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Introduction 

This Landscape and Visual Impact Assessment report has been undertaken by Áit Urbanism and 

Landscape as a stand-alone report. It will assess the landscape and visual impact of the mixed use 

development comprising a Build-To-Rent Strategic Housing Development, offices and all ancillary site 

development works on a site located at Northwood Crescent, Santry Demesne, Dublin 9. 

 

 

Site Location of the proposed development site with indicative boundary line in red 

 

 

 

Landscape and Visual Impact Assessment   

This Landscape and Visual Impact Assessment report describes the existing receiving environment, 

the contiguous landscape and the methodology utilised to assess the impacts. It assesses the visual 

extent of the proposed development and the proposal’s visual effects on key views throughout the 

study area.  It describes the landscape and urban character of the subject site and hinterland, together 

with the visibility of the site from significant viewpoints in the locality.  The report summarises the 

impact of the proposed development on the visual and landscape amenity of the subject site and its 

immediate area. 

The following visual receptors addressed in this assessment: 

− Key views from designated sites of national or international importance where relevant 

− Designated protected views and views/scenic routes protected through development 

objectives in the Fingal County Development Plan 2017-2023 if applicable  

− Local Amenity and Heritage Features 

− Local community views to assess the landscape and visual impact of the proposals on those 

who live and work in proximity to the proposed development as well as those utilising local 

amenities 
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− Relevant local settlement nodes 

− Major routes adjacent to the site 

 

METHODOLOGY 

Overview  

Landscape and visual impact assessments are two separate, but closely related topics. The assessment 

of visual impact focuses on the extent to which new developments can be seen. Visual analysis forms 

one part of a Visual Impact Assessment (VIA), the process by which the potential significant effects of 

a proposed development on the visual resource of an area are methodically assessed.  In turn, VIA 

forms just one part of a Landscape and Visual Impact Assessment (LVIA) and the wider process of 

Environmental Impact Assessment Report (EIAR).  Landscape assessment focuses on the character of 

the landscape, examining responses which are felt towards the combined effects of the new 

development.  

Desktop Study 

Site assessments were undertaken in June and August 2021.  Desktop studies were undertaken to 

evaluate the existing site conditions such as topography, vegetation, settlement patterns, contiguous 

land use, drainage, landscape and urban character as well as overall visibility of the site from 

surrounding areas.  Information was also collated on protected views, scenic routes, special and 

protected landscapes etc.  

The following documents and web resources were consulted for the desktop study:  

− Fingal County Development Plan 2017-2023 https://www.fingal.ie/fingal-development-plan-

2017-2023 

− Ordnance Survey Ireland – Interactive Mapping and Aerial Photography – www.osi.ie 

 

This LVIA has been prepared utilising the following guidance documents: 

− ‘Guidelines on the Information to be Contained in Environmental Impact Statements’ 

Environmental Protection Agency, 2002 

− ‘Revised Guidelines on the Information to be contained in Environmental Impact Statements. 

Draft’ 2015.  

− Guidelines on the information to be contained in Environmental Impact Assessment Reports 

Draft August 2017 

− ‘Advice notes on current practices (in the preparation of an Environmental Impact Statement), 

Environmental Protection Agency, 2003 

− ‘Advice notes for Preparing Environmental Impact Statements. Draft’. Environmental 

Protection Agency, 2015. 

− ‘Landscape and Landscape Assessment Draft Guidelines’, Department of Environment, 

Heritage and Local Government (DEHLG) 2000 

about:blank
about:blank
about:blank
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− ‘Guidelines for Landscape and Visual Impact Assessment’, The Institute of Environmental 

Assessment / Landscape Institute (2nd& 3rd Ed 2002) 

− ‘A Handbook on Environmental Impact Assessment – Guidance on the Environmental Impact, 

Scottish Natural Heritage (SHN) - Assessment’ 2009. Appendix 1: Landscape and Visual Impact 

Assessment 

− DoEHLG, ‘The Landscape and Landscape Assessment Draft Guidelines for Planning 

Authorities”.  

 

The Glossary of Impacts used in the assessment of impacts is as per EPA Guidelines:  

Quality of Impacts 

Positive Impact 

A change which improves the quality of the environment (for example, by increasing species diversity; 

or the improving reproductive capacity of an ecosystem, or removing nuisances or improving 

amenities). 

Neutral Impact 

A change which does not affect the quality of the environment. 

Negative Impact 

A change which reduces the quality of the environment (for example, lessening species diversity or 

diminishing the reproductive capacity of an ecosystem; or damaging health or property or by causing 

nuisance). 

Significance of Impacts 

Imperceptible Impact 

An impact capable of measurement but without noticeable consequences. 

Slight Impact 

An impact which causes noticeable changes in the character of the environment without affecting its 

sensitivities. 

Moderate Impact 

An impact that alters the character of the environment in a manner that is consistent with existing 

and emerging trends. 

Significant Impact 

An impact which, by its character, magnitude, duration or intensity alters a sensitive aspect of the 

environment. 

Profound Impact 

An impact which obliterates sensitive characteristics. 

Duration of Impacts 
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Short-term Impact 

Impact lasting one to seven years. 

Medium-term Impact 

Impact lasting seven to fifteen years. 

Long-term Impact 

Impact lasting fifteen to sixty years. 

Permanent Impact 

Impact lasting over sixty years. 

Temporary Impact 

Impact lasting for one year or less. 

Types of Impacts 

Cumulative Impact 

The addition of many small impacts to create one larger, more significant, impact. 

‘Do Nothing Impact’ 

The environment as it would be in the future should no development of any kind be carried out. 

Indeterminable Impact 

When the full consequences of a change in the environment cannot be described. 

Irreversible Impact 

When the character, distinctiveness, diversity or reproductive capacity of an environment is 

permanently lost. 

Residual Impact 

The degree of environmental change that will occur after the proposed mitigation measures have 

taken effect. 

`Worst case’ Impact 

The impacts arising from a development in the case where mitigation measures substantially fail. 

 

Other terminology used within this chapter is set out below. 

Definition of Visual Impacts 

The following terminology, used in this visual assessment, is defined as follows: 

Visual Intrusion: where a proposed development will feature in an existing view but without 

obstructing the view. 

Visual Obstruction: where a proposed development will partly or completely obscure an existing view. 
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Sensitivity and Significance: The significance of impacts on the perceived environment will depend 

partly on the number of people affected, but also on value judgments about how much the changes 

will matter.  In this respect it is important to identify actual visual and physical connections between 

the site, its adjacent occupiers/land-owners and those who interact with it from further afield, in the 

context of the existing and the proposed situations.  

While our visual sense is generally acknowledged to represent the dominant contribution to our 

perception of place and its context, other factors also contribute. Hearing/sound, smell and a variety 

of social/cultural factors relating to the land-use, function or business conducted on the land (or 

indeed, memory) can sometimes over-rule or outweigh the visual aspects and lead to individual 

perceptions which could be described as relatively subjective.  The relevance of these non-visual 

aspects to our perception of our environment and the impact made by proposed changes is 

considered in other sections of this assessment document. The purpose of this section is to objectively 

examine and assess the nature and extent of the visual impact created as a result of the development 

proposal. 

 

Photomontage Methodology 

A photomontage is defined as: 

‘A visualisation which superimposes an image of a proposed development upon a photograph or series 

of photographs. Photomontages are generated using computer software.’(‘Visual Representation of 

Wind Farms - Good Practice Guidance’, Scottish Natural Heritage (SHN) -. 2006) 

Choice of Views 

The views were chosen to accurately represent the likely visual impact from all directions.  Views from 

the Public Domain were given priority, particularly those from main roads and access routes. The views 

submitted are considered to be the most important and representative, having regard to the 

requirement to examine the greatest likely impacts. 

Photography of Site  

(See photomontage document/verified views by Sketchrender)  

Each of the chosen views was photographed using a high-resolution digital camera set horizontally 

using a surveying level to eliminate any possible distortion and to make an accurate match with the 

computer rendering. 

The direction of view was recorded for each shot, together with its position on the ground. The camera 

positions are then surveyed by GPS to establish their x, y, and z coordinates to an accuracy of +/- 

25mm.  These positions are then plotted onto Ordnance Survey maps and their distance and angle 

from the proposed development is recorded to ensure an accurate match with the computer model. 

The horizontal angle (field) of views for every shot is 67° (unless otherwise stated); therefore if each 

montage is printed to the same width, there is a consistency of scale and comparative size. It should 

be noted that this angle (field) of view is considerably less than the human eye viewing angle but 

greater than a 50 mm lens on a 35 mm camera.  It is chosen as the most suitable compromise.  The 

index marks on each photo indicate the size of photo which would be produced by a 50 mm lens on a 

35 mm SLR (commonly regarded as a “normal” lens). 
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Size of Print and Viewing Distance 

When the angle of view (field of view) is known, then the correct size of print to view is a function of 

this angle and distance from the eye. When the photomontages are printed at approximately A3 size 

(in width), and if they are viewed at approximately 300mm, (normal reading distance) objects seen in 

the image will appear at approximately the same scale as if viewed in reality from the location from 

which the photograph was taken. 

 

Rendered View 

Rendered views of the proposed development were generated to match the site views.  This is 

achieved by programming in all of the data recorded at the time the site photos were taken i.e. 

surveyed position in relation to the development, angle of view and direction of view.  This ensures 

that the size, position and height of the proposed development in the photograph are correct to at 

least an accuracy of 0.33%, i.e. +/- 1mm on an A3 print.  Careful consideration is given to the direction 

of sunlight, time of day, weather conditions and distance of the viewer, so that the photomontage will 

match reality in terms of lighting, sharpness, density of colour etc. 

Photomontages 

Each rendered view of the proposed development is superimposed onto its matching photograph. The 

mathematical accuracy is then checked visually by ensuring that existing prominent features which 

are also modelled, line up exactly in the photo. Careful consideration is given to establishing which 

existing (retained) landscape features are in the foreground and therefore mark the proposal and 

those which are in the background.   

 

The Existing Site Context 

The proposed development site is located on the northern edge of Dublin city, a distance of 

approximately 8km from the city centre.  It lies on the southern side of Northwood Avenue and in 

close proximity to the M50 motorway and the R104 and R108, a key arterial route leading directly into 

the city centre. The site area is approximately 1.36 ha. and is bound on three sides by vehicular routes. 

Northwood Avenue is located along the northern perimeter of the site, whilst the eastern and western 

boundaries are delineated by adjacent minor roads Northwood Crescent and Northwood Road. An 

office block is located adjacent to the north-west boundary of the site with a hedgerow and tree 

planting forming a boundary. To the west lies the previously granted Northwood 1 (Ref F18A/0421 & 

F81A/0438) a preceding phase of this current application. 

 

Generally, the site, for the most part can be described as relatively open, vacant and derelict. A wide 

tarmacked pathway surrounds the site on its north, east and western boundary. The central areas are 

of uneven ground consisting of spoil heaps with a layer of wild grasses and buddleia and scrub. Large 

boulders are present in places to prevent vehicular access, particularly at the north-east of the site. 

The south-west of the site is overgrown with a dense layer of bramble and some substantial sized 

trees. The eleven trees consist of Sycamore (Acer pseudoplatanus), Oak (Quercus robur), Alder (Alnus 

spaethii) and Beech (Fagus sylvatica). An Arboricultural Survey and Impact Assessment have been 

undertaken by CMK Arborists and accompany this application. Three of the Oak (Quercus robur) trees 

to the west are classified as category ‘A’ trees of high value and quality.  
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There is a temporary car park located on the north-eastern corner of the site, where vegetation has 

been cleared; at the perimeter is an existing water main and associated way leave. There is a small 

area of public open space at the south-eastern corner of the site, adjacent to an existing level crossing 

and comprising of feature light columns, stone paving, stone benches and two Alder (Alnus spaethii) 

trees.  

The topography of the site is relatively flat and has been surveyed to lie approximately between +57.50 

metres above ordnance datum (AOD) at Northwood Road and +58.20 metres AOD at Northwood Park. 

 

 
 

View looking north along the eastern boundary of the site 
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View looking south along the eastern boundary of the site 

 

 

 

 

 
 

View looking south west through the site towards the Northwood Business Park 
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View looking south-west within the site towards the Northwood Business Park 

 

Visual Analysis 

The subject site is located in the Northwood area of north Dublin. Santry is located to the east and 

south, Ballymun to the north and west, Poppintree to the southwest. There has been substantial 

development in the local area over the past decade with few vacant undeveloped lands remaining.  

The subject can be described as visually derelict for the most part. The mature trees to the south and 

south-west contain substantial visual and landscape amenity. The perimeter of the site to the north, 

east, south and south-west is a poor quality wide tarmacked pathway for the most part, that is 

subdivided into a cycle part at the north-east of the site. A number of manhole covers are located 

within the pathway on the northern corner of the pathway, indicating a water main beneath. A former 

vehicular access road into the site from the east is cordoned off by white and red blockades. The road 

leads into a tarmacked informal car park area that is no longer in use. Evidence of anti-social activity 

is evident with burnt areas and broken glass. Although the site is relatively flat there are numerous 

undulations through-out the site, which are evidence of remaining spoil-heaps, now covered in wild 

grasses and buddleia. This is no evidence of maintenance within the site. There are a number of desire-

lines through the rough ground within the northern portion of the site, where some pedestrians 

commute from the retail centre to the north-west of the site.  

In terms of public realm attributes, the subject site has little to offer. There is a degraded area of public 

amenity space on the south-eastern corner of the site where a land landscaped space located. The 

materials include paving flags with granite cobbled edging, broken in places. A number of cut stone 

benches are arranged at the edge of the space, with feature lighting column to a section of the 

pathway at the south-east of the site on Northwood Road.  
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View of the public open space at the junction of Northwood Road and Northwood Park 

 

 

View along the overgrown southern edge of the site  
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View towards the south western portion of the site 

 

 

 

View looking north west through the site towards the office development  

located at the junction of Northwood Avenue and Northwood Park 
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View looking north along the eastern perimeter of the site along Northwood Road 

 

 

 

 

View looking north, north east along Northwood Road 

 from the public open space at the southern edge of the site 
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View looking south from the eastern edge of the site on Northwood Road 

 

 

 

 

 
 

View of the cordoned off access road into an unused car-park  

on the east of the site, on Northwood Road 
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View of the junction of Northwood Avenue and Northwood Road 

 from the north-eastern public pathway  

 

 

 

View of the area of overgrown scrub and vegetation at the south-west of the site.  

The mature Beech tree (Fagus sylvatica) is prominent in the view 
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View looking east, south-east from the public pathway on Northwood Park towards the south western corner of the site. The mature 

Beech tree (Fagus sylvatica) is prominent in the view 

 

 

 

 

 

View from the pedestrian crossing mid-way along the eastern side 

 of the site on Northwood Road 
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View from the north looking south through the centre of the site 

 

 

 

View from the north of the site looking south, south-west along the western boundary of the site 
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View looking south towards some of the larger trees on the south-west corner of the site 

 and overgrown areas of grasses, scrub and bramble 

 

 

 

 

 

 

 

 
View looking east, south-east from within the site at the access road to the disused car park 
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View of the mature Beech tree (Fagus sylvatica)  

at the south-western corner of the site (Northwood Park) 

 

 

 

Contiguous Land Use 

As previously mentioned, the subject site lies within the Northwood area of North Dublin. The site is 

bounded to the east by Northwood Avenue, to the south and west by Northwood Crescent and to the 

north by Northwood Avenue. An office development and associated car-parks are located to the 

north-west of the site, screened by hedgerow and tree planting.  

In a wider context, the M50 motorway is located to the north of the site, with the Ballymun 

Interchange facilitating vehicular access south to the R108 which runs south into Ballymun, and 

Poppintree. Santry Avenue (R104) is located further south of the site running east-west and connects 

with Northwood Road.  

Santry Demesne and park is located to the east of the site. Within the Northwood area there has been 

substantial construction in recent years with a number of multi-storey developments including 

apartments, office and commercial buildings. The immediate south of the site is Northwood Business 

Park on Northwood Park and Northwood Road. A Ben Dunne gym complex alongside a Cara Care 

Centre with a substantial surface car-park is located to the south-east of this site, east of Northwood 

Road. To the immediate east is a six storey residential building, Lymewood Mews. To the north-east, 

along Northwood Avenue are a number of developments of mixed usage. Lymewood Mews continues 

along the south of the road, with substantial private amenity space to the rear of the site. An office 

and private health care facility are located on the northern side of Northwood Avenue, five storeys in 

height. 

To the immediate north of the site is a retail centre, with a substantial Costa Coffee outlet. Further 

retail units are located to the north and east with a construction site located further north. To the 

immediate west of the subject site is vacant land surrounded by site hoarding. These lands have a 

grant of planning permission, Northwood 1 (Ref F18A/0421 & F81A/0438) a preceding phase of this 

current application. 
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View looking east along Northwood Road 

 

 

 

 

 

 

View looking north-east along Northwood Road. Lymewood Mews is visible to the right of view on Northwood Road,  

and an office development further north in the middle distance.  
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View looking of the approach to the junction at Northwood Road and Northwood Avenue 

 

 

 

 

 

 

 

 

 
 

View looking east along Northwood Avenue. Costa Coffee retail outlet is visible to the right of view.  
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View looking north-east towards the office and private health care buildings on Northwood Avenue 

 

 

 

 

 

 

 

View looking north from the site at the pedestrian crossing across Northwood Avenue  

to the Costa Coffee and retail park to the north of the site 
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View looking east from the north of the site along Northwood Avenue 

 

 

 

 

 

View looking west towards part of the office development on the north-west of the site.  
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View looking further west along Northwood Avenue  

 

 

 

 

 

 

View looking north-west along Northwood Park along the west of the site 
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View looking south from the south western corner of the site 

 

 

 

View looking south-east from the southern corner of the site 
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View looking east, south-east along Northwood Park towards the Northwood Business Park complex 
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Planning Context  

Landscape Planning policies and objectives relevant to the assessment of the impacts of the proposed 

development are laid out in the Fingal County Development Plan 2017-2023.  

The subject site is zoned under the Objective ME – Metro Economic Corridor;  

‘Facilitate opportunities for high density mixed use employment generating activity and commercial 

development, and support the provision of an appropriate quantum of residential development within 

the Metro Economic Corridor’. 

 

There are no protected views or prospects or environmental/ conservation designations within or 

adjacent to the site.  

In terms of Landscape Character, the Northwood area falls within: Low Lying Agricultural character 

type. 

 

Landscape Character Type 

Landscape Character Assessment of Fingal Development Plan 2017-2023 
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 Fingal County Development Plan: Green Infrastructure 

The council has identified a number of key Green Infrastructure (GI) themes. These are: 

• Biodiversity, 

• Parks, Open Space and Recreation, 

• Sustainable Water Management, 

• Archaeological and Architectural Heritage, 

• Landscape. 

Under each of these headings the Council has identified and mapped the key elements of the 

County’s strategic green infrastructure on the Development Plan maps, under each of the five GI 

themes. 

 

Biodiversity 

• Designated Shellfish Waters. 

• Fingal Ecological Network including the following: 

- Core Biodiversity Conservation Areas: Ramsar sites, Natura 2000 sites (Special Areas of 

Conservation (SAC) and Special Protection Areas (SPAs)), Natural Heritage Areas (NHA), 

proposed Natural Heritage Areas (pNHA), Statutory Nature Reserves, Refuges for Fauna, 

Annex I habitats outside designated sites, habitats of protected or rare flora 

- Ecological Buffer Zones 

- Nature Development Areas 

- River Corridors along major Rivers. 

• Areas within 100m of erodible coastline. 

 

Parks, Open Space and Recreation 

− Lands zoned open space and/or in use as public open space 

 

Sustainable Water Management 

• Watercourses including rivers and streams 

• Riverine floodplains 

• Coastal areas liable to flooding 

 

Archaeological and Architectural Heritage 

• Sites and Monuments on the Record of Monuments and Places (RMP) 
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• Buildings and other structures on the Record of Protected Structures (RPS) 

• Architectural Conservation Areas (ACAs) 

• Historic Graveyards 

Landscape 

• Special Amenity Areas on Howth Head and the Liffey Valley 

• High Amenity Areas 

• Highly Sensitive Landscapes 

• County Geological Sites 

• Public Beaches 

Key proposals for the management of existing green infrastructure and provision of new green 

infrastructure as part of the Development Plan have also been highlighted in the objectives below 

and on the Development Plan maps. In achieving green infrastructure objectives greenbelt zoned 

lands offer opportunities for the location of new facilities including parks, nature conservation areas, 

sustainable walking and cycling routes. 

 

Objective GI01 Support the implementation of the Fingal Heritage Plan in relation to the 
provision of Green Infrastructure. 

Objective GI02 Create an integrated and coherent green infrastructure for the County by 
requiring the retention of substantial networks of green space in urban, 
urban fringe and adjacent countryside areas to serve the needs of 
communities now and in the future including the need to adapt to climate 
change. 

Objective GI03 Develop the green infrastructure network to ensure the conservation and 
enhancement of biodiversity, including the protection of European Sites, 
the provision of accessible parks, open spaces and recreational facilities 
(including allotments and community gardens), the sustainable 
management of water, the maintenance of landscape character including 
historic landscape character and the protection and enhancement of the 
architectural and archaeological heritage. 

Objective GI04 Seek a net gain in green infrastructure through the protection and 
enhancement of existing assets, through the provision of new green 
infrastructure as an integral part of the planning process, and by taking 
forward priority projects including those indicated on the Development Plan 
green infrastructure maps during the lifetime of the Development Plan. 

Objective GI05 Seek to increase investment in green infrastructure provision and 
maintenance by accessing relevant EU funding mechanisms and national 
funding opportunities including tourism related funding. 

Objective GI06 Resist development that would fragment or prejudice the County’s strategic 
green infrastructure network. 

Objective GI07 Ensure green infrastructure protection and provision promotes pedestrian 
access, cycling, and public transport in preference to the car, as 
appropriate. 
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Objective GI08 Integrate the provision of green infrastructure with infrastructure provision 
and replacement, including walking and cycling routes, as appropriate, 
while protecting biodiversity and other landscape resources. 

Objective GI09 Increase public awareness in relation to green infrastructure in Fingal and 
its importance for communities and the local economy by publishing 
information and holding seminars and events. 

Objective GI10 Develop and implement a Green Infrastructure Strategy for Fingal in 
partnership with key stakeholders and the public, taking an ecosystem 
services approach to strategy development and public consultation. 

Objective GI11 Ensure the Green Infrastructure Strategy for Fingal protects existing green 
infrastructure resources and plans for future green infrastructure provision 
which addresses the five main themes identified in this Plan, namely: 
• Biodiversity, 
• Parks, Open Space and Recreation, 
• Sustainable Water Management, 
• Archaeological and Architectural Heritage, 
• Landscape. 
 
 

Objective GI12 Ensure the Green Infrastructure Strategy for Fingal reflects a long-term 
perspective, including the need to adapt to climate change. 

Objective GI13 Ensure the Green Infrastructure Strategy for Fingal protects the County’s 
natural coastal defences, such as beaches, sand dunes, salt marshes and 
estuary lands, and promotes the use of soft engineering techniques as an 
alternative to hard coastal defence works wherever possible. 

Objective GI14 Ensure the Green Infrastructure Strategy for Fingal safeguards important 
agricultural and horticultural lands in the County. 

Objective GI15 Ensure the protection of European Site is central to Fingal County Council’s 
Green Infrastructure Strategy 

Objective GI16 Set targets in the Green Infrastructure Strategy for the provision of different 
green infrastructure elements in urban areas, such as trees in urban areas 
and green roofs in town centres, so that a net gain in green infrastructure is 
achieved over the lifetime of this Development Plan. 

Objective GI17 Ensure the Green Infrastructure Strategy connects and integrates existing 
and new communities through appropriate planning, ongoing management 
and governance. 

Objective GI18 Require all Local Area Plans to protect, enhance, provide and manage green 
infrastructure in an integrated and coherent manner addressing the five GI 
themes set out in the Development Plan – Biodiversity, Parks, Open Space 
and Recreation, Sustainable Water Management, Archaeological and 
Architectural Heritage, and Landscape. 

Objective GI19 Set targets for the provision of green infrastructure elements such as trees 
and green roofs as part of the preparation of Local Area Plans. 

Objective GI20 Require all new development to contribute to the protection and 
enhancement of existing green infrastructure and the delivery of new green 
infrastructure, as appropriate. 

Objective GI21 Require all new development to address the protection and provision of 
green infrastructure for the five GI themes set out in the Development Plan 
(Biodiversity, Parks, Open Space and Recreation, Sustainable Water 
Management, Archaeological and Architectural Heritage, and Landscape) in 
a coherent and integrated manner. 
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Objective GI22 Require all proposals for large scale development such as road or drainage 
schemes, wind farms, housing estates, industrial parks or shopping centres 
to submit a Green Infrastructure Plan as an integral part of a planning 
application. 

Objective GI23 Investigate the development decision-support tools based on existing 
models, such as the Seattle Green Factor, to assist in the integration of 
different green infrastructure elements into development proposals. 

 

Biodiversity and Natural Heritage 

Objective GI24 Ensure biodiversity conservation and/or enhancement measures, as 
appropriate, are included in all proposals for large scale development such 
as road or drainage schemes, wind farms, housing estates, industrial parks 
or shopping centres. 

Objective GI25 Integrate provision for biodiversity with public open space provision and 
sustainable water management measures (including SuDS) where possible 
and appropriate. 

 

Parks, Open Space and Recreation 

Objective GI26 Maximise the use and potential of existing parks, open space and 
recreational provision, both passive and active, by integrating existing 
facilities with proposals for new development and by seeking to upgrade 
existing facilities where appropriate. 

Objective GI27 Provide a range of accessible new parks, open spaces and recreational 
facilities accommodating a wide variety of uses (both passive and active), 
use intensities and interests. 

Objective GI28 Provide attractive and safe routes linking key green space sites, parks and 
open spaces and other foci such as cultural sites and heritage assets as an 
integral part of new green infrastructure provision, where appropriate and 
feasible. 

Objective GI29 Provide opportunities for food production through allotments, community 
gardens and permaculture food forests in new green infrastructure 
proposals where appropriate. 

Objective GI30 Develop a Cycle/Pedestrian Network Strategy for Fingal that encompasses 
the Fingal Way and other proposed routes which will be screened for 
Appropriate Assessment and Strategic Environmental Assessment. 

 

Sustainable Water Management, Movement and Infrastructure 

Objective GI31 Ensure the provision of new green infrastructure addresses the 
requirements of functional flood storage, the sustainable management of 
coastal erosion, and links with provision for biodiversity, Sustainable 
Drainage Systems (SuDS) and provision for parks and open space 
wherever possible and appropriate. 

Objective GI32 Seek the creation of new wetlands and/or enhancement of existing 
wetlands through provision for Sustainable Drainage Systems (SuDS). 

Objective GI33 Seek the provision of green roofs and green walls as an integrated part of 
Sustainable Drainage Systems (SuDS) and which provide benefits for 
biodiversity, wherever possible. 
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Archaeological, Architectural and Cultural Heritage 

Objective GI34 Ensure, wherever possible and appropriate, that elements of the 
archaeological and architectural heritage are fully integrated into 
proposals for new developments at the project design stage. 

Objective GI35 Seek to provide and/or enhance access to archaeological and architectural 
heritage assets in a sustainable manner, where appropriate, thus 
facilitating opportunities for education and understanding. 

 

 

Landscape and Natural Heritage 

Objective GI36 Ensure green infrastructure provision responds to and reflects landscape 
character including historic landscape character, conserving, enhancing 
and augmenting the existing landscapes and townscapes of Fingal which 
contribute to a distinctive sense of place. 

 

In terms of natural heritage, it is the policy of Fingal County Council to: 

• Conserve and enhance the County’s biodiversity. 

• Conserve and enhance the County’s geological heritage. 

• Promote a unified approach to landscape planning and management, provide an 

understanding of Fingal’s landscape in terms of its inherent and unique character and ensure 

that Fingal’s landscape is appropriately protected, managed and planned. 

 

Objective NH01 Support the implementation of the Fingal Heritage Plan in relation to the 
promotion and protection of Fingal’s Natural Heritage. 

Objective NH02 Integrate provision for biodiversity with public open space provision and 
sustainable water management measures (including SuDS) where possible 
and appropriate. 
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The Proposed Development  

CHARACTERISTICS OF THE PROPOSED DEVELOPMENT 

Kategale Limited intend to apply to An Bord Pleanála for permission for a Strategic Housing 

Development with a total application site area of c. 1.3 ha, on a site located at Northwood Crescent, 

Santry Demesne, Dublin 9. The site is bounded by Northwood Crescent to the south and south-west; 

The Crescent Building to the north-west; Northwood Avenue to the north; and Northwood Road to 

the east. The development, with a total gross floor area of c. 27,904 sqm, will consist of the 

construction of 268 no. Build-to-Rent apartment units arranged over 2 no. blocks ranging in height 

from 5 to 11 storeys (Block A will comprise 54 no. 1-bedroom units and 44 no. 2-bedroom units; Block 

B will comprise 70 no. 1-bedroom units and 100 no. 2-bedroom units); Residential amenity facilities 

including a reception, post room and building management office; lounge areas, shared workspace, 

multimedia/games room, meeting rooms and a single storey residents’ gym at podium level (145 sqm); 

ancillary uses comprising a generator room; utilities room; bin stores; water tank rooms; sprinkler tank 

room; bicycle stores; storage rooms and plant rooms; the provision of all private and communal open 

space, including balconies/terraces to be provided for each apartment; and communal open space 

areas including a first-floor central podium garden connecting Blocks A and B and 2 no. rooftop 

terraces and a single storey 295 sqm crèche with dedicated outdoor play area.   

The development will also comprise the construction of a 3-storey office building with a total gross 

floor area of c.2,868 sqm, including ancillary uses comprising a reception/security area, staff 

amenities, bike stores, waste room and a plant room. The development will also include the provision 

of hard and soft landscaping, public realm improvements and amenity areas including public open 

space, a children’s play area and a community outdoor dining area; the provision of internal roads and 

pathways; 142 no. undercroft car parking spaces at ground floor level, 8 no. crèche set down spaces, 

and 662 no. bicycle parking spaces at ground floor level and surface level. The development will also 

include all associated ancillary development including 2 no. ESB switch rooms and 2 no. ESB 

substations; ground works and foul drainage; stormwater drainage; attenuation tank and related 

SUDS measures, water supply; service ducting and cabling; electric vehicle charging points; public 

lighting; boundary treatments; and all ancillary site development and excavation works above and 

below ground. Vehicular access is proposed via a new entrance on Northwood Road; Vehicular set 

down area for crèche with access/egress is located on Northwood Crescent. The provision of 2 no. 

pedestrian crossings on Northwood Crescent and Northwood Road. 

 

(Refer to Architectural Design Statement, Plans and Elevations by MOLA Architects for further detail) 
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Overall Site Layout Plan by MOLA Architects (Northwood 2E on the right, previously granted Northwood 1 on the left within blueline 

ownership boundary of applicant) 
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(The following extract has been taken from the Landscape Report and any references within this text are with 

regard to same) 

 

Landscape Strategy 

The primary objectives of the landscape strategy are to: 

 • Retain and protect existing trees on site. In particular the mature trees of Category A Status found 

within the west of the site and the Category B and C Status trees found in the South East and South 

West Corner.  

• Provide attractive and usable open space for future residents comprising quality materials and street 

furniture  

• Provide high-quality public play facility catering for younger and older children alike and to achieve 

inclusiveness by design with universally accessible play equipment.  

The proposed mixed-use development scheme at Northwood Avenue, the subject of this application, 

is the current phase of proposed developments on this site. A grant of permission was given to 2no. 

phases within Northwood 1 (Planning ref F18A/0421 & F18A/0438) following an Additional 

Information submission. The original Northwood 2 project proposed for this site received planning in 

early 2020 following an Additional Information application (Planning Reference F19A/0401 and 

F19A/0402). The applicant’s vision was for a medium density scheme of build-to-sell apartments with 

an entirely free-standing office building. The scheme was to be realised in two phases and two 

applications to Fingal Co Council were submitted for planning permission. 

 The landscape proposals for the current application have sought to incorporate feedback garnered 

from the Local Authority as part of the Additional Information process on the previously granted 

Northwood applications, in addition to feedback received from Local Authority & An Bord Pleanála 

during Stage 1 and 2 of this SHD application.  

As was the case with Northwood 1, an existing services wayleave skirts the perimeter of much of the 

Northwood 2 site. The development strategy therefore has been to set back proposed buildings so as 

not to impinge upon the wayleave extent.  

The landscape strategy approach to the wayleave will be to refrain from proposing larger elements of 

infrastructure or semi mature tree planting within its extent. A palette of small flowering trees, shrubs 

and groundcover planting will provide visual and seasonal interest to the scheme.  

The proposed mixed-use development’s landscape strategy will create a single large Public Open 

Space of 2,380sqm in the west of the site centred around the existing Category A trees with a series 

of secondary open spaces around the perimeter of the proposed development blocks to the north and 

east. A small existing open space in the southeast will be rejuvenated as part of the landscape 

proposals. Here, two Category B trees will be retained in situ and protected using the ‘No Dig’ root 

protection strategy outlined below.  

A Communal Open Space for the benefit of residents of some 1,990sqm will be delivered as part of 

the proposed landscape strategy and will be situated at podium level between residential Blocks 1 & 

2. The podium space will be inclusive of an outdoor gym / exercise area, communal outdoor dining 

area, ample seating areas, a formal lawn, play area and generously sized planting beds. Residential 

units at podium level will be afforded privacy by 2.25-4.0m wide planting beds separating living areas 
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from primary circulation and amenity areas. The privacy planting beds will be of ample width for small 

flowering trees and perennial planting - see privacy planting illustrations on pages 42 and 43.  

 

‘No Dig’ Root Protection Strategy 

A core element of site planning with Northwood 2 is the protection of existing mature trees. To this 

end, any necessary site construction works in the vicinity of the existing tree’s Root Protection Areas 

(RPA) will employ a ‘no dig’ strategy. This is achieved by avoiding the need to dig down past existing 

ground levels for the construction of open space and footpaths within the mature tree’s RPAs; instead, 

paving surfaces will be permeable and built up over the existing ground.  

On the north edge of the Public Open Space, a small area over an RPA will be required to facilitate 

emergency vehicle access and a pedestrian circulation route. The impact of these routes on the 

existing tree (no.720) located here will be mitigated by the use of a Cellular Confinement System, such 

as Cellweb (or equivalent), as a root protection layer. The Cellweb system consists of rolls of strong 

plastic mesh that are laid over a geotextile fleece over the undisturbed ground surface within the 

RPAs. The Cellweb mesh can then be backfilled with clean stone and surfaced in a permeable paving 

surface. The Cellweb mesh disperses the loading of the path; reducing the impact on tree roots and 

reducing the compaction of the soils that support the trees - see next page.  

In the southwest corner of the site, two existing beech trees (no.716 and no.717) will also be retained 

and protected by employing another ‘no-dig’ system. This system will comprise a permeable, ‘recued 

dig’ paving grid system, such as BODPAVE 85 (or equivalent), which be laid over a shallow sub-base 

layer which will be laid over existing ground levels. The reduced sub-base depth will allow existing 

levels to remain undisturbed while achieving appropriate gradients for access routes and ensuring 

they tie in with the proposed finished floor levels of the building. 

In addition, a Tree Protection Strategy & Method Statement has been prepared by a Consulting 

Arborist (CMK Hort + Arb Ltd.) which outlines and addresses key issues with regard to the successful 

retention of trees in accordance to BS 5837 such as the appointment of an arborist to oversee all 

works relevant to trees, a scheduling of tree and construction works, establishment of tree protection 

(with adherence to the Tree Protection Code of Practice), the supervision of works in the vicinity of 

trees, and a post construction re-assessment of retained trees. 

 

Landscape Proposal Descriptions  

The proposed development is a mixed-use scheme consisting of two apartment blocks to the east and 

west, and a separate office block building to the north. The key green spaces consist of an area of 

Communal Open Space in the form of an above podium garden, several open spaces located along the 

perimeter of the site and an area of public open space with a large playground to the west of Block 2.  

 

Western Open Space  

The largest area of open space is located to the west of the site and will be designated as proposed 

Public Open Space (2380m2). Three existing ‘Category A’ Quercus robur trees are located within this 

area and are to be retained as part of the open space proposals. A 400m2 playground including play 

pieces suitable for younger and older children, as well as children of varying abilities, is positioned 
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west of the retained trees along the western boundary; a bound rubber mulch surfacing indicates the 

safe play zone around the proposed formal playground equipment and will be used throughout the 

playground. A 1.1m bow-top railing with two ‘soft-close’ gate entrances form the boundary of the 

playground. Details of the proposed railing can be found in Section 6 of this report.  

A linear planted border to the west of the formal lawn will contain small flowering trees and specimen 

shrubs planted within the wayleave, such as Malus, Crataegus, Cornus, Rhus and Hamamelis. This 

planting bed will help to define the lawn within the Public Open space and the arrival space to the 

south. The arrival space to the southwest corner of the public open space is a proposed location for a 

piece of public art. The art piece, which is intended to be a focal point and lend further character to 

the public realm, will be set into an island planter with ornamental planting mixes and timber bench 

seating. The island planter will feature hardwood edge seating to allow for social gatherings. An 

amenity lawn with a seasonal bulb border will also provide additional gathering opportunities for 

residents and visitors. Visitor bicycle parking stands will be catered for within the arrival space to 

encourage cycling to/ from the development. The existing mature trees 717, 718, 719ap, 720 and 

724ap will be retained within the western open space. Any necessary site construction works in the 

vicinity of the existing trees Root Protection Areas (RPA) will employ a ‘no dig’ strategy. This is to be 

achieved by avoiding the need to dig down past existing ground levels for the construction open space 

footpaths within the mature tree’s RPAs. Instead, paving surfaces required for emergency vehicle 

access and footpaths will be permeable and built up over the existing ground.  

 

Northern & Eastern Open Space  

Adjacent to the proposed office block, an entrance landing will comprise of intermediate planting beds 

of ornamental grasses, herbaceous planting, clipped evergreen hedging, sensory planting and lawns 

with seasonal bulbs. Set amongst the rhythmic layout of the planting beds, the approaches to building 

thresholds will consist of high-quality paving, utilising bands of varying material and finishes. The 

ground floor core thresholds and the own-door units of Block 2 will be accessed from the existing 

public footpath via a paved access path. Each unit will be provided with privacy planting beds that will 

separate the living spaces from the proposed public planting areas and the existing public footpath. A 

firm gravel path along the front gardens of the own door units will provide a secondary route and 

maintenance access path. To facilitate emergency vehicle access, a reinforced grass paving system will 

be used along the prescribed emergency access route at the core thresholds of Block 1, the western 

façade of Block 2 and the core threshold of the office block to the north of the development.  

 

Southern Open Space  

The southeast corner of the site will be constructed by reusing existing materials within the space. 

Pre-cast concrete pavers and setts will be lifted and re-laid, while any damaged paving will be lifted 

and replaced. The planting to the corner of the space will comprise of bands of clipped hedging, 

ornamental grasses, herbaceous planting, and small flowering trees to provide a buffer to the adjacent 

road. Here, two existing alder trees are to be retained, and three existing benches will be retained as 

public seating and positioned to take advantage of the south-facing aspect and the shelter provided 

by the planting. A band of pre-cast concrete setts along the perimeter of the south-east corner 

featuring street lighting and bollards will be retained and made good. The open space adjacent to the 

crèche entrance will consist of ornamental grasses, perennial mixes and will feature large evergreen 

shrubs and small flowering trees.  
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Podium Garden  

The first-floor podium garden will consist of an outdoor communal dining area, a playground for 

younger children, an outdoor exercise area, a variety of seating areas, a formal lawn and planting. The 

200sqm linear playground will feature formal play equipment with soft-pour surfacing and a 1.1m 

bow-top railing fence boundary. To the exterior of the resident’s gym in the north west corner, an 

exercise area is proposed. This area will feature outdoor exercise equipment and will be surfaced in 

artificial grass with painted line markings for year-round use. Several seating areas within the podium 

garden will provide passive surveillance for the adjacent playground; these seating areas will be paved 

in hard binding gravel and will feature hardwood bench seating. To the exterior of the communal 

lounge, a large outdoor lounge area with an outdoor dining space, lawn and seating area is proposed. 

The dining area will be surfaced with composite decking and will host two large outdoor picnic bench 

sets, sheltered by timber pergola structures. The dining area will face an amenity lawn which will be 

surfaced with artificial grass to allow residents to sit out and take advantage of the podium’s south-

facing aspect. On the opposite side of the amenity lawn, the seating area will be paved with hard-

binding gravel and will feature timber bench seating and timber-clad recliners. The primary circulation 

network surface treatment will be a pre-cast concrete block paver, with generous planting beds 

providing a privacy planting buffer to podium level residential units, as illustrated in the soft landscape 

details on page 42-43 of this report.  

 

Second Floor Roof Terraces  

The private roof terraces above the communal lounge will consist of an outdoor dining area and an 

outdoor lounge area. The dining area will be surfaced in composite timber decking while the lounge 

area will be surfaced in artificial grass providing a softer character to the space. A pergola structure 

will help define the dining area and provide a structure on which climbers can establish. Standalone 

planters will host small flowering trees that will provide privacy and shelter for users within the space.  

 

Eight-Floor Roof Garden  

The layout of the eight-floor roof terrace for Block 1 is designed to take advantage of the terrace’s 

south-facing aspect and the surrounding views of the western public open space as well as the podium 

garden. To the south of the terrace, a large outdoor area surfaced in artificial grass will provide seating 

opportunities with outdoor sofas, coffee tables, armchairs and side tables. In addition, timber-clad 

recliners will allow residents to take advantage of the terraces’ south-facing aspect. To the southern 

edge of the terrace, raised planter beds with herbaceous planting mixes and small flowering trees will 

provide visual interest and shelter from exposure. Additional lounge furniture is strategically placed 

to the eastern and western edges of the terrace to avail of the views to the western open space and 

podium garden; these areas will be surfaced in a composite deck material. 

 

(Please refer to the Landscape Report and associated drawings by Áit Urbanism + Landscape for further 

details).  
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Potential Impacts of the Proposed Development 

Construction Stage 

The visual impacts due to construction will be short term, terminating upon completion of the 

development. There is potential for a significant and negative short-term impact during construction 

from the following elements associated with construction work: 

- Dust 
- Site huts 
- Building materials 
- Ground disturbance (e.g. topsoil, stockpiles, etc.) 
- Site hoarding/security fencing 
- Construction work 

 
There is potential for a significant and negative short-term visual impact from the use of temporary 

buildings, machinery necessary for construction works at proposed works, as well as stockpiling of 

materials.  

There is potential for a significant and negative short-term impact from the transportation of the 

material to be recycled and the recycled material to and from the site. 

There is the potential for a significant and negative short term visual impact on views into the site, in 

particular from the office buildings to the south and northwest  and residential properties to the east 

of the site.  

The main stages of the construction phasing will include the following: 

- Site preparation works 
- Site establishment and erection of temporary structures 
- Diversion and connection of services and utilities 
- Construction of foundations and structures 
- Mechanical and electrical installation 
- Fit-out and external works 

 

Operational Stage 

The potential impacts from the proposed development, once it is operational and construction is 
complete, will arise from the presence of the new development. The patterns of use from day to day 
will alter as both traffic and pedestrian movement are likely to increase both throughout the site 
itself and within the adjacent communities and roads on approach to the redevelopment. 
 
There is potentially a moderate and positive visual impact from the insertion of a large area of Public 
Open Space to the west of the site by Northwood Park in addition to the open space that will be 
created to the south, east, and north edges of the proposed development. 
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Mitigation Measures    

Construction Phase  

The following mitigation measures will be implemented:  

- Height of temporary stockpiles to be restricted to a practicable minimum to avoid impact on local 

sensitive receptors 

- Hoarding will be erected around site boundaries to reduce visual impact of construction works  

- Plant will be held in designated compound on site 

- Visual impacts during the construction phase will be mitigated somewhat by appropriate site 

management measures and work practices to ensure the site is kept tidy, dust is kept to a minimum, 

and that public areas are kept free from building material and site rubbish.   

- Appropriate site hoardings will be put in place around the perimeter of the site where required to 

minimise the landscape and visual impact.  

 

Operational Phase  

The major visual remediation of the project will be accomplished through the following mitigation 

measures which have been incorporated into the design: 

 - Through the positioning of the various elements of the development on site in order to enhance the 

appearance of the residential development as a whole through the design of the site layout and built 

form. Specific measures include the following: 

- The linear north-south arrangement of the taller residential blocks provides a visual break 

between the blocks when viewed from a north or south direction such as this and assists in 

reducing the apparent massing of the proposed development.   

 

- The varying heights of the development’s roofs creates a staggered profile, and the blocks 

have been staggered in an east-west direction along their long facades; these measures assist 

in creating a variety in form and avoid presenting the proposed developed as a visually 

imposing monolithic block.  

 

- The addition of large areas of soft landscaping around the perimeter of the building will assist 

in softening its material quality and the retention of existing mature trees will assist in creating 

a long established character.  

- To create high quality public and semi‐public spaces for the use and amenity of the users of 

development.   

 - The provision for offices on the ground floor level will add new animation to the streetscape 

 - Provision of undercroft car and bike parking facilities to reduce car congestion for users of the 

development  

- The architectural treatments on the façade of the proposed development include biscuit and red 

coloured brickwork with detailed brickwork finish. The use of the red coloured brick, which is more 
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prevalent, will be broken up with smaller areas finished in a lighter coloured render. The use of several 

different colours/tones and textures for the finishes of both the residential block and the office block 

provide variety and visual interest, avoiding a homogeneous design that lacking in character; this also 

assists in wayfinding and provides a focal point in the northern portion of the development. The use 

of a red brick on the residential blocks is sympathetic to the materials used in neighbouring residential 

developments.  

 

Residual Impacts 

As outlined above, mitigation measures will be implemented to reduce the landscape and visual 

impact of the proposed development.  Control of individual building forms, materials and colour will 

ultimately be determined by the Planning Authority. Negative impacts generated in the construction 

phase will be significantly mitigated by the use of best practice in construction standards. The 

landscape and visual impacts will be negative and significant in the short‐term during the 

construction stage, and will move to neutral and significant at pre‐establishment of proposed 

planting. In general, the landscape and visual impacts will be positive and slight in the long term. All 

planted installations within the project will be subject to an on‐going maintenance programme and 

monitoring by a qualified landscape contractor, to ensure its satisfactory establishment. Given the 

low visual quality and visual degradation of the site itself, the proposed development, together with 

the comprehensive landscape design, will create a positive visual and landscape impact at local level. 
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Visual Impact Assessment  

Photomontages  

Twenty-nine photomontages have been undertaken to assess the landscape and visual impact of the 

proposed development on the local and wider landscape. Screening of potential impacts on the local 

and wider environment was undertaken through an initial desktop study to identify key views in the 

public realm in tandem with the identification of sensitive receptors within the local and wider area. 

The views chosen, which form part of this assessment, are a combination of short, medium and long-

distance views.  

 

Viewpoint Map:  Medium to Long Distance Views (12no.) 

 

Viewpoint Map: Short to Medium Views (17no.) 
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Baseline photography and the preparation of digital photomontages/verified views have been 

undertaken by Sketchrender, consultant photomontage specialists. Their methodology for 

undertaking the photomontage production is contained within the photomontage document which 

accompanies this report. The A3 photomontages should be viewed in A3 Landscape format, in 

conjunction with the following visual analysis. This LVIA report undertakes an assessment of the 

before and after scenarios of each view and assess the overall landscape and visual impact of the 

proposed landscape on the existing landscape setting at Northwood.  

 

Medium to Long Distance Views 

 

View 1 Existing  

 
 

This viewpoint is taken from the R122 at the intersection with the M50 Motorway, looking south-east 

towards the site at a distance of approximately 2.8km. The view captures the metropolitan area of 

north Dublin which is serviced by the M50 motorway.  The physical infrastructure of the motorway is 

prominent within the view, along with road lighting and signage, and substantial boundary plantings 

on either side. The Sillogue water tower is visible to the left of view, standing at 40m in height. The 

upper floors and roof tops of residential properties north of St. Margaret’s Road (Meakstown Close) 

are visible over the canopy of the motorway boundary tree planting. Road lighting infrastructure, road 

signage and the presence of a mobile phone mast adds visual clutter to the view.  
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View 1 Proposed 

 
The proposed development will not be visible from this viewpoint location. It will be screened from 

view by the M50 motorway boundary planting, the intervening built environment as well as its physical 

distance from the site. Therefore there will be no visual impact from this viewpoint. The outline of the 

proposed development is presented as an indicative redline.  
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View 2 Existing  

 
This viewpoint is taken looking east towards the subject site from the residential area of Lanesborough 

Park off St. Margaret’s Road; it is located approximately 2.5km from the centre of the proposed 

development. The view is taken from an area of open space within the Lanesborough estate. A football 

pitch is located in the foreground, with tree planting and pathway network to the perimeter. Two 

storey houses are visible in the background, left of view, with three storey residential units visual in 

the background to the right of view.  
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View 2 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background of view. It will be screened from view by distance (approx. 

2.54km) from the site and the intervening built environment. Therefore visual impact will be 

imperceptible from this location.  
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View 3 Existing  

 
This viewpoint is taken looking northeast towards the site from Poppintree Park and is located 

approximately 1.8km from the centre of the proposed development. The view depicts a very large, 

predominantly grassed open space, with football pitches, some tree planting and mounding. The two 

storey residential houses of Belclare Avenue are visible beyond the trees and mounding to the left of 

view. Two tall buildings are visible on the horizon. To the left of view is the Metro Hotel building, 

standing at 52.1m in height. To the right of view, is the 10 storey, Aspen Student Accommodation 

building in Ballymun which is located on the R108.  
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View 3 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, left of view. It will be screened from view by distance 

(approx. 1.8km) from the site and the intervening built environment. Therefore the visual impact will 

be imperceptible from this location. 
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View 4 Existing  

 
This view is taken from the junction of St. Margaret’s Road and Hampton Wood Drive, looking 

southeast towards the site from a distance of approximately 1.7km. A new apartment development is 

currently under construction at the corner of St. Margaret’s Wood and Hampton Wood Drive, the 

tallest element will be nine storeys when complete. In the background, right of view are newly 

constructed residential two and three storey homes off Balbutcher Lane. There is a glimpse of site 

hoarding to the left of view. Generally, this area is being developed for residential and commercial 

uses; the public realm is considered quite poor at present.  
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View 4 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, left of view. It will be screened from view by distance 

(approx. 1.7km) from the site and the intervening built environment. Therefore the visual impact will 

be imperceptible from this location. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

50 
 

View 5 Existing  

 
This viewpoint is taken looking southeast towards the site from north of the M50 interchange, at the 

entrance to Sillogue Golf Course on the R108. The view is predominantly rural, depicting a narrow 

roadway with hedgerows. Its proximity to the urban fringes of Ballymun is evident in the presence of 

partial pedestrian footpaths and bus stop in the foreground. The Metro Hotel in Ballymun is visible in 

the background of view along with substantial road infrastructure signage leading to the M50 and 

M50 interchange. There is visual clutter in the form of overhead wires and poles and road signage.  
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View 5 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, right of view. It will be screened from view by distance 

(approx. 1.28km) from the site and the intervening built environment and intervening topography. 

Therefore the visual impact will be imperceptible from this location. 
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View 6 Existing 

 
This view is taken from Sillogue Road, looking northeast towards the site. The view is predominantly 

suburban. The Holy Spirit National School is located out of view to the left of the image, with colourful 

road markings indicating the entrance to the school grounds. There is a large left over grassed open 

space with some tree planting to the right of view adjacent to Sillogue Gardens residential area. Within 

view to the right are three and four storey apartments in Wad River Close. In the background, right of 

view a six storey residential apartment complex on Sillogue Road, with commercial/retail units at 

ground level. In the immediate background of view is Maieston Apartment complex, five storeys in 

height, with commercial & retail units at ground level. The grounds of the Holy Spirit National School 

are partially visible to the left, with substantial mature tree planting on open space to the roadway 

itself.  
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View 6 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, right of view. It will be screened from view by distance 

(approx. 1.09km) from the site and the intervening built environment and intervening topography. 

Therefore the visual impact will be imperceptible from this location. 
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View 7 Existing 

 
This view is taken in Coultry Park, looking north towards the site. The grassed open space, berm and 

tree planting dominate the foreground and middle ground of the view. A three to four storey 

residential development on Coultry Drive is visible in the background of view. The Metro Hotel is 

visible in the background, left of view, and set against a mix of low rise residential and commercial 

complexes.  
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View 7 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, right of view. It will be screened from view by distance 

(approx. 530m) from the site and the intervening built environment and intervening topography. 

Therefore the visual impact will be imperceptible from this location. 
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View 8 Existing 

 
This view is taken looking south west from the Swords Road (R132), at the entrance to Dardistown 

Cemetry. The view depicts a wide traffic interchange at the junction of the Swords Road and the Old 

Airport Road. The public realm is visually poor, particularly in terms of street furnishings. There are 

some remnant trees and hedgerows from the former rural landscape present that offers some visual 

relief to an otherwise bleak landscape setting. The Bank of Ireland headquarters at Collinstown Cross 

is partially visible in the right background. The upper floors of the Carlton Hotel are visible over the 

roof line of the Bank of Ireland building.  
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View 8 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the right background. It will be screened from view by distance (approx. 

2.18km) from the site and the intervening built environment and intervening topography. Therefore 

the visual impact will be imperceptible from this location. 
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View 9 Existing 

 
This viewpoint is taken looking northwest towards the site from the Morton Stadium Car Park. The 

tarmacked car park facilitates vehicular access to the stadium itself as well as the wider Santry 

Demesne, a public park managed by Fingal County Council. The car park is bounded by a mature 

managed hedge. The substantial tree coverage of Santry Park is visible in the background.  
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View 9 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, left of view. It will be screened from view by distance 

(approx. 870m) from the site, substantial tree planting and intervening built environment. Therefore 

the visual impact will be imperceptible from this location. 
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View 10  Existing 

 
This view is taken on Coolock Lane northwest towards the site. The view depicts the road itself with 

associated road infrastructure, road and motorway lighting, signage etc. There is substantial mature 

tree planting to the left and background of view, with grassed mounding to the right of view facilitating 

the change of levels locally. Some of the taller built elements of the urban environment in Ballymun 

and Santry are partially visible in the background of view.  
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View 10 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, left of view. It will be screened from view by distance 

(approx. 1.7km) from the site, substantial tree planting and intervening built environment. Therefore 

the visual impact will be imperceptible from this location. 
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View 11  Existing 

 
This view is taken looking northwest from Oscar Traynor football pitches by Clonshaugh Road. The 

pitches dominate the view from this viewpoint. The low walls bounding the Oscar Traynor Road are 

visible to the left of view. The Kilmore Recreation Centre is visible next to a small public park off 

Cromcastle Road. There is substantial tree planting along the boundary of the pitches, with some 

scattered mature trees, possibly remnants of a former landscape setting. The visible built environment 

is low rise residential/amenity.  
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View 11 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, left of view. It will be screened from view by distance 

(approx. 2.94km) from the site, substantial tree planting and intervening built environment. Therefore 

the visual impact will be imperceptible from this location. 
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View 12  Existing 

 
This view is taken from the public footpath on the northern edge of Belcamp Park looking west, 

southwest towards the site. The grassed pitches are expansive, with a mixture of young and semi-

mature boundary tree planting to the perimeter. A pathway follows the boundary of the park for 

pedestrian use.  A four storey residential complex by Clonshaugh Road is visible in the background, 

centre and right of view. A mobile phone mast and the roofs of two storey residential estates are 

visible in the left background. 
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View 12 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, centre of view. It will be screened from view by distance 

(approx. 3.3km) from the site, substantial tree planting and intervening built environment. Therefore 

the visual impact will be imperceptible from this location. 
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Short to Medium Distance Views 

 

View 1 Existing  

 
This view is taken from the west side of the R108 regional road, by the M50 motorway overpass, and 

is located approximately 750m, as the crow flies, from the centre of the development site. The view 

looks south-south-east towards the development site. Several buildings, including the Metro Hotel 

Dublin Airport, Ballymun, and a telecommunications aerial can be seen in the centre and left 

background. The R108 dominates the left foreground and middle ground and a hedgerow, along with 

the canopies of several mature trees have a strong visual presence in the left background. The left 

middle ground and background are interrupted by lighting columns which extend vertically into the 

skyline. The centre and right foreground and middle ground are occupied by a steep grassed bank 

which falls away to the west into a large open area of grass and scrub vegetation; the expanse of open 

space is interrupted visually by a steel palisade fence which divides the space in the right middle 

ground and foreground. The Dublin-Wicklow Mountains are visible in the centre and right background, 

the views of which are somewhat interrupted by the rooftops of some large commercial/industrial 

premises and public lighting columns in the distance. It should be noted that this view is transient in 

nature and unlikely to be viewed by a receptor from a stationary position. 
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View 1 Proposed  

 
The proposed development’s upper floors will be visible above the existing hedgerow in the left 

background from this viewpoint location. A small portion of the existing skyline will be obscured by a 

maximum of the five top floors of the five to eleven storey residential blocks of a high-quality mixed-

use development. The varying heights of the development’s roofs create a staggered profile that is 

not as visually imposing as a single homogenous and monolithic block. The existing hedgerow and 

mature tree canopy present in the left background screens the lower floors of the proposed 

development from this viewpoint location. Given the presence of the existing buildings that are visible 

in the centre and left background, the proposed development is not incongruous within this view. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 2 Existing  

 
This view is taken from the east side of St. Margaret’s Road, by IKEA and Decathlon retail outlets, and 

is located approximately 760m, as the crow flies, from the centre of the development site. The view 

looks south-east towards the development site. Several buildings, including the fifteen-storey Metro 

Hotel Dublin Airport can be seen in the left background and the ten-storey Aspen Student 

Accommodation be seen in the centre and left background; there is a six storey red brick residential 

development that is particularly prominent in the left background. There is also traffic and lighting 

columns clearly visible in the left background due to the R108 road infrastructure located to the east 

of where this view was captured. There are also light columns visible in the centre background and 

the right centre and background; these light columns project vertically into the skyline, this is most 

prominent in the right middle ground and background. The view of the left foreground and middle 

ground is dominated by large piece of unmanaged open space which is populated by scrub vegetation 

and tall grasses; a of metal railing on the boundary of this space is particularly prominent visual feature 

which extends into the centre middle and right background. The right foreground and middle ground 

are dominated by the St. Margaret’s Road infrastructure including a bitumen footpath, cycle track, 

and carriageway; the footpath and cycle track are in a state of disrepair. There is a mature tree line 

and hedgerow visible in the right background and centre background and there is a short section of 

hedgerow and mature tree line visible in the left background also. It should be noted that this view is 

transient in nature and unlikely to be viewed by a receptor from a stationary position. 
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View 2 Proposed  

 
The proposed development’s upper floors will be visible above the existing hedgerow and tree line in 

the left background from this viewpoint location. A small portion of the existing skyline will be 

obscured by a maximum of the top six floors of the five to eleven storey residential blocks of a high-

quality mixed-use development. The varying heights of the development’s roofs creates a staggered 

profile that is not as visually imposing as a single monotone and monolithic block as with the adjacent 

six storey red brick building. The existing hedgerow and mature tree canopy present in the left 

background screens the lower floors of the proposed development from this viewpoint location. Given 

the presence of the existing buildings that are visible in the centre and left background, particularly 

the six storey red brick residential building, the proposed development is not incongruous within this 

view. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 3 Existing  

 
This view is taken from an access road serving the rear of Gulliver’s Retail Park, northwest of the 

proposed development. The viewpoint location is located approximately 440m northwest from the 

centre of the proposed development site and the view looks southeast towards the development site. 

The view looks across an expanse of lawn adjacent to the large retail buildings located in Gulliver’s 

Retail Park; the rear of these buildings can be seen in the left middle ground. The rear boundary to the 

retail park is delineated by a high metal fence which is clad in light coloured timber. A planting bed 

with low shrub planting and a footpath follow the line of this fence and extend towards the centre 

middle ground. A section of the access road, which is surfaced in black bitumen, can be seen in the 

immediate foreground. A stone pillar which terminates a low stone wall and a dark metal railing can 

be seen in the right foreground. Several light columns located both within the retail park and within 

the open space in the centre of the view project slightly into the skyline on the left of the view. In the 

centre background, a tall tree line partially obscures views to a number of buildings beyond. The group 

of buildings comprises a mix of residential and office buildings of between three and six storeys high. 

The top twelve storeys of the Metro Hotel Dublin Airport can be seen beyond these buildings in the 

centre background and stands out as a prominent visual feature within the view. 
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View 3 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the background, left of view. It will be screened from view by intervening 

built environment, specifically the Gulliver’s Retail Park. Therefore the visual impact will be 

imperceptible from this location. 
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View 4 Existing  

 
This view is taken from the car park of Gulliver’s Retail Park, just north of Northwood Business Park, 

and is located approximately 400m, as the crow flies, from the centre of the development site. The 

view looks south towards the development site. The majority of this view is dominated by the car 

parking facility within the retail park. A large expanse of bitumen carriageway and road markings 

dominates the centre foreground, middle ground and background, as well as the left foreground. A 

mass of cars is the most dominant visual feature within the left middle ground. In the right foreground, 

a group of stainless-steel bollards are prominent and within the right middle ground and background, 

a mass of tall retail buildings screens all views to the west; in front of them, a line of perpendicular 

parking bays with cars is a prominent feature. The fifteen-storey Metro Hotel Dublin Airport can be 

seen in the right background above the facade of the retail buildings. There is a mature tree line and 

hedgerow visible in the centre background as well as several two to four storey buildings and the 

chimney from a decommissioned boiler house in Ballymun. In the centre and left middle ground and 

background, a number of light columns project vertically into the skyline, this is most prominent in the 

centre middle ground and background. The roofs of several tall buildings can be seen over the top of 

construction site hoarding in the left background and a tower crane within the neighbouring 

construction site to the east is the most dominant feature in the left side of the view; a two storey 

restaurant building is visual prominent in the centre background. 
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View 4 Proposed  

 
The proposed development’s upper floors will be visible above the existing roofs in the left 

background from this viewpoint location. A portion of the existing skyline will be obscured by a 

maximum of the top six floors of the five to eleven storey residential blocks of the development. Due 

to both the direction of the view and difference in size, the eastern block of apartments and office 

block are more prominent than the smaller western block. The linear north-south arrangement of the 

taller residential blocks provides a visual break between the blocks when viewed from a north or south 

direction such as this and helps to break up the massing of the proposed development. In addition, 

the varying heights of the development’s roofs creates a staggered profile, and the blocks have been 

staggered in an east-west direction along their long facades; these measures assist in creating a variety 

in form and avoid presenting the proposed developed as a visually imposing monolithic block. The 

existing roofs in the left background screens the lower floors of the proposed development from this 

viewpoint location. Given the lower height and proximity of the existing adjacent buildings visible in 

the centre and left background, and the proposed use of mid to dark toned façade materials, the 

proposed development will be a prominent feature within this particular view. This being said, its 

design offers variability in height and form when compared to existing adjacent buildings, and given 

the proposed use of high-quality façade materials, this can be perceived as a positive impact on the 

baseline environment. The lower height and lighter tone of the office building, which is located on the 

north side of the development, allows it to blend in with the existing adjacent buildings. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 5 Existing  

 
This view is taken from the entrance to the south of the Gulliver’s Retail Park car park, just north of 

Northwood Business Park. The viewpoint location is located approximately 270m, as the crow flies, 

from the centre of the development site and the view looks south towards the development site. The 

entire foreground is dominated by the bitumen access road to the car park to the north; this road 

extends through the centre middle ground and the centre background. The left middle ground is 

occupied by a public plaza that is paved in light toned concrete flag paving. The plaza features several 

items of street furniture including litter bins, stainless steel bollards, planters with low planting and 

bench seating. In the centre and left background and right middle ground, a number of light columns 

project vertically into the skyline, this is most prominent in the right middle ground. A lawn area 

occupies the right middle ground. The top two floor of four to five storey building can be seen over 

the top of a tree line and hedgerow in the right background. This hedgerow extends into the centre 

background and the bottom section is screened by construction hoarding; the construction hoarding 

extends into the left background. The top eight floors of fifteen-storey Metro Hotel Dublin Airport can 

be seen behind the hedgerow in the centre background as can the chimney from the old boiler house, 

Ballymun. Several light toned buildings ranging in height between three and four storeys can be seen 

in the left background. In the background on the far left, the canopies of several trees screen most of 

a four storey office building. 
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View 5 Proposed  

 
The upper floors of the proposed development’s west residential block will be visible above the 

existing four storey office building in the left background from this viewpoint location. A small portion 

of the existing skyline will be obscured by a maximum of the top three floors of the eight to eleven 

storey western residential block. The varying heights of the development’s roofs creates a staggered 

profile, and the blocks have been staggered in an east-west direction along their long facades; these 

measures assist in creating a variety in form and avoid presenting the proposed developed as a visually 

imposing monolithic block. The roof of the existing four storey office block and the canopies of existing 

trees in the left background screen the lower floors of the proposed development from this viewpoint 

location. Although the top floors of the proposed development will be seen over existing adjacent 

buildings in this viewpoint, its design offers variability in height and form in comparison; given the 

proposed use of high-quality façade materials, this can be perceived as a positive impact on the 

baseline environment. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 6 Existing  

 
This view is taken from the junction between the access road to Cedarview residential development 

and Affidea Northwood road, northeast of Northwood Business Park. The viewpoint location is located 

approximately 340m, as the crow flies, from the centre of the development site and the view looks 

south-south-west towards the development site. Road infrastructure, including a bitumen 

carriageway, parallel parking bays paved in concrete blocks, and a concrete footpath, is the most 

dominant visual feature within this view; the road infrastructure occupies the left, right, and centre 

foreground, as well as the centre and left middle ground. The right middle ground is monopolised by 

dark construction hoarding over which the canopies of a tall tree line are visible; there is little sky 

visible on the right due to the height of these canopies. The centre middle ground is occupied by both 

the dark construction hoarding and part of the carriageway. On the far left middle ground, a two storey 

red brick house with a pitched roof and its accompanying back garden wall has a strong visual 

presence. This house is screened somewhat by front garden and street planting, as is the lower section 

of the back garden wall. The roof and a small portion of the façade of a second two storey red bricked 

house are also visible on the far left, although the majority of both are screened by a tree canopy. In 

the left background, a light toned five storey office building has a strong visual presence although its 

lower floors are screened by tree canopies. To the right of this office building, nearer the centre 

background, the roofs of several light coloured buildings can be seen above more tree canopies. In 

the centre and left middle ground and background, a number of light columns project vertically into 

the skyline; this is most prominent in the centre and left middle ground. 
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View 6 Proposed  

 
The top five floors of the eastern residential block, the office block, and the top floor blocks of the 

western residential block of the proposed development are visible from this viewpoint in the centre 

background. A section of sky will be obscured and the existing office buildings located to the south of 

the proposed development will also be obscured. While the eastern residential block and office 

building are clearly visible, the lower portion of the western residential block is obscured by the 

construction hoarding; it is likely that more of the proposed development will be visible when this 

hoarding is taken down. The linear north-south arrangement of the taller residential blocks provides 

a visual break between the blocks when viewed from a north or south direction such as this and helps 

to break up the massing of the proposed development. In addition, the varying heights of the 

development’s roofs creates a staggered profile, and the blocks have been staggered in an east-west 

direction along their long facades; these measures assist in creating a variety in form and avoids 

presenting the proposed developed as a visually imposing monolithic block. Additionally, the existing 

taller office buildings within the view provide the proposed development with a context in which it 

can be located without seeming out of place. Furthermore, the use of two different colours/tones for 

the finishes of both the residential block and the office block provide variety and visual interest, 

avoiding a homogeneous design that lacking in character; this also assists in wayfinding and provides 

a focal point in the northern portion of the development. The use of a red brick on the residential 

blocks is sympathetic to the materials used in the Cedarview residential development. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being positive as the quality of the 

environment will be improved by the introduction of a sensitively designed piece of architecture 

finished in high-quality materials and also by its accompanying landscape features, e.g., trees and 

groundcover planting. The significance of the visual impact can be described as being slight as it causes 

noticeable changes in the character of the environment without affecting its sensitivities. 
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View 7 Existing  

 
This view is taken from the south west edge of the Cedarview residential development, northeast of 

Northwood Business Park. The viewpoint location is located approximately 270m, as the crow flies, 

from the centre of the development site and the view looks south-west towards the development site. 

The centre and left foreground, the most dominant visual element is the road infrastructure 

comprising a bitumen carriageway and road markings and a concrete footpath. The front garden of an 

adjacent house is visible in the right foreground, it features a generous amount of ornamental shrub 

planting and a portion of driveway paved in a concrete block paviour. Much of the middle ground is 

dominated by the presence of a large car park although its appearance is softened by the presence of 

a hedge along its northern edge. A five storey office building in the left middle ground is the most 

dominant visual feature within the view; its ground and first floor are screened by the canopies of 

trees within the adjacent car park. A four storey office building can be seen in the centre background; 

the top six floors of fifteen-storey Metro Hotel Dublin Airport can be seen behind this office building. 

A tower crown projects high into the skyline in the right background although the bottom half of this 

crane is screened by the canopies of a mature tree line located in an adjacent construction site. This 

tree line extends into the centre background and combines with more background vegetation to form 

a dense canopy that screens views beyond. In the centre middle ground and background, a number 

of light columns project vertically into the skyline; this is most prominent in the centre middle ground. 
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View 7 Proposed  

 
The top four floors of the northeast corner of the west residential block as well as the office block of 

the proposed development are visible from this viewpoint in the left background. A small section of 

sky will be obscured and the existing oak trees located to the west of the proposed development will 

also be obscured; the remainder of the proposed development will be obscured by the intervening 

built environment. The existing buildings within the view provide the proposed development with a 

context in which it can be located without seeming out of place. Additionally, the portion of proposed 

development that is visible is small enough for it not to stand out or have any significant impact on 

the receiving environment. Furthermore, the use of two different colours/tones for the finishes of 

both the residential block and the office block provide variety and visual interest, avoiding a 

homogeneous design that lacking in character; this also assists in wayfinding and provides a focal point 

in the northern portion of the development. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 8 Existing  

 
This view is taken from the north side of Northwood Avenue, northeast of Northwood Business Park. 

The viewpoint location is located approximately 260m, as the crow flies, from the centre of the 

development site and the view looks west-south-west towards the development site. The road 

infrastructure of Northwood Avenue occupies the majority of this view. A bitumen carriageway, 

bitumen footpaths, and grass verges occupy the left, centre, and right foreground as well as the centre 

middle ground and centre background. In the left middle ground and background, the four to five 

storey Lymewood Mews apartments enclose the view from the south; these apartments are partially 

screened by the canopies of several trees and a continuous line of hedge planting on the same of the 

road. In the centre background, a four storey office block is visible directly ahead and screens any 

views beyond; the lower portion of this building is screened somewhat by tree planting located on the 

adjacent roundabout. The right background and middle ground are occupied by a series of five story 

office buildings; these office buildings are the most dominant feature within this particular view. In 

the centre middle ground and background, a number of light columns project vertically into the 

skyline; this is most prominent in the centre middle ground. 
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View 8 Proposed  

 
The top six floors of the northeast corner of the eastern residential block as well as the office block of 

the proposed development are visible from this viewpoint. There is also a small section of roof, 

belonging to the eastern residential block, visible beyond the roofs of the existing Lymewood Mews 

buildings in the left background. A section of sky will be obscured and portion of the existing office 

building in the centre background will also be obscured; the remainder of the proposed development 

will be obscured by the intervening built environment. The existing buildings within the view provide 

the proposed development with a context in which it can be located without seeming out of place. 

Additionally, the varying heights of the proposed development’s residential blocks and office block 

assists in creating a variety in form and avoid presenting the proposed developed as a visually imposing 

monolithic block. The introduction of trees and groundcover planting to the front of the proposed 

office block will also help to soften the material character of the building. Furthermore, the use of two 

different colours/tones for the finishes of both the residential block and the office block also provide 

variety, assisting in wayfinding and provide a focal point in the north east corner of the development. 

Within this particular view, the design of the proposed development offers variability in height and 

form when compared to existing adjacent buildings, and given the proposed use of high-quality façade 

materials, this can be perceived as a positive impact on the baseline environment. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being positive as the quality of the 

environment will be improved by the introduction of a sensitively designed piece of architecture 

finished in high-quality materials and also by its accompanying landscape features, e.g., trees and 

groundcover planting. The significance of the visual impact can be described as being slight as it causes 

noticeable changes in the character of the environment without affecting its sensitivities. 
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View 9 Existing  

 
This view is taken from a piece of open space to the south of the Lymewood Mews apartments. The 

viewpoint location is located approximately 150m, as the crow flies, from the centre of the 

development site and the view looks west-south-west towards the development site. The foreground 

and middle ground of this view is occupied by a large open area of lawn which features a line of trees 

on the left middle ground and background, and a single tree and section of ornamental shrub planting 

in the right middle ground. The entire background of this view is occupied by five to six storey 

buildings; the buildings to the right contain much glass in their façade and accommodate a number of 

balconies whereas the building on the left has no balconies and much less glass; both buildings have 

a façade that is light in tone. The line of trees in the left middle ground and background partially screen 

the building on the left up to its fourth floor. In the right middle ground, a small portion of the building 

on the right has been screened almost to roof level by the canopy of a single tree. On the left middle 

ground and background, a car park surfaced in black bitumen is visible; there is a black metal railing 

separating this car park from the open space to the right. 
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View 9 Proposed  

 
The eastern block of the proposed development is visible through the existing buildings in the centre 

middle ground and the roof of the taller sections of the block are visible beyond the roofs of these 

existing buildings. The section of sky between the existing buildings in the background will be obscured 

and the remainder of the proposed development will be obscured by the intervening built 

environment; this will result in a creating a feeling of enclosure within the open space where the 

viewpoint has been taken. The existing buildings within the view provide the proposed development 

with a context in which it can be located without seeming out of place. Additionally, the varying 

heights of the development’s roofs creates a staggered profile, and the blocks have been staggered in 

an east-west direction along their long facades; these measures assist in creating a variety in form and 

avoid presenting the proposed developed as a visually imposing monolithic block.  

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

moderate as it alters the character of the environment in a manner that is consistent with existing and 

emerging trends. 
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View 10 Existing  

 
This view is taken from the end of the residential cul-de-sac, Northwood Green. The viewpoint location 

is located approximately 360m west from the centre of the development site and the view looks east 

towards the development site. The foreground of this view is occupied by the road infrastructure 

serving the cul-de-sac, it comprises a black bitumen surface, a concrete footpath, and parking bays 

either side of the carriageway; the parking bays are surfaced in concrete block paving. A planting bed 

in the foreground hosts two trees which extend vertically, bisecting the view, and partially screening 

the sky. There are several trees on the opposite side of the road in the left middle ground which 

separates the private driveways serving a terrace of houses; the houses are two storeys tall and 

finished in a light-coloured brick. A number of cars occupy the parking bays on either side of the view 

in the middle ground. The edge of an apartment building can be seen bordering the view on the right. 

Views to the background are almost entirely screened by a line of mature trees, although glimpses of 

the four storey residential development, Domville Woods, can be seen though gaps in the canopy. 

There are a number of lighting columns within the view, two of which project into the skyline on the 

left and right.    
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View 10 Proposed  

 
The proposed development is visible in the right background from this viewpoint. A very small section 

of the western residential block be seen through the canopies of the existing trees in the centre 

background; the remainder of the proposed development will be obscured by the intervening built 

environment and vegetation. A very small section of sky will be obscured by the proposed 

development, however, because the portion of the proposed development is so small, and because 

the finish of the proposed building matches that of the existing built environment within the view, the 

visual effect will be hardly noticeable.   

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 11 Existing  

 
This view is taken from Balbutcher Lane to the south of the Musgrave Marketplace outlet. The 

viewpoint location is located approximately 730m west, as the crow flies, from the centre of the 

development site and the view looks east-north-east towards the development site. The left, centre, 

and right foreground, as well as the right middle ground and background, are occupied by an asphalt 

carriageway and road markings. Several concrete road barriers painted in bright colours (red, orange, 

yellow) feature in the left middle ground and are the most dominant visual feature within the overall 

view. Beyond these road barriers, a grass covered earth bank occupies the left and centre middle 

ground as well as part of the right background. In the centre middle ground and centre and right 

background, a number of degraded light columns project vertically into the skyline; this is most 

prominent in the centre middle ground. A large white sign for the Musgrave Marketplace outlet can 

be seen in the left background and behind it there is a section of a mature tree line that is visible. The 

top of a tower crane can be seen above the top of the mound in the centre background. The top 

fourteen floors of the fifteen-storey Metro Hotel Dublin Airport can be seen in the right background 

in addition to a six story residential development, The Hampton Apartments. The top two floors of a 

five storey, light red brick residential development, Northwood Green, are also visible in the right 

background. 
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View 11 Proposed 

 
The proposed development is visible in the viewpoint. The top eight floors of the western residential 

block, as well as the top six floors of the eastern block, can be seen beyond the roof of an existing 

building in the right background and beyond the earth mound in the right middle ground. The 

proposed development obscures a small portion of sky although it is clearly visible in the background 

of the view. This being said, the existing buildings within the view provide the proposed development 

with a context in which it can be located without seeming out of place. Additionally, the varying 

heights of the development’s roofs creates a staggered profile, and the blocks have been staggered in 

an east-west direction along their long facades; these measures assist in creating a variety in form and 

avoid presenting the proposed developed as a visually imposing monolithic block. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 12 Existing  

 
This view is taken from the north portion of Balcurris Park. The viewpoint location is located 

approximately 670m west, as the crow flies, from the centre of the development site and the view 

looks east-north-east towards the development site. The centre and right background is occupied by 

three, four, five, and six storey residential developments. The top eight floors of the fifteen-storey 

Metro Hotel Dublin Airport can be seen in the centre background. In the left background, the top two 

floors of a five storey, light red brick residential development, Northwood Green, are visible as well as 

the top floors of a three to four storey residential development located in Domville Woods. The views 

of the buildings in the background of the view are screened somewhat by a line of trees located on 

the east side of Balcurris Park. The entire foreground is occupied by a lawn which extends into the 

centre and right middle ground and background; the view of the lawn in the centre middle ground is 

somewhat obscured by a grey metal railing, an information panel, and metal housing for services. In 

the centre and right middle ground, a number of light columns, a ball stop net, and football posts 

project vertically into the skyline; a stainless steel sculpture is also visible in the right middle ground. 

The top of a mound with an embankment slide located in a playground can be seen in the centre 

middle ground also. The left middle ground and background is occupied by the dark canopies and 

trunks of a line of coniferous trees that follow a path paved in concrete blocks to the northeast; the 

luminaires of several light columns protrude from these canopies. Three red tower cranes can be seen 

in the far left background. 
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View 12 Proposed 

 
The proposed development is visible in the viewpoint. The top five floors of the western block can be 

seen beyond the roofs of the existing buildings in the left background; it obscures a very small portion 

of sky. This being said, the existing buildings within the view provide the proposed development with 

a context in which it can be located without seeming out of place. Additionally, the proposed finishes 

are similar in colour and tone to the existing buildings in the background; this allows the proposed 

development to blend in with its surroundings. 

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 13 Existing  

 
This view is taken from the R108 (Ballymun Road) in Ballymun. The viewpoint location is located 

approximately 470m southwest from the centre of the development site and the view looks northeast 

towards the development site. The entire foreground and majority of the middle ground is occupied 

by the road infrastructure serving the R108. The road infrastructure comprises a footpath paved in a 

concrete block on either side of the road, a black bitumen road surface with white road markings, and 

a median surfaced in a concrete block paving with tree planting which bisects the six-lane carriageway 

in right and centre middle ground and centre background. In the left middle ground, a lighting column 

extends into the skyline, almost to the full extent of the view. Additionally, the luminaires of several 

other light columns can be seen on the opposite side of the road. There are several light-coloured 

buildings visible in the centre and left background, the collective mass of which has a strong visual 

presence in the overall view. The majority of these buildings are five storey apartments, however, the 

entirety of the fifteen-storey Metro Hotel Dublin Airport can be seen in the left background. The hotel 

projects vertically into the skyline and is the most dominant feature within the view. On the far side 

of the road, opposite the viewer, the footpath is separated from the residential development to the 

east by a dark coloured palisade fence; there is a grass verge with some shrub and wildflower planting 

in front of this palisade fence. Beyond this boundary, a mature tree canopy obscures views to the 

background and extends beyond the road into the centre middle ground; there is a glimpse of the 

gable of an old church, now St. Pappins Silver Stream nursing home, can be seen through this mature 

tree canopy. On the far left of view there is a metal railing which separates the footpath from a piece 

of open space, a small portion of which is visible.  
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View 13 Proposed 

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the centre background. It will be screened from view by vegetation along 

the R108. Therefore the visual impact will be imperceptible from this location. 
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View 14 Existing  

 
This view is taken from the southern side of a piece of open space within the Coultry Gardens 

residential estate. The viewpoint location is located approximately 550m south from the centre of the 

development site and the view looks north towards the development site. The entire foreground and 

middle ground are occupied by a portion of central open space serving the surrounding residential 

development. The foreground comprises and expanse of lawn, while the middle ground features a 

several semi-mature trees and hedges, as well as several play elements, namely, a rope climbing 

frame, a blue coloured sheltered seating area, and a basketball hoop. The canopies of the trees in the 

middle ground project into a portion of the skyline. Two of these trees on the left partially obscure 

the upper half the Metro Hotel Dublin Airport, ten storeys of which are visible in the left background. 

The surface within the centre of the open space, which is visible in the middle ground, comprises a 

mix of concrete block paving, bark mulch, and a hard binding gravel surface. In the right background, 

a line of semi-mature tree planting located on the northern side of the open space. The canopies of 

these trees obscure the second floor of a terrace of houses in the background beyond, but the ground 

floors and front garden boundary walls are visible below; the majority of the houses visible within the 

view are finished in a light-coloured render. Another terrace of houses of similar style is visible on the 

left middle ground and background. Beyond the roofs of the houses in the left background, the top 

floor of a structure can be seen; the façade is of this building appears heavily stained. 
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View 14 Proposed 

 
The proposed development is visible in the right background from this viewpoint. A very small section 

of the roof of the western residential block be seen beyond the canopies of the existing trees on the 

northern side of the open space; the remainder of the proposed development will be obscured by the 

intervening built environment and vegetation. A very small section of sky will be obscured by the 

proposed development, however, because the portion of the proposed development is so small the 

visual effect will be hardly noticeable.   

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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View 15 Existing  

 
This view is taken from a footpath on the east side of Northwood Road, close to the entrance to from 

Santry Avenue. The viewpoint location is located approximately 240m south from the centre of the 

development site and the view looks north towards the development site. The entire foreground, 

much of the middle ground, and part of the background is occupied by the road infrastructure serving 

Northwood Road; this comprises a black bitumen road surface in the centre, franked by narrow grass 

verges and footpaths also surfaced in black bitumen. In the far right foreground, a metal railing on a 

low/medium height wall faced in stone forms the boundary to the east. On the opposite side of the 

road, a small, single storey, dark structure, possibly a security cabin is located in the middle of the 

footpath. In the left middle ground, a block of four storey apartments and a block of five storey office 

buildings borders the left side of the view and screens views to the centre and left background. The 

four storey apartments are finished in a mix of light-red and dark-brown brick, and light-coloured 

render. The façade of the office building is mostly glass, and comprises intermittent sections of stained 

light-coloured cladding material, and dark-coloured metal cladding on its top floor. The boundary 

between these buildings and the footpath is formed by tall hedging, shrubs, and semi-mature tree 

planting, all of which softens the material character of the buildings. The lower floors of the apartment 

block are obscured by the tall hedge and the canopies of the semi-mature trees partially obscure the 

office block in the left middle ground. The right middle ground is occupied by a large, dark, rectangular 

gym building of approximately three storeys in height. The building is surrounded by a black metal 

railing and there is a large bright orange sign in clearly in view on the side of the building facing the 

viewer.  This gym building obscures much of the view to the centre and right background. In the centre 

background, the south east corner of the development site is visible; notable features including the 

existing alder trees and light columns at the corner. Beyond the subject site, the café/restaurant/retail 

building beside Gulliver’s Retail Park is visible. Beyond this café/restaurant/retail building, a tower 

crane can be seen projecting into the skyline, with sections of two other tower cranes protruding from 

behind the roof of the gym building. Additionally, the canopy of a tall and mature tree line can be seen 
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in the far background, beyond the roof of the café/restaurant/retail building. There are several light 

columns visible within the view, four of which project into the skyline. The most obvious of these light 

columns being the one in the left middle ground which extends to almost the full height of the view. 

 

View 15 Proposed 

 
The proposed development is visible in the centre background from this viewpoint. The eastern 

residential block is seen between the existing buildings in the centre background. The top eight floors 

are visible within the view, but the ground floor and some of the first floor will be screened by 

proposed and existing tree planting. The existing buildings on either side of the proposed development 

provide the proposed development with a context in which it can be located without seeming out of 

place, however, the views to the centre background will be obscured by the proposed development 

and section of sky will also be obscured. This being said, the varying heights of the development’s 

roofs creates a staggered profile, and the blocks have been staggered in an east-west direction along 

their long facades; these measures assist in creating a variety in form and avoid presenting the 

proposed developed as a visually imposing monolithic block. The design of the proposed building 

offers variability in height and given the proposed use of high-quality façade materials; this can be 

perceived as having a positive impact on the baseline environment.  

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being positive as the quality of the 

environment will be improved by the introduction of a sensitively designed piece of architecture 

finished in high-quality materials and also by its accompanying landscape features, e.g., trees and 

groundcover planting. The significance of the visual impact can be described as being slight as it causes 

noticeable changes in the character of the environment without affecting its sensitivities 
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View 16 Existing  

 
This view is taken from the south end of the car park which serves Trinity Sports Grounds, close to 

Santry Avenue. The viewpoint location is located approximately 380m southeast from the centre of 

the development site and the view looks northwest towards the development site. The entire 

foreground and middle ground are occupied by a black bitumen surface with white road markings 

demarcating parking bays. Within the centre middle ground, there are several black light columns; 

two of these projects vertically and interrupt skyline. There are several other taller light columns in 

the background which also interrupt the skyline but these are lighter in colour and have less of a visual 

impact. The upper floors of several four to five storey buildings can be seen in left and centre 

background but these are almost entirely screened by a line of semi-mature trees on the west 

boundary of the car park. In the right background, a tall black sports fencing delineates the boundary 

between the car park and an all-weather sports pitch. Beyond this sports pitch, the canopies of several 

mature trees partially screen views to more four to five storey buildings in the background. A small 

portion tree canopy is visible on the far right.  
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View 16 Proposed  

 
The proposed development will not be visible from this viewpoint location. A redline indicates the 

outline of the proposals in the left background. It will be screened from view by vegetation and the 

intervening built environment on the edge of car park, left of view. Therefore the visual impact will be 

imperceptible from this location. 
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View 17 Existing  

 
This view is taken from Northwood Avenue. The viewpoint location is located approximately 700m 

northeast from the centre of the development site and the view looks southwest towards the 

development site. The entire foreground and much of the middle ground is occupied by road 

infrastructure comprising a two-lane carriageway and a footpath surfaced black bitumen. In the 

foreground, a pedestrian crossing, a large area of tactile paving, a narrow grass verge, and a light 

column are visible; the light column is topped with an orange luminaire and projects into the skyline 

in the centre of the view. Tall mature trees and dense understorey vegetation occupies both the left 

and right middle ground on either side of the road; two tall and dense hedges form the boundary 

between these areas of dense vegetation and the road infrastructure. In the left of view, a metal crash 

barrier and a metal railing delineate the boundary between these areas of dense vegetation on the 

far left and the road carriageway. Several buildings of between five and six storeys in height occupy 

the centre background and the top eight floors of the Metro Hotel Dublin Airport can be seen directly 

in the centre. A light column projects vertically and interrupts the skyline in the centre background. 
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View 17 Proposed 

 
The proposed development is visible in the centre background from this viewpoint. The top three 

floors of the eastern residential block can be seen between the existing buildings in the centre 

background. The existing buildings on either side of the proposed development within this view render 

it almost unnoticeable, although a small section of sky will be obscured.  

 

The visual impact can be described as being permanent as it will likely last over 60 years. The quality 

of the visual impact in this instance can be described as being neutral as the impact will not affect the 

quality of the receiving environment. The significance of the visual impact can be described as being 

slight as it causes noticeable changes in the character of the environment without affecting its 

sensitivities. 
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Conclusion 

The proposed 268 apartment units arranged over two blocks ranging in height from 5 to 11 storeys as 

well as a three storey office building, a single storey crèche building, and a single storey gym at first 

floor podium level will be located on the eastern portion and some of the western portion of the 

development site. The landscape works will retain and incorporate the majority of existing trees into 

the proposed development and create a number of attractive and useable open spaces including a 

large area of open space in the western portion of the development site, a first floor podium garden, 

as well as communal and private roof terraces. 

The baseline environment presents as an irregular shaped, relatively level site, comprising a significant 

area of degraded hard landscaping (formerly a construction site compound and car park) to the east 

and a smaller area of soft landscape to the west which has been largely untouched and unmanaged. 

The overall landscape quality of the site can be described as being low, but with some high-quality 

landscape features, such as existing mature trees present within southern and western areas.  

The linear north-south arrangement of the taller residential blocks provides a visual break between 

the blocks when viewed from a north or south direction such as this and helps to break up the massing 

of the proposed development. In addition, the varying heights of the development’s roofs creates a 

staggered profile, and the blocks have been staggered in an east-west direction along their long 

facades; these measures assist in creating a variety in form and avoid presenting the proposed 

developed as a visually imposing monolithic block. In many instances, its design offers variability in 

height and form when compared to existing adjacent buildings, and given the proposed use of high-

quality façade materials, this can be perceived as a positive impact on the baseline environment. 

Furthermore, the existing buildings in the immediate and local vicinity of the proposed development, 

particularly the taller office blocks and hotels, provide a context in which it can be located without 

seeming out of place. The addition of large areas of soft landscaping around the perimeter of the 

building will assist in softening its material quality and the retention of existing mature trees will assist 

in creating a long established character.  

Ultimately, because there is limited ecological value attributed to the site, particularly in its eastern 

half, there will be little local biodiversity loss that arises from the proposed development. The majority 

of existing trees will be retained; this includes all Category A and B trees. Furthermore, the 

introduction of additional trees, as well as groundcover planting will enhance the ecological value of 

the site. 

Following the visual assessment of the twenty-nine photomontages prepared by Sketchrender, the 

overall visual impact during construction works will be significant, negative but short-term. 

Implementation of best practice during constructions works will assist in reducing negative impacts at 

the construction stage of the project. These negative impacts will cease once construction works are 

complete and the proposed development is opened and occupied. Of the twelve medium to long 

range views, the proposed development will not be visible in any of them. In these views, the proposed 

development will be obscured by the intervening built environment, vegetation, and distance from 

the viewer. Of the seventeen short to medium distance views, the proposed development will be 

visible in fourteen of them. In these views, the development has the most visual impact within View 

4, View 6, View 8, View 9, and View 15. In the cases of View 15, 8, and 6, the proposed development 

will have a noticeable but positive impact on the receiving environment without affecting its 

sensitivities. In View 4, the proposed development will have a noticeable and neutral impact on the 

receiving environment without affecting its sensitivities. In View 9, the proposed development will 

have a neutral impact on the receiving environment and the change will be consistent with existing 
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and emerging trends occurring within that environment. On this basis, it is anticipated that the 

presence of a sensitively designed, high-quality, mixed-use development in combination with the 

landscape proposals within and around the boundaries of the scheme, will reduce the visual impacts 

to slight and positive in the long term once all landscape works have been implemented and trees and 

planting have established. 

 

 


