

potential areas of contamination.  Samples were collected every 1m from the 

made ground and a representative subset were sampled.  The investigation 

considered risks to human health, groundwater, the surface water channels and the 

River Lee. 

The soil samples were compared against Generic Assessment Criteria (GAC) for 

human health to a ‘public open space with residential land use’, based on the 

English Environment Agency CLEA model. This is equivalent to the most 

conservative proposed use of the site which includes communal spaces. The soil 

samples exceeded the GAC for the following:  

• The polycyclic aromatic hydrocarbon (PAH) dibenz(a,h)anthracene in 

TP05 at 1mBGL and WS27 at 0.5mBGL;  

• The PAH benzo(b)fluoranthene in WS27 at 0.5mBGL;  

• Trichloroethane om TP05 at 1mBGL;  

• Asbestos in soil (AiS) as fibres and clumps between 0.001% to 0.007% in 

TP05 at 1mBGL, WS23 at 0.8mBGL and WS27 at 0.5mBGL.  

Groundwater samples and samples from the made ground, gravel under the site 

and the drainage channels were compared with Environmental Quality Standards. 

Some minor elevations in the groundwater quality from the made ground and 

gravel were noted, such as:  

• WS27 and WS23 had elevated levels of manganese;  

• WS23 had elevated levels of metals such as iron, arsenic, copper, nickel 

and zinc;  

• WS23 had elevated levels of sodium and chloride;  

• All samples had elevated levels of ammoniacal nitrogen;  

• WS27 has elevated levels of barium, at 22mg/kg.  

These elevated concentrations could be attributable to background concentrations 

and it is considered that the results indicate that the groundwater in the 

sand/gravel has a reasonable quality.  

The water quality of the surface water channels was found to be generally good. 

Some traces of contamination were observed in the surface water channels but are 

attributed to an up-stream and an off-site source(s).  

Should it be necessary to dewater the gravel during construction, and dependent 

on the proposed discharge location, any treatment required is not anticipated to be 

very extensive.  
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The ground investigation for the site has found in general that the site stratigraphy 

is as follows: 

• Made ground (comprising of sandy gravelly silt / silty sandy gravel with 

cobbles and boulders and typically 10% to 20% anthropogenic materials 

including brick, concrete blocks, pieces of glass and ceramics) from 

approximately 1.2 metres above Ordnance Datum, (mOD) up to -0.7mOD,   

• Silt (reclaimed and natural) from approximately 0.5mOD up to a depth of         

-2.3mOD. 

• Sand/Gravel from -0.33mOD and extending for several 10s of metres under 

the site. 

During the construction of the foundations, site services and attenuation tanks the 

site level shall be lowered to approximately -1.30mOD.  This will require the 

excavation of approximately 26,188m3 soil and approximately 356m3 of asphalt.  

Excavation will remove made ground and some of the silts and potentially some 

of the sand/gravels.  This will require a dewatering strategy.  Results indicate that 

the groundwater in the made ground and sand/gravel has an overall moderate 

quality, however elevated concentrations noted are likely linked to an off-site 

source, background concentration or a small localised hotspot.   

Once the foundations are constructed fill materials will be required to build up the 

site to the required levels, in addition further fill will be required for under hard 

and soft landscaping areas. 

Based on the results of the ground investigation, the presence of asbestos, 

polycyclic aromatic hydrocarbon (PAH) and trichloroethene were noted in the 

made ground. No significant risks were noted in relation to contaminants in the 

soil.  Water quality monitoring carried out at the site did not highlight any impacts 

from the site on water quality in the groundwater under the site or the drainage 

channels surrounding the site.  Hence the site is not seen to impact on water 

quality in the River Lee. 

The soil to be excavated has been shown to contain asbestos fibres.  The soil may 

have suitable engineering properties that could make it useful as a fill material. A 

detailed analysis shall be undertaken to consider the potential options for reuse of 

the soil.  Should this highlight potential options and subject to any legal 

requirements such as environmental licensing, the contaminated soil will be 

treated and retained on site for re-use where possible.  Suitable potential re-use 

options include between pilecaps, under hard and soft landscaping areas such as 

public open space.  This is likely to comprise a sustainable solution but will likely 

require some offsite disposal for excess soils.   

Any soil disposed of offsite (with or without treatment) is likely to be classified as 

either non-hazardous waste with trace level of asbestos or hazardous waste and 

will be exported and disposed of outside of Ireland.  

Samples from the ground investigation are to be compared to the limits defined in 

the EU Council Decision of 19 December 2002 establishing criteria and 

procedures for the acceptance of waste at landfills pursuant to Article 16 and 

Annex II to Directive 1999/31/EC, referred to as the Waste Acceptance Criteria 
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(WAC). In addition, the results are to be compared to the contents of the EPA 

Hazardous Waste Classification Paper Tool (version WM3 V1) using the online 

tool HazWaste Online to determine if the materials are considered hazardous. 

The assessment criteria used to categorise the soils are based on Irish and 

European standard criteria. The operators of landfills may use their own discretion 

to set their own limits for materials. 

Refer to the Construction and Demolition Waste Management Plan for details of 

the management of exported soils from site. 

3.5.3 Foundations 

It is proposed that the buildings are founded on Continuous Flight Auger (CFA) 

piles under pile caps.  The piles shall be installed using a method that does not 

compromise the integrity of the low permeability silt layer between the made 

ground and the gravel.  Where it is necessary for pile caps to penetrate the silt 

layer, the foundations will be detailed so that no new flow paths are created and 

that an equivalent aquitard function is maintained.  This may be achieved by the 

use of a lean-mix fill or grout injection into the gravel to replace the low 

permeability layer around the foundations. The final pile length will be the subject 

to the detailed design but are likely to be advanced a significant distance into the 

gravel.  A piling mat will be required at formation level to support the piling rig.  

3.5.4 Ground Flood Slab and Substructure  

The Ground Floor comprises of reinforced concrete suspended slab, spanning 

onto the pile caps, subject to design development. The exact depths of excavation 

required for the ground floor and foundation structures varies, depending on 

existing ground level, however it is generally in the region of 1-2.5m from 

existing ground level. 

As part of the podium structure works the outer walls and first rise of internal core 

walls and columns will be constructed in in-situ concrete.      

3.5.5 Podium Level Slab  

Due to differing structural grids at superstructure and Ground Floor and 

substructure, a transfer structure is required at Level 01 (Podium Level) under 

each of the Buildings. It is intended that this is to consist of a reinforced concrete 

flat slab, the thickness of which is dependent on the height of building supported. 

Structure supporting all other areas at Podium Level, including hard and soft 

landscaping areas will consist of flat slab construction.  

3.6 Superstructure Works  

It is envisaged that the proposed buildings are all to be a combination of in-situ 

and / or precast concrete construction. 



  

Tiznow Property Company Limited (Comer Group Ireland) Former Cork Warehouse Company Site 
Construction Environmental Management Plan 

 

267365-ARUP-XX-XX-RP-YE-0004 | P03 | 10 March 2022 | Arup 

\\GLOBAL\EUROPE\CORK\JOBS\267000\267365-00\4. INTERNAL\4-04 REPORTS\4-04-02 CONSULTING\ENVIRONMENTAL\BLOCK J - CEMP\267365-ARUP-XX-XX-RP-YE-

0004.DOCX 

Page 18 

 

Stability will be achieved through central RC cores in each building around stair 

and lift cores, extending to ground floor level, and diaphragm action of the slabs.  

The concrete framing for all buildings will be constructed on a sequential basis 

with concrete pumping envisaged. The floor slabs will be supported using 

temporary props as necessary, to ensure the stability of the structure at all times 

during the construction process. Concrete will be delivered to site using a ‘just-in-

time’ approach. This will help mitigate against traffic congestion as well as 

reducing the amount of space required for material storage on site. 

3.7 Façade and Fit Out Works  

Once the building structure has been well advanced, the completion of the facades 

and the installation of mechanical and electrical services and building finishes will 

commence. 

It is proposed that fit-out, handover and occupation of the buildings is carried out 

on a phased basis. The proposed phasing may be subject to change as the project 

progresses. 

Final drainage and utility connections will be completed towards the end of the 

construction programme for each phase. Where it is necessary for drainage or 

utilities to penetrate the silt layer, the drainage and utilities will be detailed so that 

no new flow paths are created and that an equivalent aquitard function is 

maintained.  This may be achieved by the or use of a lean-mix fill or grout 

injection into the gravel to replace the low permeability layer around the drainage 

and utilities. 

3.8 Landscaping Works  

Once the building fit-out, finishes and underground utility connections are 

substantially complete at the end of each construction phase, the completion of 

hard and soft landscaping of the Level 01 Podium areas and the Level 00 ground 

level areas will commence, including all ties-ins to existing and surrounding 

roadways and paths and cycle lanes. 

3.9 Adjacent Proposed Public Infrastructure 

Development 

The following confirmed and possible future adjacent public infrastructure 

projects may be constructed during one or more of the construction phases of the 

proposed development:   

• Marina Park Development: Phase 2 (Design stage) 

• Monahan Road Extension (Part 8 Approval) 

• Proposed BRT / LRT Corridor (Route selection stage) 

Marina Park Development: Phase 2 (Design stage) 
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In accordance with the ratified Marina Park Masterplan, Phase 2 will extend from 

the Atlantic Pond to Church Avenue and will include the "Nature" zone of the 

park, accommodating picnic areas, boating facilities, adventure play areas, 

preserved marshland zone and several architectural heritage sites. The 

development is expected to commence in Q3 of 2022 with completion by the end 

of 2023. 

Monahan Road Extension (Preliminary design stage) 

The road will be designed to meet the requirements of the Cork Metropolitan Area 

Transport Plan. A four-lane carriageway with a traffic lane and dedicated bus lane 

in each direction, segregated cycle ways and pathways are to be provided. 

Construction work is due to commence in Q2 of 2022 with an expected 

completion within 12 months. 

Proposed BRT / LRT Corridor (Route Selection stage) 

This proposed BRT / LRT Luas scheme will provide a high-capacity, high-

frequency public transport link from the eastern to the western suburbs of Cork 

and will serve a large number of significant destinations including Cork South 

Docklands along Centre Park Road. A preferred route is expected to be chosen by 

Transport Infrastructure Ireland by June 2022. 

At present, the above projects are in planning and preliminary design stages. 

Should there be an overlap in construction durations with the proposed 

development, the appointed Contractor will liaise with Cork City Council and any 

contractors appointed for the above works as required, to ensure coordination of 

construction works in the area. 

Due to the minimal environmental effects associated with the proposed 

development, significant cumulative effects are not envisaged.  

Any potential cumulative effects will be managed with the implementation of this 

Construction Environmental Management Plan.  

3.10 Other Developments 

3.10.1 Masterplan Development 

As part of an overall masterplan, Tiznow Property Company Limited (Comer 

Group Ireland) intend to develop a Strategic Housing Development (SHD) at the 

former Tedcastles Site, Centre Park Road, Cork City which will be located 

immediately north of the proposed development site. 

While planning permission for this project has not yet been sought, the project 

will be subject to various environmental assessments including an Environmental 

Impact Assessment (EIA), which will include the potential for cumulative effects 

with the proposed development, as at that point, it is intended that details of the 

proposed development will be in the public domain as an application for consent 

with An Bord Pleanála. 
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These environment assessments, along with the minimal environmental effects 

associated with the proposed development and the implementation of this 

Construction Environmental Management Plan will ensure that no significant 

cumulative effects on the environment will occur associated with the proposed 

development. Should the EIA for the project on the former Tedcastles site identify 

significant cumulative effects on the environment, An Bord Pleanála will have 

due regard to those significant cumulative effects in their decision to consent or 

refuse to give consent for that project.   

3.10.2 The Former Ford Distribution Site 

Marina Quarter Ltd propose to develop a Strategic Housing Development (SHD) 

of 1,002 no. apartments at the Former Ford Distribution Site, fronting on to Centre 

Park Road, Marquee Road and Monahan's Road, Cork. The development will 

require the demolition of existing structures, 10-year permission for the 

construction of the apartments, childcare facilities and associated site works.  

Permission was granted on the 20th April 2021.  

Due to the minimal environmental effects associated with the proposed 

development along with the absence of significant environmental effects 

associated with this permitted development, significant cumulative effects are not 

envisaged.  

3.10.3 Lands at South Docklands, Cork 

Leeside Quays Limited has submitted two planning applications for the 

redevelopment of the lands at the South Docklands, Cork City, which together 

constitute the project for the purposes of the EIAR.  

The first planning application seeks planning permission over a period of ten 

years for a proposed mixed-use development comprising five new buildings and 

the change of use and extension of the former Odlum’s Mill Building (Record of 

Protected Structures (RPS) ref. PS856) on sites bounded by Kennedy Quay to the 

north, Marina Walk to the south, Victoria Road to the west and Mill Road to the 

east, all in the South Docklands of Cork City.  

The concurrent planning application seeks planning permission over a period of 

ten years for a proposed rehabilitation hospital located in the westernmost corner 

of the western Victoria Road city block, bounded by Kennedy Quay to the north 

and Victoria Road to the west.  

A decision for this application is due on the 4th February 2022.  Should the project 

receive planning consents, no significant cumulative environmental effects are 

predicted. Potential construction-phase impacts will be managed through the 

active implementation of the CEMP for the proposed development. 
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4 Environmental Management Framework  

4.1 Overview 

The contract(s) awarded for the proposed development will include a requirement 

for the contractor to comply with relevant documentation including the planning 

(and other statutory consent) conditions received and this CEMP.   

As part of the environmental management framework contractors will be required 

to comply with all relevant environmental legislation and take account of 

published standards, accepted industry practice, national guidelines and codes of 

practice appropriate to the proposed development. Due regard should be given to 

the guidance and advice given by ISO14001 standard2 and Construction Industry 

Research and Information Association (CIRIA) guidance3,4,5. 

The contractor will be required to develop and implement an Environmental 

Management System (EMS) that follows the principles of ISO14001. Further, the 

contractor’s EMS should include an environmental policy, operational, 

monitoring and auditing procedures to ensure compliance with all environmental 

requirements and to monitor compliance with environmental legislation and the 

environmental management provisions outlined in the relevant documentation. 

4.2 Responsibilities 

4.2.1 Employer 

The Developer will be the employer responsible for ensuring that competent 

parties are appointed to undertake construction and that sufficient resources are 

made available to facilitate the appropriate management of risks to the 

environment.  

4.2.2 Employer’s Representative  

The Developer and/or the Employers Representative (ER) appointed by The 

Developer will be responsible for monitoring compliance with the CEMP. The ER 

may be required to appoint temporary or permanent specialists with appropriate 

skills and experience as required to implement on site procedures and monitor 

construction on behalf of the employer, i.e. competent experts in biodiversity, 

noise, vibration, dust, waste, land, soils, contamination and/or water. 

4.2.3 The Contractor 

The contractor(s) appointed will be responsible for the organisation, direction and 

execution of environmental related activities during the detailed design and 

construction of the proposed development. The contractor is required to undertake 

 
2 ISO (2015) ISO 14001:2015 Environmental management systems -- Requirements with guidance for use 
3 CIRIA (2015) Environmental Good Practice on Site C692 (fourth edition) (C762) 
4 CIRIA (2015) Coastal and marine environmental site guide (second edition) (C744) 
5 CIRIA (2002) Brownfield development sites: ground-related risks for buildings (X263) 
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all activities in accordance with the relevant environmental requirements 

including the consent documentation and other regulatory and contractual 

requirements. 

4.2.4 Site Manager 

A Site Manager will be appointed by the contractor to oversee the day-to-day 

management of working areas within the site and ensure that effective, safe, 

planned construction activities are delivered on an ongoing basis to the highest 

standards. The Site Manager will be a suitably qualified, competent and 

experienced professional that will oversee site logistics, communicate regularly 

with construction staff, accommodate project-specific inductions for staff on site 

and ensure that all work is compliant with the relevant design standards and health 

and safety legislation.  

4.2.5 Environmental Manager 

An Environmental Manager will be appointed by the contractor to ensure that the 

CEMP is effectively implemented. The Environmental Manager will be a suitably 

qualified, competent and experienced professional that would perform the 

necessary tasks, review environmental procedures and consult with the members 

of the construction team and stakeholders as requited. The Environmental 

Manager will be responsible for: 

• Preparing, maintaining and implementing the CEMP; 

• Establishing, implementing, and maintaining the EMS in line with ISO 14001; 

• Conducting regular environmental inspections and audits as specified in the 

contract and checking adherence to the CEMP; 

• Ensuring that construction occurs in accordance with the relevant 

environmental requirements and that such compliance is adequately recorded 

and documented; 

• Completing a site inspection and compiling an environmental compliance as 

agreed and specified in the CEMP; 

• Attending site and stakeholder meetings as required; 

• Keeping up-to-date with relevant environmental best practice and legislative 

changes; 

• Liaising with the relevant staff to prepare Method Statements and relevant 

plans for all activities where there is a risk of environmental damage; 

• Having a detailed level of knowledge on all aspects of environmental 

information associated with the proposed development; 

• Ensuring all personnel have undertaken adequate environmental inductions, 

awareness briefings and training (including subcontractors); 

• Dealing with environmental complaints; and 
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• Managing and responding to environmental incidents and ensuring that all 

incidents are recorded and reported in an appropriate manner. 

4.2.6 Public Relations and Liaison Manager 

The site is located near to number of residences and local businesses.  The Main 

Contractor will be required to ensure that all Agents, Sub-contractors and 

Suppliers act in a manner to minimise disruption to the surrounding locality.  

Keeping people informed of site operations will help create and maintain good 

relationships, fostering a co-operative atmosphere.  A Liaison Manager will be 

appointed by the Main Contractor, whose responsibility would include: 

• Regular briefings with local neighbour and business representatives on 

progress and issues. 

• Liaison with Cork City Council and emergency services as appropriate. 

• Liaison with An Garda Síochána, particularly in relation to traffic movements 

and permits. 

• Preparation of reports for the site meetings on neighbourhood issues. 

4.2.7 Environmental Specialists engaged by the Contractor  

To fulfil its obligations under the CEMP and to support its Environmental 

Manager, the contractor will be responsible for engaging suitably qualified and 

experienced professionals including where necessary the following (i.e. depending 

on the scope of the contract) competent experts:  

• Project archaeologist; 

• Project ecologist; 

• Noise and vibration specialist; 

• Air quality and dust specialist; 

• Land, soils and contamination specialist(s); and  

• Water specialist. 

4.3 Communication Procedures  

4.3.1 Community and Stakeholder Engagement  

The contractor will take all reasonable steps to engage with stakeholders in the 

local community, focusing on those who may be affected by the construction 

works including residents, businesses, community resources and specific 

vulnerable groups. 

Communication with the local community, Cork City Council and other relevant 

stakeholders shall be undertaken at an appropriate level and frequency throughout 
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construction. Where communications are related to environmental issues the 

Environmental Manager will be informed and engaged with, as appropriate. 

4.3.1.1 Community Liaison 

The Developer recognises the importance of effective community liaison in order 

to reduce nuisance to residents, to ensure public safety and welfare and to help 

ensure the smooth running of construction activities. Important issues in ensuring 

good relations are: 

• Providing information for the public during the construction phase, 
(particularly nearby sensitive receptors); 

• Providing the correct points of contact and being responsive; and 

• Ensuring good housekeeping in all aspects of the operations. 

A ‘good neighbour’ policy will be implemented, as far as possible. Key aspects of 

this policy include: 

• Early implementation of the policy i.e. from the commencement of 
construction; 

• Reduction of nuisance factors; 

• Maintaining access to neighbouring premises and businesses; 

• Clear and concise information; and  

• Undertaking timely liaison with stakeholders. 

4.3.2 Advance Notice of Works  

The contractor will ensure that local residents, businesses, occupiers, general 

users of the area and stakeholders are informed in advance of construction 

activities that may affect them. Relevant obligations and procedures in relation to 

advance notice of works will be identified in the updated CEMP.  

All notifications will detail the nature, estimated duration and working hours. All 

notifications will include a project-specific contact number to which any enquires 

can be directed. The contractor will be responsible for preparing and issuing the 

notifications subject to the relevant approval and consents. 

The Developer and the contractor in consultation with Cork City Council and 

statutory stakeholders will decide whether to arrange any further targeted 

consultation with the public or relevant stakeholders in advance of specific 

construction activities on a local basis. 

4.3.3 Emergency Contacts 

An emergency contact list will be established and made available to all 

construction staff employed. The contact list shall be displayed prominently on 

site as well as at suitable locations where construction activity is being carried out 

around working areas. The contact list will include key environmental 

representatives that may need to be contacted in the event of an incident. 
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4.3.4 Enquiries and Complaints 

The contractor will establish a process for handling all enquiries including 

complaints. All enquiries will be recorded and a log will be maintained to include 

details of the response and action taken. This will be available upon request for 

inspection to Cork City Council. All enquiries, whether a query or a complaint, 

will be dealt with in a timely manner. 

The Environmental Manager will be immediately informed of any environmental-

related issues that have been raised. Where appropriate, the Environmental 

Manager would be responsible for informing Cork City Council, relevant 

stakeholders and statutory bodies.  
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5 Environmental Management Procedures 

5.1 Training, Awareness and Competence 

The contractor (and their subcontractors) will be selected with due consideration 

of relevant qualifications and experience. The contractor will be required to 

employ construction staff with appropriate skills, qualifications and experience 

appropriate to the needs of the works to be carried out during construction.  

A site induction will be provided to all construction staff before they commence 

work on site. Where appropriate, the contractor will identify specific training 

needs for the construction workforce and will ensure that appropriate training 

requirements are fulfilled. 

The contractor will establish an Environmental Training and Awareness 

Programme and ensure that all personnel receive adequate training prior to the 

commencement of construction activities. A baseline level of environmental 

awareness will be established through the site induction programme. Key 

environmental considerations and objectives will be incorporated into this 

induction. Specifically, site inductions will cover the following as a minimum: 

• Introduction to the Environmental Manager; 

• Description of the CEMP and consequences of non-compliance; 

• The requirements of due diligence and duty of care; 

• Overview of conditions of consents, permits and licences; 

• Requirements associated with community engagement and stakeholder 

consultation; 

• Identification of environmental constraints and notable features within the 

site; and 

• Procedures associated with incident notification and reporting including 

procedures for dealing with damage to the environment. 

Nobody will work on site without first receiving environmental induction. Signed 

records of environmental training will be established, maintained and made 

available to the Employers Representative. 

Site briefings and talks would be carried out on a regular basis to ensure that 

construction staff have an adequate level of knowledge on environmental topics 

and community relations and can effectively follow environmental control 

procedures throughout construction. 

5.2 Meetings 

The Developer and/or the Employer’s Representative will arrange regular 

meetings to discuss environmental matters and ensure effective coordination to be 

attended by: 

• Tiznow Property Company Limited (Comer Group Ireland) 
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• The Employer’s Representative; 

• Contractor (including Site Manager); 

• Environmental Manager; and  

• Environmental Specialists – engaged by either Tiznow Property Company 

Limited (Comer Group Ireland) and/or the contractor. 

The Environmental Manager will be responsible for arranging and holding 

monthly meetings and site walk overs with the Employer’s Representative. The 

Environmental Manager would develop and distribute minutes of the monthly 

meetings and distribute them accordingly. 

5.3 Monitoring, Inspections and Audits 

For the duration of the contract(s), the environmental performance of the 

contractor will be monitored through site inspections and audits. The programme 

for monitoring, inspections and audits shall be specified in the contract and it is 

likely to be a combination of internal inspections and independent external audits 

that may be either random or routine.  

Records of all inspections carried out will be recorded on standard forms and all 

actions should be closed out in a reasonable time. The updated CEMP will include 

further details of inspection procedures. 

5.3.1 Monitoring 

Mitigation and monitoring will be carried out in accordance with the relevant 

environmental requirements so that construction activities are undertaken in a 

manner that does not give rise to significant negative effects. Suitable monitoring 

programmes will need to be developed, implemented, documented, and assessed. 

The results of all environmental monitoring activities would be reviewed by the 

Environmental Manager on an ongoing basis to enable trends or exceedance of 

criteria to be identified and corrective actions to be implemented as necessary. 

The contractor will be required to inform the Employer’s Representative of any 

continuous exceedances of criteria.   

5.3.2 Inspections 

Routine inspections of construction activities will be carried out by the 

Environmental Manager daily to ensure all necessary environmental measures 

relevant to the construction activities are being effectively implemented by 

construction staff, ensuring legal and contractual conformity. 

More detailed inspections would be undertaken by the Environmental Manager on 

a weekly basis.  

The weekly inspections would be appropriately documented by the Environmental 

Manager and copies of these records and any action required to be undertaken 

should be made available to the Employers Representative. 
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Each month one of the weekly inspections will include a review of environmental 

documentation and records. The monthly inspection will be recorded on a 

standard form and reported to the Employers Representative within five days of 

the inspection taking place. This standard form will address the following as a 

minimum: 

• Summary of compliance/non-compliance with the CEMP; 

• Results and interpretation of the monitoring programme; 

• Key issues noted in inspections and/or audits; 

• Summary record of non-conformities, incidents and corrective actions; 

• Summary of environmental complaints and queries received in relation to 

environmental matters; and 

• Summary record of environmental training undertaken by staff. 

5.3.3 Audits 

The Developer will arrange for independent environmental audits to be carried out 

by a third-party during construction. External audits provide the opportunity for 

an independent auditor to advise on compliance with applicable environmental 

regulatory requirements, the efficacy of the environmental management 

approaches used, and recommendations for reducing identified environmental 

risks (if considered appropriate). 

Further, regulatory and statutory bodies may undertake site visits to monitor 

compliance with legislative and regulatory requirements. These site visits may 

occur randomly throughout the construction period. The contractor will facilitate 

these visits and the Environmental Manager will be available to provide 

information as required and deal with any issues that may arise during, or as a 

result of, these visits. 

Planned and documented audits aimed at evaluating the conformance of the EMS 

would also be carried out by the Environmental Manager. The Environmental 

Manager will establish a schedule for internal audits and this inspection calendar 

will be made available to the Employer’s Representative. These environmental 

audits will be scheduled at least once every three months. 

Standard forms for reporting and audit items will be prepared and will include but 

not be limited to the following activities: 

• Review of environmental documentation to establish if relevant requirements 

are being achieved and if continual improvement is occurring; 

• Site inspection and interviews with onsite personnel; and 

• Reporting with recommendations. 

For any environmental nonconformities found, the auditor will prepare a 

Corrective Actions Report to describe and record the findings of the non-

conformance. The verification of previous Corrective Actions Reports should be 

also recorded. 
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Upon completion of an audit, the auditor will review all Corrective Actions 

Reports and prepares an Audit Report to summarise: 

• Corrective action requests raised; 

• Previous corrective action requests closed; and 

• Observations made during the audit. 

The Environmental Manager will be entitled to participate in all audits. 

Notwithstanding this, the Employers Representative shall produce and provide the 

contractor with a copy of each audit report within five working days of the audit. 

Each audit report will detail the findings from the auditor, specify non-

conformances identified and outline the proposed corrective action. 

5.4 Incident Response 

5.4.1 Corrective Actions 

5.4.1.1 Overview 

Corrective actions are measures to be implemented to rectify any non-

conformances (i.e. exceedance of criteria or targets) identified during monitoring, 

inspections and/or audits.  

In the first instance, an investigation should be undertaken by the Environmental 

Manager to identify the cause of any non-conformances. Appropriate remedial 

measures shall be identified and implemented as soon as practicable to prevent 

further exceedances. If necessary, the appropriate statutory authority and 

stakeholders will be notified. 

Where new or amended measures are proposed, the relevant CEMP will be 

updated accordingly by the Environmental Manager and the Employer’s 

Representative should be informed at the earliest opportunity.  

5.4.1.2 Corrective Action Reports 

As previously mentioned, a Corrective Actions Report is prepared on foot of any 

non-conformances identified during environmental monitoring, inspections and/or 

audits on site. The Corrective Actions Report will describe in detail the cause and 

effect of a non-conformance on site and describe the recommended corrective 

action that is required to remedy it.  

An appropriate timeline for closing out the corrective actions will be identified by 

the contractor as well as arrangements for the Environmental Manager verifying 

the Corrective Actions Report and informing appropriate authorities and 

stakeholders in a timely manner.  
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5.4.2 Emergency Incidents  

5.4.2.1 Overview 

Emergency incidents are those occurrences that give rise to significant negative 

environmental effects including but not limited to the following: 

• Any malfunction of any mitigation measure and/or environmental protection 

system; 

• Any emission that does not comply with the requirements of the contract and 

relevant licences; 

• Any circumstance with the potential for environmental pollution; or 

• Any emergency that may give rise to environmental effects (e.g. significant 

spillages or fire outbreak).  

As discussed in Section 4.3.3 an emergency contact list will be established and 

made available to all construction staff employed. The contact list shall be 

displayed prominently on site as well as at suitable locations where construction 

activity is being carried out around working areas. The contact list will include 

key environmental representatives that may need to be contacted in the event of an 

incident. 

5.4.2.2 Spill Control Measures  

Every effort will be made to prevent pollution incidents associated with spills 

during the construction of the proposed development. The risk of oil/fuel spillages 

will exist on the site and any such incidents will require an emergency response 

procedure. Given the scale and extent of the proposed development, contractors 

will carry spill kit materials in their cabins.  

The following steps provide the procedure to be followed in the event of an 

oil/fuel spill occurring on site: 

• Identify and stop the source of the spill and alert people working in the 

vicinity; 

• Notify the Environmental Manager immediately giving information on the 

location, type and extent of the spill so that they can take appropriate action; 

• If applicable, eliminate any sources of ignition in the immediate vicinity of the 

incident; 

• Contain the spill using the spill control materials, track mats or other material 

as required. Do not spread or flush away the spill; 

• If possible, cover or bund off any vulnerable areas where appropriate such as 

drains, watercourses and/or sensitive habitats; 

• If possible, clean up as much as possible using the spill control materials; 
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• Contain any used spill control material and dispose of used materials 

appropriately using a fully licensed waste contractor with the appropriate 

permits so that further contamination is limited; 

• The Environmental Manager shall inspect the site as soon as practicable and 

ensure the necessary measures are in place to contain and clean up the spill 

and prevent further spillage from occurring; and 

• The Environmental Manager will notify the appropriate stakeholders such as 

Cork City Council, National Parks and Wildlife Service, Department of 

Environment Climate and Communications, and Department of Housing, 

Local Government and Heritage and/or the EPA. 

Environmental incidents are not limited to just fuel spillages. Therefore, any 

environmental incident must be reported, recorded and investigated in accordance 

with the procedures described in Section 4.4. 

5.4.2.3 Emergency Incident Response Plan  

A set of standardised emergency response procedures will govern the 

management of emergency incidents. The contractor will be required to detail 

emergency incident response procedures and to develop an Emergency Incident 

Response Plan.  

The Emergency Incident Response Plan will contain emergency phone numbers 

and the method of notifying local authorities, statutory authorities and 

stakeholders. Contact numbers for key personnel will also be included therein. 

Contractors will be required to adhere to and implement these procedures and 

ensure that all staff and personnel on site are familiar with the emergency 

arrangements. 

In the case of work required in an emergency, or which if not completed would be 

unsafe or harmful to workers, the public or local environment, Cork City Council 

will be informed as soon as reasonably practicable of the reasons and likely 

duration. Examples may include where the ground needs stabilising if unexpected 

ground conditions are encountered, concrete pouring taking longer than 

anticipated due to delayed deliveries or equipment failure. 

In the event of an emergency incident occurring, the contractor will be required to 

investigate and provide a report including the following, as a minimum: 

• A description of the incident, including location, the type and quantity of 

contaminant and the likely receptor(s); 

• Contributory causes; 

• Negative effects; 

• Measures implemented to mitigate adverse effects; and  

• Any recommendations to reduce the risk of similar incidents occurring. 

The contractor will consult with the relevant statutory authorities, stakeholders 

and relevant parties such as the Health and Safety Authority, the Fire Authority, 

the Ambulance Service, the EPA, utilities companies and Cork City Council when 
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preparing and developing response measures. Further, if any sensitive receptor is 

impacted, the appropriate environmental specialists will be informed and 

consulted with accordingly.  

Any response measures will be incorporated into an updated Emergency Incident 

Response Plan that should be disseminated accordingly to construction staff, The 

Developer and the Employer’s Representative.  

5.4.2.4 Emergency Access 

The contractor will be required to maintain emergency access routes throughout 

construction and identify site access points for each working area. 

This should be developed in partnership with the emergency services and 

documented as part of the Emergency Incident Response Plan.  

5.4.3 Extreme Weather Events  

The contractor will consider the effects of extreme weather events and related 

conditions during construction. The contractor will use a short to medium range 

weather forecasting service from Met Eireann or other approved meteorological 

data and weather forecast provider to inform short to medium term programme 

management, environmental control and mitigation measures. 

All measures deemed necessary and appropriate to manage extreme weather 

events will be considered and will specifically cover training of personnel and 

prevention and monitoring arrangements for staff. As appropriate, method 

statements will also consider extreme weather events where risks have been 

identified, e.g., construction works adjacent to public roads and business 

premises.  

5.4.4 Unexpected Discoveries  

Appropriate procedures will be put in place in the event of encountering 

unexpected archaeological or cultural heritage assets or subsurface contamination 

during intrusive ground works.  

Appropriate procedures will be developed as part of the CEMP and the 

Environmental Manager will ensure that specialists (e.g., archaeologist) are 

facilitated to ensure management in accordance with industry best practice and 

effective compliance with the relevant legislation. All unexpected discoveries will 

be reported to the appropriate authorities and documented in an appropriate 

manner. 
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5.5 Reporting 

5.5.1 Environmental Compliance Report 

The contractor will be required to submit a monthly report to the Employer’s 

Representative for review and approval. The report shall address the following as 

a minimum: 

• Summary of compliance with the CEMP including identification of any non-

conformances; 

• Interpretation of the results of ongoing monitoring;  

• Detailed description of any issues and/or non-conformances identified during 

inspections and/or audits; 

• Record of incidents and corrective actions (including Corrective Actions 

Reports as appropriate); 

• Synopsis of environmental complaints received / queries raised by 

stakeholders; and 

• Records of environmental training undertaken (as appropriate). 

5.5.2 Incident Investigation Reports 

The contractor will inform the Employer’s Representative of all emergency 

incidents immediately and prepare an initial report within 24 hours setting out the 

details of the incident and cause(s) if known. The contractor will be required to 

complete the Environmental Incident Report and any further documentation 

requested by the Employer’s Representative in relation to the incident within 7 

days of the incident occurring. The Contractor will respond to all comments made 

by the ER on any incident. 

The Environmental Incident Report will contain details of the incident including 

the location, known and suspected causes and weather conditions. It will define 

the scale and effects (short, medium, long term, temporary/permanent) as well as 

required corrective actions and mitigation/ remediation/compensation measures 

(as appropriate). 

5.6 Environmental Records 

Records of all environmental documentation will be maintained including 

monitoring, test results, method statements and plans. All records will be kept up 

to date and be made available for audits, inspections and periodical reporting. The 

Contractor will maintain the following environmental records (as a minimum) that 

will be made available for inspection to the Employer’s Representative and the 

relevant authorities, if required: 

• Management Plans; 

• Records of environmental incidents; 
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• Monthly environmental reports; 

• Records of environmental training; 

• Register of environmental complaints; 

• Corrective Action Reports; 

• Environmental inspection and audit reports; 

• All monitoring data; 

• Waste and chemical inventories; and  

• Health and Safety records.  
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6 Site Management and General 

Requirements 

6.1 Good Housekeeping 

A “good housekeeping” policy will be employed at all times. This will include, 

but not necessarily be limited to, the following requirements: 

• General maintenance of working areas and cleanliness of welfare facilities and 

storage areas; 

• Provision of site layout map showing key areas such as first aid posts, material 

storage, spill kits, material and waste storage, welfare facilities etc; 

• Maintain all plant, material and equipment required to complete the 

construction work in good order, clean, and tidy; 

• Keep construction compound, access routes and designated parking areas free 

and clear of excess dirt, rubbish piles, scrap wood, etc. at all times; 

• Details of site managers, contact numbers (including out of hours) and public 

information signs (including warning signs) will be provided at the boundaries 

of the working areas;  

• Provision of adequate welfare facilities for site personnel; 

• Installation of appropriate security, lighting, fencing and hoarding at each 

working area; 

• Effective prevention of oil, grease or other objectionable matter being 

discharged from any working area; 

• Provision of appropriate waste management at each working area and regular 

collections to be arranged; 

• Excavated material generated during construction will be reused on site as far 

as practicable and surplus materials/soil, should it be deemed a by-product, 

shall be recovered or if considered to be waste material, disposed of to a 

suitably authorised waste facility site; 

• Effective prevention of infestation from pests or vermin including 

arrangements for regular disposal of food and material attractive to pests will 

be implemented. If infestation occurs the contractor will take appropriate 

action to eliminate and prevent further occurrence; 

• Maintenance of self-contained wheel washing facilities at the construction 

compound and other contaminant measures as required; 

• No discharge of site runoff or water without agreement of the relevant 

authorities and an appropriate discharge licence, if relevant; 

• Open fires will be prohibited at all times; 

• The use of less intrusive noise alarms which meet the safety requirements, 

such as broadband reversing warnings, or proximity sensors to reduce the 

requirement for traditional reversing alarms; 
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• Maintenance of public rights of way, diversions and entry/exit areas around 

working areas for car users, pedestrians and cyclists where practicable and to 

achieve inclusive access; and  

• Material handling and/or stockpiling of materials, where permitted, will be 

appropriately located to minimise exposure to wind. Water misting or sprays 

shall be used as required if particularly dusty activities are necessary during 

dry or windy periods. 

6.2 Health and Safety 

The primary aim of planning for safety on this site is ensuring the safety of people 

involved in and affected by the development.  This includes pedestrians, road 

users, neighbours, site staff and visitors to site.  

The following are examples of some site specific issues that will have to be 

addressed during the construction of the proposed development: 

• Managing demolition works and disposal of demolished materials 

• Identifying, storing and handling of hazardous and contaminated materials 

• Protecting existing roadways against damage, in particular in areas where 

excavations and retaining structures are proposed adjacent to roadways. 

• Identifying, diverting, maintaining and connecting to existing live services. 

• Managing vehicular and pedestrian traffic on the surrounding roadways for the 

duration of the construction works. 

• Managing crane movements to limit lifting over live buildings and roadways.  

All Contractors must progress their works with reasonable skill, care and 

diligence and, at all times, proactively manage the works in a manner most likely 

to ensure the safety, health and welfare of those carrying out construction works, 

pedestrians, road users and other interacting stakeholders. 

Contractors are further required to ensure that, as a minimum, all aspects of their 

works and project facilities comply with legislation, good industry practice and all 

necessary consents.  

Health and Safety requirements will be further expanded and developed within the 

Main Contractor’s Construction Management Plan and Construction Stage Health 

and Safety Plan required to be prepared by the Project Supervisor at Construction 

Stage, prior to the commencement of works on site. 

6.3 Working Hours 

Hours of construction are to be between the hours of 07:00 and 19:00, Monday to 

Friday, and 07:00 to 16:00 on Saturdays or as stipulated on the Planning 

Permission in due course.   
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Due to the specific nature of some construction activities, or to mitigate disruption 

to the local environment, there may be a requirement for working outside these 

hours. Should this be required, it will be by agreement with Cork City Council 

(CCC).   

6.4 Security 

Adequate security will be provided to prevent unauthorised entry to or exit from 

any working areas. The following measures may be used to prevent unauthorised 

access: 

• Install CCTV and alarm systems where required; 

• CCTV and security systems will be sited and directed so that they do not 

intrude into occupied residential properties; 

• Provide adequate security guards and patrols where required; 

• When there is no site activity, close and lock site gates and set appropriate site 

security provisions in motion; 

• Consult with neighbouring properties, local businesses and local crime 

prevention officers including Cork City Council and An Garda Síochána on 

site security matters as required; and  

• Prevent access to restricted areas and neighbouring properties by securing 

equipment on site such as scaffolding and ladders. 

6.5 Hoarding and Fencing 

Following possession of the site, the Main Contractor will erect a suitably robust 

hoarding around the perimeter of the site.  This will provide separation of the 

construction works from the adjacent roadways and buildings.  The plan 

alignment of the hoarding may not remain constant for the entire works and is 

likely to change to meet the particular requirements and constraints of 

construction sequence. 

Where existing secure site boundary has been removed, the hoarding will 

typically take the form of standard plywood hoarding to a height of 2.4m, as 

illustrated in Figure 5. IBEX and/or Harris fencing, or alternate fencing/hoarding 

and the existing boundary may also be used in places, given the large site and 

phased nature of the construction works. Controlled access points to the site, in 

the form of gates or doors, will be kept locked for any time that these areas are not 

monitored (e.g. outside working hours).  The hoarding will be painted, well 

maintained and may contain graphics portraying project information. 
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Figure 5: Example of Suitable Hoarding 

6.6 Site Access 

Primary Construction access will be from the existing access from Marquee Road 

with exact locations to be determined and agreed with CCC as construction 

phasing develops as outlined in Section 2.5. 

6.7 Site Security 

The Main Contractor will be responsible for the security of the site for the 

duration of the works.  All reasonable precautions will be taken to prevent 

unauthorised access to the site, the works and adjoining property.  Adequate 

safeguards will be put in place to protect the site, the works, products / materials, 

plant and any existing buildings affected by the construction works from damage, 

theft and trespass. For site access refer to Section 2.5.  

As part of their site security responsibilities, the Main Contractor will be required 

to: 

• Install and maintain adequate site hoarding to the site boundary with adequate 

controlled access and egress points. 

• Maintain site security at all times. 

• Install access security in the form of turnstiles and gates for staff. 

• Ensure restricted access is maintained to the works. 
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• Monitor and record all deliveries to site and materials / waste taken off site. 

All staff will be made fully aware of their individual responsibilities with regard 

to safety and security and will undertake their work in accordance with such 

guidelines.  All staff and operatives will be fully inducted into the security, health 

and safety and logistic requirements on site. 

6.8 Site Compound and Material Storage  

The extent of compound and storage space required by the Main Contractor will 

vary for the duration of the works.   

For the enabling works and earthworks phases, the Main Contractor will likely 

require a large-scale compound for storage and segregation of hazardous and non-

hazardous excavated material. For the main construction works, the Main 

Contractor will again require a large compound and material storage area.   

Given the size and open nature of the adjoining former Tedcastles site to the 

north, which is in the ownership of the client, it is envisaged that there is adequate 

space for the site compound, and adequate space to store such materials on a 

temporary basis, with no provisions for off-site storage proposed currently. 

The Main Contractor is responsible for obtaining all necessary permissions from 

relevant statutory bodies, including local authorities, for the disposal of water off 

site. Standing water should be cleared as soon as is practicable or treated with an 

approved product at least once a week.  

The Main Contractor is to ensure that there is no hazardous build-up of water and 

is to provide for temporary disposal of rainwater from the site during the course of 

the works. Any water that is potentially contaminated is to be treated on site by 

way of sediment/filtration tanks and comply with a waste disposal licence 

obtained by the Contractor from the Local Authority.  

6.9 Craneage  

The construction works will require the use of a tower cranes on site.  It is 

envisaged that 3-4 no. 50m jib length tower cranes may be required to provide the 

necessary site coverage.  The cranes will be required for the moving of building 

materials on site such as formwork for concrete, reinforcement, precast concrete, 

steelwork, façade elements, plant and general building materials. Mobile cranes 

may also be utilised to assist in some elements of the construction works such as 

façade installation.  The Main Contractor will develop a crane management plan 

to limit lifting operations over live buildings and roadways.  The layout of cranes 

to achieve maximum coverage of the site will be determined by the Main 

Contractor. Given the proposed height of the buildings, crane(s) servicing the 

tallest buildings should be notified 30 days in advance to aviation authorities, IAA 

and Cork Airport, in accordance with statutory requirements. 
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6.10 Dust  

A dust minimisation plan will be formulated for the demolition and construction 

phase of the project.  The Main Contractor shall put in place a regime for 

monitoring dust levels in the vicinity of the site during works using the Bergerhoff 

Method (German Standard VDI 2119, 1972).  The minimum criteria to be 

maintained shall be the limit specified by the Environmental Protection Agency 

(EPA) for licenced facilities in Ireland which is 350mg/m²/day as a 30-day 

average.  The Main Contractor shall monitor dust during construction to ensure 

the limits are not breached throughout the project.   

The level of monitoring and adoptions of mitigation measures will vary 

throughout the construction works depending on the type of activities being 

undertaken and the prevailing weather conditions at the time.  For instance, 

additional monitoring and mitigation such as damping down of earth mounds on 

site would be undertaken if the prevailing weather conditions are dry and windy.   

The key aspects of controlling dust are listed below.  In summary the measures 

which will be implemented will include: 

• Prior to demolition buildings will be soft striped internally initially (walls and 

windows in the rest of the building to remain where possible, to provide a 

screen against dust).  

• During the demolition process, water suppression will be used, preferably with 

a hand-held spray. Only the use of cutting, grinding or sawing equipment 

fitted or used in conjunction with a suitable dust suppression technique such as 

water sprays/local extraction will be used.   

• Drop heights from conveyors, loading shovels, hoppers and other loading 

equipment will be minimised, if necessary fine water sprays will be employed. 

• Hard surface roads will be swept to remove mud and aggregate materials from 

their surface while any un-surfaced roads will be restricted to essential site 

traffic. 

• Any road that has the potential to give rise to fugitive dust will be regularly 

watered, as appropriate, during dry and/or windy conditions. 

• Vehicles exiting the site shall make use of a wheel wash facility where 

appropriate, prior to entering onto public roads. 

• Vehicles using site roads will have their speed restricted, and this speed 

restriction will be enforced rigidly. On any un-surfaced site road, this will be 

20 kph, and on hard surfaced roads as site management dictates. 

• Public roads outside the site will be regularly inspected for cleanliness and 

cleaned as necessary. 

• Material handling systems and site stockpiling of materials will be designed 

and laid out to minimise exposure to wind. Water misting or sprays will be 

used as required if particularly dusty activities are necessary during dry or 

windy periods. 



  

Tiznow Property Company Limited (Comer Group Ireland) Former Cork Warehouse Company Site 
Construction Environmental Management Plan 

 

267365-ARUP-XX-XX-RP-YE-0004 | P03 | 10 March 2022 | Arup 

\\GLOBAL\EUROPE\CORK\JOBS\267000\267365-00\4. INTERNAL\4-04 REPORTS\4-04-02 CONSULTING\ENVIRONMENTAL\BLOCK J - CEMP\267365-ARUP-XX-XX-RP-YE-

0004.DOCX 

Page 41 

 

• During movement of materials both on and off-site, trucks will be stringently 

covered with tarpaulin at all times. Before entrance onto public roads, trucks 

will be adequately inspected to ensure no potential for dust emissions.   

At all times, these procedures will be strictly monitored and assessed. In the event 

of dust nuisance occurring outside the site boundary, movements of materials 

likely to raise dust would be curtailed and satisfactory procedures implemented to 

rectify the problem before the resumption of construction operations. 

6.11 Dirt 

Given the volumes of traffic generated by aspects of the construction works, 

particularly during the earthworks, the Main Contractor shall ensure, where 

appropriate: 

• A sufficient number of wheel wash facilities are provided at each egress point 

from the site. 

• The wheel wash must be kept in place and used throughout the critical dirt 

generating activities of the construction works.   

• Water supplies servicing the wheel wash will be from recycled sources, where 

possible.  All waters shall be drained through appropriate filter material prior 

to discharge. 

• The Main Contractor will endeavour to mitigate the risk of blockage of local 

gullies and drains due to construction materials and will carry out drain 

clearing as required. 

6.12 Road and Footpath Maintenance  

In addition to the dirt control measures listed above, the following measures will 

be taken to ensure that the site and surroundings are kept clear, tidy and well 

maintained: 

• A regular programme of site tidying will be established to ensure a safe and 

orderly site. 

• Food waste will be strictly controlled on all parts of the site. 

• Scaffolding will have debris netting attached to prevent materials and 

equipment being scattered by the wind. 

• In the event of any fugitive solid waste escaping the site, it will be collected 

immediately and removed to storage on site, and subsequently disposed of in 

the appropriate manner. 

• If the existing roads or footpaths around the site are damaged as a 

consequence of the construction, the Contractor will carry out repairs to same. 
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6.13 Services and Lighting 

6.13.1 Services and utilities  

Site services will be installed as part of the enabling works in parallel with the 

rearrangement and diversion of existing utilities. Working areas will be powered 

by mains supplies or diesel generators where an electrical supply is not available. 

6.13.2 Lighting 

Site lighting will typically be provided by tower mounted 1000W metal halide 

floodlights. The floodlights will be cowled and angled downwards to minimise 

spillage to surrounding properties. The following measures will be applied in 

relation to site lighting: 

• Lighting will be provided with the minimum luminosity sufficient for safety 

and security purposes. Where practicable, precautions will be taken to avoid 

shadows cast by the site hoarding on surrounding footpaths, roads and amenity 

areas;  

• Motion sensor lighting and low energy consumption fittings will be installed 

to reduce usage and energy consumption; and  

• Lighting will be positioned and directed as not to unnecessarily intrude on 

adjacent buildings and businesses, ecological receptors and structures used by 

protected species, nor to cause distraction or confusion to passing motorists. 

6.14 Welfare Facilities  

Welfare facilities will be provided, as appropriate, for construction staff and site 

personnel such as locker rooms, toilets, showers, kitchen etc. The construction 

compound will be used as the location for worker welfare facilities.  

Potable water will be made available by installing a temporary construction water 

connection.  

6.15 Reinstatement of Working Areas on Completion 

All working areas and access routes will be reinstated as work proceeds during 

construction. All plant, equipment, materials, temporary infrastructure and 

vehicles will be removed at the earliest opportunity. 
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7 Environmental Management  

This section describes the specific environmental requirements identified as part 

of the specimen design and associated ecological reports that will need to be 

adhered to. 

It should be noted that the measures in this CEMP provide a summary of 

minimum requirements that will be developed as the project progresses. It is 

intended that the measures set out herein will be discussed in more detail with 

relevant stakeholders as required to support the identification of any additional 

measures to be taken account of during construction.   

7.1 Construction Traffic Management 

7.1.1 Site Access 

Refer to Section 2.5.  

7.1.2 Construction Traffic Mitigation 

7.1.2.1 General Construction Strategy 

Construction traffic will be limited to certain routes and times of day, with the aim 

of keeping disruption to existing traffic and residents to a minimum.  To minimise 

disruption to the local areas, construction traffic volumes will be managed through 

the following measures: 

• During peak hours, ancillary, maintenance and other site vehicular movements 

will be discouraged. 

• Daily construction programmes will be planned to minimise the number of 

disruptions to surrounding streets by staggering HGV movements to avoid site 

queues. 

• HGV routes to and from the site will be developed in agreement with Cork 

City Council and with the objective of minimising the impact in the local area 

for residents and businesses. HGV trips to and from the site for construction 

will only be via Centre Park Road from the Victoria Road Roundabout. 

• Parking restrictions and management measures on adjacent streets/residential 

areas will be reviewed and implemented as necessary in agreement with the 

local residents and CCC to avoid any site parking overspill issues. 

• It is likely that and adjacent site will be available as a compound/parking area, 

but the amount of construction personnel parking available here will be 

limited. The contractor will be required to promote travel by sustainable 

modes of transport, see Section 7.1.2.4 
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7.1.2.2 Hours of Working 

Construction operations on site are proposed to be between the hours of 07:00 and 

19:00, Monday to Friday, and 07:00 to 16:00 on Saturdays. Similarly, deliveries 

of materials to site will generally be between the hours of 07:00 and 19:00, 

Monday to Friday, and 08:00 to 16:00 on Saturdays.   

The construction shift times will ensure construction traffic will have limited 

impact on the peak periods of 07:30-08:30 in the morning and 17:15-18:15 in the 

evening as it is envisaged most construction staff will arrive to work before 07:00 

in the morning and leave after 19:00 in the evening. 

Due to the specific nature of some construction activities, or to mitigate disruption 

to the local environment, there may be a requirement for working outside these 

hours. Should this be required, it will be by agreement with Cork City Council 

(CCC).   

7.1.2.3 Construction Traffic Management Plan 

A Construction Traffic Management Plan (CTMP) will be developed by the 

Contractor and presented to CCC for approval prior to commencement of the 

construction works. The CTMP will contain detailed temporary traffic 

management drawings for each construction stage and will include the mitigation 

measures described in this section.  

7.1.2.4 Mobility Management 

The contractor will be required as part of the contract to introduce a Construction 

Stage Mobility Management Plan for its workforce to encourage access to the site 

by means other than by private car. The following section identifies some of the 

measures the contractor will provide as part of the Mobility Management Plan.   

The Construction Stage Mobility Management Plan will form part of the overall 

Construction Traffic Management Plan and will be agreed with Cork City Council 

prior to works beginning on site.   

Walking: The pedestrian environment surrounding the site is considered to be 

good with footpaths provided along all roads. Good pedestrian routes exist 

between the site and nearby bus stops on the Monahan Road and on the Blackrock 

Road.  

Cycling: Cycle parking spaces and associated showers and lockers will be 

provided on the site for construction staff.  

Car Sharing: Car sharing among construction staff should be encouraged, 

especially from areas where construction staff may be clustered. The Contractor 

shall aim to organise shifts in accordance to staff origins, hence enabling higher 

levels of car sharing. Such a measure offers a significant opportunity to reduce the 

proportion of construction staff driving to the site car parking facility and will 

minimise the potential traffic impact on the road network surrounding this facility. 

Public Transport: The Contractor will issue an information leaflet to all staff as 

part of their induction on site highlighting the location of the various public 
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transport services in the vicinity of the construction site, including bus routes that 

operate in the vicinity of the site. The Contractor will also offer the “Travel to 

Work Scheme” to employees. 

7.2 Air Quality and Climate 

Emissions to air during construction will occur, although the prevailing weather, 

the extent of the works and the distance from sensitive receptors will determine 

the extent of the effects. The focus of the control procedures will therefore be to 

reduce the generation of airborne material. 

‘Standard mitigation’ measures will be implemented, as per guidance presented in 

the TII document Guidelines for the Treatment of Air Quality during the Planning 

and Construction of National Road Schemes (TII, 2011). These will include the 

following: 

• Spraying of exposed earthwork activities, temporary stockpiles and site haul 
roads during dry weather; 

• Provision of wheel washes facilities at the site entrance; 

• Covering of temporary stockpiles; 

• Control of vehicle speeds, speed restrictions and vehicle access; and 

• Sweeping of hard surface roads. 

In addition, the following measures will be implemented. These measures are 

based on best practice as outlined in the British Research Establishment (BRE) 

document Controlling particles, vapour and noise pollution from construction 

sites (BRE, 2003) and the Institute of Air Quality Management (IAQM) document 

Guidance on the assessment of dust from demolition and construction (IAQM, 

2016).  

• Exhaust emissions from vehicles operating within the working areas, 

including trucks, excavators, diesel generators or other plant equipment, will 

be controlled by the contractor through regular servicing of machinery; 

• During dry periods when dust generation is likely or during windy periods, 

working areas and vehicles delivering material with dust forming potential 

will also be sprayed with water, as appropriate; 

• Areas where materials will be handled and stockpiled will be designed to 

minimise their exposure to wind – all temporary stockpiles shall be kept to the 

minimum practicable height with gentle slopes; 

• There shall be no long-term stockpiling within the working areas and storage 

time will be minimised; 

• Material drop heights from plant to plant or from plant to stockpile will be 

minimised; 

• Dust screens will be implemented at locations where there is the potential for 

air quality effects during the construction phase e.g. mesh netting to be erected 

around the scaffolding to minimise dust emissions from the site; and  

• Truck loads will be covered when carrying material likely to generate dust.  
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Employee awareness is also an important way that dust may be controlled on any 

site. Staff training and the management of operations will ensure that all dust 

suppression methods are implemented and continuously inspected. Further details 

on employee training is provided in Section 5.1 above.  

The following mitigation measures will be implemented during the construction 

phase of the development to minimise CO2 emissions: 

• A Construction Traffic Management Plan to be prepared by the contractor in 

advance of the commencement of the construction will be implemented in full. 

This will minimise congestion and encourage car sharing and the use of public 

transport, where practicable; 

• Materials will be handled efficiently on site to minimise the waiting time for 

loading and unloading, thereby reducing potential emissions; 

• Engines will be turned off when machinery is not in use; and 

• The regular maintenance of plant and equipment will be carried out. 

7.3 Noise and Vibration 

7.3.1 Noise 

A Noise and Vibration Management Plan (NVMP) will be formulated for the 

demolition and construction phase of the project.  The main contractor is required 

to follow and implement where required, the procedures set out in the NVMP. 

The main contractor will have responsibility for managing construction noise and 

vibration in accordance with the procedures outlined in the NVMP. Where 

required, appropriate mitigation measures shall be implemented to minimise 

significant impacts at receptor locations. 

A noise monitoring programme will be implemented on site for the duration of the 

construction works. Noise monitors shall be maintained and operated as per the 

methods set out in the NVMP. 

Construction noise should not exceed the threshold values outlined in Table 2 at 

residential dwellings, or further limits if imposed by the Local Authority or 

specified in the NVMP. 

Table 2 Construction noise threshold for significant effect at dwellings 

Period over which criterion applies Noise impact criterion (LAeq, 1hr) 

Monday to Friday Day: 7.00am to 7.00pm 70 dB 

Evening: 7.00pm to 

10.00pm 
60 dB* 

Night: 10.00pm to 

7.00am 
The higher of 45 dB or the ambient level* 
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Saturday: Day: 7.00am to 2.00pm 

(work outside these hours will not be permitted) 

65 dB 

Note: *Construction activity at these times, other than that required for emergency 

works, will require the explicit permission of the relevant Local Authority. 

7.3.2 Vibration 

Table 3 sets out the vibration threshold levels applicable at nearby soundly 

constructed buildings to avoid any cosmetic damage to the building. 

Table 3 Construction vibration maximum allowable levels 

Property Type Allowable vibration (in terms of peak particle velocity) at the closest 

part of sensitive building to the source of vibration, at a frequency of 

Less than 15Hz 15 to 50Hz 40Hz and above 

Residential or 

light commercial 

buildings 

15 mm/s 20 mm/s 50 mm/s 

The main Contractor shall be required to assess and monitor vibration levels 

during critical work activities to identify any risks of vibration impacts at nearby 

receptors in accordance with the procedures outlined in the NVMP. 

7.3.3 General  

Specific noise abatement measures will be taken to comply with the 

recommendations of BS 5228-1 and 2:2009+A1:2014 Code of practice for noise 

and vibration control on construction and open sites: Noise and vibration (BSI, 

2014) and the European Communities (Noise Emission by Equipment for Use 

Outdoors) Regulations, 2001 (EC, 2001). 

The following specific measures will be implemented during the construction 

phase to ensure noise and vibration effects are minimised:  

• Site representatives shall be appointed to be responsible for matters relating to 

noise and vibration; 

• Equipment will be switched off when not required;  

• Internal haul routes will be well maintained;  

• Rubber linings shall be used in chutes and dumpers etc. to reduce impact 

noise;  

• Plant and vehicles will be started sequentially rather than all together; 

• Construction plant and activities to be employed on site will be reviewed to 

ensure that they are the quietest available for the required purpose; 
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• Generators will be located away from sensitive receivers and will be enclosed; 

• Where required, improved sound reduction methods e.g. enclosures shall be 

used;  

• For all construction works likely to generate off-site vibration, the contractor 

will be required to meet the vibration limits set out in BS 5228. 

• Acoustic barriers will be provided around construction works to minimise the 

effects of noise and vibration generating activities in the vicinity of sensitive 

locations;  

• Typically, site activities will be limited to 7:00am – 7pm, Monday to Friday; 

and 7am – 4pm on Saturdays. It may also be necessary in exceptional 

circumstances to undertake some other types of activities outside of normal 

construction core working hours. Any such working hours outside the normal 

construction core working hours will be agreed with Cork City Council. The 

planning of such works will have regard to nearby sensitive receptors;  

• A Community Liaison Plan shall be prepared to provide for effective 

community liaison to help ensure the smooth running of construction activities 

and to address any issues that may arise. 

• Avoid unnecessary revving of engines and switch off equipment when 

not required; 

• Keep internal haul routes well maintained and avoid steep gradients; 

• Use rubber linings in, for example, chutes and dumpers to reduce impact 

noise; 

• Minimise drop height of materials; and  

• Start-up plant and vehicles sequentially rather than all together. 

The following more specific measures will also be implemented where 

practicable: 

• In accordance with Best Practicable Means, plant and activities to be 

employed on site will be reviewed to ensure that they are the quietest 

available for the required purpose;  

• Where required, improved sound reduction methods, e.g. enclosures 

should be used; 

• Site equipment should be located away from noise sensitive areas, as 

much as is feasible; 

• Regular and effective maintenance by trained personnel should be 

carried out to reduce noise and/or vibration from plant and machinery;  

• A 2.4 metre high hoarding will be provided around the construction site; 

• Limiting the hours during which site activities likely to create high levels 

of noise or vibration are carried out; 

• Establish channels of communication between the contractor/developer, 

Local Authority and residents; 
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• Appointing of a site representative responsible for matters relating to 

noise and vibration.  

7.4 Biodiversity  

Sie specific measures have been outlined in the Invasive Species Management 

Plan which is included as Appendix A.  

Mitigation measures concerning noise and vibration and water quality have been 

outlined in Section 7.3 – Noise and Vibration and Section 7.8 – Water. 

7.5 Archaeology, Architecture and Cultural Heritage  

Archaeological monitoring of ground excavation works during the construction 

phase will be carried out by a suitably qualified archaeologist licensed by the 

National Monument Service. This is in accordance with Section 4.7.2.3 

(Archaeological Monitoring) of the South Docks Local Area Plan (2008). In the 

event that any archaeological remains are identified during the course of 

monitoring, they will be recorded and left to remain securely in situ while the 

National Monuments Service and Cork City Council are consulted to determine 

further appropriate mitigation measures, which may entail preservation in situ by 

avoidance or preservation in record by archaeological excavation. A report 

comprising a written and photographic record of the results of the archaeological 

monitoring will be compiled and submitted to the National Monuments Service 

and Cork City Council. 

7.6 Townscape and Visual  

The proposed measures relate to implementation of appropriate site management 

procedures – such as the control of site lighting, storage of materials, placement of 

compounds, delivery of materials, car parking, etc.  

• Visual impact during the construction phase will be mitigated somewhat 

through appropriate site management measures and work practices to ensure 

the site is kept tidy, dust is kept to a minimum, and that public areas are kept 

free from building material and site rubbish.  

• Site hoarding will be appropriately scaled, finished and maintained for the 

period of construction of each section of the works as appropriate.  

• To reduce the potential negative impacts during the construction phase, good 

site management and housekeeping practices will be adhered to. The visual 

impact of the site compound and scaffolding visible during the construction 

phase are of a temporary nature only and therefore require no remedial action 

other than as stated above. 

7.7 Land and Soils 

The following measures will be implemented in relation to land and soils during 

construction: 
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• Potential pollutants shall be adequately secured against vandalism and will 

be provided with proper containment according to the relevant codes of 

practice. Any spillages will be immediately contained, and contaminated 

soil shall be removed from the proposed development and properly 

disposed of in an appropriately licensed facility. 

• Dust generation shall be kept to a minimum through the wetting down of 

haul roads as required and other dust suppression measures. 

• Any stockpiles of earthworks and site clearance material shall be stored on 

impermeable surfaces and covered with appropriate materials where 

necessary.  

• Silt traps shall be placed in gullies to capture any excess silt in the run-off 

from working areas. 

• Soil and water pollution will be minimised by the implementation of good 

housekeeping (daily site clean-ups, use of disposal bins, etc.) and the 

proper use, storage and disposal of these substances and their containers as 

well as good construction practices as described the CIRIA guidance.  

• A contingency plan for pollution emergencies will also be developed by 

the appointed contractor prior to the commencement of works and 

regularly updated. The contingency plan will identify the actions to be 

taken in the event of a pollution incident in accordance with the CIRIA 

guidance which requires the following to be addressed:  

o Containment measures; 

o Emergency discharge routes; 

o List of appropriate equipment and clean-up materials; 

o Maintenance schedule for equipment; 

o Details of trained staff, location and provision for 24-hour cover; 

o Details of staff responsibilities; 

o Notification procedures to inform the relevant environmental 

protection authority or Cork City Council  

o Audit and review schedule; 

o Telephone numbers of statutory water undertakers and local water 

company; and 

o List of specialist pollution clean-up companies and their telephone 

numbers. 

Loss of crushed rock aggregate and granular aggregate potential area 

Excavated material will be removed during the construction phase. Where 

possible, excavated material will be reused as construction fill. The appointed 

contractor will ensure acceptability of the material for reuse for the proposed 

development with appropriate handling, processing and segregation of the 

material. This material would have to be shown to be suitable for such use and 

subject to appropriate control and testing according to the Earthworks 

Specification(s). These excavated soil materials will be stockpiled located within 

the working area where possible, using an appropriate method to minimise the 
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impacts of weathering. Care will be taken in reworking this material to minimise 

dust generation, groundwater infiltration and generation of runoff. Any surplus 

suitable material excavated that is not required elsewhere for the proposed 

development shall be used for other projects where possible, subject to 

appropriate approvals/notifications. 

Ground movements 

Ground movement, horizontal movement and vibration monitoring will be 

implemented during construction activities to ensure that the construction does not 

exceed the design limitations. 

Ground movements will be controlled through the selection of a foundation type 

and method of construction which are suitable for the particular ground 

conditions. 

Pollution from construction activities 

The employment of good construction management practices will minimise the 

risk of pollution of soil, storm water run-off, adjacent watercourses and 

groundwater. The construction management of the site will take account of the 

recommendations of the CIRIA guidance Control of Water Pollution from 

Construction Sites – Guidance for consultants and contractors (Masters-Williams 

et al., 2001) to minimise as far as possible the risk of soil, groundwater and 

surface water contamination. 

Measures, as recommended in the guidance above, that will be implemented to 

minimise the risk of spills and contamination of soils and waters, include:  

• Training of site managers, foremen and workforce, including all 

subcontractors, in pollution risks and preventative measures; 

• Careful consideration will be given to the location of any fuel storage 

facilities. These will be designed in accordance with guidelines produced by 

CIRIA, and will be fully bunded; 

• All vehicles and plant will be regularly inspected for fuel, oil and hydraulic 

fluid leaks. Suitable equipment to deal with spills will be maintained on site; 

• Ensure that all areas where liquids are stored or cleaning is carried out are in 

designated impermeable areas that are isolated from the surrounding area e.g. 

by a roll-over bund, raised kerb, ramps or stepped access; 

• Minimise the use of cleaning chemicals; and 

• Use trigger-operated spray guns, with automatic water-supply cut-off. 

Earthworks haulage 

Earthworks haulage will be along agreed predetermined routes along existing 

national, regional and local routes. Where compaction occurs due to truck 

movements and other construction activities on unfinished surfaces, remediation 

works will be undertaken to reinstate the ground to its original condition. Where 

practicable, compaction of any soil or subsoil which is to remain in situ along the 

sites will be avoided. 
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Earthworks operations shall be carried out such that surfaces shall be designed 

with adequate falls, profiling and drainage to promote safe runoff and prevent 

ponding and flooding. Runoff will be controlled through erosion and sediment 

control structures appropriate to minimise the water impacts in outfall areas. Care 

will be taken to ensure that the bank surfaces are stable to minimise erosion. 

7.7.1 Contaminated Soil Exposure Mitigation 

Several likely adverse effects which without mitigation could have potentially 

significant impacts.  These include: 

• contamination, such as asbestos, becoming airborne and affecting the human 

health of people in the vicinity of the excavation; 

• site workers being exposed to contamination in soil; and  

• site workers being exposed to ground gas. 

Proposed mitigation measures include the following: 

• During construction, the potential risk to site users and member of the public 

from contaminated dust will be managed using standard health and safety 

measures as outlined in the Health and Safety Authority guidance document 

on working with asbestos (HSA 2013).  This states that:  

“Removal of asbestos from contaminated soil will require a specialist asbestos 

contractor for any friable asbestos to be removed.” 

And 

“A risk assessment by an independent competent person should determine the 

most appropriate control measures and remediation strategies.” 

• Control measures for the construction stage will be devised based on a risk 

assessment carried out by the contractor prior to the development and will be 

specific to the construction methods.   

7.8 Water  

The following best practice water management measures will be implemented 

during the construction phase: 

• Specific measures to prevent the release of sediment over baseline conditions 

to Atlantic Pond and Lee Estuary Lower during the construction work, which 

will be implemented as the need arises. These measures include, but are not 

limited to, the use of silt fences, silt curtains, settlement lagoons and filter 

materials. This is particularly important when undertaking any 

works/upgrading to the surface and foul water drainage networks at the 

proposed development site. 

• Provision of exclusion zones and barriers (e.g. silt fences) between 

earthworks, stockpiles and temporary surfaces to prevent sediment washing 
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into the existing drainage systems and hence the downstream receiving water 

environment. 

• Provision of temporary construction surface drainage and sediment control 

measures to be in place before earthworks commence. 

• Weather conditions will be taken into account when planning construction 

activities to minimise risk of run-off from the site. Topsoil and subsoil will not 

be mixed together. 

• Any fuels of chemicals (including hydrocarbons or any polluting chemicals) 

will be stored in a bunded area to prevent any seepage of into the local surface 

water network or groundwater. These will be designed in accordance with 

guidelines produced by CIRIA. 

• All mobile fuel bowsers shall carry a skill kit and operatives will have spill 

response training. All fuel containing equipment such as portable generators 

shall be placed on drip trays. All fuels and chemicals required to be stored on-

site will be clearly marked. 

• Implementation of response measures to potential pollution incidents. 

• Emergency procedures and spillage kits will be available and construction 

staff will be familiar with emergency procedures in the event of accidental 

fuel spillages. 

• All trucks will have a built-on tarpaulin that will cover excavated material as it 

is being hauled off-site and wheel wash facilities will be provided at all site 

egress points. 

• Any seepage/infiltration and surface ponding from rainfall events will be 

gathered locally to facilitate pumping with subsequent discharge, under 

licence, to the local sewerage drainage network.  For example, prior to any 

discharge, the water will be passed through silt traps and hydrocarbon/oil 

interceptors within the construction site confines. This will result in the 

separation of sediment from the water prior to its discharge and will ensure 

that the water is of adequate quality before it enters the local authority 

drainage system. The use of silt traps and interceptors will be supplemented by 

proper housekeeping and control measures such as regular testing and 

monitoring of water quality to ensure compliance. 

• Temporary oil interceptor facilities shall be installed and maintained where 

site works involve the discharge of drainage water to the receiving Atlantic 

Pond and Lee Estuary Lower and implementation of good housekeeping (site 

clean-ups, use of disposal bins, etc.) at working areas. 

• When cast-in-place concrete is required, all work must be done in the dry and 

effectively isolated from flowing water or water that may enter the 

watercourses bounding the site for a period sufficient to ensure no leachate 

from the concrete. 

• All hazardous materials will be stored within secondary containment designed 

to retain at least 110% of the storage contents. 

• Mobile plant will be refueled in a designated area, on an impermeable base 

away from drains or watercourses. 
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• Safe materials handling of all potentially hazardous materials will be 

implemented by all construction personnel employed. 

• The pumping of groundwater may be required during excavation for 

foundation and attenuation tank construction, with the proposed locations of 

pump wells selected so as to minimise the volume of pumping.   

• Water supplies shall be recycled for use in the wheel wash. All waters shall be 

drained through appropriate filter material prior to discharge from the 

construction sites. 

• A discovery procedure for contaminated material will be prepared and adopted 

by the appointed contractor prior to excavation works commencing on site. 

These documents will detail how potentially contaminated material will be 

dealt with during the excavation phase to ensure no contaminated material 

enters the watercourse.  

• Implementation of measures to minimise waste and ensure correct handling, 

storage and disposal of waste (most notably wet concrete, pile arisings and 

asphalt). 

• Groundwater level and quality monitoring during construction  

7.8.1 Flood Risk Mitigation 

The following site-specific flooding mitigation measures will be implemented: 

• The main contractor will manage surface water during the replacement the 

open drainage. Where pipe culvert construction is proposed a temporary by-

pass channels or other appropriate measures (i.e. pumping to downstream 

drainage) will be put in place to avoid obstruction of flow. 

• Any surface ponding from rainfall events will be gathered locally to facilitate 

pumping with subsequent discharge, under licence, to the local sewerage 

drainage network.  The CEMP will cover all potentially polluting activities 

from this process and include an emergency response procedure. 

• Earthworks operations shall be carried out such that surfaces shall be designed 

with adequate falls, profiling and drainage to promote safe run-off and prevent 

ponding and flooding. 

7.9 Resource and Waste Management  

Construction – General 

In addition to the inherent design measures which will be implemented during the 

construction phase, the following mitigation measures will be implemented: 

• Waste disposal will be minimised so far as is reasonably practicable; 

• Possibilities for re-use of clean non-hazardous excavation material as fill on 

the site or in landscaping works will be considered following appropriate 

testing to ensure material is suitable for its proposed end use.  Where 

excavated material may not be re-used within the proposed works the 
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Contractor will endeavour to send material for recovery or recycling so far as 

is reasonably practicable;  

• Waste from the proposed development will be transported by authorised waste 

collectors in accordance with the relevant Irish waste legislation (Waste 

Management (Collection Permit) Regulations, 2007 as amended;  

• Waste from the proposed development will be delivered to authorised waste 

facilities in accordance with the relevant Irish waste legislation (Waste 

Management Acts 1996-2016) as amended; 

• Source segregation: Where possible, metal, timber, glass and other recyclable 

material will be segregated on site in a designated area within the construction 

compound during construction works and will be removed off site to a 

permitted/licensed facility for recycling. Where required waste stream colour 

coding, and photographs of wastes will be used to facilitate segregation. 

Where waste generation cannot be avoided this will maximise the quantity and 

quality of waste delivered for recycling and facilitate its movement up the 

waste hierarchy away from landfill disposal and reduce its environmental 

effect; 

• Material management: ‘Just-in-time’ delivery will be used so far as is 

reasonably practicable to minimise material wastage;  

• Supply chain partners: The contractor will engage with the supply chain to 

supply products and materials that use minimal packaging, and segregate 

packaging for reuse; 

• Waste Auditing: The contractor will record the quantity in tonnes and types of 

waste and materials leaving site during the construction phase;   

• Waste fuels/oils may be generated from equipment used on-site during 

construction and may be classified as hazardous waste. Such wastes will be 

stored in a secure, bunded area on-site prior to collection by a Contractor who 

holds the appropriate waste collection permit; 

• Possibilities for re-use of excess uncontaminated soil and stone only as fill or 

in landscaping works within the site will be considered following appropriate 

testing to ensure material is suitable for its proposed end use. Where excess 

excavation material may not be re-used within the proposed works the 

Contractor will endeavour to send material for recovery or recycling so far as 

is reasonably practicable;  

• The name, address and authorisation details of all facilities and locations to 

which waste and materials are delivered will be recorded along with the 

quantity of waste in tonnes delivered to each facility. Records will show 

material, which is recovered, and which is disposed of; and 

• The contractor will ensure that any off-site interim storage or waste 

management facilities for excavated material have the appropriate waste 

licences or waste facility permits in place. 

Refer to separate report 267365-Arup-XX-XX-RP-YE-0001: Former Cork 

Warehouse Company Site – Construction and Demolition Waste Management 

Plan. 
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7.10 Population and Human Health  

Measures which will be implemented to minimise effects on the general amenity 

of residents will include: 

• The erection of directional and information signage for members of the public 

to indicate alternative routes and paths to be taken and convey “Business As 

Usual” for adjoining businesses; 

• The provision of information to local residents and businesses during the 

construction phase; 

• The provision of community liaison and nomination of personnel to manage 

community relations; and  

• The preparation of an emergency response plan to cover foreseeable risks. 

Industry-standard traffic management measures will be put in place to alleviate 

construction-related traffic disruptions. Refer to Section 7.1 for further details.  

Dust emissions will be controlled throughout the construction phase. Refer to 

Section 7.2 for details of dust mitigation measures.  

Noise and vibration disturbance will also be minimised. Best practice measures 

for noise control on construction sites will be adhered to during construction. 

Refer to Section 7.3 for further details of noise and vibration mitigation measures.   

As required by regulation and legislation, a Health and Safety Plan will be 

prepared to address health and safety issues during the construction phase. This 

plan will be reviewed and updated as required, as the development progresses. 

The Project Supervisor Construction Stage will assemble the Safety File as the 

project progresses.  

7.11 Material Assets  

The following measures in relation to material assets during construction will be 

implemented: 

• The contractor will undertake their own surveys to establish full extent of 

underground services prior to the commencement of construction to support 

any surveys already undertaken as part of early design work and statutory 

consent applications 

• Put measures in place to ensure that there are no interruptions to existing 

utilities and services unless this has been agreed in advance with the relevant 

service provider 

• All utilities and services diversions will be agreed and undertaken as part of 

the enabling works and in advance of the commencement of construction 

activities  

• All works near utilities apparatus will be carried out in ongoing consultation 

with the relevant utility company and/or local authority and will be in 

compliance with any requirements or guidelines they may have.  
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• Where new services are required, the Contractor will apply to the relevant 

utility company for a connection permit where appropriate and will adhere to 

their requirements; 

• All construction activities in the vicinity of existing services and utilities will 

be carried out with ongoing consultation with the relevant service provider 

and undertaken in compliance with any requirements or guidelines they may 

have. 

• If asbestos is uncovered on site, the Asbestos Containing Material will be 

double-bagged, stored, collected and removed from site by a competent 

contractor and disposed of in accordance with the relevant procedures and 

legislation.   

7.12 Major Accidents and Disasters including 

COMAH 

The proposed development will be designed and built in line with best 

international current practice and, as such, mitigation against the risk of major 

accidents and/or disasters will be embedded throughout the design.  

The contractor will be required to ensure that all fire safety requirements are 

provided for in co-ordination with Cork City Council. Appropriate site personnel 

will be trained as first aiders and fire marshals. The contractor will also be 

required to maintain an emergency response plan which will cover all foreseeable 

risks i.e. fire. In preparing this plan the contractor will be required to liaise with 

the emergency response services. 

The mitigation measures, which will limit the likelihood and consequence of a 

vehicle collision, include a Construction Traffic Management Plan (CTMP). This 

will be a live document which will be updated/added to as construction progresses 

and will be implemented for the duration of the proposed works. 

See Section 7.8 for details on pollutant control.  

A review was undertaken to identify the closest Seveso site in relation to the 

proposed development site. Goulding Chemicals Limited is located circa. 550m 

west of the site along Centre Park Road and is classed as a Lower-Tier site, under 

The Chemical Act (Control of major Accident Hazards Involving Dangerous 

Substances Regulations, 2015 (which transpose the Seveso III Directive 

(2012/18/EU) into Iris law). The proposed development is not located in the 

consultation zone of this Seveso site and therefore, no consultation with the 

Health and Safety Authority was necessary with regard to the proposed 

development.  

The nearest Seveso site in proximity to the proposed development is Goulding 

Chemicals Ltd. In accordance with the Regulations operators of a ‘Lower Tier 

Establishment’ are required to develop a site-specific Major-Accident Prevention 

Policy (MAPP) which is implemented by site specific procedures and systems. 

Due to the nature of the proposed development, and the distance between the 

Goulding facility and the proposed development, it is not predicted that the risk of 
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major accidents relating to the facility will constrain the proposed development, 

and the provisions of the Directive have been appropriately considered with 

regard to the proposed development.  
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1. Introduction 

The information in this report has been compiled by DixonBrosnan Environmental 

Consultants, on behalf of the applicant. It provides information on the control of invasive 

species during construction works.  

Invasive plant species have been identified with and in close proximity to the construction 

works areas for the proposed development site at the former Cork Warehouse Company, Cork 

City.  

Two third-schedule invasive species Japanese Knotweed (Fallopia japonica) and Giant 

Knotweed (Fallopia sachalinensis) were recorded within the proposed development site 

boundary.  

One area of Cherry Laurel (Cerasus laurocerasus) was also recorded close to the existing 

entrance within the proposed development site. Buddleia (Buddleja davidii), Wild Clematis 

(Clematis virginiana) and Winter Heliotrope (Petasites pyrenaicus) have a scattered 

distribution within the site and in some places are the dominant species. These species are 

considered high risk (Cherry Laurel) and medium risk (Buddleia, Wild Clematis and Winter 

Heliotrope) invasive species by the NBDC.  

This Invasive Species Management Plan (ISMP) describes the strategy that will be adopted 

during the construction and operation of the proposed development to manage the knotweed 

and other invasive species. This ISMP is a working document. Following the appointment of 

the contractor, and prior to commencing works on site, the ISMP will be further developed by 

the contractor. 

The main objective of the ISMP is to control and prevent the spread of invasive species during 

the construction phase. 

2. Methodology 

This plan applies the most relevant and current guidance in relation to the treatment and 

management of invasive plant species in construction projects. The following guidance was 

referred to in preparation of this plan. 

• NRA (2010) Guidelines for the Management of Noxious Weeds and Non- Native 

Invasive Plant Species on National Roads. National Roads Authority, Dublin. 

• IW-AMP-SOP-009 Information and Guidance Document on Japanese knotweed 

• Chapter 7 and Appendix 3 of the TII Publication: The Management of Noxious Weeds 

and Non-Native Invasive Plant Species on National Roads (NRA, 2010) 

• Best Practice Management Guidelines for Japanese Knotweed (Invasive Species 

Ireland, 2015) 

• Circular Letter NPWS 2/08 Use of Herbicide Spray on Vegetated Road Verges 

(National Parks and Wildlife Service 2008) 
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3. Legislation  

The control of invasive species in Ireland comes under the Wildlife (Amendment) Act 2000, 

where it states that 

‘Any person who— [...] plants or otherwise causes to grow in a wild state in any place in the 

State any species of flora, or the flowers, roots, seeds or spores of flora, [‘refers only to exotic 

species thereof’][...] otherwise than under and in accordance with a licence granted in that 

behalf by the Minister shall be guilty of an offence.’ 

The Birds and Natural Habitats Regulations 2011 (SI 477 of 2011), Section 49(2) prohibits the 

introduction and dispersal of species listed in the Third Schedule, which includes Japanese 

Knotweed, as follows: “any person who plants, disperses, allows or causes to disperse, 

spreads or otherwise causes to grow [….] shall be guilty of an offence.” 

Japanese Knotweed and Giant Knotweed, which are listed on the Third Schedule, were 

recorded at the proposed development site (Figure 1).  
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Figure 1. Invasive species within and adjacent to the proposed development site | | Note 

Buddleia, Wild Clematis and Winter Heliotrope have a scattered distribution and were not 

mapped.  

One area of Cherry Laurel was also recorded close to the existing entrance. Buddleia and 

Wild Clematis have a scattered distribution within the site and in some places are the dominant 

species. These species are considered high risk (Cherry Laurel) and medium risk (Buddleia 

and Wild Clematis) invasive species by the NBDC, but they are not included in the Third 

Schedule and therefore, its presence at the site does not have the potential to lead to an 

offence under the Birds and Natural Habitats Regulations 2011 (S.I. 477 of 2011). However, 

the NBDC notes that under the right ecological conditions this species may have an impact 

on the conservation goals of a European site or impact on a water body achieving good/high 

ecological status under the Water Framework Directive (Directive 2000/60/EC). 

4. Invasive Species Within the Study Area 



 

ISMP Former Cork Warehouse Company Site (Block J) 7 DixonBrosnan 2022 

A small area of Giant Knotweed was recorded along the northern boundary of the now derelict 

industrial structure. A much larger area of Japanese Knotweed and Giant Knotweed was 

recorded in the north west corner of the overall site but west of the proposed development site 

boundary (Figure 1).  

The high impact species (NBDC) Cherry Laurel and the medium impact listed species (NBDC) 

Buddleia, Wild Clematis and Winter Heliotrope were also recorded in a scattered distribution 

throughout the site.  

Japanese Knotweed is a highly invasive, non-native species which was originally introduced 

as an ornamental plant but has since spread along transport routes and rivers to become a 

serious problem. From an ecological viewpoint it out-competes native species by forming 

dense stands which suppresses growth of other species. It grows extremely vigorously and 

can penetrate through small faults in tarmac and concrete and thus can damage footpaths, 

roads and flood defence structures. As it can survive in poor quality soils, including spoil, it 

often thrives in brownfield sites and in urban areas.  

Giant Knotweed is a species of Fallopia native to northeastern Asia, northern Japan and the 

far east of Russia it was introduced to Ireland by gardeners and now resides in most counties 

across Ireland.  It is identified by the leaves which are some of the largest in the family, up to 

15–40 cm long and 10–28 cm broad. Giant Knotweed is a herbaceous perennial plant. The 

flowers are small, produced on short, dense panicles up to 10 cm long in late summer or early 

autumn and grows to 4 meters high. The species is closely related to the Japanese Knotweed 

and can be distinguished from it by its larger size with a  smooth edged, elongated heart-

shaped leaf, with a slight wavy, crenate margin. 

Cherry Laurel is a dense thicket forming invasive ever-green shrub of gardens, parks and 

woodlands from South West Asia. The leaves are thick and laurel-like and are poisonous with 

cyanide. The white flowers are produced on upright spikes and are succeeded in autumn by 

blackish cherry-like fruits that should not be eaten. Cherry Laurel are extremely invasive plant 

species, particularly in the more humid western parts of Ireland, forming dense impenetrable 

thickets. It is unpalatable and likely toxic to mammals and probably invertebrates due to the 

presence of ‘free’ phenols and cyanide in Cherry Laurel. Cherry Laurel is avoided by grazing 

animals, thus giving it a significant advantage over native species. The deep shadow cast by 

the Cherry Laurel suppresses regeneration of native species and supports little wildlife.  

Wild Clematis, also known as Travellers Joy, is a member of the Ranunculaceae family. It is 

a vigorous, deciduous climber with characteristic feathery seed heads in the late summer from 

which it derives its common name. In Ireland it is found in hedgerows, roadsides, riverbanks 

and along forest edges. The vine can form dense thickets blanketing trees and shrubs, 

ultimately depriving them of light. It can break limbs or cause their collapse from its sheer 

weight and mass. It also prevents regeneration of native vegetation by blocking light and 

physically oppressing young plants.  

Buddleia (also known as the butterfly bush) is a member of the Buddlejaceae family. It is very 

fast growing and can reach 2m in its first year, producing flowers and setting seed.Buddleia is 

a native of China but is common as a garden plant owing to its profusion of flowers which tend 

to attract a considerable diversity of butterflies (hence its other common name). It is frequently 

found in waste ground in urban environments, though has a widespread distribution 
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throughout the country. It colonises bare ground very rapidly and can quickly form mono-typic 

stands. As Buddleia tolerates very poor soils, it is capable of growing on walls, rock outcrops 

or sub-soils, conditions which are frequent on new road schemes. In particular it poses a threat 

where such features are being left to re-colonize naturally as in rock cuttings, eskers, etc. In 

other countries it has established itself as a problem plant along watercourses where due to 

its shallow root system, it is frequently washed away resulting in erosion of the river banks and 

downstream blockages. 

5. Japanese and Giant Knotweed Management Plan 

This purpose of this plan is to: 

• Identify the extent of the infestation on the site 

• Ensure further growth and spread of the plant on the site does not occur 

• Ensure the plant is not spread to other sites either adjacent to the infested site or 

through transportation of contaminated soil to another site 

• Identify the best method for managing and controlling Japanese Knotweed, Giant 

Knotweed and other invasive species on the site with regard to the proposed site works 

and construction methods 

• Communicate the plan to all site operatives to ensure success of the plan 

• Document and record the treatment and management methods carried out on site for 

future reference, for future site owners and site users and to avoid litigation.  

The contractor will employ a suitably qualified ecologist to update the plan prior to the 

commencement of construction. The updated plan will contain the following: 

• Site background including proposed works 

• Extent of the Japanese Knotweed and Giant Knotweed infestation 

• Specific control plan to be put in place 

• Site hygiene protocols 

• Responsible individuals 

• Follow up requirements 

• Any other relevant information  
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5.1 Management Options for Japanese Knotweed 

There are a number of suitable management options to control and prevent the spread of 

Japanese Knotweed and Giant Knotweed. The methodology outlined in this document will be 

updated, if required, based on an up to date survey of the contaminated area.  The proposed 

management plan will be agreed with Cork City Council prior to the works being carried out. It 

should be noted that: 

• Where any infested material (soil containing Knotweed species) is to be taken off site, 

a licence to transport the material will be required from National Parks and Wildlife 

Service (NPWS). 

• A landfill, which is licensed to accept such material, will be identified to dispose of the 

excavated material. The landfill site operator will be informed of what the material 

contains. 

• Where herbicide treatment will be used, consideration will be given to the proximity of 

the herbicide treatment to watercourses and other vegetation. 

For all management plans, site hygiene protocols will be implemented. These protocols will 

apply to sites which are infested with Knotweed and those where Knotweed is not growing to 

prevent contaminated material being brought to site. Site hygiene protocols are outlined in 

Section 5.3 below. 

5.2 Pre-Construction Survey 

Since invasive species spread quickly, prior to the commencement of treatment, a pre-

construction survey will be undertaken to identify the extent of invasive species at that time. 

The survey will be undertaken by a suitably qualified ecologist. This information will be utilised 

to update the ISMP. 

5.3 Site Hygiene at Contaminated Areas 

Construction equipment, vehicles and footwear may provide a vector for the spread of invasive 

species. Maintaining site hygiene at all times in an area affected by invasive species is 

essential to prevent further spread.  

The following site hygiene measures will be implemented for the contaminated area: 

• Understand the potential extent of the rhizome (root) system underground – up to 

seven metres horizontally and three metres vertically. 

• Where possible, the contaminated area will be avoided and fenced off, or the extent of 

the rhizomes clearly marked. 

• If possible, the use of machinery with tracks will be avoid contaminated areas. 

Movement of machinery between contaminated and non-contaminated areas must be 

controlled and adequate power washing measures implemented.  

• Areas where contaminated soil is to be stockpiled on site will be clearly identified and 

marked out.  
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• Designated entry and exit points will be identified for personnel on foot and for small 

mobile equipment. A delineated access track, to be maintained free of knotweed 

species, will be established through the site to minimise the spread of Knotweed 

species by permitted vehicles accessing the site. 

• Vehicles, including footwear and tools, leaving the site will be inspected for any plant 

material and washed down (using a pressure washer) in a dedicated vehicular wheel 

wash down facility, which will drain into a contained area within the site. Particular care 

is required with tracked machines.  

• Vehicles used in the transport of contaminated material will be visually checked and 

washed down into a contained area before being used for any other work, either in the 

same area or on a different site.  

• Only vehicles required for essential works including site investigation works will be 

brought on site and the number of visits minimised as much as practicable.  

• Material gathered in the dedicated wash down contained areas will be appropriately 

disposed of off-site. 

• For any subsoil or topsoil entering the site, the supplier will be required to provide an 

assurance that it is free of knotweed. 

• All site personnel will be made aware of measures to be taken and will be informed of 

the requirements of the ISMP. 

• Site hygiene signage, in relation to the management of invasive species, will be 

erected. 

6. Japanese and Giant Knotweed Treatment Options 

In addition to the possible advance treatment works and pre-construction survey, areas 

identified as requiring specific invasive species treatment will be demarcated and the 

designated control measures implemented at the earliest possible stage to reduce the risk of 

spread along the proposed scheme or beyond the land take. 

There are a number of management options that may be implemented to control and prevent 

the spread of invasive species. These are presented in the sections below.  

Those involved in the application of herbicides/pesticides will be competent to do so and, 

consequently, will have sufficient training, experience and knowledge in the area of 

herbicides/pesticides application.  

All staff involved in the application of herbicides/pesticides will have received appropriate 

training, which may include achieving competency certification in the safe use of 

herbicides/pesticides through a National Proficiency Tests Council registered assessment 

centre or achieving an appropriate FETAC award in this area. 

It is likely that chemical treatment, as described in Section 6.1 will be the most suitable method 

for the identified invasive species.  
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6.1 Chemical Treatment  

The control of knotweed will require the use of herbicides, which can pose a risk to human 

health, to non-target plants or to wildlife. In order to ensure the safety of herbicide applicators 

and of other public users of the site, it is essential that a competent and qualified person carries 

out the herbicide treatment. A qualified and experienced contractor will be employed to carry 

out all treatment work.  

The contractor will follow the detailed recommendations of the following documents for the 

control of invasive species and noxious weeds: 

• Chapter 7 and Appendix 3 of the TII Publication: The Management of Noxious Weeds 

and Non-Native Invasive Plant Species on National Roads (NRA, 2010) 

• Best Practice Management Guidelines for Japanese Knotweed (Invasive Species 

Ireland, 2015) 

• Circular Letter NPWS 2/08 Use of Herbicide Spray on Vegetated Road Verges 

(National Parks and Wildlife Service 2008) 

These documents include measures to aid the identification of relevant species, with details 

for the timing, chemicals and methodology for chemical control, and for measures to avoid 

environmental damage during the use of herbicides. 

Chemical treatment involves the application of an herbicide to invasive species plant such as 

knotweed stands without any excavation or removal of the plant material. The preferred types 

of herbicides to be used in the treatment of knotweed are Glyphosate and 2,4-D Amine.  

If herbicide is applied as the treatment option, it may need to be reapplied for up to five years 

after the first application to ensure the plant control measures have been effective.  

Glyphosate is non-persistent and can be used near water but it is not selective (i.e. it is a 

broad spectrum chemical and will impact all plant species) whereas 2,4-D Amine can be 

persistent for up to one month, and can also be used near water but is more selective on 

certain plants. The selection of chemical by the contractor and supervising ecologist will 

depend on seasonal factors, site conditions, proximity to water, surrounding habitats etc. 

The most effective time to apply Glyphosate is from July to September (or before cold weather 

causes leaves to discolour and fall). The majority of herbicides are not effective during the 

winter dormant stage because they require living foliage to take up the active ingredient.  

Reapplication rates will depend on site specific considerations including the extent of the 

infestation, its location, and the time of year treatment commences. Details of the proposed 

chemical treatment plan will be included in the updated ISMP. 

Foliar treatment (spraying) is usually applied with a sprayer such as a knapsack sprayer or a 

larger spray system. It is important to use a treatment dye to identify clearly all areas treated. 

Foliar treatment is an efficient way to treat large monocultures of invasive plants, or to spot-

treat individual plants that are difficult to remove mechanically such as Japanese Knotweed. 

In the case of knotweed, depending on weather and temperatures in the days following the 

initial treatment, and to ensure optimal uptake of herbicide into the rhizome system, a second 
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similar treatment will be required usually within ten days, before the internal vascular system 

is no longer capable of translocating the herbicide to the root system.  

While the upper surface of the leaves will be easier to treat, it is also important to treat the leaf 

under surface as knotweed possesses many stomata openings on the leaf under surface. 

Dead stems can be cut, removed and burned on/off site in accordance with the relevant 

legislation. 

The stem injection method is sometimes used for knotweed control. This treatment requires a 

higher concentration of the active ingredient than is used in foliar applications. It involves the 

use of a specialist herbicide injection tool whereby the injection tool injects the herbicide 

directly into each of the canes approximately 20-30cms from the base of each cane (between 

the 1st and 2nd nodule). 

Subsequently approximately 10 mL of herbicide mix is injected into each cane at a ratio of 5:1 

through the use of a specialist stem injection tool. The application of glyphosate-based 

products by injection is most effective when applied in the early Autumn (mid to late Sept). 

Regrowth will occur in subsequent years, albeit much less vigorously, which will require follow 

up treatment at the appropriate time of year. Spot treatment will be required each year until 

no regrowth is observed. 

In order to ensure that the use of herbicides does not contravene legislation, the contractor 

must comply with Circular Letter NPWS 2/08 Use of Herbicide Spray on Vegetated Road 

Verges from the National Parks and Wildlife Service dealing with the application on to non-

target areas. 

6.2 Excavation and Chemical Treatment On-Site 

This option employs both physical and chemical methods of treatment. This method is 

employed in situations where treatment of invasive species, in particular knotweed, is required 

to be completed in a relatively short timeframe. Generally, digging up the rhizomes and re-

cultivating it stimulates plant growth and will result in more successful herbicide application 

and management. 

In summary, this management method requires cutting and killing of the surface plant. The cut 

material must be left on top of plastic sheeting until dried out and subsequently monitored for 

any sign of regrowth. Storage of cut material should not take place within flood risk zone of a 

river. The cut material should not be placed in a green waste recycling bin. Once dried out, 

the material should be burned on site in accordance with the relevant legislation. The surface 

of the affected area should be raked with tines to remove crowns and surface material, and in 

order to break up the rhizomes, bringing them to the surface, which will stimulate leaf 

production. This will make the plant more vulnerable to herbicide treatment. The more 

rhizomes that are brought to the surface, the more growth will occur, allowing for a more 

successful treatment. An excavator can be used to scrape the surface crowns and rhizomes 

into a pile and then to cultivate the ground to stimulate rhizomes to produce a higher density 

of stems for treatment. Reapplication of herbicide may be required for up to five years after 

initially application, subject to the site-specific management plan. 
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6.3 Excavation and burial 

Excavated material containing knotweed can also be buried on site. This will require burying 

the material at a depth of at least five metres. The contaminated material must be covered 

with a root barrier membrane before being backfilled with topsoil, or other, suitable fill material. 

The manufacturer’s guarantee is required that the membrane will stay intact for at least 50 

years. An accurate map and record of the location of the burial site, to prevent any future 

accidental disturbance, is required, and future owners must be informed of its position. If soil 

containing knotweed is stockpiled, the material must be stored in a manner that will not harm 

health or the environment. The stockpile should be on an area of the site that will remain 

undisturbed. The area should be clearly fenced and marked with warning signs, and the 

stockpile should be regularly treated with herbicide to prevent any regrowth or re-infestation. 

As a precaution, the stockpiled material should be laid on a root barrier membrane and 

covered to avoid contaminating the site further. The contractor must also comply with all waste 

legislation. 

6.4 Excavation and root barrier membrane 

Excavated material containing knotweed can also be buried on site within a root barrier 

membrane cell. The procedure is similar to that described in Section 6.3 above.  

This method will require burying the material at a depth of at least two metres. The 

contaminated material must be placed in a contained cell formed by a root barrier membrane 

before being backfilled with topsoil, or other, suitable fill material. The manufacturer’s 

guarantee is required that the membrane will stay intact for at least 50 years. The method for 

stockpiling prior to burial would be as described as above. The contractor must also comply 

with all waste legislation. 

6.5 Excavation and bund method 

Where there is not sufficient depth on a site excavated material can be placed in a structured 

bund. The bund will comprise a raised area above ground level or a shallow excavation, no 

more than 0.5m deep, and lined with a root barrier membrane. The manufacturer’s guarantee 

is required that the membrane will stay intact for at least 50 years. This method of treatment 

can also be used where knotweed material needs to be moved from a location and there is 

another area of the site available to contain it. 

The aim of this method is to concentrate the rhizome material into the upper surface of the 

bund, where it will grow and be controlled by herbicide. If the rhizome is buried deep, it will 

become dormant when inside the bund and regrow when the apparently clean soil is used for 

landscaping on the site. The bund location needs to be clearly marked by warning signs and 

protected from potential accidental damage. Reapplication of herbicide may be required for 

up to five years after the initial application, subject to the site-specific management plan. 

The appointed contractor must comply with waste legislation if this method is to be considered. 

6.6 Excavation and removal from site 

Where the above treatment options are not possible because the site is too small to contain 

excavated material, or too shallow for burial, or where there is a lack of space or where the 
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infestation simply cannot be avoided by the construction works, removal of excavated material 

may be the only option. If any invasive species plant material is collected (e.g. by hand-pulling 

or mowing), it is important that its disposal will not lead to a risk of further spread. Where there 

are small amounts of Knotweed material to be removed it is possible to double bag the material 

and send to a licenced waste facility for disposal. Where the amount of material is larger in 

volume, it will be necessary to haul it from site to a suitably licenced waste facility.  

Invasive species material, particularly roots, flower heads or seeds, must be disposed of at 

licensed waste facilities appropriately buried, or incinerated in compliance with the relevant 

legislation. Disposal must be carried out in accordance with the relevant waste management 

legislation. Invasive species plant material or soil containing residual herbicides may be 

classified as either ‘hazardous waste’ or ‘non-hazardous waste’ under the terms of the Waste 

Management Acts, and both categories may require special disposal procedures or 

permissions. If the material has been treated with a persistent herbicide, the excavated 

material must be classified as hazardous waste and must be disposed of to a hazardous waste 

facility. Advice would need to be sought from a suitably qualified waste expert regarding the 

classification of the waste and the suitability of different disposal measures.  

The movement of invasive plant material requires a licence from the NPWS under Section 49 

of the European Communities (Birds and Natural Habitats) Regulations, 2011 (as amended). 

7. Preferred Treatment Option, Advance Chemical Treatment and 

Continued Chemical Treatment of Regrowth 

The knotweed within the proposed development boundary is located within an area zoned as 

Flood Zone A and Flood Zone B. During construction works and implementation of the ISMP 

there is the potential for flooding to impact on the area currently contaminated with knotweed 

species. Therefore there is the potential for fragments of knotweed to be spread from the 

works area and inadvertently distributed off-site. 

Having assessed the available management options and constraints associated with this 

particular site, it has been concluded that in-situ chemical treatment prior to construction, 

careful management of the works and continued in-situ chemical treatment post construction 

is the preferred option. This is primarily due to the following significant constraints. 

The risk of fragments of knotweed being spread outside of its current distribution is high as 

high flood levels could result in fragments of knotweed, which are dislodged during site works, 

being carried downstream along the River Lee and thus impacts on off-site receptors could 

occur. 

Given that flooding could impact on existing stands of knotweed, large scale foliar spraying is 

not recommended and therefore only stem injection and spot treatment is practical as a first 

treatment method.  For the re-growth material within the site or juvenile plants, a foliar spray 

application using a cowled knapsack sprayer will allow for efficient treatment when stems are 

too small and fragile to use stem injection. 

Therefore, the following methodology is proposed: 

1. Contractors will commence chemical treatment of the knotweed species in this area, 

in order to avoid the continued spread of the species. The preferred method for initial 
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treatment is stem injection and spot treatment. This will be carried out under the 

supervision of a qualified ecologist who will ensure that the correct methodology and 

appropriate site hygiene methods are utilised. This ISMP will be updated by the 

supervising ecologist if required.  Early treatment will effectively reduce the length of 

time that chemical treatment will be required. It is noted that knotweed can persist for 

long periods and the sooner treatment commences, the more rapidly this species will 

be eradicated from the works area.  

2. Prior to the commencement of site works, the extent of contamination will be 

determined by site investigations including trial pits. This information will be used to 

determine the area of contamination taking into account that the roots of knotweed can 

extend 7m from the parent plant. If it is determined by visual inspections/trial hole 

investigation that viable plants remain within the work area the spreading of this viable 

Knotweed plant material outside the current area of contamination is not permitted.   

3. Following the above, the identified area of contamination will be clearly fenced and all 

works in relation to knotweed will be carried out only within this fenced area. 

4. Where possible, contaminated soil will remain on-site and be treated. The transport of 

any material that must be removed off site for disposal, as part of the construction 

works, will require a licence from the NPWS. 

5. Any excavations that are carried out as part of the project, must be contained within 

this area and the spread of any fragments of viable plant material or contaminated soil 

outside of this area must be effectively prevented. All hygiene protocols as listed in this 

ISMP must be effectively implemented.  

6. Any contaminated material including material from the wash down area must be 

contained within the identified and fenced contaminated area or removed to a suitably 

licenced facility offsite in line with standard hygiene measures.  

7. Once works within the contaminated area is complete a follow-up programme of works 

will commence to treat any regrowth of knotweed.  This will consist of stem injection 

and spot treatment and it will continue until the supervising ecologist can certify that 

Knotweed has been effectively eradicated.    

8. The application of herbicide (injection/spot treatment) must take into account the risk 

of flooding which must be assessed immediately prior to the use of herbicides. 

Treatment will not be carried out when heavy rain is forecast or in the winter period 

when there is a higher risk of flooding and adverse weather. It is noted that site hygiene 

is of particular importance in areas prone to flooding. 

8. Management of Other Non-native Species During Construction 

Phase 

As noted in Section 3 of this report, there is no statutory obligation to remove Cherry Laurel, 

Buddleia, Wild Clematis or Winter Heliotrope. However, should it be concluded that these 

species at the proposed development site should be removed, the following treatment 

methods are recommended.  
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8.1 Cherry Laurel 

The management and eradication of Cherry Laurel is challenging. Understanding the ecology 

of the species and carefully planning clearance work will ensure success. Clearance can be 

expensive and time consuming, and should be well planned before any action is taken. 

Three main issues must be considered when planning management/control. These are: 

Cherry Laurel regrows vigorously when cut. As a result, some method of stump killing or 

removal is always necessary. Any untreated cut stump will regrow and in most cases flower 

within 3-4 years. 

It is important to consider populations in the wider environment around the site. If Cherry 

Laurel is growing on adjacent land, or upstream, then recolonisation of recently cleared sites 

is possible. Discussion with neighbouring land owners on the issues involved and your 

intended actions, may help encourage them to remove or not plant Cherry Laurel as 

ornamental or hedging species. 

Treatment programmes can be divided into 3 main stages: initial removal, control of stems 

and roots, and follow up. The following treatment options have been widely tested and 

measured for effectiveness across Ireland. In almost all cases, failures can be accredited to 

poor application of a particular technique and/or logistical difficulties, rather than the control 

method itself. Care should be taken when embarking on a control programme and resources 

should be identified and allocated for repeated treatments. 

Cut and remove stems by hand or chainsaw, cutting as close to the ground as possible to 

remove above ground growth. Chip or remove the cut material from the area to allow for 

effective follow-up work and prevent regrowth. Chipped material can provide good weed 

barrier around ornamental garden areas. Flailing has also been effectively used in Ireland to 

treat young or immature growth. Although not suitable on all sites and locations, especially 

steeply sloping or wet sites, it is very effective as it breaks up woody stems upon contact. 

The removal of above ground growth will not prevent regrowth as Cherry Laurel will regrow 

from cut stems and stumps. There are four recommended methods to achieve successful 

management after the initial cut and removal: 

1. Digging the stumps out. The effectiveness of this technique is increased by removing all 

viable roots. This can be done manually or with a tractor and plough. To avoid regrowth, 

stumps should be turned upside down and soil should be brushed off roots. 

2. Direct stump treatment by painting or spot spraying freshly cut low stumps with a herbicide 

immediately after been cut. Glyphosate (20% solution), tryclopyr (8% solution) or ammonium 

sulphate (40% solution) are known to be effective during suitable weather conditions i.e. dry 

weather. The herbicide concentrations used and timings of applications vary according to 

which chemical is used. Use of a vegetable dye is recommended to mark treated stumps and 

all stumps should be targeted. A handheld applicator will help avoid spray drift onto 

surrounding non-target species. Always read the label and follow the manufacturers guidelines 

when using herbicides. Remember that using 
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3. A variation on the stump treatment method is stem injection, using a ‘drill and drop’ 

methodology, whereby, if the main stem is cut and is large enough for a hole to be drilled into 

it, the hole can be used to facilitate the targeted application of glyphosate (25% solution).  

4. Stump regrowth and seedlings can be effectively killed by spraying regrowth with a suitable 

herbicide, usually glyphosate. Best practice spraying protocols should be carefully followed. 

General broadcast spraying is not as effective as stump spot treatment and has the potential 

to impact on surrounding non-target species. Cherry Laurel leaves are thick and waxy. For 

herbicide treatment to be effective each individual leaf needs be thoroughly wetted with 

herbicide to kill the plant. 

8.2 Wild Clematis 

Wild Clematis is straightforward to control using a mixture of mechanical removal and 

herbicide treatment.  

Wild Clematis is easily spread by fragmentation. This plant recovers quickly from physical 

damage with the ability to re-sprout, and prolific seed production with wind dispersal. Site 

hygiene measures outlined is Section 5.3 should be implemented where relevant.  

As mature plants occur within the proposed works area, the preferred method of treatment is 

cutting back to a basal stump or grubbing out followed by chemical treatment. Herbicide 

applications will take into account sensitive receptors such as watercourses and locally 

important habitats such as woodland and must only be applied in line with manufacturers 

recommendations. 

A number of chemicals have been used effectively against Wild Clematis, including 

glyphosate, though control invariably takes more than one year (New Zealand Department of 

Conservation 2005). Control should be undertaken during active growth. For mature plants, 

the vines should be cut back to ground level or waist height in winter or spring and the 

subsequent re- growth can be then foliar sprayed. This method will avoid impacting on the 

host plant the vine may be covering. 

For larger specimens, the plant can be cut at the base with a straight horizontal cut. Herbicide 

is then applied immediately to the wound with a paint brush, eye dropper or small squeeze 

bottle. On larger stems it is only necessary to wipe herbicide around the outer rim of the cut. 

The plants should be left in situ until they are dead. Where plants are not killed in a single 

application, wait until re growth before re spraying.  

8.3 Buddleia 

Buddleia 

Buddleia is straightforward to control using a mixture of mechanical removal and herbicide 

treatment. Buddleia is a plant that favours disturbed sites, physical grubbing of plants can 

provide ideal conditions for the germination of seeds. Therefore, care needs to be taken to 

ensure re- vegetation of controlled areas is undertaken swiftly. The branches of Buddleia are 

capable of rooting as cuttings, so care should also be taken to ensure material is disposed of 

in a manner to avoid this risk.  
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Buddleia Physical Control 

Management methods such as digging it out are applicable only to minor infestations at the 

initial stage of invasion. Hand-picking of young plants is feasible but should be undertaken 

with care to avoid soil disturbance which can give rise to a flush of new seedling. Grubbing of 

mature stands as a sole attempt at control is not recommended for the same reason. After 

uprooting, it is essential to plant the ground in order to prevent a flush of new seedling growth. 

When it is cut, Buddleia grows back from the stump very vigorously. Mowing of young plants 

does not provide control as they re-sprout with vigour. Where removal of mature plants is not 

feasible in the short term, the flower heads should be cut off in June before seed set. 

Buddleia Chemical Control 

Recommended practice for the application of herbicides requires cutting back of plants to a 

basal stump during active growth (late spring to early summer) which is then treated (brushed 

on) immediately with a systemic weed killer mix (Starr et al, 2003). Foliar application of triclopyr 

or glyphosate may be adequate for limited infestations of younger plants but should be 

followed up at 6 monthly intervals. Where herbicide treatment will be used, consideration will 

be given to the proximity of the herbicide treatment to watercourses and other vegetation. 

9. Conclusion 

Japanese Knotweed and Giant Knotweed are high risk invasive plant species and will be 

treated in accordance with this ISMP. 

The primary concern is the presence of knotweed species along the drainage network onsite 

which flows into the Atlantic Pond and River Lee.  

Herbicide treatment of knotweed via stem injection and spot treatment will commence as soon 

as practically possible under the supervision of a qualified ecologist. Site investigations will be 

carried out prior to the commencement of works to determine if Knotweed species are still 

present and the degree of contamination. 

This information will be utilised to determine the extent of the contaminated area and will be 

utilised to update this ISMP. Detailed fencing and hygiene protocols will ensure that viable 

plant material will not be spread outside of its current distribution area. Following completion 

of works, monitoring and treatment protocols will be implemented to ensure any regrowth is 

effectively treated.   

Cherry Laurel, Wild Clematis, Buddleia and Winter Heliotrope are considered a lower risk 

species. Should it be concluded that these species at the proposed development site should 

be removed they will be treated via cutting back to a basal stump or grubbing out followed by 

chemical treatment. Treatment will continue until the supervising ecologist certifies that this 

species has been effectively removed from the works area.   
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