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LANDSCAPE/TOWNSCAPE & VISUAL IMPACT ASSESSMENT
1.0

INTRODUCTION

This Townscape and Visual impact Assessment report has been prepared in respect of a residential
development on Carpenterstown Road, Carpenterstown, Dublin 15. This report describes the
townscape/visual context of the proposed development and assesses the likely impacts of the scheme
on the receiving environment, in terms of both townscape character and visual amenity.
Landscape/townscape assessment relates to changes in the physical environment, brought about by a
proposed development, which may alter its character. This requires a detailed analysis of the individual
elements and characteristics of a landscape/townscape that go together to make up the overall
character of that area. By understanding the aspects that contribute to this character it is possible to
make judgements in relation to its quality (integrity) and to identify key sensitivities. This, in turn,
provides a measure of the ability of the landscape/townscape in question to accommodate the type and
scale of change associated with the proposed development, without causing unacceptable adverse
changes to its character.
Visual Impact Assessment relates to changes in the composition of views as a result of changes to the
landscape/townscape, how these are perceived and the effects on visual amenity. Such impacts are
population-based, rather than resource-based, as in the case of landscape impacts.

1.1

STATEMENT OF AUTHORITY

This Landscape/Townscape and Visual Assessment report was prepared by Macro Works Ltd of
Cherrywood Business Park, Loughlinstown, Dublin 18; a consultancy firm specialising in Landscape
and Visual Assessment and associated maps and graphics. Relevant experience includes a vast range
of infrastructural, industrial and commercial projects since 1999, including numerous residential
development projects.

1.2

DESCRIPTION OF THE PROPOSED DEVELOPMENT

The development will consist of the demolition of the existing 2 storey dwelling and ancillary buildings
(c. 1,287 sq. m) and the construction of a residential development of 192 no. apartments (and ancillary
facilities including a creche and a gym) in 5 no. 5 storey apartment buildings, comprising 67 no. 1
bedroom apartments, 104 no. 2 bedroom apartments and 21 no. 3 bedroom apartments (all
apartments with balconies or terraces).

1.3

METHODOLOGY

Production of this Landscape/townscape and Visual Impact Assessment involved:
•

•

A desktop study to establish an appropriate study area, relevant landscape and visual
designations in the Fingal County Development Plan 2017-2023 and the South Dublin County
Council Development Plan 2016-20122;
Fieldwork to study the receiving environment and to select a suitable set of viewpoints to be
used for visual impact assessment;
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•

•

Assessment of the significance of the landscape/townscape impact of the proposed
development as a function of landscape sensitivity weighed against the magnitude of the
landscape impact;
Assessment of the significance of the visual impact of the proposed development as a function
of visual receptor sensitivity weighed against the magnitude of the visual impact.

This document uses methodology as prescribed in the Institute of Environmental Management and
Assessment (IEMA) and landscape Institute (UK) ‘Guidelines for Landscape and Visual Impact
Assessment’ (GLVIA-2013).
Although this is principally a ‘townscape’ assessment, it utilises the same outline methodology as
would be employed for the more familiar Landscape and Visual Impact Assessment (LVIA) of
developments in rural settings. The justification for this approach is provided below.
It is important to note that the Guidelines for Landscape and Visual Impact Assessment’ (GLVIA-2013)
follow the European Landscape Convention (ELC) definition of landscape: ‘Landscape is an area, as
perceived by people, whose character is the result of the action and interaction of natural and/or human
factors’ (Council of Europe, 2000). Thus, GLVIA-2013 covers all landscapes from “high mountains and
wild countryside to urban and fringe farmland (rural landscapes), marine and coastal landscapes
(seascapes) and the landscapes of villages towns and cities (townscapes)” - whether protected or
degraded.
In the case of this project, while the study area contains plentiful undeveloped and/or ‘green space,’ in
both the private and public sphere, it is nonetheless dominated by an urban setting or ‘townscape,’
which is defined in GLVIA-2013 in the following manner (section 2.7):
“ ‘Townscape’ refers to areas where the built environment is dominant. Villages, towns and cities often
make important contributions as elements in wider-open landscapes but townscape means the
landscape within the built-up area, including the buildings, the relationships between them, the different
types of urban spaces, including green spaces, and the relationship between buildings and open spaces.
There are important relationships with historic dimensions of landscape and townscape, since evidence
of the way the villages, towns and cities change and develop over time contributes to their current form
and character.”

1.4

Landscape/townscape Impact Assessment Criteria

When assessing the potential impacts on the townscape resulting from a proposed development, the
following criteria are considered:
•

Landscape/townscape character, value and sensitivity;

•

Magnitude of likely impacts;

•

Significance of landscape effects.

The sensitivity of the townscape to change is the degree to which a particular setting can accommodate
changes or new elements without unacceptable detrimental effects to its essential characteristics.
Landscape/townscape Value and Sensitivity is classified using the following criteria set out in Table 1-1.
Table 1-1: Landscape/Townscape Value and Sensitivity
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Sensitivity

Description

Very High

Areas where the townscape character exhibits a very low capacity for change in the
form of development. Examples of which are high value townscapes, protected at
an international or national level (e.g. World Heritage Site), where the principal
management objectives are likely to be protection of the existing character.

High

Areas where the townscape character exhibits a low capacity for change in the
form of development. Examples of which are high value townscapes, protected at
a national or regional level, where the principal management objectives are likely
to be considered conservation of the existing character.

Medium

Areas where the townscape character exhibits some capacity and scope for
development. Examples of which are townscapes, which have a designation of
protection at a county level or at non-designated local level where there is
evidence of local value and use.

Low

Areas where the townscape character exhibits a higher capacity for change from
development. Typically this would include lower value, non-designated
townscapes that may also have some elements or features of recognisable quality,
where management objectives include, enhancement, repair and restoration.

Negligible

Areas of townscape character that include derelict sites and degradation where
there would be a reasonable capacity to embrace change or the capacity to include
the development proposals. Management objectives in such areas could be
focused on change, creation of townscape improvements and/or restoration.

The magnitude of a predicted landscape/townscape impact is a product of the scale, extent or degree
of change that is likely to be experienced as a result of the proposed development. The magnitude
takes into account whether there is a direct physical impact resulting from the loss of
landscape/townscape components and/or a change that extends beyond the immediate setting that
may have an effect on the townscape character. Table 1-2 refers.
Table 1-2: Magnitude of Landscape/Townscape Impacts
Sensitivity Description
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Very High

Change that would be large in extent and scale with the loss of critically important
landscape elements and features, that may also involve the introduction of new
uncharacteristic elements or features that contribute to an overall change of the
townscape in terms of character, value and quality.

High

Change that would be more limited in extent and scale with the loss of important
townscape elements and features, that may also involve the introduction of new
uncharacteristic elements or features that contribute to an overall change of the
townscape in terms of character, value and quality.

Medium

Changes that are modest in extent and scale involving the loss of landscape
characteristics or elements that may also involve the introduction of new
uncharacteristic elements or features that would lead to changes in landscape
character, and quality.

Low

Changes affecting small areas of landscape character and quality, together with
the loss of some less characteristic landscape elements or the addition of new
features or elements.

Negligible

Changes affecting small or very restricted areas of landscape character. This may
include the limited loss of some elements or the addition of some new features
or elements that are characteristic of the existing landscape or are hardly
perceivable.

Positive

Changes that restore a degraded landscape or reinforce characteristic landscape
elements

The significance of a landscape/townscape impact is based on a balance between the sensitivity of the
landscape receptor and the magnitude of the impact. The significance of landscape impacts is arrived
at using the following matrix set out in Table 1-3.
Table 1-3: Impact Significance Matrix
Scale/Magnitude Sensitivity of Receptor
Very High

High

Very High

Profound

Profoundsubstantial

High

Profound- Substantial
substantial

Medium

Low

Substantial

Moderate

Substantialmoderate

Moderateslight

Negligible
Minor

Slightimperceptible
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Medium

Substantial Substantialmoderate

Moderate

Slight

Low

Moderate

Moderateslight

Slight

Imperceptible
Slightimperceptible

Negligible

Slight

Imperceptible Imperceptible Imperceptible
Slightimperceptible

Positive

Enhanced

Enhanced

Enhanced

Enhanced

Imperceptible

Enhanced

Note: The significance matrix provides an indicative framework from which the significance of impact
is derived. The significance judgement is ultimately determined by the assessor using professional
judgement. Due to nuances within the constituent sensitivity and magnitude judgements, this may be
up to one category higher or lower than indicated by the matrix. Judgements indicated in orange are
considered to be ‘significant impacts’ in EIA terms.
1.4.1

Visual Impact Assessment Criteria

As with the landscape/townscape impact, the visual impact of the proposed development will be
assessed as a function of sensitivity versus magnitude. In this instance the sensitivity of the visual
receptor, weighed against the magnitude of the visual effect.
Sensitivity of Visual Receptors
Unlike landscape sensitivity, the sensitivity of visual receptors has an anthropocentric (human) basis.
It considers factors such as the perceived quality and values associated with the view, the
landscape/townscape context of the viewer, the likely activity they are engaged in and whether this
heightens their awareness of the surrounding landscape. A list of the factors considered by the
assessor in estimating the level of sensitivity for a particular visual receptor is outlined below to
establish visual receptor sensitivity at each VRP:
Susceptibility of Receptors
In accordance with the Institute of Environmental Management and Assessment (“IEMA”) Guidelines
for Landscape and Visual Assessment (3rd edition 2013) visual receptors most susceptible to changes
in views and visual amenity are:
•

“Residents at home;

•

People, whether residents or visitors, who are engaged in outdoor recreation, including use of
public rights of way, whose attention or interest is likely to be focussed on the landscape and on
particular views;

•

Visitors to heritage assets, or to other attractions, where views of the surroundings are an
important contributor to the experience;

•

Communities where views contribute to the landscape setting enjoyed by residents in the area;
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•

Travellers on road rail or other transport routes where such travel involves recognised scenic routes
and awareness of views is likely to be heightened”.

Visual receptors that are less susceptible to changes in views and visual amenity include;
•

“People engaged in outdoor sport or recreation, which does not involve or depend upon
appreciation of views of the landscape;

•

People at their place of work whose attention may be focussed on their work or activity, not their
surroundings and where the setting is not important to the quality of working life”.

Recognised scenic value of the view (County Development Plan designations, guidebooks, touring
maps, postcards etc). These represent a consensus in terms of which scenic views and routes within
an area are strongly valued by the population because in the case of County Developments Plans, for
example, a public consultation process is required;
Views from within highly sensitive townscape areas. These are likely to be in the form of Architectural
Conservation Areas, which are incorporated within the Development Plan and therefore subject to
the public consultation process. Viewers within such areas are likely to be highly attuned to the
townscape around them;
Primary views from residential receptors. Even within a dynamic city context, views from residential
properties are an important consideration in respect of residential amenity;
Intensity of use, popularity. This relates to the number of viewers likely to experience a view on a
regular basis and whether this is significant at a national or regional scale;
Viewer connection with the townscape. This considers whether or not receptors are likely to be highly
attuned to views of the townscape i.e. commuters hurriedly driving on busy roads versus tourists
focussed on the character and detail of the townscape;
Provision of vast, elevated panoramic views. This relates to the extent of the view on offer and the
tendency for receptors to become more attuned to the surrounding landscape at locations that afford
broad vistas;
Sense of remoteness and/or tranquillity. Receptors taking in a remote and tranquil scene, which is
likely to be fairly static, are likely to be more receptive to changes in the view than those taking in the
view of a busy street scene, for example;
Degree of perceived naturalness. Where a view is valued for the sense of naturalness of the surrounding
landscape it is likely to be highly sensitive to visual intrusion by distinctly manmade features;
Presence of striking or noteworthy features. A view might be strongly valued because it contains a
distinctive and memorable landscape / townscape feature such as a cathedral or castle;
Historical, cultural and / or spiritual significance. Such attributes may be evident or sensed by
receptors at certain viewing locations, which may attract visitors for the purposes of contemplation
or reflection heightening the sense of their surroundings;
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Rarity or uniqueness of the view. This might include the noteworthy representativeness of a certain
townscape type and considers whether the receptor could take in similar views anywhere in the
broader region or the country;
Integrity of the townscape character. This looks at the condition and intactness of the townscape in
view and whether the townscape pattern is a regular one of few strongly related components or an
irregular one containing a variety of disparate components;
Sense of place. This considers whether there is special sense of wholeness and harmony at the viewing
location;
Sense of awe. This considers whether the view inspires an overwhelming sense of scale or the power of
nature.
Those locations which are deemed to satisfy many of the above criteria are likely to be of higher
sensitivity. No relative importance is inferred by the order of listing. Overall sensitivity may be a result
of a number of these factors or, alternatively, a strong association with one or two in particular.
1.4.2

Visual Impact Magnitude

The visual impact magnitude relates to the scale and nature of the visual change brought about by the
proposal and this is reflected in the criteria contained in Table 1.4 below.
Table 1.4: Magnitude of Visual Impacts
Criteria

Description

Very High

The proposal alters a large proportion or critical part of the available vista and is
without question the most distinctive element. A high degree of visual clutter or
disharmony is also generated, strongly reducing the visual amenity of the scene

High

The proposal alters a significant proportion or important part of the available vista and
is one of the most noticeable elements. A considerable degree of visual clutter or
disharmony is also likely to be generated, appreciably reducing the visual amenity of
the scene

Medium

The proposal represents a moderate alteration the available vista, is a readily
noticeable element and/or it may generate a degree of visual clutter or disharmony,
thereby reducing the visual amenity of the scene.

Low

The proposal alters the available vista to a minor extent and may not be noticed by a
casual observer and/or the proposal would not have a marked effect on the visual
amenity of the scene.

Negligible The proposal would be barely discernible within the available vista and/or it would not
detract from, and may even enhance, the visual amenity of the scene.
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Positive

1.4.3

Changes that enhance the available vista by reducing visual clutter or restoring
degraded features.

Visual Impact Significance

As stated above, the significance of visual impacts is a function of visual receptor sensitivity and visual
impact magnitude. This relationship is expressed in the same significance matrix and applies the same
EPA definitions of significance as used earlier in respect of townscape impacts (Table 1-3 refers).
1.4.4

Extent of Study Area

It is anticipated that the proposed development is not likely to give rise to significant
landscape/townscape or visual impacts beyond 1.5km. As a result, a 1.5km-radius study area is used
in this instance.

Figure 1.0 - Study area for the proposed development.
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1.5

THE RECEIVING ENVIRONMENT

The landscape/townscape baseline represents the existing context and is the scenario against which
any changes to it, brought about by the proposed development, will be assessed. A description of the
landscape/townscape context of the proposed site and wider study area is provided below. Although
this description forms part of the landscape/townscape baseline, many of the elements identified also
relate to visual receptors i.e. places from which viewers can potentially see the proposed
development. The visual resource will be described in greater detail in Section 1.9.
1.5.1

Baseline Environment

1.5.1.1 Landform and Drainage
Landform within the study area is strongly defined by the topographic imprint of the River Liffey valley,
ranging between 800m-1200m south of the site. While the majority of the study area, including the
site, lies marginally above 60m AOD on ostensibly flat and/or slightly sloping terrain, the most
southern quarter drops dramatically down the valley slopes to 13m AOD along the valley floor. Here
the Liffey gently meanders towards Dublin City centre, before reaching Dublin Bay approx. 13km east
of the study area. In terms of drainage patterns, while a number of streams in the study area feed into
the Liffey, the only other notable watercourse present is the Royal Canal, which is within 900m north
of the site.

Figure 1.1 – The Royal Canal runs within 900m north of the site.

1.5.1.2 Land use and land cover
The majority of the land use in the study area is occupied by extensive and recently-constructed
residential housing developments with associated open space, as well as an established educational,
commercial/retail and transport infrastructure. These are mostly contained within the upper two-
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thirds of the study area, and are representative of its suburban fabric. This context is also reflective of
the central study surrounding the site; that is, within 150m north, south, east and west of the site.

Figure 1.2 - Park Manor residential development is immediately north/northwest of the site.

Figure 1.3 – Cottonwood residential development is located immediately north/northeast of the site.
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Figure 1.4 – Burnell Park Avenue residential development is located within 140m west of the site

Figure 1.5 – Mulberry Park residential development is located immediately southwest of the site
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Figure 1.6 – Diswellstown Way residential development is located immedaiately south/southeast of the site

Figure 1.7 – Mulberry Lawn residential development is located within 300m southwest of the site

Although the central study area is characterised by extensive and recently constructed residential
housing developments, this is not reflective of the site itself. Aside from one large residence and
smaller ancillary buildings to the southwest of the site (e.g. stables) the site primarily constitutes a
large suburban garden with numerous fallow/unmanaged areas within. There are plentiful mature
trees throughout the site, including along its four boundaries, which serve to largely, but not
exclusively, screen the site from its surrounding community.
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Figure 1.8 – Northern site boundary along Carpenterstown Road

Figure 1.9 –northern site entrance along Carpenterstown Road
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Figure 1.10 – site inside north-western site entrance along Carpenterstown Road

Much of the remainder of the study area, notably in the most southern third of the study area, is
occupied by undeveloped private recreational and residential space. These include numerous sporting
facilities, such as Castleknock GAA Club at Somerton Park, Castleknock Golf Club, Castleknock Cricket
Club at Porterstown Park and Castleknock Celtic (soccer club) in the far west of the study area. Also
within the most southern third of the study area is Waterstown Park, the extensive grounds of King’s
Hospital School, several fields of pasture and/or tillage, as well as the scenic valley floor comprising of
the Liffey and the Strawberry Beds. The verdant grounds of Castleknock College are notable east of
the M50.
The Liffey valley contains numerous areas of such private grassland adjacent to the meandering river,
with much of the land cover along the valley floor and steep valley sides being well wooded with
mature deciduous trees. Several stately institutional and private demesnes along the valley edges help
to instil and maintain a secluded, wooded character to these areas, which lie more than 800m south
of the site. In addition, the linear corridors of both the Royal Canal and the M50 constitute further
land use.
1.5.1.3 Population and settlement
The central study area, as well as the northern half of the study area is densely populated, owing to
the aforementioned housing developments prevalent in these areas. These residential communities
have largely been constructed over the last 50 years upon formerly greenfield sites; their development
is reflective of the fact that Dublin city centre is less than 9km from the site. As the city has expanded
considerably in recent decades, Carpenterstown has long since become part of its suburban fabric. In
the most southern third of the study area, the settlement pattern is distinctively different, where
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designated ‘High Amenity’ areas are prevalent. Nonetheless, within pockets of such ‘High Amenity’
locations, there is residential development, as well as multiple examples of one-off housing.

Location of site

Figure 1.11 – Overview of settlement within most of the study area (Source: EPA)

1.5.1.4 Transport Routes
The major transport route in the study area is the M50, the C-shaped orbital motorway located less
than 200m southeast of the site, and the busiest motorway in the country. The M50 bridges over the
Liffey Valley approx. 800m south of the site, but its M4 interchange is marginally outside the study
area. There is just one regional road in the study area, which is the R806 in the northeast. Otherwise,
there is a dense network of suburban local roads about the study area, most of which have been
constructed over the last half century to facilitate the residential development of the area.
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Figure 1.12 – The M50 is located less than 200m southeast of the site (Source: Google Map street view –
captured August 2018).

A well-used rail line runs through the most northern third of the study area, and is served by the Dublin
commuter route, as well as the Dublin Connolly/Maynooth/Longford. The Coolmine railway station is
located over 900m northwest of the site.
1.5.1.5 Public Amenities and Facilities.
There are several sporting facilities in the study area. These include the Castleknock GAA Club at
Somerton Park (and that club’s separate Tir na nOg pitches approx. 400m west of the site), Castleknock
Golf Club (and adjacent Castleknock Hotel), Castleknock Cricket Club at Porterstown Park and
Castleknock Celtic (soccer club). Waterstown Park is located southeast of the study area, as is part of
the publicly accessible estate of Farmleigh House.

Figure 1.13 – Located within 700m southwest of the site is the Castleknock Hotel
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Figure 1.14 – Castleknock Golf Club is located more than 600m southwest of the site

Running between 800-1200m south of the site, the River Liffey provides strong scenic quality while
also allowing for fishing and kayaking/canoeing opportunities along this stretch of the river within the
study area. The Royal Canal runs adjacent to the aforementioned rail line in the north of the study
area, providing recreational opportunities for fishing or walking/cycling along its adjacent path.

Figure 1.15 – scenic route along the Liffey Valley Special Amenity Area (See Section 1.6.1.2).
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1.5.2

Historical Context of Study Area

Within the last half century, the vast majority of the study area remained undeveloped, and was
occupied primarily by agricultural land, followed by substantial areas of native woodland within large,
stately demesnes. From the 1960s onwards, the first housing estates began to be developed in the
area, and settlement grew rapidly from the early 1970s to the present. By the 1980s, Carpenterstown
and surrounding communities had become subsumed into the urban/suburban fabric of Dublin City.
Furthermore, the major transport route in the area, the M50, was constructed from the late 1980s
onwards.

1.5.3

Existing Urban Context of Study Area

Over the last half century, the study area has continued to evolve. As described in Section 1.5.1.2 and
1.5.1.3, the central and northern half of the study area has been most intensively developed to
become part of the suburban fabric of the city. Although areas of the southern third of the study area
have been designated as being part of a ‘Highly Sensitive Landscape,’ several of these areas have been
developed in recent decades. Nonetheless, within 500m north and south of the Liffey, the land has
largely remained undeveloped, in the process providing excellent aesthetic appeal and recreational
opportunities for the locality, as well as serving as an important green lung for the city.

1.6

PLANNING CONTEXT

1.6.1

Fingal County Development Plan 2017-2023

1.6.1.1 Landscape
Section 9.4 of the County Development Plan (CDP) entails Landscape. According to Section 9.4:
“Fingal is changing rapidly as a result of high rates of economic and population growth.
The challenge we face is to manage our landscapes so that change is positive in its effects,
and that the landscapes which we value are protected and those which have been
degraded are enhanced.
“The European Landscape Convention which Ireland ratified in 2002 forms the basis for
inclusive and participative landscape management. It defines landscape as ‘...an area, as
perceived by people, whose character is the result of the action and interaction of natural
and/or human factors’ and this definition has been incorporated into the Planning and
Development Act, 2000 (as amended).
“The Convention requires landscape to be integrated into regional and town planning
policies and in cultural, environmental, agricultural, social and economic policies, as well
as any other policies with possible direct and indirect impacts on landscape. In addition to
obvious environmental benefits from properly protecting, managing and planning
landscape, the Convention highlights the economic and social benefits that accrue such as
tourism potential, economic growth, employment and quality of life enhancement. The
implementation of the recently published National Landscape Strategy 2015-2025 will
ensure compliance with the European Landscape Convention in Ireland.”
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1.6.1.2 Landscape Character Assessment
A Landscape Character Assessment has been prepared for Fingal and this has been incorporated into
the CDP. According to page 326 of the CDP:
“The Development Plan’s Landscape Character Assessment (LCA) provides for the
classification of Fingal’s landscapes into the following (1) types and values and (2)
sensitivities. The LCA divides the County into 6 Landscape Character Types representing
generic areas of distinctive character that makes one landscape different from another
such as uplands or the coast. The LCA places a value on each landscape character type
ranging from exceptional to low. Subsequent to the type and value being identified, the
sensitivity of each character type is defined as its overall ability to sustain its character in
the face of change. Sensitivity is evaluated using criteria ranging from high to low. A highly
sensitive landscape is likely to be vulnerable to change whereas a landscape with a low
sensitivity is likely to be less at risk from change. It is important to note that it does not
necessarily follow that an exceptional value landscape will be highly sensitive to change
or similarly a low value landscape will have a low sensitivity to change. The LCA will inform
decision making in relation to the protection of the environment, natural resources and
heritage and will be used to guide development.”
Of the 6 Landscape Character Types identified within the CDP, the site is located within the northern
portion of the ‘River Valleys & Canal Character Type. It is worth noting that both the Liffey Valley and
the Royal Canal Corridor are within the study area, but not the Tolka Valley.
“The Tolka and Liffey valleys together with the Royal Canal Corridor are the main
landscape features in this area. The Tolka and Liffey valleys are characterised by areas of
grassland along meandering river valleys which, especially in the case of the Liffey, are
well wooded at the edge of the floodplain and along the valley slopes. Areas of both valleys
support recreational facilities along their corridors.
“A number of institutional and private demesnes along the valley edges maintain a rural
and wooded character to the areas. However, housing estates are beginning to encroach
into corridor areas. In recognition of the special amenity value of this area a Special
Amenity Area Order (SAAO) was made for the Liffey Valley between Lucan and Chapelizod
in 1990. This designation includes specific controls over development. The River Liffey is
also a proposed Natural Heritage Area (pNHA).
“The Royal Canal corridor is also included in this zone. The canal and its corridor provide
valuable habitat for fish and other species and is a pNHA. The canal itself and the many
bridges and other structures associated with it are an integral part of the County’s
architectural heritage.
“This Character Type is categorised as having a high value, due to the visual and recreation
qualities contained therein. This is evident by virtue of the High Amenity zoning and SAA
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designation in the area in addition to the dense tree belts and steep river valley slopes.
The river valleys and the canal are also important for their ecology and biodiversity.”
The River Valleys & Canal Character Type is identified, in general, as having a ‘High Sensitivity’ to
development and a ‘High Landscape Value’. According to the CDP:
“Particular parts of these areas have a low capacity to absorb new development. The areas
contained within these four character types which have a low capacity to absorb new
development are identified as highly sensitive areas on the Green Infrastructure Maps …
It is a challenge to locate new development in these areas without it becoming unduly
obtrusive. Views of the high lying areas are available from long distances and panoramic
views are available from the uplands to the surrounding areas.
“…The river valleys and canal have particular qualities, such as steep banks and mature
woodland, which makes them particularly sensitive to development. Uses such as houses,
forestry, masts, extractive operations, landfills, caravan parks and large
agricultural/horticulture units have the potential to give rise to substantial impacts in the
highly sensitive areas shown on the Green Infrastructure Maps.”
Furthermore, it is noted that according to the CDP:
“A High Amenity zoning (HA) has been applied to areas of the County of high landscape
value. These are areas which consist of landscapes of special character in which
inappropriate development would contribute to a significant diminution of landscape
value in the County.”
Whilst it is stated in the Green Infrastructure Chapter (Chapter 8) that High Amenity Areas and High
Sensitivity Landscapes (HSL) are both mapped in the Green Infrastructure maps (Green Infrastructure
Map 1 includes landscape zonings) it would appear that only the latter are included. The presumption
is that these areas are one and the same and have simply been referenced differently. As can be seen
in the Green Infrastructure Map1 excerpt at Figure 1.13 below, the site is contained just inside the
northern boundary of a High Sensitivity Landscape (HSL) zoning. The corridor of the River Liffey further
south is contained within the Liffey Valley Special Amenity Order Area, which also hosts a scenic route.
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Location of site

Figure 1.13 – Extract of Fingal CDP ‘Green Infrastructure 1’ map Sheet No. 14.

With regards to the itemised “Principles for Development” in Section 9.4 of the CDP, those that are
potentially relevant to the proposed development include:
•
•

•
•

Skylines, horizon and ridgelines should be protected from development.
Sites with natural boundaries should be chosen, rather than elevated or open parts of fields.
The form of new developments should be kept simple and they should be sited within existing
shelter planting or within the contours of the land to minimise visual impact.
The retention and active management of trees and woodland blocks should be promoted.
The use of trees and woodlands to contain new development should be encouraged. Strong
planting schemes using native species, to integrate development into these sensitive
landscapes, will be required. New planting needs to be carefully located and selected.
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1.6.1.3 Views and Prospects
According to page 333 of the CDP:
“Fingal has many areas of high quality landscape especially along the coast, the river
valleys and the upland area to the north along the border with County Meath. As a result
the County contains many vantage points from which views and prospects of great natural
beauty may be obtained over both seascape and rural landscape.
“The scenery and landscape of the County are of enormous amenity value to residents and
tourists and constitute a valuable economic asset. The protection of this asset is therefore
of primary importance in developing the potential of the County. Given the high rates of
economic and population growth, the challenge the County faces is to manage the
landscape so that any change is positive in its effects, such that the landscapes we value
are protected.
“There is a need, therefore, to protect and conserve views and prospects throughout the
County for future generations. In assessing views and prospects it is not proposed that this
should give rise to the prohibition of development along these routes, but development,
where permitted, should not hinder or obstruct these views and prospects and should be
designed and located to minimise their impact.”
There is one scenic route within the study area, which is the local road running east-west along the
floor of the Liffey River valley, in the south of the study area.
1.6.1.4 Natural heritage Objectives
Landscape is dealt with in the Natural Heritage Chapter of the CDP, which contains the following
Natural Heritage (NH) objectives that are relevant to the proposed development:
Objective NH32
Support the aims and objectives of the European Landscape Convention by implementing the relevant
objectives and actions of the National Landscape Strategy 2015-2025.
Objective NH33
Ensure the preservation of the uniqueness of a landscape character type by having regard to the
character, value and sensitivity of a landscape when determining a planning application.
Objective NH34
Ensure development reflects and, where possible, reinforces the distinctiveness and sense of place of
the landscape character types, including the retention of important features or characteristics, taking
into account the various elements which contribute to their distinctiveness such as geology and
landform, habitats, scenic quality, settlement pattern, historic heritage, local vernacular heritage,
land-use and tranquillity.
Objective NH35
Resist development such as houses, forestry, masts, extractive operations, landfills, caravan parks and
large agricultural/horticulture units which would interfere with the character of highly sensitive areas
or with a view or prospect of special amenity value, which it is necessary to preserve.
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Objective NH36
Ensure that new development does not impinge in any significant way on the character, integrity and
distinctiveness of highly sensitive areas and does not detract from the scenic value of the area. New
development in highly sensitive areas shall not be permitted if it:
•
•
•

Causes unacceptable visual harm;
Introduces incongruous landscape elements;
Causes the disturbance or loss of (i) landscape elements that contribute to local
distinctiveness, (ii) historic elements that contribute significantly to landscape character and
quality such as field or road patterns, (iii) vegetation which is a characteristic of that landscape
type and (iv) the visual condition of landscape elements.

Objective NH37
Ensure that new development meets high standards of siting and design.
Objective NH38
Protect skylines and ridgelines from development.
Objective NH39
Require any necessary assessments, including visual impact assessments, to be prepared prior to
approving development in highly sensitive areas.
Objective NH40
Protect views and prospects that contribute to the character of the landscape, particularly those
identified in the Development Plan, from inappropriate development.
Objective NH44
Protect and enhance the character, heritage and amenities of the Howth and the Liffey Valley Special
Amenity Areas in accordance with the relevant Orders.
Objective NH51
Protect High Amenity areas from inappropriate development and reinforce their character,
distinctiveness and sense of place.
Objective NH52
Ensure that development reflects and reinforces the distinctiveness and sense of place of High
Amenity areas, including the retention of important features or characteristics, taking into account
the various elements which contribute to its distinctiveness such as geology and landform, habitats,
scenic quality, settlement pattern, historic heritage, local vernacular heritage, land-use and
tranquillity.

1.6.1.5 Green Infrastructure Mapped Objectives
Of the 21 “Green Infrastructure Mapped Objectives” (GIM) that are identified within the Fingal CDP
‘Green Infrastructure 1’ map Sheet No. 14; two are located within the study area. These are:
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GIM6
Upgrade existing Active Recreation Hubs in […] Porterstown.
GIM10
Seek the development of the Royal Canal as a significant public amenity while protecting its natural
and built heritage.

1.6.2 South Dublin County Council Development Plan 2016-20122
The most southern section of the study area, which is south of the River Liffey, is located within the
geographical remit of South Dublin County Council, and varies between 800m-1200m south of the
site. There are five Landscape Character Areas identified within the Landscape Character Assessment
of South Dublin County (2015), which is to be read in parallel with the South Dublin CDP. The study
area enters within Liffey Valley Landscape Character Area, and its key characteristics are listed as:
•
•
•
•
•
•
•
•
•

River valley of significant historical importance;
Important ecological corridor associated with the river Liffey;
Incised valley for much of its journey through South Dublin County, the wooded and pasture
slopes combined with riparian vegetation create an attractive landscape setting
Enclosed and intimate with views to river from the Strawberry Beds and at river crossings
Ridgelines of low hills adjoining valley form attractive setting to settlements
Settlements of Lucan and Palmerstown with important built heritage and attractive
townscapes present
The urbanised areas contrast with pockets of rural character along the Strawberry Beds
Major transport corridors of N4 and M50
Visual and landscape quality reflected in designation as Special Area Amenity Order.

According to the Landscape Character Assessment;
“The river valley of the Liffey has created an attractive river valley which creates more
topographical variety and provides low hills that slope down to the river itself. These ridges
form the backdrop to the river valley in South Dublin County. These ridges generally only
rise to around 50m OD but create a more diverse and interesting landform within this LCA.
This combines with the more incised slopes associated with the river valley and the valley
floor itself.
“Landcover is quite diverse for this relatively small LCA; the historical nucleated
settlements of Palmerstown and Lucan are surrounded to the south and west by more
modern residential development. The habitats present along the river are the most
ecologically significant and create an important green space and ecological corridor within
a largely urbanised area.
“…The river valley of the Liffey between Palmerstown and Lucan include the proposed NHA
which stretches from Glenaulin weir at Palmerstown upstream to the county boundary
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“…The Strawberry Beds are another ecological feature within the pNHA. They occupy the
north bank of the river between Knockmaroon Hill in the east and the Lucan Bridge in the
west. The soil of the area is very fertile and up until the middle of the last century the
predominant industry was agriculture. The topography of the Beds was intensively
managed, with the construction of terraces for the cultivation of a variety of crops.
“…Overall, the LCA is in good to moderate condition. The habitats and river areas,
particularly around the Strawberry Beds, retain a rural sense despite the proximity of the
M50. This rural character contrasts with the more active urban character that comprises
much of the rest of the LCA.”
1.6.2.1 Natural, Conservation & Landscape (HCL) Policy heritage Objectives
According to KCL Policy 7 in the South Dublin CDP:
“It is the policy of the Council to preserve and enhance the character of the County’s
landscapes, particularly areas that have been deemed to have a medium to high
Landscape Value or medium to high Landscape Sensitivity and to ensure that landscape
considerations are an important factor in the management of development.”
HCL7 Objective 1
To protect and enhance the landscape character of the County by ensuring that
development retains, protects and, where necessary, enhances the appearance and
character of the landscape, taking full cognisance of the Landscape Character Assessment
of South Dublin County (2015).
HCL7 Objective 2
To ensure that development is assessed against Landscape Character, Landscape Values
and Landscape Sensitivity as identified in the Landscape Character Assessment for South
Dublin County (2015) in accordance with Government guidance on Landscape Character
Assessment and the National Landscape Strategy.
1.6.2.2 Prospects to be Preserved & Protected
There are 18 listed ‘Prospects to be Preserved and Protected in the South Dublin’ CDP. However, all
18 are more than 10km from the study area, thereby making potential views of the proposed
development highly unlikely.

1.6.3 National Parks & Wildlife Service (NPWS)
There are no Special Protection Areas, Special Areas of Conservation, Nature Reserves or Natural
Heritage Areas within the study area. However, there are two proposed Natural heritage Areas within
it. The first of these is the Liffey Valley pNHA, which primarily occupies the Liffey valley bottom 8001200m south of the sit, but also extends north up one of its minor tributaries to within 500m southeast
of the site. The second is the Royal Canal pNHA, which runs to within 850m northwest of the site.
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1.7

Identification of Viewshed Reference Points as a Basis for Assessment

Viewshed Reference Points (VRP’s) are the locations used to study the likely visual impacts associated
with the proposed development. It is not warranted to include each and every location that provides
a view as this would result in an unwieldy report and make it extremely difficult to draw out the key
impacts arising from the proposed development. Instead, the selected viewpoints are intended to
reflect a range of different receptor types, distances and angles. The visual impact of a proposed
development is assessed using up to 6 categories of receptor type as listed below:
•
•
•
•
•
•

Key Views - from features of national or international importance;
Designated Scenic Routes and Views;
Local Community views;
Centres of Population;
Major Routes; and
Amenity and heritage features.

The Viewshed Reference Points selected in this instance are set out in Table 1.5 and shown on Figure
1.9 below.

27

Figure 1.14 – Viewpoint Selection Map

Table 1-5

Outline Description of Selected Viewshed Reference Points (VRPs)

VRP No.

Location

Direction of
view

VP1

Coolmine Train Station by Royal Canal Corridor

VP2

Roundabout on Carpenterstown/ Diswellstown Road

E/SE

VP3

Carpenterstown Road by northern boundary of site

S/SE

VP4

Diswellstown Chase, near southern boundary of site

N/NE

SE

28

VP5

M50 by Porterstown Road

N

VP6

Castleknock GAA Club

NE

VP7

Scenic route along Liffey Valley Special Amenity Area

NE

VP8

Porterstown Park

1.8

PREDICTED IMPACTS

1.8.1

Landscape/townscape Impacts

E/NE

1.8.1.1 Landscape/townscape value and sensitivity
Landscape/townscape value and sensitivity are considered in relation to a number of factors
highlighted in the aforementioned Guidelines for Landscape and Visual Impact Assessment 2013,
which are set out below and discussed relative to the site and the study area.
However, in the case of the proposed development, those factors considerably vary within the study
area. Such a distinct and variable array of factors within the study area includes landform, land use,
land cover, population and settlement. These have been previously covered in Section 1.5 of this
report, while the objective of assessing townscape sensitivity has been set out in Section 1.4.
In accordance with Section 5.5 of the aforementioned guidelines, a townscape character assessment
requires a particular understanding of, among other criteria, “the context or setting of the urban area
and its relationship to the wider landscape.” That context is characterised by the central study area
(i.e. within 500m radius of the site), rather than the wider study area, which will also be addressed.
Consequently, the central study area will ultimately be assessed to determine the degree to which its
value and sensitivity can accommodate changes or new elements without unacceptable detrimental
effects to its essential characteristics.
Landscape/Townscape Quality (condition)
This attribute is often measured in terms of the integrity of the landscape/townscape in question and
whether there is a consistent and consolidated use of the land, be it for recreation, conservation or
industry. Another measure is whether there are degraded, untidy or underutilised areas.
With the most notable exception of the M50, the most southern third of the study area has largely
remained a pleasing palimpsest of centuries sustainably and often tastefully, overlapped and
interlinked for the 21st Century. The agricultural, quasi-rural and naturalistic quality along the Liffey
Valley is, in places, redolent of the 19th Century. It is, however, at sharp odds to the development and
construction escalation over the last half century in the central and northern study area, where
pervasive, low-density residential development, in tandem with open space and attendant
commercial, education and transport infrastructure serve to equip a rapidly burgeoning community
for the coming century. This is the context in which the site of the proposed development resides,
although the site is primarily made up of a large suburban garden, replete with mature garden trees,
a large residence and smaller ancillary buildings.
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In between these two most distinct landscape/townscape fabrics is an array of Greenfield private
recreational facilities (e.g. sports pitches and golf courses). Consistent with most suburbs of cities and
major towns, the last half-century has seen a very notable upsweep in suburban settlement patterns,
resulting in an immense diversity of land use and built form within the study area. Its quality/condition,
therefore, is that of a much altered, ever-evolving urbanised intensity, with few under-utilised areas
within the study area. While the contemporary use of land in the study area is somewhat piecemeal,
it is, however, well consolidated into easily identifiable strata that engender their own highly localised
sense of place.
Scenic Quality
While the central and northern study area offers very little scenic quality, it is in stark contrast with
the most southern third of the study area, where the Liffey valley provides a compelling aesthetic
narrative to the area, in the form of a stately meandering river arcing through a steeped-bank verdant
valley. Private greenfield land in the form of golf courses also provide a relatively scenic quality
elsewhere in the study area. While the site currently hosts a mature and exceptionally large suburban
garden, its scenic quality is almost exclusively the domain of the landowner/householder.
Rarity and Representativeness
While the majority of the study area offers very limited, if not negligible, rarity, including the site itself,
it is nonetheless representative of the suburban escalation and intensification of Dublin City over the
last half century. However, once more the Liffey valley offers a fresh exception to this, with much of
its bucolic, 19th century field and settlement patterns informing a genius loci that remains chiefly
intact, or at least those areas of the valley not in proximity to the towering M50 bridge spanning the
valley at one location.
Conservation Interests
As referred to in Section 1.6.3, there are two proposed Natural heritage Areas within the study area.
However, there are contained is linear east-west running corridors. Across the board, the area does
not have a markedly strong conservation prerogative.
Recreational Value
The lower third of the study area contains a plethora of recreation value, primarily in the form of
sporting clubs. In addition, the Royal Canal Corridor in the far north, and the River Liffey in the far
south, provides a nature-based amenity edge for the study area.
Associations and Perceptual Aspects
The historical and aesthetic associations of the Liffey Valley corridor are the most tangible and
timeworn perception of landscape within the study area. This is due to its legacy of the Strawberry
Beds, where, as the name suggests, vast quantities of strawberries were traditionally harvested, on
the northern slopes of the river, for the Dublin market, and often sold along at tables outside cottage
doors. The broader valley is also home to institutional and private demesnes that are interspersed
with dense tree belts and steep river valley slopes.

30

Aside from this, the 21st Century suburban association of the study area is tied with the arterial imprint
of the M50 motorway, as well as extensive residential development west of that motorway over the
last quarter century. However, it is worth noting that the enclosed, mature landscape and extensive
private grounds of the site are not consistent with this perception or association.
While much of the southern half of the study area is designated as being within a ‘High Sensitivity
Landscape,’ there is often a scarcity of tangible, on-the-ground landscape/townscape features that
are consistent with, and representative of, such a designation. Instead, primarily well-sited and
adequately provisioned extensive residential development is commonplace is several locations across
this designation.
Summary of Landscape/townscape Value and Sensitivity
On the basis of the reasons outlined above, it is considered that this is a robust and diverse
townscape/landscape hosting a multitude of separate, interlocking landscape/townscape values and
sensitivities. While the wider study area is likely to have a higher landscape/townscape sensitivity, the
landscape/townscape sensitivity of the central study area is considered to be Medium low.

1.8.1.2 Magnitude of Landscape/townscape effects
Construction Phase
There will be permanent physical effects to the land cover of the site, which are not readily reversible.
During the construction stage of the proposed development there will be intense construction-related
activity within and around the site, including approach roads. This will include, but is not limited to:
•
•
•
•
•
•
•

The demolition of the existing, derelict residence (i.e. Balroy House) on the site, as well as
the smaller ancillary buildings to the rear south-west boundary;
The removal of c. 80 trees (mostly deemed to be of ‘low value’ or ‘unsuitable for
retention,’ according to a recent tree survey report for the site) out of c. 163 trees;
HGVs transporting materials to and from the site;
Movement of heavy earth-moving machinery and tower cranes on-site;
Temporary storage of excavated materials and construction materials on-site;
Gradual emergence of the proposed apartment complex, and associated works;
Security fencing and site lighting.

Whilst the physical impacts to the site’s land cover will be permanent, and not readily reversible, the
site does not contribute strongly to the overall landscape character of the area. Construction stage
impacts on landscape/townscape character will be ‘short-term’ (i.e. lasting 1-7 years), in accordance
with the EPA definitions of impact duration. Furthermore, the context of this construction activity is
within a contemporary residential suburbia where such activity is a regular, on-going, occurrence.
On the basis of the reasons outlined above, the magnitude of construction stage landscape/townscape
impacts is deemed to be Medium-low. When combined with the low sensitivity of the receiving
landscape, the overall significance of construction stage landscape/townscape impacts is considered
to be Slight, in accordance with the criteria contained in Section 1.5.
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Operational Phase (Post Construction)
The scheme proposes an infill development entailing c. 192 residential units (i.e. apartments) on a
1.77ha site on Carpenterstown Road in Castleknock. The site is bounded to the north by
Carpenterstown Road and the Cottonwood 2016 residential development, and to the south by the
Diswellstown 2018 residential development, while two properties with a similarly large residence and
gardens as the site are located to the site’s immediate east and west.
It is proposed to retain the two existing access points into the site from Carpenterstown Road. Five
no. 4/5-storey residential blocks are proposed for the site, the centre of which is to serve as a
communal amenity space. There is some limited surface-level car parking proposed for the northern
half of the site, as well as a basement car park. The scheme proposes to retain many of the existing
valuable trees, particularly those providing effective screening along the four site boundaries.
A central, tree-lined pedestrian route is proposed to connect all the residential blocks, while the upper
floors of each block will be stepped back to help soften its vertical imprint and corresponding shading
within the site. In terms of the site planning and the integration of the proposed blocks with existing
trees, as well as the hardscape and landscape measures proposed for the site, the proposed
development is rooted within a mature residual landscape with tree-lined site boundaries, rather than
the proposed buildings being primarily “landscaped” with shrubs and trees in the leftover greenfield
spaces.
Following the completion of the proposed works, landscape/townscape impacts will relate entirely to
the development’s impact on the character of the receiving landscape/townscape and whether this is
positive or negative.
The most notable landscape/townscape impacts of the application site will result from the permanent,
5 no. 4/5-storey residential blocks. The increase in scale, height and density from the buildings
currently on site to that of the proposed buildings is substantial. In addition, the 4/5 storey height of
the proposed blocks is distinctly higher than all buildings within at least 100m to all sides of the site.
Their vertical imprint is made more acute by the properties adjoining the eastern and western
boundaries of the site containing large suburban gardens framing one detached home, thereby further
accentuated the more immediate contrast in form, height, scale and built intensity. Be that as it may,
such a contrast is greatly softened by intervening bands of mature trees aligning all site boundaries as
well as the inclusion of set backs from the apartment buildings to the boundaries.
Overall, the proposed development represents a continuation of, and compatibility with, the
prevalent land use and townscape fabric and character within the central study area; namely, a
modern, suitably sited and adequately provisioned residential development on residential zoned land.
In terms of the broader effects on landscape/townscape character, the proposal represents the
maintenance of an established use that already informs the character of the central study area. Whilst
the proposal will result in a marked increase in the scale and intensity of development within the
application site, such development is to be expected in an evolving suburban settlement for a
progressive, 21st Century Dublin. While the properties adjoining the eastern and western boundaries
of the site largely represent historical outliers in the context of a more contemporary central study
area, for the most part the proposed development knits into the prevailing townscape fabric of the
central study area, rather than contrasting against it.
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In respect of the High Sensitivity Landscape zoning associated with the River Liffey and its surrounding
environs, it is considered that the core sensitive attributes that are prevalent within the southern
portion of this zoning (immediately surrounding the Liffey) are not apparent within the vicinity of the
site. Instead the site lies within the northern periphery of this HSL zoning on ostensibly flat terrain
surrounded by other residential development. In this respect it is infill development that does not
venture into ‘greenfield’ areas flanking the River Liffey that contribute to its sensitive character. Based
on the factors outlined above, it is considered that the proposed development does not compromise
the character of the specific HSL zoning or the wider ‘River Valleys and Canal’ Landscape Character
Area, within which it falls.
For the reasons outlined above, the magnitude of operational stage landscape/townscape impacts
is considered to be Medium-Low.
1.8.1.3 Significance of Landscape/townscape effects
In accordance with the Landscape/Visual significance matrix contained in Table 1.3, the combination
of a ‘Medium low’ townscape sensitivity judgement and a ‘Medium-low’ townscape impact magnitude
judgment results in a ‘Slight’ overall significance of townscape impact.

1.9

VISUAL IMPACT ASSESSMENT

Visual Receptor Sensitivity
Table 1-7 Analysis of Visual Receptor Sensitivity at Viewshed Reference Points
Scale of value for each criterion

Strong association

Moderate association

Negligible association

VP8

VP7

VP6

VP5

VP4

VP3

VP2

VP1

Values associated with the view

Mild association

Susceptibility of viewers to changes in views

Recognised scenic value of the view

Views from within highly sensitive landscape
areas
Primary views from residences
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Intensity of use, popularity (number of
viewers)
Viewer connection with the landscape

Provision of vast, elevated panoramic views

Sense of remoteness / tranquillity at the
viewing location
Degree of perceived naturalness

Presence of striking or noteworthy features

Sense of Historical, cultural and / or spiritual
significance
Rarity or uniqueness of the view

Integrity of the landscape character within the
view
Sense of place at the viewing location

Sense of awe

Overall sensitivity assessment

L

L

L

L

L

ML

HM

ML

N = Negligible; L = low sensitivity; ML = medium-low sensitivity M = medium sensitivity; HM = Highmedium sensitivity; H = high sensitivity; VH = very high sensitivity
Magnitude of Visual Effects
The assessment of visual impacts at each of the selected viewpoints is aided by photomontages of the
proposed development. Photomontages are a ‘photo-real’ depiction of the scheme within the view
utilising a rendered three-dimensional model of the development, which has been geo-referenced to
allow accurate placement and scale. For each viewpoint, an existing view has been produced. Where
there is no visibility of the proposed development from that viewpoint, an outline view has also been
produced, but where there is visibility, however partial, a montage (upon completion of proposed
works) has, instead, been produced.
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Viewshed Reference Point

Viewing
distance

VP1

Approx. 900m

Coolmine Train Station by Royal Canal Corridor

Representative of:

•
•

Direction of
View
SE

Centres of Population;
Amenity and heritage features.

Receptor Sensitivity

Low

Existing View

The context of this viewpoint is from the busy Coolmine Road, adjacent to the
Coolmine Train Station and the Royal Canal Corridor. Consequently, it is an
important receptor for road, rail and recreation in the north of the study area,
with the canal being the location for GIM10 (Green Infrastructure Mapped
objectives) in Fingal’s CDP, as per section of 1.6.1.5 of this report. Coolmine
Train Station car park anchors the view towards the site, behind which a tall
band of mature trees screen a multi-story residential complex. The scale of
built intensity is reflective of the northern and central study area.

Visual Impact
proposed
development

of No aspect of the proposed development is visible from this location, owing to
the aforementioned vegetation and residential development over the best
part of a kilometre.
The magnitude of visual impact is therefore deemed to be negligible by
default.

Summary

Impact Significance

Based on the assessment criteria and matrices outlined at Section 1.1.3 the
significance of residual visual impact is summarised below.

Visual Receptor
Sensitivity

Visual Impact
Magnitude

Significance of Visual
Impact

Low

Negligible

Imperceptible

Viewshed Reference Point

Viewing
distance

VP2

Approx. 400m

Roundabout on Carpenterstown/ Diswellstown Road

Direction of
View
E/SE
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Representative of:

•

Centres of population;

•

Local community views.

Receptor Sensitivity

Low

Existing View

In terms of broader context, the roundabout on Carpenterstown/
Diswellstown Roads adjoins numerous retail units (e.g. a voluminous public
house, a SPAR, a café, a pharmacy, a takeaway, a medical centre, as well as
their attendant car park), the Castleknock GAA Tir na nOg pitches, the
entrance to the Castleknock Community College, as well as extensive modern
housing developments. It also fringes a designated ‘Highly Sensitive
Landscape.’ In this view, the roundabout and road network occupies much of
the foreground, while, further afield, two-storey residences recede along
Carpenterstown Road.

Visual Impact
proposed
development

of Owing to the multiple aforementioned residences along Carpenterstown
Road, no aspect of the proposed development is visible from this location.

Summary

Impact Significance

For the reasons outlined above, the magnitude of visual impact is deemed to
be Negligible by default.
Based on the assessment criteria and matrices outlined at Section 1.1.3 the
significance of residual visual impact is summarised below.
Visual Receptor
Sensitivity

Visual Impact
Magnitude

Significance of Visual
Impact

Low

Negligible

Imperceptible

Viewshed Reference Point

Viewing
distance

VP3

Approx. 15m

Carpenterstown Road by northern boundary of site

Representative of:

•

Centres of Population

•

Local community views.

Direction of
View
S/SE

Receptor Sensitivity

Low

Existing View

This viewpoint location is along the Carpenterstown Road, opposite the
northern site boundary, and fringes a designated ‘Highly Sensitive Landscape.’
The recent residential developments of Park Manor and Cottonwood (see
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Figure 1.2 and 1.3) are located adjacent to the northeast/north/northwest of
this location.
Across Carpenterstown Road, is a linear band of mature trees and tall shrubs
that mark the site’s northern boundary as it abuts a roadside footpath. This
vegetation is variable, in terms of species, tone, height and density. However,
it serves to nonetheless largely, but not exclusively, screen views into the site
from road users, pedestrians and residents along Carpenterstown Road.
Visual Impact
proposed
development

of The nearest proposed apartment building (Block B) at the north-eastern
corner of the site will rise a short distance beyond the roadside vegetation
further enclosing this section of road with a more solid and substantial bulk
than the existing trees that partially obscure it. Block A is partially visible at a
reduced scale (due to distance) further along the road and there is a
noticeable space between these apartment blocks.
The bulk and massing of the development represents a marked increase in
the scale and intensity of residential development within the immediate
setting which otherwise consists of two storey semi-detached dwellings and
the detached dwellings within large gardens that flank the site. Nonetheless,
the perimeter vegetation, most of which will be retained, will serve as a
substantial screen, particularly during summer months when trees are in-leaf.
This vegetation also serves as a scale transition to the apartment blocks
beyond whilst softening their geometric bulk and integrating them into the
established landscape setting of the site.
Whilst having little effect on the amenity of passing road users, there will be
a reduction in visual amenity for the householders lining the southern side of
Carpenterstown Road who currently enjoy largely undeveloped, albeit
substantially contained views to the south.
For the reasons outlined above, the magnitude of visual impact is deemed to
be Medium.
It is noted that two future options for a cycle lane along the Carpenterstown
Road / northern boundary of the site are presented as part of this proposed
development. The first of these involves bringing cyclists within the site
beyond the existing roadside screening, which will not need to be removed
and thus, the visual assessment provided above remains unaltered.
The second option involves widening of the road corridor to accommodate
the cycle lane and would necessitate the removal of existing roadside
screening. In anticipation of this second option being selected, additional
planting will be provided further inside the site, which will not need to be
removed to accommodate the cycle lane. This vegetation will form a similar
screen, albeit slightly further within the site, to that which currently exists. In
conjunction with existing retained vegetation within the site, this new
vegetation will form a pleasant sylvan filter / screen in respect of the view of
the nearest proposed buildings. This option will not result in a greater visual
37

impact than already predicted. Indeed, the aesthetic effect is marginally
preferable in this urban context than the dense hedgerow-like screening that
currently exists.
Summary

Based on the assessment criteria and matrices outlined at Section 1.1.3 the
significance of residual visual impact is summarised below.

Impact Significance

Visual Receptor
Sensitivity

Visual Impact
Magnitude

Significance of Visual
Impact

Low

Medium

Slight

Viewshed Reference Point

Viewing
distance

VP4

Approx. 75m

Diswellstown Chase, near southern boundary of site

Representative of:

•

Centres of population

•

Local community views.

Direction of
View
N/NE

Receptor Sensitivity

Low

Existing View

The extensive, recently completed Diswellstown residential development
aligns the southern boundary of the site, and is within a designated ‘Highly
Sensitive Landscape.’ It is also the closest location from the south, southeast
or southwest of the site that is in the public realm. The relatively small spaces
left between the two-storey semi-detached houses along Diswellstown way
has resulted in highly confined visibility of any elements within the site,
whereas tall deciduous trees aligning the site’s southern boundary are visible
above rooftops.

Visual Impact
proposed
development

of The upper portions of the two most southerly apartment blocks (Block C and
Block D) will be partially visible rising above and between the semi-detached
dwellings that line the northern perimeter of the Diswellstown development.
They present as a minor but noticeable increase in the bulk and enclosure of
this view to the north and this effect will be greater for the residents
occupying the foreground dwellings.
The 4-5 storey apartment blocks represent an increased intensity of
development within this viewing context and will reduce the visual amenity
of those Diswellstown residents who currently enjoy a sense of relatively
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undeveloped and heavily vegetated open space to the north. Ameliorating
this effect somewhat is the fact that the southern treeline of the site will
remain in place. This will serve to soften and screen development whilst
maintaining a strong degree of privacy – more so during summer months.
Additional planting along the southern boundary will also provide screening,
in this context.
For the reasons outlined above, the magnitude of visual impact is deemed to
be Medium.
Summary

Based on the assessment criteria and matrices outlined at Section 1.1.3 the
significance of residual visual impact is summarised below.

Visual Receptor
Sensitivity
Impact Significance

Low

Visual Impact
Magnitude
Medium

Significance of Visual
Impact
Slight

Viewshed Reference Point

Viewing
distance

VP5

Approx. 517m

M50 by Porterstown Road

Representative of:

•

Direction of
View
N

Major routes.

Receptor Sensitivity

Low

Existing View

This is a view from alongside the northbound lanes of the M50 motorway, as
it traverses over Porterstown Road, within a designated ‘Highly Sensitive
Landscape.’ This location offers potential visibility of the site, as elsewhere
along the M50 within the study area, views in the direction of the site are
entirely screened by roadside planting and/or embankments. To the east (i.e.
right) of the view, the busy motorway and associated barriers, embankment
and signage are visible. To the west (i.e. left) of the view, above an
embankment cutting, palisade fencing is laid out before the extensive
Diswellstown residential development in the distance.

Visual Impact
proposed
development

of Owing to intervening buildings, vegetation and the M50’s roadside
embankment, the proposed development is not visible from this location.
For the reasons outlined above, the magnitude of visual impact is deemed to
be negligible by default.
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Summary

Based on the assessment criteria and matrices outlined at Section 1.1.3 the
significance of residual visual impact is summarised below.

Impact Significance

Visual Receptor
Sensitivity

Visual Impact
Magnitude

Significance of Visual
Impact

Low

Negligible

Imperceptible

Viewshed Reference Point

Viewing
distance

VP6

Approx. 658m

Castleknock GAA Club

Representative of:

•

Amenity and heritage features

•

Local community views.

Direction of
View
NE

Receptor Sensitivity

Medium-low

Existing View

Located within a designated ‘Highly Sensitive Landscape,’ the grounds of
Castleknock GAA Club at Somerton Park contain several pitches that serve as
a popular amenity for the community. This viewpoint is located alongside the
club’s car park, and shows the club’s main pitch and large clubhouse. Beyond
the grounds, tall trees and residential development largely obscure more
distant views.

Visual Impact
proposed
development

Summary

of The proposed development is not visible from this location as a result of
intervening buildings and trees over the course of more than 600m.
Consequently, the magnitude of visual impact is deemed to be negligible by
default.
Based on the assessment criteria and matrices outlined at Section 1.1.3 the
significance of residual visual impact is summarised below.

Visual Receptor
Sensitivity

Visual Impact
Magnitude

Significance of Visual
Impact
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Impact Significance

Medium-low

Negligible

Imperceptible

Viewshed Reference Point

Viewing
distance

VP7

Approx. 1,180m

Scenic route along Liffey Valley Special Amenity Area

Representative of:

•
•

Direction of
View
NE

Designated Scenic Routes and Views;
Local Community views.

Receptor Sensitivity

High-medium

Existing View

By way of context, this viewpoint is from the designated scenic route that runs
along the floor of the Liffey Valley, within a Special Amenity Area and within
a ‘Highly Sensitive Landscape.’ Much of the valley’s land cover and steep
valley sides are well wooded with mature deciduous trees. When looking in
the direction of the site from this scenic route, those thickly vegetated slopes
of the valley are prevalent.

Visual Impact
proposed
development

of Primarily owing to a sharp lift in landform across the northern slopes of the
Liffey valley, this ‘illustrative view’ shows that no views of the proposed
development are possible from this location.
For the reasons outlined above, the magnitude of visual impact is deemed to
be Negligible by default.

Summary

Impact Significance

Based on the assessment criteria and matrices outlined at Section 1.1.3 the
significance of residual visual impact is summarised below.

Visual Receptor
Sensitivity

Visual Impact
Magnitude

Significance of Visual
Impact

High-medium

Negligible

Imperceptible

Viewshed Reference Point

Viewing
distance

Direction of
View

41

VP8

Porterstown Park

Representative of:

Approx. 1,361m

•

Amenity and heritage features.

•

Local community views.

E/NE

Receptor Sensitivity

Medium-low

Existing View

In terms of context of this viewpoint, Porterstown Park is a popular and
publically accessible sporting and recreational amenity in the community. It is
within a ‘Highly Sensitive Landscape’ and the park is also the location for GIM6
(Green Infrastructure Mapped objectives) in Fingal’s CDP, as per section of
1.6.1.5 of this report. The existing view shows a cricket pitch in the
foreground, with mature tree-lined vegetation beyond, which largely
obscures the residential development beyond it.

Visual Impact
proposed
development

of A distance of more than 1.3km, combined with a multitude of intervening
trees and buildings, prevent all views of the proposed development from this
location.
Consequently, the magnitude of visual impact is deemed to be Negligible by
default.

Summary

Impact Significance

1.10

Based on the assessment criteria and matrices outlined at Section 1.1.3 the
significance of residual visual impact is summarised below.
Visual Receptor
Sensitivity

Visual Impact
Magnitude

Significance of Visual
Impact

Medium-low

Negligible

Imperceptible

CONCLUSION

Based on the assessment contained herein, it is considered that although the proposed development
will markedly increase the scale of built intensity within the site, it is not untoward in its townscape
setting. Within the central study area context, it serves to infill a primarily Greenfield site with
development that is similar in function, albeit slightly greater in scale and intensity to other residential
developments in the locality. A key aspect of the development is the retention of mature trees within
an around the site, which have clearly dictated the design and serve to integrate it within this
established landscape / townscape setting. Thus, the significance of landscape/townscape impact is
deemed to be Slight during both the busy construction stage and also once the development is
completed.
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In addition, the visual impact of the proposed development was examined from eight representative
viewpoints that characterise a range of important receptors, designations, distances and directions
from the site. These viewpoints serve to reflect the context and setting of this suburban area and its
relationship to the wider landscape, and where and how that context relates to the proposed
development.
Of the eight viewpoints, six were shown to have no view of the proposed development at all, due to
the considerable screening afforded by intervening vegetation and buildings. It should be noted that
most of these six viewpoints were recorded, according to the Fingal CDP, from within the most valued
and/or designated sites inside the study area. Of the two viewpoints that will have visibility of the
proposed development following the completion of construction (i.e. VP3 & VP4), there will be a
noticeable increase in the bulk and massing of development within the site. This will serve to reduce
visual amenity through increased visual enclosure and an increased intensity of development.
Nonetheless, the retention of existing perimeter vegetation (and proposals to include additional
planting) will serve to partially screen and soften views of the nearest apartment blocks, whilst also
serving as a scale transition and providing a sense of establishment and consolidation for the new
development within and existing (substantially retained) landscape setting. Consequently, the
significance of visual impact for both of these nearby receptors is deemed to be Slight.

1.11

OVERALL SIGNIFICANCE OF IMPACT

Overall, it is considered that the proposed development is an appropriate addition to the urban fabric
of west Dublin and that it will not result in significant visual impacts in the context of the Liffey High
Sensitivity Landscape designation or for receptors within its immediate context.

43

