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Fig. 1: The Park Shopping Centre frontage along Prussia Street
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Landscape and Visual Appraisal
Introduction
The purpose of this report is to provide an appraisal of the landscape and visual impacts arising
from the proposed redevelopment of the Park Shopping Centre, located at the upper (northern)
end of Prussia Street near its junction with North Circular Road, some 1.3 km north of Dublin’s
city centre. The subject site lies just west of the new and partially completed campus for
Technological University Dublin (TUD) at Grangegorman. The proposed development has been
designed to incorporate facilities which will serve both the needs of the whole area and the
future campus. It is also designed to integrate with its existing urban context and within the
future context of a fully completed campus. This appraisal relates primarily to the proposed
redevelopment in the context of its existing urban environment, however specific reference is
also made to the cumulative effects of this development when considered in conjunction with
the future TUD campus development at Grangegorman.

Fig. 2: Site location, indicating the permitted TUD development at Grangegorman to the right

Whilst this Landscape and Visual Appraisal does not form part of an EIS and such
consideration of cumulative effects may therefore not be strictly required, it is nevertheless
considered good practice to do so. Given the proximity of this proposed redevelopment to the
permitted (partially completed) Grangegorman development and its specific designed
relationship to the campus, the latter is judged to be relevant and have a significant bearing on
this appraisal.
The appraisal outlines the potential landscape and visual impacts of the demolition of the
existing shopping complex and the proposed construction of replacement buildings and
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associated works, as set out in the design statement prepared by the Architects. The appraisal
describes the landscape character of the subject site, its environs and its planning context
together with the visibility of the site 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 Statement, 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.
This appraisal should be read in conjunction with the Cultural Heritage Report prepared by
Archaeology Plan.

Methodology
This appraisal uses photomontages, which illustrate the proposed buildings within their existing
urban context, to assess the visual effects of the proposed change and to assist in evaluating
the effects created in the urban landscape.
The system of evaluation normally used in the preparation of the landscape and visual impact
assessment of an Environmental Impact Statement is used for this appraisal and therefore
makes reference to the following:
▪

‘Guidelines on the information to be contained in Environmental Impact Statements’ prepared by the Environmental Protection Agency (EPA) 2002 and with reference to:

▪

‘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;

▪

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 Appraisal has involved:
▪

Visiting the area in December 2020. A photographic record of the main landscape features
coupled with a record of landscape elements, features and characteristics was prepared;

▪

Undertaking a desk study of the subject site and its environs in relation to its local and
broader landscape significance using the information gathered from site visits, studying
aerial photography and Ordnance Survey mapping;

▪

Evaluating potential viewpoints, selecting and agreeing those which could be considered
most important and most representative in terms of visual impact;

▪

Establishing and describing the existing environment in terms of landscape and 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;

▪

Evaluating the effects of the proposed development on the landscape character of the site
environs and on the broader visual environment, through consideration and interpretation of
the photomontages.
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The significance criteria used for landscape and visual assessment 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 (Section 3, pp 50-52). The criteria used are outlined in Appendix B.

Selection of views
The viewpoints selected for photomontage illustration were chosen to accurately represent a
range of the likely visual effects of the current proposal from the environs of the site. In selecting
the viewpoints, reference was made to the current Dublin City Development Plan (key views
and prospects) and to the City Council’s Planning Department for their opinion on important and
representative views towards the proposed development. There are no key views and prospects
affected by this proposed development. Views have been selected to focus on the subject site
for this proposed development and to illustrate its greatest potential impact in its existing context
and when considered in conjunction with adjacent permitted development, such as that
proposed for the TUD campus at Grangegorman.
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 proposal. The
selected viewpoint locations are illustrated in Figure 3 below.

Figure 3: Selected viewpoint locations (blue)

Following the selection of viewpoints, Digital Dimensions Ltd. was engaged to prepare
photomontages from each selected viewpoint. This involved: photographing from the selected
viewpoints; surveying their location; inserting a three-dimensional model of the proposals and
rendering the views. The methodology used by Digital Dimensions in the preparation of
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photomontages has been developed by specialists in this field and is accepted by local
authorities as an accurate and verifiable visualisation of likely effects. A general methodology for
the preparation of photomontages is outlined in Appendix C, however Digital Dimensions’
specific methodology is provided within their A3 document containing the relevant
photomontages and included as part of the planning application documentation.
The existing landscape and visual environment
Urban and planning context
The existing site is located at the upper end of Prussia Street on its eastern side, near the
junction with North Circular Road. Its neighbours include: to the north, MSL Park Motors Ltd.
and Rathdown Square apartments; to the west, mixed development along Prussia Street
including the protected Jameson House and the social housing of Drumalee beyond and; to the
south, a small scale residential area at St. Joseph’s Place/Court. The existing shopping centre
represents a focus for local retail daily needs for this largely residential part of north Dublin,
however small scale businesses also operate from outlets along the street, south of the site. To
the east, the TUD Campus at Grangegorman, permitted under the Grangegorman SDZ
Planning Scheme (refer to Fig. 4, the white zone outlined with red line) is gradually being
realised and may have a major bearing on future developments proposed for adjacent lands.

Figure 4: Existing planning context – extract from Map E of the 2016-2022 Dublin City Council Development Plan.

The subject site’s zoning within the Dublin City Development Plan is Z4; ‘to provide for and
improve mixed-services facilities’ (pink zoning on Fig. 4, Dublin City Development Plan).
The larger part of the site frontage and the buildings across Prussia Street lie within a
Conservation Area and also within a broader Zone of Archaeological Interest running almost the
full length of Prussia Street.
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Several Protected Structures lie within sight of the existing shopping centre, along the upper
part of Prussia Street, however of these, only Jameson House (Figs. 5 and 6) just across the
street from the shopping centre car park, will be directly affected by the proposed development.

Figure 5: Jameson House, looking west from the existing shopping centre car park

The 3-storey (plus), red brick building with its elegant entrance steps and railings bravely
attempts to make its presence felt along this upper part of the street, opposite the open space of
the shopping centre car park but is thwarted somewhat by the incongruous and complex mix of
materials, signage etc. The formal symmetrical composition of the building’s front façade is not
reflected in any way by the existing shopping centre development across the street which is by
comparison, a ‘free-for-all’.

Figure 6: Jameson House, entrance steps
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The existing shopping centre
The existing buildings (Figs. 7.1 and 7.2) date from the early 1980’s and form a low-rise, ‘L’
shaped colonnaded fringe of shop-fronts to the rear of the surface car park which sits
immediately behind the main footpath along the eastern edge of Prussia Street. Each end of the
building features a 2-storey section, accommodating; a gym above N D Electrical at the southwestern end and; a medical/dental facility above shops and pharmacy at the north-eastern end.
The anchor Tesco store sits in the right-angle to the rear. A pedestrian access route leads
directly from the road crossing and main footpath along Prussia Street, via a ramp and along the
colonnade to the Tesco store and the other shop fronts.

Fig. 7.1 Park Shopping Centre from Jameson House, looking south-east.

Fig. 7.2 Park Shopping Centre from Jameson House, looking north-east.

The car park is bisected by a road entering from Prussia Street accessing the front car parking
and the service areas to the rear via large, steel access gates at the side of the building. North
of these gates a tan/red brick finished plain block houses MSL Park Motor’s workshop on the
northern boundary – this is accessed from North Circular Road. The remainder of the northern
boundary is characterised by a white painted boundary wall with young trees behind, a group of
recycling bins, car parking, a shopping trolley shelter and a security hut. The car park itself is
sub-divided by a mix of small concrete retaining walls, stone-faced embankments and kerbs of
varying heights, in an attempt to deal with the levels falling across the site from the north end to
the south. A further layer of signage, including surface painted signage on the internal roads
and car park adds to a sense of confusion between car and pedestrian. The general impression
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is of a cluttered car park occupying a gap in the street, with a range of shops somewhere to the
rear.
Adjacent streets and urban landscape character
Generally, the adjacent street facades in the area (Figs. 8.1 – 8.4) are a mix of 2 and 3-storey
buildings of various styles from a range of periods, predominantly through the 19th and 20th
centuries. Building finishes are primarily red brick with some render, largely in light tones, but
with some colour applied. The general impression in the vicinity of the site is of incomplete
street facades with gap sites (occupied by long-term temporary uses) and remnant buildings.
The substantial late 20thC social housing redevelopment at Drumalee Road, north-west of the
site, imposes a street form which is alien to the area and leaves small areas of unkempt leftover space on its fringes, characterised by grass and sporadic tree planting. This existing
development also contrasts dramatically with the protected Georgian facades across the North
Circular Road. A plethora of signage and advertising hoardings adds to the incongruity of the
area. A liberal smattering of graffiti completes a picture of urban tiredness and degradation.

Fig. 8.1: Looking south from Jameson House

Fig. 8.2: Looking northwards up Prussia Street

Fig. 8.3: Looking south-east along Old Cabra Road

Fig. 8.4: St. Joseph’s Place, looking east from Prussia St.

The future urban context and cumulative impacts
The designation of the Grangegorman Strategic Development Zone (SDZ) allowed for the
development of a Planning Scheme outlining the future proposed development required to
accommodate Dublin Institute of Technology (DIT), now Technological University Dublin (TUD),
on one campus at Grangegorman. As part of the scheme, a northern fringe of HSE buildings
was also proposed adjacent to the North Circular Road. The approved Planning Scheme (2012)
established the layout for this future development, including individual building footprints (refer
to Fig. 9) and approximate building heights. In delivering the development, the Grangegorman
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Development Agency (GDA) is required to adhere to the Planning Scheme and on this basis
subsequent planning approval for each building is essentially only required in order to agree the
detailed design of the buildings, finishes etc. At this point it is however possible to determine
and illustrate in outline the approximate massing and future form of the proposed overall
development at Grangegorman. The development of the campus is currently on-going with a
number of buildings and a substantial proportion of the public realm already completed. The
campus has been operational since September 2014 and ultimately the student population is
expected to rise to approximately 20,000 students.

Figure 9: The site in context of the permitted footprint of the future TUD/HSE buildings at Grangegorman (dark grey
blocks on the right of image)

In keeping with the approved Planning Scheme, the GDA is obliged to create linkage with
adjacent neighbouring communities and one of its primary aims is to connect with Prussia
Street. Currently, people movement along Prussia Street is solely on a north-south basis. The
changes proposed and already taking place in Grangegorman will however significantly alter the
current urban design dynamics in this area. It is therefore incumbent upon adjacent developers
to take account of such change and adapt their proposals as may be appropriate to
accommodate it. Given Grangegorman’s current status, it is entirely appropriate that the subject
of this report, the proposed redevelopment of Park Shopping Centre, is appraised in both its
current context and its future context as an immediate neighbour of Grangegorman campus.

Characteristics of the proposed development
The proposed development comprises:
(1) Demolition of the existing Park Shopping Centre and nos. 42-45 Prussia Street, Dublin7 and
creation of portal openings in the former boundary wall (Protected Structure);
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(2) Construction of a new mixed use District Centre, Student Residential Housing and Build-toRent Housing development in 2 buildings, a South Building and a North Building, separated by
a new pedestrian and bicycle street connecting Prussia Street with the emerging
Grangegorman SDZ campus. The buildings will range in height from 3-5 storeys on Prussia
Street to 6-storeys (South building) and 8-storeys (North Building) towards the GDA campus.
(3) District Centre development accommodating:
▪

Part-licensed supermarket, 11 no. retail/non-retail service units and 2 no. licensed
café/restaurant units at ground floor;

▪

Two vehicular entrances from Prussia Street to provide access for deliveries and services
(South entrance) and to provide access to undercroft parking and van deliveries (North
entrance);

▪

Standing areas for deliveries and waste collection in designated service yards (South
Building) and for car parking for 111 no. cars, light van deliveries and bicycle parking (North
Building);

▪

All associated ancillary facilities, landscaping and boundary treatments including acoustic
attenuation measures where required.

(4) Student residential accommodation overhead the District Centre accommodating 11no.
student houses comprising 143 no. apartments (including 28 no. studios), with a total of 584
bedspaces (556 bedrooms) and associated balconies;
▪

The North Building student residential accommodation has reception and student amenities
(concierge, café, lounge areas) at ground, mezzanine and first floor levels, with access to
all levels overhead and a first floor level podium garden from which student apartments and
student amenity areas (study centre, a recreation centre and laundry) are accessible; 2 no.
amenity terraces with pergola structures at fourth floor.

▪

The South Building student residential accommodation has ground floor level foyer with
access to all levels, staff rooms, fitness centre at ground and mezzanine levels and a first
floor level podium garden from which student apartments are directly accessible.

(5) Build-to-rent residential accommodation overhead the supermarket with lift and stair access
from Prussia Street, comprising 29 no. apartments with balconies (28 no. 2 bedroom and 1 no.
3 bedroom units) and 3 no. 2 bedroom townhouses, laundry room, lounge/games room, bicycle
store, waste store and podium garden with conservatory allotments.
(6) The proposed new street will connect to the Grangegorman SDZ campus via a portal
connection through a former boundary wall
(7) The development includes art display along the new street, landscaping, boundary
treatments, signage, plant and substations, and all associated site works and services.

Proposed building design and mitigation
The proposed scheme design incorporates general mitigation measures as may be expected in
the integration of any contemporary building of quality into its existing urban context. These
include:
• 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
along Prussia Street.
• Appropriate architectural detailing to assist in the integration of the external building
facades with adjacent existing buildings.
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• Rationalisation of the building services and other potential visual clutter and as far as
possible, their incorporation internally within the building envelope.
• Rationalisation and simplification of the buildings’ roof lines.
• Use of appropriate colour, tone and materials to integrate the development within the
existing built context.
• Creating an improved and considered relationship between the building and the adjacent
streets, including the internalisation of car parking.
Specific design and mitigation measures are also employed to ensure that this design
addresses specific potential issues and impacts as follows:
Along the new street, the proposal generally rises from 3-5 storeys at the western (Prussia
Street) edge to 8 storeys and 6 storeys along the northern and southern sides of the street
respectively, as one moves eastwards towards the Grangegorman (TUD) campus. The ground
floor level of each building is largely occupied by commercial units, thereby activating this
western entrance route into the campus. The proposed façade treatment along the new street
involves breaking down the mass of the building by means of staggered set-backs and the
formal articulation of the building facades above first floor level.
The scale of the new street also responds to the context of the scale immediately adjoining, by
reducing to 3 storeys at Prussia Street, across from Jameson House. The scale of the
development as a whole also responds to the scale of the residential development to the north
and south of the site. To the north, by Rathdown Square, the proposed height reduces to 3
storeys (2 storeys over a covered car park). To the south, by St. Joseph's Court and St.
Joseph's Place, the higher elements are substantially set back from the boundary line and a
communal garden is established over the covered service yard and is screened with acoustic
timber fencing and substantial planting at the garden level.
Materials, colour and texture
The building façade design also involves the use of differing materials and colours to introduce
further articulation, particularly along the proposed pedestrian street. The dominant finish to the
proposed buildings facing Prussia Street and along the new street into the Grangegorman
Urban Quarter is selected brickwork with subtle variation in tone and colouring in panels, along
its length. This subtle and limited arrangement of colour (and tone) is employed to assist in
reducing the apparent scale and massing of the buildings. It also serves a wayfinding and
identity purpose. Simpler rendered finishes with slender red brick panels are proposed for the
main north and south outer facades and for the internal courtyard facades, facing in to the firstfloor podium garden courtyards, though these latter, of course will not be visible from without.
Construction impacts
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 site.
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 any 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
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• 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 existing building and the subsequent construction works will require a site
compound with the usual array of site accommodation, hoarding, scaffolding, crane 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. The mitigation measures proposed, revolve
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. The description of the
proposed demolition and construction set out in the 'Outline Demolition and Construction Waste
Management Plan’ report (prepared by Pinnacle Consulting Engineers), which accompanies the
application, outlines aspects of the proposed construction methodology to deliver the
development. This includes measures to reduce construction impacts across the site area and
beyond.

Predicted impacts of the proposed development
Appraisal of construction phase impacts
The proposed construction works will impact on the existing landscape in a social and
economic context through the temporary removal of the existing neighbourhood facilities. This
will occur over the period of construction which will be phased over approx. 24 months. The
potential impact on people in this vicinity in terms of additional travel and/or the need to use
alternative shops and services for their everyday needs, remains. This creates a slight negative
landscape impact.
The visual environment of the area will also be impacted by the demolition of the existing
shopping centre and car park, however given that the existing shopping centre is of poor visual
quality, its 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 impact, which will again be of
temporary duration.
There will be slight negative amenity impacts within the area during the works due to occasional
footpath diversions etc. All construction impacts are limited to the construction period and
therefore of temporary to short term duration. Construction impacts 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 impacts
The expected lifespan of the proposed development would be up to sixty years approx. and will
therefore create landscape and visual impacts on the environs, which are deemed to be long
term impacts.
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Two related aspects need to be addressed in considering the operational impact of the design
proposals:
• The perceived landscape character of the area (including social and cultural amenity) and
how it is impacted by the proposal.
• The visual impact of the proposed buildings, relative to existing views.
[For a more detailed explanation of the meaning of and differences between these
aspects of impact, please refer to Appendix A, ‘Aspects of Impact’].

Appraisal of landscape character impacts
The Architect’s Design Statement outlines a proposed design which is transformative,
particularly in relation to how the proposals will change the trading/commercial environment of
the area. Design priorities which are likely to affect the landscape character of the area,
include:
• An increased quantum of development which reflects the density and diversity of a
‘District Centre’ (as opposed to its current ‘neighbourhood’ status) and an increased scale
of buildings which relates to the form and scale of development permitted within the
adjacent Grangegorman Urban Quarter;
• The inclusion of a pedestrian/cycle gateway into the TUD campus at Grangegorman – a
thoroughfare linked strongly with Prussia Street and the proposed major pedestrian
routes through the Grangegorman Urban Quarter and animated by the proposed
retail/restaurant frontage opening onto it;
• The axial alignment of this proposed gateway with Jameson House (and its formal
stepped entrance) and the provision of a landscaped urban place across from it, which
address and respect its prominence on Prussia Street;
• Upgrading of the retail/commercial offering to the public – achieved primarily by improving
the commercial opportunity along the new street.
• Provision of student accommodation at the upper levels which will both support and
supplement TUD’s accommodation requirements and provide increased footfall
supporting the proposed ground floor retail and the social/welfare facilities.

The design as submitted clearly incorporates each of these five priorities and working together
they would be expected to succeed in achieving the goal of providing a vibrant new heart to this
part of the city. If successful, the proposed design, in tandem with the future scheduled TUD
developments at Grangegorman, will greatly enhance the local urban landscape, support
existing businesses on this site and beyond, 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 new and
active-frontage pedestrian street and the setting of Jameson House. The relationship of the
proposed buildings to the revised network of associated streets, offering extensions of the
public realm and increased activity, is a distinct improvement over the existing circumstances.

Whilst the proposed buildings offer a contrast in scale, tone and materials with the existing
shopping centre, the proposed scheme is respectful of and relates well to adjacent buildings
and structures. The photomontages (provided by Digital Dimensions, in a separate A3
document) give 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

16

inserted buildings and the existing street façade along Prussia Street (refer to Views 1 and 5).
The public realm broadens and the gateway buildings assist in announcing the new pedestrian
street across from Jameson House. The building facades lining the proposed street are
modulated with recesses, protrusions, set-backs and balconies which provide variation and
interest while maintaining the axial line focusing on Jameson House and its central entrance
steps.

Fig. 10: Model of the proposed development (turquoise) in the context of a developed Grangegorman campus, as
permitted (in right of view).

Towards the east, the building height rises from Prussia Street to meet the greater scale of
permitted development within the adjoining Grangegorman Urban Quarter. Photomontage
Views 9 and 12 illustrate the stark contrast between the proposed development and the existing
shopping centre when viewed from within the existing Grangegorman grounds, which await
their own (permitted) development. They also rather unkindly illustrate the blank eastern gables
of the proposed buildings, waiting for the future Grangegorman buildings to further extend the
proposed new street into and through the Grangegorman Urban Quarter. However, Figure 10
above, indicates the height and scale involved and reveals how the proposed development
relates appropriately to it, in terms of scale.
The existing shopping centre with its cluttered surface car park, sitting in front of a remarkably
low-rise building complex and appearing even smaller in scale by being set so far back off the
street, offers a particularly poor and somewhat suburban-scaled contribution to this part of the
north inner city. Overall, it is considered that the proposed development will therefore make
substantial positive impacts on the urban landscape character of the area.
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Figure 11.1: Existing view from Jameson House

Figure 11.2: A ‘proposed’ view from a similar position (not scaled with or directly comparable with Fig. 11.1)

Appraisal of visual impacts
Photomontages (verified views) have been prepared for a total of 13 viewpoints which illustrate
the visual effects on the surrounding urban landscape created by the demolition of the existing
complex and its replacement with the proposed development.
The existing view from each viewpoint is illustrated together with the proposed development as
seen from the same viewpoint. In addition, perceived cumulative effects created by the future
development expected within the Grangegorman campus (as permitted), are also illustrated for
two of these viewpoints (Views 9 and 12 from within the Campus). These two additional views
illustrate the future campus development in a fairly rudimentary manner since detailed models
are not available for the future Campus development. The assessment for all views in terms of
cumulative effects is commented upon within the appraisal of the proposed view in all 13 cases.
Photomontages are a convenient way to illustrate potential impacts however it is accepted that
they are of limited value in conveying the full visual experience. For this reason it is generally
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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.
The projected visual impact (in terms of magnitude and quality) for each view is outlined below –
for clarification of the significance criteria used in the assessment of impacts please refer to
Appendix B.

View 1 - Existing View
This view is from Prussia Street, south of the site, looking northwards. The disjointed nature of
the street edge is apparent with isolated remnant blocks, a range of forms and finishes and
intrusive signage and advertising hoardings. There is no rhythm, focus or dominant element in
the street. The presence of the existing shopping centre marked by street-side banners, is
barely discernible.
View 1 - Proposed View
The proposed building appears to project into Prussia Street, marking a change and signaling
the junction with the proposed new pedestrian street. The southern façade of the proposed
southern block is visible in the gap between existing buildings. The scale and height of the
proposed building is appropriate in this view and the articulation and colour/tonal changes are
effective in reducing its apparent mass. It makes a positive impact on the fractured appearance
of the buildings in the existing view. The future (permitted) development within Grangegorman
campus will not be seen from this viewpoint.
The visual impact from this location is moderate and positive.

View 2 - Existing View
This view looks north from St. Joseph’s Court at the end of St. Joseph’s Place. The space is
dominated by the existing houses forming a tight courtyard space which is backed by the existing
shopping centre, the white wall of which is visible to the north of the courtyard - it helps define the
courtyard space. Overall, the existing shopping centre does not make a substantial impact in the
view. This is a small residential courtyard and whilst the proposed development will affect few
people from this viewpoint, being residents in a fairly confined space, they are relatively sensitive
to change.
View 2 - Proposed View
The proposed development is clearly of greater scale than the existing two storey houses.
However, whilst it now dominates the view, mitigating aspects of the design reduce this effect the higher elements being set back beyond the communal garden space, together with the
timber screen fences, the planting, the articulation of the façade and use of relieving red brick
panels are fairly effective in preventing an over-dominating effect on the existing courtyard.
Being located along the northern boundary of the existing smaller development may also help
create a greater sense of enclosure and protection along the northern boundary. As such, it
does not impact on the quality of light in the existing courtyard space. The roofline of the
proposed development now sits just above that of the existing houses in St. Joseph’s Place.
The selected materials and tones for the proposed south façade (as illustrated), allow the
existing houses to stand proud against it, yet they generally harmonise with the existing colours
at ground level in the courtyard. The future (permitted) development within Grangegorman
campus may ultimately be seen marginally to the right of view, though it will not significantly
affect the impact the proposed development makes from this location.
The visual impact from this location is moderate and negative.

19

View 3 - Existing View
This view is from the housing area at Drumalee Grove, looking east. Part of the subject site (4245 Prussia Street), is visible in the gap between the existing red brick residential blocks and
delineates the far side of the road. The existing shopping centre is not visible from this viewpoint.
The view is dominated by the scale of the access road and car parking area in the foreground
and the rather sterile relationship between these and the adjacent housing blocks.
View 3 - Proposed View
Part of the proposed development is visible in the gap between the Drumalee housing blocks
and while it is greater in scale than the existing buildings, it is not overtly so. The perception of
the proposed development being ‘beyond the main road’ also tends to diminish its impact. This
fairly small portion of the Prussia Street façade is relieved somewhat by the projecting red brick
panel against the general pale buff tones and marries well with the prevalent red brick in the
foreground and the existing Prussia Street frontage. The proposed changes occupy a relatively
small portion of the field of view. A fairly small part of the permitted development at
Grangegorman may just be seen on the skyline beyond the proposed development. While not a
major element in the view, it will be marginally contiguous with the subject proposals. There will
however be no perceptible change to the impact arising from the proposed development
resulting from this cumulative effect.
The visual impact from this location is slight and neutral.

View 4 - Existing View
This view is from Drumalee Road looking south-east towards the subject site. The residential
access road and and its parked cars in the foreground, dominate the view. The subject site is
visible in the distance beyond Prussia Street but make little impact in the view. This is
particularly so for the low-rise shopping centre buildings behind the car park, giving an overall
impression of a gap site. The rear façade and gable of Jameson House (adorned with
advertising hoarding) stand out rather uncomfortably to the right of centre in the view.
View 4 - Proposed View
The proposed development creates a distinct presence on the street and clearly indicates a
designed relationship with Jameson House and the line of the new street opposite. The scale of
the proposed development is on a par with the protected building which no longer stands
uncomfortably alone. The red brick panel elements along the Prussia Street façade (at the
upper levels) and the commercial activity at the ground floor level accentuate a landmark quality
from this distance arousing interest and a degree of attraction to this new building and its new
connecting street into Grangegorman. The permitted development at Grangegorman should
largely be screened by the proposed development and should not present cumulative effects in
this view.
The visual impact from this location is moderate and positive.

View 5 - Existing View
This view is from the central traffic island at the top of Prussia Street near its junction with North
Circular Road. The road and footpaths of Prussia Street, contained by the boundary walls of
Rathdown Square housing (left of view) and the Drumalee housing (right of view), together with
the street trees in the foreground, dominate the view. The shopping centre is partially visible in
the distance (centre of view) and forms part of the generally low-rise skyline formed by it and the
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adjacent buildings. [Note – Jameson House which projects into the skyline is largely screened by
trees in this view]. Whilst the prevailing building finish is brick, a range of varying materials is
generally evident.
View 5 - Proposed View
The proposed development now creates a presence on Prussia Street and the articulation of the
blocks, particularly at ground level, confirms the bend in the Prussia Street and clearly indicates
the new junction with the proposed gateway pedestrian street into Grangegorman. The Prussia
Street façade appropriately introduces larger glazed openings and signage at ground level. The
new built elements complement Jameson House across the road in terms of scale, finish and
colouring at the new junction. The northern façade of the proposed development sits above the
roof pitch of the Rathdown Square residential development but is clearly far enough away to
ensure it doesn’t dominate the existing. The façade’s modulation in lighter and darker panels
interspersed with red brick vertical elements protruding above the general roofline, successfully
mitigates potential impact in this view. The permitted development in Grangegorman will not be
seen and is not relevant from this viewpoint.
The visual impact from this location is moderate and positive.

View 6 - Existing View
This view is from the Old Cabra Road looking south. Being from a similar angle, it is in some
respects a more distant version of View 5. The existing shopping centre is just visible in the
distance and being closer, nos. 42-45 Prussia Street are more prominent. Whilst the foreground
road and buildings lining it are dominant in the view, the alignment of the road focusses on the
subject site beyond the North Circular Road junction.
View 6 - Proposed View
Whilst the proposed development actually occupies a small portion of the field of view, the
higher elevation of the viewpoint and the focusing effect of the road alignment, combine to
accentuate the scale of the proposed development, relative to the existing shopping centre.
Given its location in the north inner city and the total lack of presence of the existing shopping
centre, the scale of the proposal does not however look out of place. Seeing the development
from this higher vantage point also means that the higher blocks to the rear are not screened to
the same extent by the lower blocks along Prussia Street – the set-back effect is not as effective
as when viewed from ground level. Despite this, the façade treatment including the mix of
finishes, assists in mitigating any potential sense of dominance and helps integrate the
development with the adjacent buildings. The increased scale of the proposed built elements
also serve to draw the eye and impart a landmark status on the buildings, which is appropriate
when located so close to the busy North Circular Road junction and particularly so in the future
context of a full scale 3rd level campus next door. The permitted development at Grangegorman
will not be seen and is not relevant from this viewpoint. (In the absence of the proposed
development, the permitted development would be visible in the distance).
The visual impact from this location is slight and positive.

View 7 - Existing View
This view is from the footpath along the North Circular Road across the road and looking
towards the Rathdown Square housing development. This is a glimpsed view which will be
experienced occasionally by pedestrians (rather than vehicle occupants) passing by and to an
extent by the occupants of Park House office development behind the viewer. The sensitivity of
pedestrians to this view and even their awareness of it will be extremely low.
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View 7 - Proposed View
Whilst the proposed development is now discernible, it is at a distance and in a narrow gap
between trees and existing buildings in the foreground. The permitted development may be
seen marginally in the left of view and while it does convey the presence of taller development
in the vicinity, it would be distant enough from the proposed development to be of only marginal
relevance when viewed from this viewpoint.
The visual impact from this location is slight and neutral.

View 8 - Existing View
This view is also from the North Circular Road looking south across the road towards the MSL
Service Centre. The viewpoint is slightly shifted laterally (relative to View7) in order to illustrate
the maximum potential visibility of the development from this busy road. The entrance to MSL’s
site leads down to their service centre workshop which forms part of the northern boundary of the
subject site.
View 8- Proposed View
A part of the northern façade of the proposed development is now visible above the service
centre workshop and the roofline of the proposed northern building unfortunately becomes just
visible over the simple roofline of the MSL reception building. As for View 7, this is also a
glimpsed view, experienced by few who wouldn’t be expected to be particularly sensitive to the
impact it makes. From this viewpoint the permitted development at Grangegorman may only be
marginally seen, however its roof profile will be approximately contiguous with the proposed
development. This is likely to have a very small harmonising effect but will not affect the impact
of the proposed development per se, to any noticeable degree.
The visual impact from this location is slight and neutral.

View 9 - Existing View
This is a view from Grangegorman across parts of the campus which are not as yet developed,
looking north-west towards the existing shopping centre. Beyond the boundary wall, the subject
site is flanked by the houses in St. Joseph’s Court to the left and the Park Centre office block and
the Phoenix Centre health facility to the right. The top of Jameson House with its chimneys is
visible in the distance, towards the left in this view.
View 9 - Proposed View
The proposed development illustrated in this view conveys how the development would appear
strictly in the current context, without the planned and permitted development in this part of the
Grangegorman Urban Quarter. The two buildings and the proposed tree-lined pedestrian street
between them can be clearly discerned. A number of aspects of the proposal in this context are
disconcerting, namely: the apparent scale of the buildings; the exposed blank gable facades
and; the street leading into the foreground grass expanse - presumably the street would in
reality and in such circumstances, be terminated in some manner. Similarly, it is conceivable,
even likely that should the permitted campus development for this area be delayed, other
interim measures to reduce impact and/or create interest would be employed – presumably by
GDA/TUD, as it would be primarily in their interest to do so. The obvious contrasts in scale may
also be exaggerated, for two main reasons:
(1) the two large fairly blank facades awaiting connection with future Grangegorman
development, which are in the interim, presented with moulded panels, suggesting fenestration,
offering a measure of visual relief and modulation;
(2) the building mass is seen in the context of a simple flat grass foreground.
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From this viewpoint and even at this distance, the proposed development stands in dramatic,
nevertheless appropriate, contrast with the existing low-rise shopping centre and with its
neighbours.
The visual impact from this location is moderate and neutral.
As clearly illustrated in ‘View 9 Proposed cumulative’ the permitted development at
Grangegorman will totally dominate in this view to the point of totally obstructing any view of the
proposed development from this viewpoint. The cumulative effect of the permitted development
will therefore render the impact of the proposed development as imperceptible.

View 10 - Existing View
This view is from Prussia Street just below its junction with Aughrim Street, south of the site and
looking northwards. The existing shopping centre is not discernible from this viewpoint.
View 10 - Proposed View
The roofline profile of the proposed development is indicated by a red line. It will not be seen
from this viewpoint. The permitted development at Grangegorman will not be seen and is not
relevant from this viewpoint.
There is no visual impact from this location.

View 11 - Existing View
This view is from Annamoe Road just off the North Circular Road, north of the site and looking
southwards. The side of Park House looms large to the left of view and the Rathdown Square
residential development can be seen centre and left of view, beyond the Park House boundary
wall and behind the trees.
View 11 - Proposed View
The northern façade of the proposed development is visible in the gap between the Rathdown
Square housing block and the trees to its right. The roofline of the proposed development also
peeks slightly over the Rathdown Square roofline. The magnitude of change in the view is very
small, occupying a very small portion of the field of view. The permitted development at
Grangegorman will not be seen and is not relevant from this viewpoint.
The visual impact from this location is slight and neutral.

View 12 - Existing View
Similar to View 9, this is a view from Grangegorman across parts of the campus which are not as
yet developed, again looking north-west towards the existing shopping centre. Beyond the
boundary wall, the subject site is flanked by the houses in St. Joseph’s Court to the left and in
front of the boundary wall by the Grangegorman campus energy centre buildings. Park Centre
office block is just visible in the background. The scene is populated by a ragged array of forms
of a somewhat industrial nature, constructed in a discordant mix of materials and colours.
View 12 - Proposed View
The proposed development illustrated in this view conveys how the development would appear,
strictly in the current context, without the planned and permitted development in this part of the
Grangegorman Urban Quarter. The south façade presents a mix of height, set backs and step
backs, tone and colouring, together with a distinct separation of the upper level residential
functions and the ground floor service facility for the supermarket element. This fractured
approach works quite well in helping to reduce the apparent mass of the building from this
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southern side. That portion of the façade facing directly onto the campus visually absorbs the
tall flues of the energy centre building in the foreground. From this viewpoint, the proposed
development stands in contrast, not inappropriately, with its neighbours and with the current
existing low-rise shopping centre.
The visual impact from this location is significant and neutral.
As illustrated in ‘View 12 Proposed cumulative’, the permitted development at Grangegorman will
dominate in the right of view and will obstruct a part of the proposed development from this
viewpoint. In addition, the visible part of the proposed development appears as a logical extension
of the future Grangegorman campus development, linking with and leading from the campus. The
proposed development is appropriately in scale with the permitted campus development. There
will therefore be a cumulative effect of the proposed development in the context of future
developments permitted within the Grangegorman campus whereby the impact of the proposed
development will be relatively reduced to moderate and neutral.

View 13 - Existing View
This is very much a small snatched view, almost ‘forced‘, in order to try to represent the scale of
impact of the proposed development upon the Richmond Square development. This
development is not publicly accessible so the view is taken from the public realm at the
boundary of this housing development along the North Circular Road, looking south between
the existing residential blocks. The low-rise shopping centre can be seen beyond the rear car
park and boundary tree planting.
View 13 - Proposed View
The proposed development will be visible in this view and presumably in the general views from
the rear of the foreground properties. Whilst the overall scale of the development is perfectly
appropriate in this context, the step down in height of the proposal closer to its northern
boundary is effective in reducing any possible negative effect in this regard. The existing
boundary trees will continue to effectively screen the proposed development, particularly in the
summer months. The permitted development at Grangegorman will not be seen and is not
relevant from this viewpoint.
The visual impact from this location is slight and neutral.

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, initiated by their Grangegorman neighbour.
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 landscape character of the
area, through:
• Improved ‘District Centre’ scaled facilities to be provided as part of the proposed
development, with discrete car parking and waste management included;
• Improved relationships between the proposed buildings, the associated public realm and
the existing (and planned) network of streets, footways and cycle routes;
• Improved presence on Prussia Street with an appropriate level of landmark quality
designed into the buildings and public realm;
• Improved relationship between the built form, public space and setting of the protected
structure at Jameson House;
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• Accommodation and integration of the future student population into the local area and
economy in a quality environment with contemporary facilities.

The visual impact of the proposed development needs to be considered in the existing context
of a grossly under-developed part of the inner city and a relatively formless shopping centre
which is at best ‘suburban’ in appearance. It also needs to be considered in the context of the
developing Urban Quarter at Grangegorman, which will support and drive future growth,
development and value in the area.
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 on and off Prussia Street, but also to sit comfortably with the
permitted development in Grangegorman.
The interface with Grangegorman as represented in Views 9 and 12 are a little problematic until
such time as the future development at Grangegorman slides into place, whereupon the join
(and the impact) will be imperceptible and where visible, totally appropriate. Views 9 and 12 are
essentially only problematic in that the proposed building design takes account of (and needs to
take account of) the permitted development for the neighbouring campus. When constructed,
this future development will largely screen the proposed development from within the campus.
Where the proposed development is visible from within the campus, the future (permitted)
development will provide a logical and appropriate context for the proposed scheme. From
viewpoints outside of Grangegorman the proposed scheme is generally positive, or at worst,
neutral. This is considered a development wholly compliant with the existing planning context
for the area and the development and social dynamics that flow from that.

Mitchell + Associates

05.03.2021

Landscape Architecture and Urban Design
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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 Impacts
(Based on 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
(Section 3, pp 50-52). For this LVIA they are further described as follows:
Degree or magnitude of effects (significance)
Imperceptible / Not Significant: The development proposal is either distant or 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 landscape/ view.
Very Significant Effects: Effects which, by their character, magnitude, duration or intensity alter most of a
sensitive aspect of the landscape/view.
Profound Effects: Effects which obliterate sensitive characteristics of the landscape and/or view.
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 adversely affect the character of the landscape or reduce the quality of
the visual environment.
Duration of effects
Potential effects arising from a proposed development may also be considered in terms of duration as
described in the EPA Guidelines:
Momentary/Brief: Effects lasting less than a day
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
General methodology for the production of photomontages
Photography of Site
1.

Photographs are taken from locations as advised by client with a professional SLR digital camera.
The photographs are taken horizontally with a survey level attached to the camera. The photographic
positions are marked (for later surveying), the height of the camera and the focal length of the image
recorded.

2.

In each photograph, a minimum of 2No visible fixed points are marked for surveying. These are
control points for model alignment within the photograph.

3.

The photographic positions and the control points are geographically surveyed and these positions are
plotted on the site survey drawing as supplied by the Architect.

3D Computer Model, Rendered Views and Photomontage Preparation
4.

The buildings are accurately modeled and materials applied according to plans, elevations and
finished supplied by the Architect and aligned to the survey drawing with the camera positions.

5.

Within the 3d software virtual 3d cameras are positioned according to the survey co-ordinates. The
focal length of the photograph is input. Pitch and rotation are adjusted using the survey control points
to align the virtual camera to the photograph.

6.

The proposed development is output from the 3D software using this camera and the image is then
blended with the original photograph to give an accurate image of what the proposed development will
look like in its proposed setting. A highly accurate 3D-computer model of the proposed development
was created with photo-realistic materials, finishes and colours. Rendered views of the proposed

7.

In the event of the development not being visible, the roof line of the development will be outlined in
red if requested.

8.

A document is produced with the following information:
a) Site location map with view locations plotted.
b) Photo-montage sheet showing:
•
•
•
•

9.

Existing and proposed conditions
View with surveyed control alignment points
Reference information including field of view/focal length, range to site/development
Date of photograph.

All surveying is carried out by a qualified topographical surveyor. Where GPS devices are used they
are Survey grade.
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