Ardee Point
Landscape and Visual Appraisal
For Summix FRC Developments Ltd
August 2019

1

2

LANDSCAPE & VISUAL IMPACT APPRAISAL

Introduction
Proposed Development
Methodology
Baseline Scenario (Description of Receiving Environment)
The ‘Do Nothing’ Approach

Impact Assessment
Construction Phase
Operational Phase
Predicted Visual Impact of the Proposed Development incl visual Cumulative effects
Mitigation
Construction Phase
Operational Phase
Monitoring
Cumulative Effects
Worst case scenario
Summary of effects

3

Ardee Point, Newmarket - Proposed Student Housing - Landscape and Visual Appraisal
Introduction
Summix FRC Developments Limited intend to apply to An Bord Pleanála for permission for a
strategic housing development at this 0.3968 ha site known as a portion of the Brewery Block,
bounded by Newmarket, St Luke’s Avenue, Brabazon Place/Brabazon Row and Ardee Street, Dublin
8. (The site includes Nos. 13/14 Ardee Street (D08Y9W6), No. 29 Newmarket (D08VH42) and M.T.
Oils at the corner of Newmarket and Brabazon Row/Place (D08FPF6) as detailed on Eircode
mapping.) The M.T. Oils Building is a Protected Structure.
The purpose of this report is to provide an appraisal of the landscape and visual impacts arising from
the proposed redevelopment, located to the north-west end of Newmarket, and fronts on in part
to Ardee St, Brabazon Place and St Luke’s Avenue. It is just over 1km south-west of Dublin’s city
centre.
Mitchell + Associates was engaged by the applicant in November 2018 to prepare a Landscape and
Visual Impact Assessment for the proposed development. This report assesses the impact of the
scheme on the landscape character and visual amenity of the site and on the contiguous urban
landscape and its environs. It describes the landscape character of the subject site and its
hinterland, together with the visibility of the site from significant viewpoints in the locality. It
includes an outline of the methodology utilised to assess the impacts, descriptions of the receiving
environment (baseline) and of the potential impacts of the development. Mitigation measures
introduced to ameliorate or offset impacts are outlined and the resultant predicted (residual)
impacts are assessed.

Fig. 1: Aerial view of Newmarket showing approx. site location. Map data 2019 @ Google
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The assessment has been carried out by Feargus McGarvey BA(Hons) Dip LA Greenwich
University, Associate Director with Mitchell + Associates, Landscape Architects. Feargus is a full
member and former president of the Irish Landscape Institute, the professional body for
landscape architects in Ireland. He has over 29 years’ experience in working as a Landscape
Architecture. He has written and collaborated on many LVIA and VIA in both an urban and rural
context, including Dundrum Town Centre LVIA, Donaghcumper Cellbridge Town Centre LVIA,
Wonderful Barn Leixlip LVIA, Dun Laoghaire Harbour Cruise Berth Marina LVIA, Hermitage Clinic,
Liffey Valley VIA, Office Development Dawson Street/ Nassau Street Dublin LVIA, Nursing home
and residences Kilmagig Lower LVIA, Merrion Road Office Development VIA, Marry’s Pig Farm
Boyne Valley LVIA, and Rathgar (Rathdown Motors) Residential Development VIA.

Fig. 2: Subject site location. HJL/OSI Location Drawing
This report should be read with reference to the photomontages produced by 3D Design, which
are included with the planning application. It should also be read in conjunction with the
Architectural Design Statement prepared by Henry J Lyons Architects, and with the Conservation
Report prepared by Historic Building Consultants Molloy Associates which also accompany the
planning application.
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Proposed Development
The development will principally consist of: the demolition of two existing industrial warehouses
(1,236 sq m), brick ruins (99 sq m), the remnants of a brick structure at the north eastern corner of
the subject site and along the northern boundary and the walls at ground floor level onto
Newmarket and Ardee Street; and the construction of a part-two to part-eight storey mixed-use
development in three blocks (12,248 sq m), comprising a co-working shared space with associated
café (325 sq m); and 368 No. student accommodation bedspaces with associated facilities, which
will be utilised for short-terms lets during student holiday periods.
The Newmarket/Ardee Street block (Block A) proposes a part-two to part-six storey building
comprising ancillary student accommodation space including tv lounge, cinema room, games space,
events space, gym and common room, elements of which is contained within a double-height
partially glazed amenity space over the existing underground vaults, with parts of the vaults
incorporated into the amenity space; ancillary management spaces; and a bin and bicycle store all
at ground floor level, with 146 No. bedspaces provided on the upper floors in one single studio
unit and 27 No. cluster units comprising a mix of 4, 5 and 6 No. bedroom clusters.
The Brabazon Row block (Block B) comprises a part-six to part-eight storey building providing
community and study space; ancillary accommodation including plant rooms, sub-station, switchroom and generator all at ground floor level with 120 No. bedspaces on the upper floors provided
in 2 No. twin studio units and 17 No. cluster units comprising a mix of 6 and 8 No. bedroom clusters.
The St. Luke’s Avenue block (Block C) proposes a part-six to part-eight storey building providing a
co-working space at ground floor level with 102 No. bedspaces at the upper levels comprising a mix
of 6 No. and 8 No. bedroom clusters.
The development also proposes the conservation of and works to the existing brick tower located
towards the north-western corner of the site including the reinstatement of existing blocked up
opes and the utilisation of the ground level for communal amenity space; the removal of a portion
of the vaults at the northern end and the lowering of the floor level to facilitate their opening up to
provide communal amenity space; maintenance works to the Protected Structure (415 sq m) at the
corner of Newmarket and Brabazon Row/Brabazon Place including the restoration of windows at
ground floor level and the cleaning of the stone façade; the retention of the façade of the building
fronting Newmarket (No. 29 Newmarket) directly adjoining and to the west of the Protected
Structure; signage; cycle parking; a service lay-by; hard and soft landscaping and external amenity
spaces including courtyards and a roof garden at fifth floor level of Block A facing north, south, east
and west; balconies on Block B facing west and Block C facing south; plant; and all associated works
above and below ground.
The scheme proposal for the subject development has been designed to integrate with the existing
urban context and within the future context of the City Council’s vision for the square.
The proposed development incorporates facilities which will support current planning policy for the
area which seeks redevelopment of the historic square as a new vibrant urban destination
accommodating markets, events and performances within an enhanced public realm which is to be
delivered by the City Council.
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Fig. 3 Ground Floor landscape plan.
Whilst this appraisal relates primarily to the proposed subject development in the context of the
existing urban environment, specific reference is also made to the cumulative effects1 when
considered in conjunction with extant proposed and permitted developments in the immediate
vicinity, including the Council’s current Part 8 proposal for the public realm on Newmarket. Given
the proximity of these proposed/permitted developments, they are considered relevant and have
a bearing on this appraisal.
The appraisal outlines the potential landscape and visual impacts of the demolition of the existing
buildings and the proposed construction of replacement buildings and associated works, as set out
in the design statements prepared by the Architects. It describes the landscape character of the
subject sites, their environs and planning context together with the visibility of the associated

1

Current guidelines for Landscape and Visual Impact Assessment (as part of an Environmental Impact Assessment Report) suggest that
a determination should be made as to whether ‘cumulative effects’ are likely to occur – these are outlined in the current GLVIA
guidelines (3rd edition) as ‘additional effects caused by the proposed development when considered in conjunction with other
proposed developments of the same or different types’. It has become accepted practice that a determination generally needs to be
made as to whether any likely pending or permitted development of a similar nature will have any bearing on the assessment of the
proposed development - this is subject to the assessor’s judgment in the matter.
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development proposals from significant viewpoints in the immediate area and from more distant
vantage points. It considers the likely effects on the visual and landscape amenity of the subject site
and contiguous areas.
The methodology used for this study is similar to that used to assess impacts within an
Environmental Impact Assessment Report, whereby the potential landscape and visual impacts of
the proposed development are described in a comparative manner and in the context of the impacts
created by the existing buildings. Mitigation measures introduced through the proposed design to
ameliorate or offset impacts are also considered.

Methodology
Introduction.
This appraisal was carried out between December 2018 and August 2019. It takes account of the
capacity of the existing site and environs to accommodate the proposed development, the
sensitivities involved and it assesses its impacts upon the broader existing urban landscape. This
Landscape and Visual Impact Appraisal (LVIA) includes consideration of two main aspects:


Landscape Character Impact – an appraisal of effects on the character of the landscape arising
from the insertion of the proposed development into the existing landscape context. This
‘landscape’ aspect is relatively subjective and can be described broadly as the human, social
and cultural experience of one’s surroundings. These combined impacts will elicit responses
whose significance will be partially dependent on how people perceive a particular landscape
and how much the changes will matter in relation to other senses as experienced and valued
by those concerned. Despite the extremely large part played by our visual experience in
forming our views on landscape, one’s perception and indeed memory also play an important
part if the changes brought about in landscape character are to be fully understood. It follows
therefore that different people doing different things will experience the surrounding
landscape in different ways. Such sensitivities and variations in response, including where and
when they are likely to occur, are taken into consideration in the assessment.



Visual Impact – an appraisal of effects of the proposed development on the visual
environment and visual amenity as evidenced by the comparison of baseline (existing) images
and photomontages illustrating the proposed development in context. This second aspect is
somewhat less subjective in that direct ‘before and after’ comparisons can be made. Visual
impact occurs by means of visual intrusion and/or visual obstruction and the distance
between subject and viewpoint has a bearing on the scale of such impact.

It is appropriate that aspects of architectural context and design approach are addressed when
assessing the impact of proposed building development on the landscape, particularly so in an urban
context. In this regard, aspects of the architectural design rationale and the specific architectural
responses to the site and context are referred to within this report.
The standard evaluation methodology used in the preparation of the Landscape and Visual Impact
Assessment (LVIA) for inclusion within an Environmental Impact Assessment Report (EIAR) is utilised
for this appraisal. The evaluation methodology is therefore based on the following:
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‘Guidelines on the information to be contained in Environmental Impact Statements’ Environmental Protection Agency (EPA) 2002.
‘Advice Notes on Current Practice in the preparation of Environmental Impact Statements’ Environmental Protection Agency (EPA), September 2003.
‘Guidelines for Landscape and Visual Impact Assessment’, prepared by the Landscape
Institute and the Institute of Environmental Assessment, published by Routledge, 3rd Edition
2013 (and Advice Note 01/11).
Reference is also made to the DRAFT ‘Revised guidelines on the information to be contained
in Environmental Impact Statements’ - Environmental Protection Agency (EPA), September
2015 and to the DRAFT ‘Guidelines on the information to be contained in Environmental
Impact Assessment Reports’ - Environmental Protection Agency (EPA), August 2017.

This Landscape and Visual Impact Assessment involved:







Visiting the area in December 2018, February, April and July 2019 including preparation of a
photographic record of the main landscape features;
Undertaking a desk study of the subject site and its immediate environs in relation to its local
and broader significance using the information gathered from the site visits, studying aerial
photography, historic and Ordnance Survey mapping;
Establishing and describing the receiving environment in terms of the existing urban
landscape and its visual amenity;
Assessing the nature, scale and quality of the proposed development through examination of
the design team’s drawings, illustrations and descriptions of the proposed scheme;
Assessing potential viewpoints, which could be considered most important and most
representative in terms of visual impact; and
Assessing the landscape impacts of the proposed development and the visual impacts through
consideration and interpretation of the photomontages (included with the planning
application submission documents).

Selection of views
The viewpoints selected for photomontage illustration were chosen to accurately represent a
range of the likely visual effects of the current proposals from the environs of the site. In selecting
the viewpoints, reference was made to the current Dublin City Development Plan (key views and
prospects). There are no key views and prospects affected by this proposed development. Views
have been selected to focus on the subject sites for the proposed developments and to illustrate
their greatest potential impact in their existing context and also when considered in conjunction
with adjacent permitted development.
Views from the public domain are given priority, particularly those from main thoroughfares. A
range of both close-up and more distant views are represented. It is not practical to represent views
from all locations; however, the selected views are considered to be the most important and
representative, having regard to examine the greatest likely effects of the proposals. The selected
viewpoint locations are illustrated in Figure 3 below.
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Figure 4: Selected viewpoints
Following the selection of approximate representative viewpoints, 3D Design was engaged to
prepare photomontages from each. This involved: determining the detailed maximum impact
viewpoints; photographing from these; surveying their location; inserting a three dimensional
model of the proposals into the views and; rendering the views. The methodology used by 3D
Design in the preparation of photomontages has been developed by specialists in this field and is
accepted by local authorities and An Bord Pleanala as an accurate and verifiable method of
visualisation of likely effects - refer to the methodology provided within the A3 photomontage
document
submitted
as
part
of
the
planning
submission.
The existing landscape and visual environment
Historical development
The subject sites are arranged around Newmarket Square in the Liberties area of south-west inner
city Dublin. The square is part of a planned layout of streets dating from the late 17th Century based
around concurrent (and earlier) engineered watercourses. In 1675, the 3rd Earl of Meath established
a ‘Great Market Place’ (Newmarket) and access streets and lanes, including: Mill Street; Crooked
Staff (Ardee Street); Ward’s Hill and; a number of lanes to the Coombe. These developments
supported the rapid development of skilled trades such as milling, brewing, distilling, tanning and
later, textile weaving and dyeing. The growth of the city at this time also saw many immigrants,
often
bringing
craft
skills
in
these
trades,
settling
in
the
Liberties.
Despite further growth through the 18th Century, the area has since been subject to gradual decline.
It has however stubbornly held on to an eclectic mix of light industry, craft and market place,
supported in the surrounding streets with low rise residential development.
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Figure 5: An extract from Brooking’s 1728 map of Dublin showing Newmarket and surrounding
streets (North is down).
Urban landscape context and character
Newmarket Square occupies a slightly elevated ridge between St. Luke’s Avenue (the Coomb Bypass) to the north and Mill Street to the south. The elongated ‘square’ stretches some 215 metres
from Ardee Street at its western end to Ward’s Hill at its eastern end. It measures approx. 27 metres
across from north to south. In addition to Ardee Street, Brabazon Place and Newmarket Street
(pedestrian only) link northwards to connect with St. Luke’s Avenue. In addition to Ardee Street and
Ward’s
Hill,
Mill
Lane
links
southwards
to
connect
with
Mill
Street.
One might define the Newmarket area as being bounded by St. Luke’s Avenue to the north, Ardee
Street to the west, Mill Street to the south and Ward’s Hill to the east. The north-west quadrant of
this area is largely characterised by derelict buildings and sites; the north-east quadrant by the
Blenders factory and IDA enterprise centre; the south-west quadrant by mixed uses, primarily
indoor markets and the more recent Teelings Whiskey distillery and visitor centre and a site
currently under development; the south-east quadrant by 1980’s and 90’s apartments. Beyond the
Newmarket area the fringes are occupied by residential development of various types and qualities
to the north, west and east. To the south, along Mill Street, vacant and derelict sites have recently
been developed for student accommodation, a nursing home and a hotel, with a further site in the
early stages of redevelopment. These latter developments, combined with the residential and retail
developments on Ardee St and Cork St/St Luke’s Avenue junction have demonstrated an ambition
for increased scale and density in the locality.
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Figure 6: NW quadrant – dereliction (the site)

Figure 7: NE quadrant – Blenders site

Figure 8: SW quadrant

Figure 9: SE quadrant - apartments

Other than Teelings noted above, the nature of existing development fringing Newmarket Square
creates a relatively low level of daytime activity by inner city standards, but this is further reduced
at night to create a relatively dark and foreboding atmosphere. It’s rather bland and utilitarian 2-3
storey facades, characterised by long sections of brown brick, with the occasional relief of cement
render and with relatively infrequent doorways do little to lift the mood.
The scale and nature of St. Luke’s Avenue as a major traffic route into the city, creates distinct
separation from the residential areas to its north and further accentuates the ‘backwater’
atmosphere of the Square. However, the development of St Luke’s Church as an office is the first
sign of positive renewal on the southern side of St Luke’s Avenue, seen from the road corridor, until
the western side of the junction with Ardee Street. Further west again is the recent (2018) Weaver
Square Park which is a popular and playful open space. The northern side of St Luke’s Avenue is
more complete, although the red brick wall screening two storey houses to the north is not an
enlivening urban edge.
Ardee St is a relatively narrow street on a north-south axis. The tall residential building in yellow
brick steps down from the junction with Cork St/St Luke’s Avenue towards the lower-rise Oscar
Square, where the transitions and juxtaposition between recent and proposed taller, denser
developments begin to occur.
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The proposal identifies 3 entrances to the scheme which seeks to redress the tangible lack of active
frontages in the Square and surrounding streets, particularly at night. The proposal has to provide
well-articulated facades which relate to their existing context and are yet cognisant of the vision for
the area.

Figure 10: St. Lukes Avenue frontage

Figure 11: Brabazon Place
from within the site

Figure 12: Ardee Street residential block seen

Planning context
The context for future development in the area is set primarily by the Dublin City Development Plan
2016-2022, as further informed by the Liberties Local Area Plan (LAP) 2009- 2020. The current
Development Plan zones the subject site as Z4; ‘to provide for and improve mixed services facilities’
and Z10; ‘to consolidate and facilitate the development of sites for mixed use with the predominant
use being office/retail/residential (bright pink and deep green coloured zones respectively in Fig. 13
below). This marks a shift in planning policy for the area from a zoning aimed at providing for the
creation and protection of enterprise and facilitate opportunities for employment creation, which
was current at the time of adoption of the LAP.
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Figure 13: Existing planning context – extract from Map E of the 2016-2022 DCC Development Plan.
Newmarket Square and the adjoining corners of Ardee St and Brabazon Place as defined by the
buildings which face onto it, fall within a Conservation Area. The subject sites fall within the Liberties
Strategic Development and Regeneration Area (SDRA16).
There are five Protected Structures in the immediate vicinity which are potentially impacted by the
proposed developments:


The two storey stone building at the corner of Newmarket and Brabazon Place



The newly (2018) redeveloped St. Luke’s Church, north-east of Newmarket Square



The castellated arched gateway at the entrance to St. Luke’s at the eastern end of the Square



No. 10 Mill Street (one of the last remaining Dutch Billy houses in Dublin).



No 10 Ardee Street

St. Patrick’s Cathedral is a significant Protected Structure located only some 270 metres north-east
of Newmarket. Its spire can be seen from various vantage points near the subject site. Whilst the
subject site cannot be seen at present from the Cathedral area, the increase in height of the
proposed developments creates the potential for some impact.
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Figure 14: Protected stone building,
Newmarket Sq/Brabazon Pl.

Figure 15: Protected arched gateway to St.
Luke’s Church

Figure 16: Historic ESB sub-station
The future (planned) urban context and cumulative effects
The LAP for the Liberties Area, adopted by the City Council in 2009, outlines a vision for the
Newmarket area; “the historic square is to be redeveloped as a new urban destination
accommodating markets, events, performances and outdoor seating for cafes and restaurants. The
organic food market will occupy new premises facing the square along with shops, artisans’
workshops, bars, cafes, restaurants, galleries, a micro-brewery and community arts and leisure
facilities. Apartments and offices on the upper floors provide 24 hour passive surveillance of the
space. In addition, a landmark hotel building on Cork Street signifies the importance of Newmarket
as a civic destination”.
The recent developments of Teelings Whiskey Distillery, cafe and visitor centre opening onto the
southern edge of Newmarket Square and the Dublin Liberties Distillery and visitor centre on Mill
Street have given some impetus to the LAP’s aspirations for Newmarket as a new urban destination.
The completion of student accommodation developments (up to 7 storeys) along the southern edge
of Mill Street, and hotel and offices/science and technology block proposals (both 8 storeys), and
the mixed use proposals for the sites on Newmarket will also significantly increase the local
population and activity levels in this locality. It is reasonable to assume that the approval of these
substantial developments and their ultimate construction will also encourage further proposals for
development of a similar scale and nature in this area, particularly the north east and west corners
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adjoining the proposed scheme. The availability of sites and the poor condition of many existing
properties in this area would also tend to justify such assumptions.
The potential impact on the urban landscape of the subject proposed developments needs to be
considered and assessed against this context of increasing momentum for such development. The
potential visual impact of the proposed developments also requires assessment in respect of their
cumulative effects when considered in conjunction with other permitted/proposed developments
nearby.
The strategies and policies in relation to density in the Dublin City Council Development Plan (20162022) promote a more sustainable approach to residential development compared to the existing
low density residential character in the hinterland of the area. National guidance produced by the
Department of Housing Planning and Local Government in ‘Sustainable Urban Housing: Design
Standards for New Apartments’ (March 2018) also reflects the trend for more dense and sustainable
residential development with apartment mixes that are considered more appropriate to population
needs which can override local planning policies. The DoHPLG guidance for local authorities ‘Urban
Development and Building Heights’ (Dec 2018), notes the following points which affect the
landscape character:
‘At the scale of district/ neighbourhood/ street
• The proposal responds to its overall natural and built environment and makes a positive
contribution
to
the
urban
neighbourhood
and
streetscape
• The proposal is not monolithic and avoids long, uninterrupted walls of building in the form of
perimeter blocks or slab blocks with materials / building fabric well considered.
• The proposal enhances the urban design context for public spaces and key thoroughfares and
inland waterway/ marine frontage, thereby enabling additional height in development form to be
favourably considered in terms of enhancing a sense of scale and enclosure while being in line with
the requirements of “The Planning System and Flood Risk Management – Guidelines for Planning
Authorities”
(2009).
• The proposal makes a positive contribution to the improvement of legibility through the site or
wider urban area within which the development is situated and integrates in a cohesive manner.
• The proposal makes a positive contribution to the improvement of legibility through the site or
wider urban area within which the development is situated and integrates in a cohesive manner.
• The proposal positively contributes to the mix of uses and/ or building/ dwelling typologies
available in the neighbourhood.’
These strategies on density and height are tempered by the ability of the receiving environment to
absorb the resulting impacts, and of the design quality in form and materials in avoiding or
mitigating negative impacts.
Characteristics of the proposed developments
The architectural design and rationale for the proposed site is described in more detail within the
individual Architectural design statements prepared by architects Henry J Lyons and submitted
with the planning application.
In summary the proposed development includes 3 blocks as described earlier, each with frontage
on to Ardee St, Newmarket, Brabazon Place and St Luke’s Avenue. An important visual aspect of
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this development however is the anticipation of future development to its adjacent corners at St
Luke’s Avenue/Brabazon Place junction, and at St Luke’s Avenue/Ardee St junction.
Design style, materials, colour and texture
All of the proposed buildings are of contemporary style with a reference to historic industrial
warehouses in their form and materials, using high quality materials and finishes. The proposed
tones, textures and colours have been selected to assist in successfully integrating the buildings
within their existing urban context and with a view to assimilating well with potential neighbouring
developments. The variation of material finishes assists in achieving a logical and appropriately
scaled massing of the buildings and also seeks to assist in reducing the impact of building height.
Proposed design mitigation
The proposed scheme designs incorporate common principles applied in terms of design mitigation
– these are outlined below:


Positioning, modelling and detailing of the higher elements of the scheme, in order to assist
in the visual reduction of the apparent building mass, particularly when viewed from within
Newmarket Square and other sensitive viewpoints.



Appropriate architectural detailing to assist in the integration of the external building facades
with adjacent existing buildings.



Rationalisation of the building services and other potential visual clutter and their
incorporation internally within the building envelope.



Rationalisation and simplification of the buildings’ roof lines.



Use of appropriate colour and materials to integrate the development within the existing built
context.



Creating an improved and considered relationship between the buildings, Newmarket Square
and the adjacent streets.

Accurate photomontages have been prepared to illustrate the proposals in the existing context,
along with computer generated images (CGI’s) which have also been submitted with the planning
application. Whilst the latter are not ‘verified views’ (i.e. they do not have the required level of
accuracy for assessment/appraisal of landscape and visual impacts), they are however accurate
enough to provide a reasonably representative impression of how the proposed development may
appear, for example, in the context of future improvements to the public realm.
The ‘Do Nothing’ Approach
If the proposed development were not to proceed, the site would presumably (in terms of its
landscape/townscape impact), remain in its present form for a period. However, the site is currently
vacant and the existing rate of degradation of the building fabric in such circumstances is unlikely
to be arrested by doing nothing.
Construction impacts
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Potential visual impacts during the construction phase are related to temporary works, site activity,
and vehicular movements within and around the boundaries of the subject sites.
All construction impacts will be temporary to short term and will include the following:


Demolition of existing structures/buildings



Site preparation works and operations including temporary support structures



Site infrastructure and vehicular access



Construction traffic – change in the nature of and possible increase in number of vehicular
movements



Dust and other emissions



Temporary site hoardings



Temporary site lighting



Temporary site buildings (including office accommodation)



Scaffolding and crash deck structure



Cranage

Mitigation of construction impacts
The demolition of the relevant existing buildings and the subsequent construction works will require
site compounds with the usual array of site accommodation, hoarding, scaffolding, cranes and other
temporary works. These will be visible during the construction phase however this is generally
viewed as a temporary and unavoidable feature of construction in the urban setting. Carefully
considered temporary screening will be used on all street perimeters to minimise visual impact at
ground level during the construction phase.
A description of the proposed demolition methodology is set out in the Construction and
Environmental Waste Management Plan accompanying the application. A These include measures
to reduce demolition/construction impacts across the site area and beyond. Mitigation measures
proposed for the site during construction generally revolves around the implementation of
appropriate site and construction management procedures, such as the control of lighting, storage
of materials, placement of compounds, control of vehicular access, and effective measures to
control dust, dirt and other emissions.
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Predicted impacts of the proposed development
Appraisal of construction phase effects
The proposed construction works will have little effect on the existing landscape in a social and
economic context as it is a vacant and derelict site. This is a slight negative landscape effect.
The visual environment of the area will also be impacted by the demolition of the relevant existing
buildings, however given that these are of poor visual quality, their demolition and replacement
with temporary structures (including: hoarding, site accommodation, site storage, and plant and
machinery operating in and around the site area), may be considered to be of moderate and neutral
visual effect, which will again be of temporary duration.
There may be slight negative amenity effects within the area during the works due to potential
occasional footpath diversions etc. All construction impacts are limited to the construction period
and therefore of temporary to short term duration. Construction effects are an expected aspect of
modern urban living so people living in the vicinity of the proposals would tend not to consider such
impacts as alien or unexpected.

Appraisal of operational phase effects
The proposed developments would be expected to remain for up to sixty years and will therefore
create landscape and visual effects on their environs which are deemed to be long term effects.
Two related aspects need to be addressed in considering the operational effect of the design
proposals:


The perceived landscape character of the area (including social and cultural amenity) and how
it is affected by the proposal.



The visual effect of the proposed buildings, relative to existing views.
[For a more detailed explanation of the meaning of and differences between these aspects
of effects, refer to Appendix A].

Appraisal of landscape character impacts
The proposed development complies with the current Development Plan and generally accords with
the more detailed design requirements set out in the LAP, however the increased height and density
advised by the Department of Housing Planning and Local Government in ‘Sustainable Urban
Housing: Design Standards for New Apartments’ (March 2018), and Building Height Guidelines (Dec
2018) must be taken in to account as an emerging trend. The scheme might therefore be described
as transformative, particularly in relation to how the proposals will help change the commercial and
social environment of the area.
The design as submitted clearly incorporates improvements in building function and activity. The
relationship between the proposed building, the adjacent schemes under development or in the
pipeline, and the public realm also offers distinct improvements. The proposed development should
succeed in helping to achieve the City Council’s vision of a vibrant new heart to this part of the city.
If successful, the proposed design, in tandem with the future scheduled neighbouring
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developments, will greatly enhance the local landscape, support existing businesses beyond the site
and extend a measure of positivity further afield into the adjacent streets. The urban design aspects
of the proposed scheme clearly offer a range of benefits in respect of the physical urban landscape,
primarily relating to the proposed increase of active frontage at ground level.
The proposed scheme design is respectful of and relates well to adjacent buildings and structures.
The photomontages (provided by 3D Design, in a separate A3 document) gives a good indication of
the scale and nature of the proposed buildings in context and they convey an appropriately scaled
and well-designed relationship between the proposed inserted blocks and the existing streetscapes.
The cumulative effects of the other permitted/proposed developments in the area are generally
positive in that they assist in creating greater activity and animation within the area – a potentially
significant improvement over the current quiet, and at night, rather dark and slightly ominous
atmosphere. The City Council’s (Part 8) proposed renewed network of associated streets and public
spaces also offers broad improvements to the amenity of the area and the public perception of it,
featuring priority for pedestrians and cyclists and associated increased activity - a distinct
improvement over the existing condition. The relationship of the proposed building to this
rejuvenated public realm has been considered and will allow for successful interaction.
Appraisal of visual effects
A total of 11 photomontages (verified views) have been prepared which illustrate the visual effects
on the surrounding urban landscape created by the proposed development – these have been
submitted in a separate A3 document prepared by 3D Design which should be used when reading
this report. The images are duplicated here at a lower resolution for convenience of reference.
The existing view from each viewpoint is illustrated together with the proposed development as
seen in the existing context, from the same viewpoint. The cumulative effect of adjacent permitted
developments is also illustrated in the photomontages as an outline to indicate scale and form of
proposed buildings. Each baseline and proposed view is followed by the fully rendered views of the
other permitted schemes as conditioned, shown with rendered facades as a cumulative baseline,
followed by the proposed scheme, indicating its cumulative effect. It should be noted however that
these images do not, for the most part, include external works proposed for the adjacent schemes.
Nor is Dublin City Council’s Part 8 proposals for the public realm in Newmarket; it does not have a
timeline for implementation.
Photomontages are a convenient way to illustrate potential effects however it is accepted that they
are of limited value in conveying the full visual experience. For this reason it is generally
recommended that photomontages are viewed from the actual site viewpoint in order to fully
appreciate the landscape character and context for each view. For the location of each viewpoint
refer to Figure 3 – Selected viewpoints.
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The projected visual effect (in terms of magnitude and quality) for each view is outlined below – for
clarification of the significance criteria used in this assessment of effects please refer to Appendix
B. All of the proposed views are considered to be long term in duration.
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View 1 - Existing View
This view is from the east end of St Luke’s Avenue looking westwards along a sweep to the right in
the road corridor. To the left is hoarding surrounding the redevelopment site of St Luke’s Church
(now complete) followed by a block of 6 storey apartments. The view is typical of much of the Cork
St/St Luke’s Avenue environs, with some complete sites adjacent to derelict or low rise sites. The
middle left shows the Blenders building which does not address the street. Newer buildings to the
right do address the street although the long brick wall forms a gap until reaching the taller
residential and commercial buildings in the distance. The road itself is a dual carriageway (one as a
bus lane) with a cyclepath that offers little visual amenity. Tones of grey render and stone are
matched with pale buff and red brick in the building facades and street boundaries.
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View 1 - Proposed View
The proposed scheme is seen in the middle distance to the left. The corner site creates a gap at the
junction, leaving the gable of Block C facing the viewer. This however is mitigated by the return of
darker panels at the corner that bring scale to the façade. The elevations of Block B face the viewer
and are divided in to two sections – one in red brick and the other in grey stone – that serve to
modulate the scale. The proposed development is of a landmark scale without being over-bearing
from this viewpoint along the wide road corridor and the building style and finish complement the
existing buildings in the foreground. Indeed the pitched roofs to the gables contrast well to some of
the horizontal articulation of the set-backs and roofs of other buildings in the view.
Two of the permitted schemes in the area are illustrated in outline, ref 3321-17 in yellow is not
relevant in the view, and 3323-17 in blue will complete the urban edge of the street and eclipse
most of the view of the subject development.
The visual effect from this location is moderate and positive.
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Current permitted development
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Current permitted development and proposed scheme

Cumulative effects of permitted/proposed development.
Once the permitted scheme 3323-17 (illustrated) is completed, the proposed scheme will sit within
the context of the scale of the street. If the corner site at Brabazon Place is developed (not
illustrated), the cumulative effect is such that the subject site will not be visible, except for the
oblique view of the façade on Cork Street.
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View 2 - Existing View
This view is from approximately a middle point of St Luke’s Avenue looking westwards along the
road corridor and towards the site in the middle distance which appears as a horded off derelict
site. The red brick tower can be seen, along with the residential building at the corner of Ardee St
rising behind. To the left is the Blenders building - behind a boundary wall - which does not address
the street. Newer buildings to the right do address the street although the long brick wall forms a
gap until reaching the taller residential and commercial buildings in the middle distance. The road
itself is a dual carriageway (one as a bus lane) with a cyclepath that offers little visual amenity.
Tones of buff stone are matched with pale buff and red brick in the building facades and street
boundaries. One building has a dark grey cladding to the upper storeys.
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View 2 - Proposed View
The proposed scheme is seen in the middle distance to the left. The corner site creates a gap at the
junction, leaving the gable of Block C facing the viewer. This however is mitigated by the return of
darker panels at the corner that bring scale to the façade, with some detail that is now more visible
than in the previous, more distant, view. The elevations of Block B face the viewer and are divided
in to two sections – one in red brick and the other in grey stone – that serve to modulate the scale.
The façade of Block A can also be seen stepping back in red brick. The proposed development is of
a landmark scale without being over-bearing from this viewpoint along the wide road corridor and
in relation to the buildings on the north side of the street. The building style and finish complement
the existing buildings. Indeed the pitched roofs to the gables contrast well to some of the horizontal
articulation of the set backs and roofs of other buildings in the view.
Two of the permitted schemes in the area are illustrated in outline, ref 3321-17 in yellow is not
relevant in the view, and 3323-17 in blue will complete the urban edge of the street and eclipse
much of the view of the subject development. If corner site is developed, only the proposed façade
will be seen obliquely on to St Luke’s Avenue.
The visual effect from this location is moderate and neutral.
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Current permitted development
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Current permitted development and proposed scheme

Cumulative effects of permitted/proposed development.
Once the permitted scheme 3323-17 (illustrated) is completed, the proposed scheme will sit within
the context of the scale of the street. If the corner site at Brabazon Place is developed (not
illustrated), the cumulative effect is such that the subject site will not be visible, except for the
oblique view of the façade on Cork Street.
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View 3 - Existing View
This view is from the north side of Cork Street looking eastwards. The view is dominated by the 7
storey residential block (Southgate) facing on to Cork Street and its blank gable facing the viewer.
To the right are Cranes associated with construction around Mill St, and to the right behind
temporary fencing and netting, workers are putting the finishing touches to Weaver Square Park –
a new open space in the area. Two storey red brick houses form the left-hand side of the street, and
the road corridor (dual carriageway with cycle lanes) curves to the left. There is a glimpse of the
Georgian façade of a building on to Ardee St, the derelict corner, and the spire of St Patrick’s
Cathedral in the distance.
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View 3 - Proposed View
The proposed Block C can be seen in the distance as three receding elevations. The first in grey is a
gable end that is modulated in two tones of grey. The middle elevation is in red brick with a pitched
roofscape running north-south, beyond that is a higher elevation in two tones of grey, the lighter
one merging with the sky. The planning scheme 3323-17 which is outlined in blue will bridge a gap
in the view. To the left the spire of St Patrick’s Cathedral can still be seen in a narrower view. The
chimneys associated with the Georgian façade make less of an impact as they are no longer
silhouetted against the sky. The effect is lessened by virtue of the distance.
The visual effect from this location is slight and negative
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Current permitted development
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Current permitted development and proposed scheme

Cumulative effects of permitted/proposed development
The permitted scheme outlined in blue will lessen the stepped effect on the view. Note that the
existing large blank gable and the proposed gable may be mitigated if two derelict sites are
developed.
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View 4 - Existing View
This view is from the north side of Cork Street looking eastwards. The view is still somewhat
dominated by the 7 storey residential block (Southgate) facing on to Cork Street and its blank gable
facing the viewer, but has the context of the closer 4 storey building. To the right is a factory building
and signage which does not address the street at ground floor (this building has subsequently been
demolished). Two storey houses form the left- hand side of the street. The relentless road corridor
(dual carriageway with cycle lanes) is slightly mitigated by some street planting and signage. In the
far distance there is a glimpse of the Georgian façade of a building on to Ardee St, the derelict
corner, and the spire of St Patrick’s Cathedral.
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View 4 - Proposed View
The proposed Block C can be seen in the distance as three receding elevations. The first in grey is a
gable end that is modulated in two tones of grey. The middle elevation is in red brick with a pitched
roofscape running north-south, beyond that is a higher elevation in two tones of grey, the lighter
one merging with the sky. The planning scheme 3323-17 which is outlined in blue will not be visible,
neither will the 3321-17 scheme outlined in yellow. To the left the spire of St Patrick’s Cathedral can
still be seen. The effect is lessened by virtue of the distance.
The visual effect from this location is slight and neutral
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Current permitted development
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Current permitted development and proposed scheme

Cumulative effects of permitted/proposed development
None
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View 5 - Existing View
This view is from Pimlico at the junction of Ardee St and The Coombe, looking southwards. The view
is characterized by existing two and three storey brick and stone buildings with taller buildings
associated with Cork St and St Luke’s Avenue beyond. The articulation of the roofscape in the middle
distance and the clusters of chimneys appears jumbled.
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View 5 - Proposed View
The proposed development can be seen in the middle distance, as a grey gable across Ardee St. The
permitted scheme 3323-17 can be glimpsed to the left. The scheme 3321-17 in yellow will not be
visible.
The visual effect from this location is slight and neutral .
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Current permitted development
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Current permitted development and proposed scheme

Cumulative effects of permitted/proposed development
There is a slight cumulative effect in consolidating some of the horizon line.
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View 6 - Existing View
This view is from the corner of Ormond St and Chamber St looking eastwards towards the site along
Chamber St. To the left is Weaver Sq and its distinctive Dutch gable-inspired play structure. The
background is characterized by apartment blocks in pale render and buff brick with grey cladding to
upper storeys.
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View 6 - Proposed View
The proposed Block A of the development fronting on to Ardee St is seen on the horizon line to the
right in the distance. The block divides in to two facades, one pale grey and the other red brick. By
virtue of its distance, handling of materials and elevation it shows a relatively calm façade compared
with the existing buildings.
The visual effect from this location is slight and positive.
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Current permitted development

44

Current permitted development and proposed scheme

Cumulative effects of permitted/proposed development
The proposed scheme eclipses some of the permitted scheme 3323-17 and will continue the taller
horizon line along Ardee St, similar to the existing context.
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View 7 - Existing View
This view is from Chamber St looking eastwards towards Newmarket and the subject site which is
in the middle distance. The street is quite plain with two and three storey red brick houses and onstreet car parking. The upper storey of the Ardee/Cork St residential block can be seen above the
houses.

46

View 7 - Proposed View
The proposed development is seen making the corner of Ardee St and Newmarket, rising above the
three-storey building on the opposite corner. The modulation of the facades and the red brick
appear to sit comfortably, leading in to Newmarket. The change from a derelict site to an active
façade gives a more favourable urban view.

The visual effect from this location is moderate and positive.
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Current permitted development
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Current permitted development and proposed scheme

Cumulative effects of permitted/proposed development
The permitted scheme 3323-17 can be seen in the distance, reflecting the increased scale of
development in Newmarket. The cumulative effect or the proposed scheme is to consolidate the
spatial quality of Newmarket.
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View 8 - Existing View
This view is from Ardee St at the junction with Oscar Sq looking northwards. The warehouses on the
right lead the eye towards the derelict subject site, and the buildings beyond on Cork St/ St Luke’s
Avenue. To the left is the white rendered boundary wall and gable end of a two storey terrace and
beyond that the higher buff-coloured gable end of the apartment block on Ardee St.
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View 8- Proposed View
The proposed development rises to 6 storeys at the corner of Newmarket and Ardee St creating a
strong urban edge both to the street and Newmarket. The modulation of the façade and the
treatment of red brick and pale grey break up the massing. The change from a derelict site to an
active street façade give a more favourable view and mitigates the uplift in scale.
The visual effect from this location is moderate and positive.

Cumulative effects of permitted/proposed development
None in this view.
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View 9 - Existing View
This is a view from the east end of Newmarket looking westwards towards the site in the middle
distance. The two and three storey Blenders building is on the right behind a line of trees and car
parking. Teeling’s Distillery is on the left. The broad and long space of Newmarket is ill-defined
towards the end and the view terminates with the stepped residential block (Southgate) on Ardee
St.
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View 9 - Proposed View
The proposed development is seen in the middle distance forming the end of the space with a 5 &
6 storey building. The 5 storey element turns the corner behind the Protected Structure on Brabazon
Place. The taller element forms a strong urban edge on to Ardee St. The modulation and the
contrasting tones of grey with red brick give a sense of scale and rhythm to the composition.

The visual effect from this location is moderate and positive.
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Current permitted development
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Current permitted development and proposed scheme

Cumulative effects of permitted/proposed development
The two permitted developments, 3323-17 and 3321-17, illustrate the trend towards more
substantial buildings forming the space at Newmarket. The proposed scheme has the effect of
consolidating the western end of Newmarket.
It should be noted that the permitted Part 8 proposal for upgrades to the public realm is not
illustrated in this view, as it has no timeline for implementation, but it is surmised that it will marry
the developments to the ground plane and create greater amenity in the otherwise underutilized
space. It is likely to have the effect of diminishing the relatively flat horizontal and bland character
of the space itself with the introduction of vertical elements.
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View 10 - Existing View
This view is from the junction of Patrick Street and The Coombe. It is taken close to St Patrick’s
Cathedral. The character across the broad junction is a juxtaposition of older three storey buildings
with larger, more recent 5-7 storey buildings responding to the scale of the road. There is a mix of
brick, rendered and stone clad facades. A crane in the middle distance is an indication of the building
construction activity in the area.
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View 10 - Proposed View
The proposed development is indicated by the red outline. It is not visible in the view.
There is no visual effect from this location.
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View 11 - Existing View
This view is from Kevin St Upper looking towards the junction with New Street South. The scale of
buildings to the left is from two to six storeys. To the right is the substantial two storey Deanery
associated with the cathedral. The view is terminated by a 5 storey residential block, behind a stand
of mature trees on a traffic island. The predominant material in the buildings’ facades is brick. The
presence of a crane in the view is indicative of construction activity in the area.
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View 11 - Proposed View
The proposed development is outlined in red in the middle distance. It is not visible in the view.
There is no visual effect.
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Mitigation (remedial/reductive measures)
Construction Phase
The building site including a site compound with site offices, site security fencing, scaffolding and
temporary works will be visible during the construction phase. The provision of site hoarding along
the property boundaries will substantially address many potential effects of construction operations
during the delivery stage. Construction cranes (and of course, the emerging buildings) will become
visible from neighbouring properties and also from a number of more distant vantage points as the
development proceeds. The cranes and site facilities are generally viewed as a temporary and
unavoidable feature of construction, particularly in urban settings. Mitigation measures proposed
during the construction stage of the development, revolve primarily around the implementation of
appropriate site management procedures during the construction works – such as the control of
lighting, storage of materials, placement of compounds, control of vehicular access, and effective
dust and dirt control measures, etc. The outline Construction and Environmental Waste
Management Plan for the project (prepared by CORA), which is submitted with the planning
application, sets out the basic measures to be employed in order to mitigate potential negative
effects during construction. This is a working document which is refined and added to as the project
proceeds.
Operational Phase
The designed scheme seeks to harmonise and integrate the development within the existing urban
environment. The design rationale and detail employed seeks to mitigate potential negative effects
on the landscape character and visual amenity of the area by:







Establishing an integrated relationship between the proposed development and surrounding
buildings and the broader urban landscape, incorporating aspects of prevalent built forms, scale,
texturing, colour and materials;
The insertion, positioning and detailed modelling of the buildings, in order to assist in the visual
assimilation of their mass;
Appropriate architectural detailing to assist in the integration of the external building facades –
including the modulation of openings and fenestration in a manner that harmonises with current
local proportions and rhythms;
Rationalisation of all services elements and any other potential visual clutter and its incorporation
internally within building envelopes (as far as practically possible);
Simplification and rationalisation of the proposed roof lines;
Use of appropriate materials. The buildings’ external envelopes will consist of reddish buff brick,
brick in varying tones of grey, boardmarked concrete, perforated metal and black anodised
aluminium panels and frames.
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Monitoring
The success of the proposed development is dependent on the proposals being properly executed
as approved. Detailed agreement on finishes and materials to be employed needs to be ensured
through the provision of and on-going adherence to reference samples provided on site for the
duration of the construction works and defects period.
Cumulative Effects
Introduction
Current guidelines suggest that a determination should be made as to whether cumulative effects
are likely to occur – these are outlined in the current GLVIA guidelines (3rd edition) as ‘additional
effects caused by the proposed development when considered in conjunction with other proposed
developments of the same or different types’. It has become accepted practice that such a
determination generally needs to be made as to whether any likely pending or permitted
development of a similar nature will have any bearing on the assessment of the proposed
development and this is subject to the assessor’s judgement in the matter.
Cumulative effects related to the proposed development are discussed in the context of the visual
assessment under each view in the earlier section, demonstrating the existing permitted schemes,
with the proposed development.
Worst case scenario
If for some reason the scheme is abandoned in progress, as has been seen in the last ecomonic
crash, incomplete developments can remain an eyesore and symbol of recession for several years.
Conclusions
The proposed development seeks to contribute to the improvement of the locality within which it
sits and also to address how it will do this properly and effectively in the emerging context of a more
intense and activated urban landscape in this part of the city.
This appraisal concludes that the design for the proposed development achieves its goals on both
fronts and that it will have substantial positive impacts on the urban landscape character of the
area, including:


Creating improved spatial relationships between the proposed and existing buildings, and the
associated public realm (proposed by the City Council).



Providing improved presence, natural surveillance and active frontage, particularly within
Newmarket Square, Ardee St, Brabazon Place and along St. Luke’s Avenue with an appropriate
level of quality designed into the buildings and landmark impact where required



The accommodation and integration of the future population occupying this, and other
permitted residential developments within the area and support for the local economy in a
quality environment with improved contemporary facilities
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The visual impact of the proposed developments needs to be considered in the existing context of
a formerly under-developed part of the inner city, now undergoing change, coupled with the City
Council’s aspirations for new development in the area which in turn will support and drive future
growth, further development and an increase in value. This gives the potential for difficult
juxtapositions of existing, derelict and new forms that have been carefully handled in this scheme.
The Newmarket area has been in decline for a very long time and such proposed development will
assist in continuing to reverse this trend.
For these reasons the increased scale of development proposed is entirely appropriate. The design
of the buildings has been carefully crafted to respond to a range of sensitivities in this respect. Their
form, arrangement, massing, articulation and detail are combined to integrate with the existing
buildings likely to remain in the area. They also to sit comfortably with permitted development and
developments yet to be proposed, noting that at 27.26m the scheme sites lower than the permitted
scheme (28m) on the Blenders site. The effect on landscape and visual quality is therefore generally
moderate and positive with some slight anomalies.
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Appendices
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Appendix A
Aspects of Impact
The comparative technique used in this appraisal uses accurate (verifiable) photomontages incorporating the
proposed development and compares them to the existing corresponding baseline photograph so that an
evaluation of the effects can be made. This process or method refers largely to the visual aspects of impact
which, while forming a large part of one’s landscape perception do not provide a complete assessment of the
experience of landscape change.
The assessment (or appraisal) of Landscape and Visual Impact arising from development has two distinct but
closely related aspects. The first is impact in the form of change to the character of the landscape that arises
from the insertion of the proposed development into the broader landscape context. The second is impact
on the visual environment and/or visual amenity. These aspects combined will elicit responses whose
significance will be partially dependent on how people perceive a particular landscape or view and how much
the changes will matter in relation to other senses as experienced and valued by those concerned.
Landscape Character Impact
This involves primarily the physical environment within which we humans live, that is, the physical context
within which development (or change) is proposed and the relationship between this and the development
itself. However ‘landscape’ may be described broadly as ‘the human, social and cultural experience of one’s
surroundings’, so landscape impacts also largely emanate from the human response to such physical change,
ie, how such change is perceived by people who experience it (receptors). The sensitivity of people who
experience such change is also a factor in determining the nature and quality of impact.
Visual Impact
In contrast to landscape character impact, assessing visual impact relies more on photomontages comparing
‘proposed’ views with ‘existing views’ from the same viewpoints. As such, any changes in the respective
views are evident – this means that visual impact assessment tends to be a rather less subjective process
than landscape character assessment. Visual impact occurs by means of visual intrusion and/or obstruction.
Visual intrusion is concerned with the relative perception of visual impact based on the degree to which the
proposed development impinges on a view without blocking it. Visual obstruction is defined as the full or
substantial blocking of a view by the development proposal or by constituent elements of the proposal.
The magnitude of impacts relates largely (but not exclusively) to the relative scale of the proposed
development in context. The magnitude of visual impact is influenced by the proportion of the field of view
occupied by the proposed development –generally speaking, the closer the viewpoint, the greater the likely
impact.
The quality of impact on landscape character is based on assessment as to whether the development is
perceived to improve or reduce the quality of the existing landscape. The quality of visual impacts is based
on whether the development improves or reduces the quality of the existing view or the existing visual
environment/amenity. In circumstances where the change is on balance considered to neither improve nor
reduce quality, it may be termed a neutral impact.
Landscape Character and Visual Quality/Amenity are twin aspects of Landscape and Visual Impact
Assessment (or Appraisal) - they are closely connected, yet subtly different. The visual environment is a
large and important component of what we individually believe to be ‘landscape’. The subjective complexity
of ‘landscape’ is difficult to comprehend, let alone place values upon - since it is an inherently personal
concept.
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Appendix B:
Criteria for the Rating of Impact
The appropriate significance criteria for this landscape and visual appraisal (LVIA) are based on those given
in the EPA ‘Guidelines on the information to be contained in Environmental Impact Statements’, 2002,
(Section 5 Glossary of Impacts) and the DRAFT ‘Guidelines on the information to be contained in
Environmental Impact Assessment Reports’ - Environmental Protection Agency (EPA), August 2017. For this
LVIA they may be described as follows:
Degree or magnitude of effects (significance)
Imperceptible / Not Significant: The development proposal is either distant or adequately screened by
existing landform, vegetation or built environment.
Slight Effects: The development proposal forms only a small element in the overall panorama / field of view,
or there is substantial intervening screening by the existing landform, topography and/or vegetation. The
view or character of the landscape is noticeably changed but without affecting its sensitivities.
Moderate Effects: An appreciable segment of the existing view is affected by the proposed development or
the development creates visual intrusion in the foreground. The view or the character of the landscape is
altered but in a manner that is consistent with existing and emerging baseline trends.
Significant Effects: Effects which, by their character, magnitude, duration or intensity alter a sensitive aspect
of the environment.
Very Significant Effects: Effects which, by their character, magnitude, duration or intensity alter most of a
sensitive aspect of the environment.
Profound Effects: Effects which obliterate sensitive characteristics.
Quality of effects
The quality of potential visual and landscape effects are assessed according to EPA guidelines as follows:
Positive Effects: Changes which improve the quality of the landscape/view.
Neutral Effects: Changes which do not affect the quality of the landscape/view.
Negative Effects: Changes which reduce the quality of the visual environment or adversely affect the
character of the landscape.
Duration of effects
Potential effects arising from a proposed development may also be considered in terms of duration as
described in the EPA Guidelines:
Temporary: Effects lasting less than one year
Short-term: Effects lasting one to seven years
Medium-term: Effects lasting seven to fifteen years
Long-term: Effects lasting fifteen to sixty years
Permanent: Effects lasting over sixty years
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Appendix C:
Methodology for the production of photomontages
Refer to 3D Design Methodology in the book of Photomontages. This is a text extract:
3. METHODOLOGY.
3.1 Project Planning
Following appointment a full list of suggested views are drawn up for review prior to visiting site between
3DDB, the client and the planning consultant. Note: If a LVIA report is being written by a 3rd Party planning
consultant, the medium to long range views will be guided by them. After obtaining a full list, it is analysed
and a plan for the taking of baseline photographs is put in place. Note: 3D modelling of the proposed
scheme can, and usually is, commenced prior to the photographic site visit.
3.2 High resolution Baseline Photography
Every baseline photograph is captured in raw settings using a high-resolution digital SLR camera. This allows
for the maximum possible information to be retained in the digital file. It also avoids the file from being
altered by any internal camera processing definitions, allowing us to retain the maximum control and
fidelity on the end results.
The focal lengths used depend on the surrounding context and proximity to the desired area. We use high
quality lenses with focal lengths that allow us to capture enough surrounding context without compromising
quality and fidelity, by avoiding excessive barrelling, distortion or aberrations. All shots are taken
horizontally with the use of a 50mm lens (where possible). Note: Although the 50mm focal length
represents the perceived scale of the human eye, it does NOT represent the human field of view and
therefore should not necessarily be used to show the proposed development in its context.
On site and back in the studio, each photo location is correctly recorded and marked as follows:
 The tripod location on site is paint marked and photographed in relation to existing elements.
(Fig.1)
 The location of each photo is manually marked on a printed map while on site.
 The camera height is recorded.
Upon completion of the baseline photo site visit all photographs go through post processing back in the
studio. The full set of photos along with a viewpoint location map are issued to the client for review and to
choose the best shots that will demonstrate the visual impact that the proposed scheme may/may not have.
3.3 Baseline Photo Surveying
When all baseline photos for the VVMs are chosen, each one is marked up in studio. The fixed reference
points within each photo are coloured coded and all ‘marked up’ baseline photos are issued to our qualified
topographical surveyor for surveying purposes.
The survey team records the camera/tripod position using GPS & Total Station to an accuracy of +-1cm
Northing & Easting and to an accuracy of 2cm Elevation. The ‘marked up’ fixed reference points identified in
each photo are then surveyed to establish exact orientation of the view and to verify the photomontage
process.
3.4 3D Modelling & Visualisation.
Modelling.
An accurate digital 3D model of the ‘proposed’ development is produced in Revit. This is carried out from a
combination of the 3rd Party architectural, engineering and landscape drawings. All proposed model
information is contained in the one file and it is ALWAYS positioned relative to the existing survey
information.
The ‘marked up’ fixed reference points which have been surveyed, are also modelled along with any other
relevant survey information from the supplied topo survey drawing/s. As stated above, the proposed model
and survey model information are geospatially positioned relative to one another. This is imperative to
ensure the accurate positioning / camera matching of the proposed digital 3D model within each chosen
photo.
Visualisation
Once the digital 3D Revit model is complete, our 3D visualisation team take over the project for the
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visualisation process. This involves the matching of textures, lighting conditions and asset population. This
ensures that the 3D model is visually as close as possible to the intended future ‘As Built’ development.
Software used for the visualisation process is called 3D Studio Max. This is accepted as the industry standard
for architectural visualisation work and production of VVMs.
3.5 Camera Matching / Rendering / Post Production
Following the completion the 3D visualisation process (but in some instances prior to this) the following
methodology is applied in order for views to be verifiable.
Camera Matching
All of the information recorded at the time of the baseline photographic site visit, that is, camera coordinates, angle of view, and direction of view, is programmed into the virtual camera within our 3D
software package of choice - 3D studio Max. Insertion of digital cameras within the software with matching
attributes of the physical camera is carried out. This careful method ensures that the size, position and
height, of the proposed development in each VVM is correct to an accuracy of 0.33% i.e. +/- 1mm on an A3
print.
Rendering
Following the camera matching and visualisation process the view is ‘rendered’ at high resolution and is
superimposed onto its matching baseline photograph using Adobe Photoshop software. The mathematical
accuracy is then double checked and verified by ensuring that existing ‘marked up’ fixed reference point
features which were also rendered line up exactly in the photo.
Post Production
Next, the VVM specialist establishes, which existing features, such as buildings, landscape and trees, are in
the foreground of the proposed development and those that are in the background, i.e. which features will
mask the development and which ones will appear behind the development. When it is found that the
development is not visible due to foreground features, its extremities will be indicated with a red outline.
4. RESULTS
The resulting VVM having gone through this extensive procedure is an accurate and verifiable
representation of the proposed development as viewed from the selected camera positions. This shows as
closely as possible any future impact the proposed development may have on the surrounding environment
and existing buildings, presenting a truly valuable tool for planning purposes.
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