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1.0 INTRODUCTION 

1.1 Purpose 

In support of an of application by Grafton Issuer DAC to An Bord Pleanála, this report assesses potential landscape 
and visual effects for a seven year planning permission of a proposed development on a site located at 
Carrickmines Great, Glenamuck Road South, Dublin 18. The 3.056 Hectares site (which includes 3.028 ha of the 
applicant’s site area and 0.028 ha for connections to services in Cairnbrook as per easements / right of way) is 
located to the immediate east of Cairnbrook residential estate, south and west of Springfield Lane, and north of 
Rockville Drive / Glenamuck Cottages. The proposal consists of the demolition of existing buildings on site and 
the provision of 167 no. residential units (comprising of 69 no. houses and 98 no. apartments), a childcare facility, 
open space, roads infrastructure and all associated development. 

1.2 Scope 

In accordance with the above, the Public Notice / detailed description set out by the Planning Statement 
accompanying this application is follows: 

“A seven year planning permission is sought for the following development: 

The proposed development seeks to demolish existing outbuildings on site and provide for the 
construction of 167 no. residential units, a childcare facility with a GFA of 188 sq.m.,associated internal 
roads, pedestrian and cycle paths, open space, and all associated site and infrastructural works. 

The residential component of the development consists of 98 no. apartments and 69 no. houses, to be 
provided as follows:  

• 30 no. 1-bed apartments; 

• 47 no. 2-bed apartments; 

• 21 no. 3-bed apartments; 

• 43 no. 4-bed (Type A, A1 and D) houses; 

• 26 no. 3-bed (Type B, C and E) houses; 

The 98 no. apartments are to be provided within 3 no. apartment buildings of 5 no. storeys in height, 
each over basement level, with adjacent surface car parking. The houses consist of 2 and 3 storey 
terraced, semi-detached and detached dwellings. 

The proposal contains a total of 237 no. car parking spaces, including 173 no. at surface level and 64 no. 
at basement level, 253 no. bicycle parking spaces, including 34 no. at surface level and 219 no. secure 
spaces at ground floor level of the apartment buildings, and 6 no. motorcycle parking spaces at basement 
level. The vehicular access to the development is to be provided from Cairnbrook residential estate to the 
west, including associated works to facilitate same. A vehicular entrance is also proposed from 
Springfield Lane to access the house proposed on the northern part of the site. Pedestrian and cycle links 
are proposed to Springfield Lane to the north and to link to the permitted development (Reg. Ref.: 
PC/H/01/19) at Rockville Drive / Glenamuck Cottages to the south. 

Bin stores, plant rooms and block cores are located at basement and ground floor level of the apartment 
buildings. The proposed development includes private amenity space, consisting of balconies / terraces 
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for all apartments and private gardens for the houses, public and communal open space, including 
children’s play areas and an ancillary play area for the childcare facility, PV panels and green roofs at 
roof level of the apartment buildings, public lighting, utilities infrastructure and an ESB Substation. The 
proposal includes all associated site and infrastructural works, including tie-ins to existing infrastructure 
in the Cairnbrook residential estate, foul and surface water drainage, attenuation tanks, hard and soft 
landscaping, boundary treatments, internal roads, cyclepaths and footpaths.” 

1.3 Methodology 

The landscape and visual appraisal was carried out with reference to the Landscape Institute Guidelines for 
Landscape and Visual Impact Assessment 2013 (GLVIA), the Institute’s Information Note Townscape Character 
Assessment 2017, and the EPA draft Guidelines on the Information to be Contained in Environmental Impact 
Assessment Reports 2017. The appraisal methodology including explanation of the criteria and terms used is 
provided in Appendix A. The appraisal was carried out by David Bolt BA(Hons) CMLI of Model Works Ltd. 

The European Landscape Convention defines landscape as “an area, as perceived by people, whose character is 
the result of the action and interaction of natural and/or human factors”. The word ‘townscape’ is used in 
urban/built-up areas. GLVIA requires that the effects on views and visual amenity be assessed separately from 
the effects on the townscape, although the topics are linked: 

• Townscape results from the interplay between the physical, natural and cultural components of our 
environment. Different combinations of these elements create variations in landscape/townscape 
character. Townscape impact assessment is concerned with the effects of a proposed development on 
the character and value of the townscape as an environmental, cultural and economic resource. The 
potential townscape impact of the proposed development is assessed in Chapter 5. 

• Visual impact assessment is concerned with changes that arise in the composition of available views, the 
response of people to those changes and the overall effects on the area’s visual amenity. The potential 
effects on 15 no. viewpoints in the receiving environment are assessed in Chapter 6, informed by verified 
photomontages (provided under separate cover), addressing a range of distances and receptor 
typologies. 

The site is located off Glenamuck Road South, Carrickmines Great, Dublin 18. (see Figure 1) and falls within the 
jurisdiction of the Dun Laoghaire Rathdown County Development Plan 2022-28 (the CDP), and also the Kilternan 
- Glenamuck Local Area Plan 2013-2023 (the LAP). The site and surrounding lands are designated for fundamental 
change - from their current disturbed greenfield condition to a new urban area – as prescribed in the CDP and 
LAP. The LVIA therefore gives equal attention to the proposal’s compliance with the relevant CDP and LAP  policies 
as to its effects on the existing landscape and views (these being effectively temporary pending implementation 
of the CDP and LAP). Landscape character and views are, therefore, assessed against an assumption that the 
development plan and its policies should be considered to be an element of the baseline. 
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2.0 RECEIVING ENVIRONMENT 

2.1 The Site 

The subject site is located in the Dublin suburb of Carrickmines and Glenamuck at a site south of the M50 
motorway junction for Carrickmines and south-east of the Glenamuck Road South to the east of Cairnbrook 
residential development. It is between and, within approximately 1.1km of Carrickmines to the northeast and 
approximately 1.7km of Kilternan Village to the southwest. The CDP 2022-28 and Kiltiernan Glenamuck Local Area 
Plan 2013-2018 (extended to 2023) Local Area Plan (see Figure 1)  shows the site to be part of an extensive area 
zoned for residential use and development. Since the site and receiving environment are designated for change, 
the landscape and visual impact assessment gives equal attention to the proposal’s compliance with the relevant 
CDP and LAP policies and objectives as to its effects on the existing landscape and views.  

Carrickmines Park retail centre comprises an employment hub with a range of facilities including shops, cafes, 
pharmacies, bulky goods retailing, offices and banks. The subject site is located within approximately 1.7km 
walking distance from Ballyogan Wood LUAS stop located to the northwest of the site. There are a number of bus 
routes in operation within the Kilternan and Glenamuck area. The nearest bus stop to the subject site is 
approximately 500m away and located on the Glenamuck Road South. There is an existing pedestrian footpath 
along the southern side of the Glenamuck Road South that runs from Carrickmines to Kilternan village with 
dedicated cycleways present from Carrickmines into Dublin City Centre. 

 

Subject 
Lands 

Springfield 
Lane 

Archaeological 
Site ref. 026-

018, cross base 

Planned 
Glenamuck 

District Distributer 
 

Existing 
residential 

(Cairnbrook) 

Existing 
residential 

(Rockville Drive) 

Employment 
use 

Figure 1: Site location within the Kilternan Glenamuck Local Area Plan (Source: Kilternan Glenamuck Local Area Plan 2013 - 
extended to 2023) 
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The subject site is irregular in shape and comprises green fields with a stated area of 3.056 ha. The boundaries 
are predominantly defined by mature hedgerows and trees. The northern portion of the subject site comprises 
some derelict structures located in the north-eastern corner immediately north of the overhead 110kV power 
line which traverses the site running in an east-west direction. There is a right-of-way and drainage ditch located 
to the west of the site. There is another small right-of-way feature within the site to the northeast. The subject 
site is also subject to a gradient, falling from east to west.  

The closest recorded monument is a cross-base (DU026-018) which is located in close proximity to the north-east 
of the subject site. 

Development has been completed, approved or is underway for a total of approximately 1,138 residential units 
within the LAP, as listed within the JSA Planning Statement accompanying this submission, including the following 
approved applications.  

• Phase 1(a)-A: application refs. D17A/0520 for 15 residential units at Drumkeen, Glenamuck Road 
(approved by ABP 07/02/2018); Reg. Ref. D21A/0110, ABP Ref.: 310089-21 for 61 residential units at 
Lands known as The Leys, Glenamuck Road South (approved by ABP 12/11/21) 

• Phase 1(a)-B &C: applications refs. D16A/0090 ABP Ref. PL06D.246537 Golden Ball Site for 39 residential 
units approved by ABP on 27/10/2016; Reg. Ref.: D18A/0566 (Phase 2A) Site for 5 residential units south 
of Rockville House, Glenamuck Road, DLRCC Grant 08/11/2018.  

Within the wider context, development is progressing with in the nearby new Strategic Development Zone of 
Cherrywood to the north of the M50, where the future townscape is increasingly legible. Roads and public open 
spaces are developed, and new buildings are under construction, but apart from on infrastructural routes, the 
landscape is as yet, incomplete.  

Thus, a part of a transitional landscape, the site and the adjacent lands to the north, east, west and south are all 
in similar condition, i.e., previously agricultural fields within which construction works for the future urban area 
are on-going. 

2.2 Key Elements and Features of the Local Receiving Environment 

With regard to the proposal’s potential landscape and visual impacts, the key elements and features of the 
receiving environment (see Figure 2) are as follows:  

• Springfield Lane: To the north and east, the site is bounded by the rear gardens of detached residential 
properties with access off Springfield Lane, a narrow rural road. The site is accessed off Springfield Lane. 

• Cairnbrook: The site adjoins Cairnbrook residential cul-de-sac development to the west, a housing 
development characterised by detached two-storey dwellings and 3-storey duplex / apartment buildings.  

• Carrickmines Manor: Further north are 3-5 storey apartment blocks of Carrickmines Manor.  

• East / south-east private laneway: Serving one-off dwellings and an equestrian centre, the laneway runs 
from Springfield Lane bounding the eastern flank of the site. Although the ground rises along the access 
to the equestrian centre, it is private, and therefore access for viewing and photographic record of the 
site is restricted from this location. 
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• Glenamuck Cottages: To the south and south-west, the site borders the rear and side gardens of 
Glenamuck Cottages, an established residential area, with dwellings one and two-storey in height, which 
is low density and accessed off Glenamuck Road South. 

• Glenamuck Road South: 85m to the west of the site and albeit screened by the intervening  
development, the central spine through Carrickmines carries a large number of people past the site, who 
will be the largest group of potential visual receptors of change on the site. However, within the 
intervening views there is high degree of built enclosure. This will limit visibility of development further 
back from Glenamuck Road South. 

 

• Other roads: there are several other roads that fall within the study area:  

o To the north, between 40m and 250m from the site lies The Avenue, The Glen, The Court, 
The Green and The Rise, all within Carrickmines Manor residential estate, from where it may 
be possible for limited visibility of the site.  

o To the north/northeast is Golf Lane, from where no views of the site are possible due to its 
topographical location.  

o Further afield lie Ballyogan Road and the M50 (720m to the northeast) and Castle Street of 
the Cherrywood development (1200m east); well removed from the site, the landscape 
character or views experienced from the roads have little potential to be significantly 
affected by it.  

Figure 2: Aerial view of site location (source: OMP Design Statement) 
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o To the southwest /south is Enniskerry Road (R117) and Ballycorus Road (R116) ,1090m and 
890m from the site, respectively. Again, due to topography and intervening vegetation and 
built environment, the site is not visible to them.  

2.3 Adjacent context and development sites 

The site is bounded by a lane to the east which provides access to a series of detached houses. Primary access 
from Glenamuck Road South is via the adjacent Cairnbrook Estate, of which the site was intended to be a later 
phase. The access continues the pattern of development of Cairnbrook in terms of the location of houses and 
open spaces and intensity of development. The Cairnbrook estate comprises apartment buildings as well as 
individual dwellings, the latter being located to the north and east. There is also terraced housing in Glenamuck 
Cottages (also referred to as Rockville Drive) to the south-west.  

Topographically, there is a gradual rise across the site from the north-west to the south east boundaries. Three 
detached properties to the south and east have potential views across the site. It is open with trees to the 
boundary; a stand of trees is located in the west of the site. A large number of trees are to be retained on site. 

There is a contiguous nearby development site that is under construction to the west of the site (off Glenamuck 
Cottages), and further afield (e.g., within the wider LAP area, Cherrywood, to the east of the M50), a number of 
sites are either currently under consideration or have planning approval (please see JSA Planning Report and 
Statement of Consistency for a complete planning history).  

These areas both cause cumulative effects and are future receptors of landscape and visual change on the site. 
However, the developments that are immediately contiguous with the site may be considered of low 
susceptibility to change because they are of a similar development type, design and materials. Additionally, these 
sites are of low value in the short term during the construction phase (i.e., low sensitivity in terms of both 
landscape character and visual amenity). 

Figure 3: Kilternan Glenamuck Local Area Plan 2013 (as extended) Phasing Map (Source: LAP Phasing Map extract) 
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2.4 Wider Receiving Environment 

The landscape in which the site is located falls from uplands in the south-west to lowlands in the north-east and 
is located in a shallow valley east of Three Rock Mountain (c. 130 metres AOD). Beyond the LAP area boundary 
the land rises to a height of 150 and 240m OAD to the east / south-east and to the west the landscape is 
dominated by the peak of the Two Rock Mountain (536 metres OD). The land rises to the west and south west 
towards the Dublin and Wicklow Mountains, a key element of views from the M50 and areas to the east. 
The eastern slopes of the mountains afford views of the coastline and the sea to the east. The evolving 
urban area of Carrickmines South potentially features in these views. Views of the mountains and 
coastline are protected in the Dun Laoghaire Rathdown County Development Plan 2022-2028. The 
landscape opens out to the lowland Plain of Dublin to the north. 

The underlying geology is comprised of the Northern Liffey Valley Pluton, which, with six varieties of granite, was 
heavily quarried for building material, reflected in early vernacular architecture in the area. 

Local hydrogeology is generally variable; while much of the area is underlain by permeable sands and gravels, 
clays and tills can result in standing surface water. The latter is a cause of wetland within the site; Springfield Lane 
is so named due to issues to the north of the site.  

In addition to the rural land adjacent to the site to the east, a key characteristic of the receiving environment in 
the vicinity of the subject site is that existing land use is comprised of either new or under construction residential 
properties. This not only introduces a residential landscape character that is in keeping with the Proposed 
Scheme, but also potential visual receptors that are mutually cumulative.  

2.5 Landscape Character 

CDP 2022-28 Policy GIB2: Landscape Character Areas states: 

“It is a Policy Objective to continue to protect, manage and plan to conserve, maintain or enhance 
the distinctive characteristics of the County’s landscapes, townscapes and seascapes in 
accordance with the recommended strategies as originally outlined in the Landscape Character 
Assessment (2002 and since updated), in accordance with the ‘Draft Guidelines for Landscape and 
Landscape Assessment’ (2000) as issued by the Department of  Environment and Local 
Government, in accordance with the European Landscape Convention (Florence Convention) and 
in accordance with ‘A National Landscape Strategy for Ireland – 2015-2025’. The Council shall 
implement any relevant recommendations contained in the Department of Arts, Heritage, and the 
Gaeltacht’s National Landscape Strategy for Ireland, 2015 - 2025.”  

The updating of the County Landscape Character Assessment, and the County Development Plan is informed by 
existing European, national, regional, and local planning documents and policies. Associated 
sensitivities/strategies for each respective area are described in the County Development Plan 2022-28. 

Within the LAP area boundary three Landscape Character Areas have been identified, namely the Kiltiernan Plain 
(No. 5), Ballycorus (No. 6) and Carrickmines (No. 13), the latter being that within which the site is located.  

With reference to Figure 2, in more specific terms, the following local landscape character areas have been 
identified for the purposes of describing the landscape of the site’s context, to allow objective assessment of 
potential landscape and visual effects against a baseline.  
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1. Springfield Lane: The site is accessed off Springfield Lane to the north. Rear gardens of detached residential 
properties with access off Springfield Lane bound the site. A narrow rural road, it has a mixed character of a 
rural lane as its name suggests, and an urban edge access. There are mature trees between it and the site 
periphery, but it is dominated by the adjacent two storey pitched roof terraces beyond roadside planting and 
a fenced carpark visible to the south, and recently built properties of Carrickmines Manor to the north. A high 
voltage power line and pylons also detract form its character; their removal is subject to LAP policy action. 
Open views are restricted by both adjacent development and scattered mature trees which form a closed-in 
skyline. The lane has a medium aesthetic value and low susceptibility to change. Due to the detracting 
presence of the pylon that reduces the value of the view and its susceptibility to change, the sensitivity of 
the view is Low despite being from within a residential neighbourhood. 

2. Cairnbrook residential development: Located between the site and Glenamuck Road South to the west, is a 
complex of housing developments  of varying age (recent to late 20th century), characterised chiefly by 
detached white-rendered two-storey houses with pitched roofs, 3-storey duplex units and apartments, set 
within private gardens, grassed amenity open space, trees and served by curbed tarmac roadways and slab-
paved footpaths. Many of the dwellings have front gardens and driveways bounded by neatly clipped tall 
hedged. Remnant hedgerows line the rear gardens facing the site boundary. A number of the detached 
properties within Cairnbrook have one storey garages. dominated by the of existing housing and boundary 
wall walling, amenity planting and curbed tarmac carparking. Intervening tree planting and neighbouring  
Cairnbrook housing screen direct view of the site.  

3. Carrickmines Manor: A medium-to-high density residential development up to 15 years old, Carrickmines 
Manor comprises 2 storey terraces, duplex units and  3-5 storey apartment blocks. Accessed from Glenamuck 
Road South, it has a mixed use commercial centre set within designed landscape open space, incorporating 
both new tree planting and retained specimens. Within the home zone areas, there are a variety of paving 
types, green area and play spaces, most of which contain domestic-appropriate tree planting , shrubs or 
grassed areas. Backing onto Springfield Lane to the south, the adjacent terraces create a physical and visual 
link to the Cairnbrook residential area. 

4. East / south private lane-way: The laneway runs from Springfield Lane bounding the eastern flank of the sites, 
serving one-off detached houses set within large gardens and an equestrian centre located further east 
among open fields on raising ground. The laneway is bounded on both sides by unkempt but heathy 
hedgerows that locally restrict views to either side, and in particular, into the subject site. It represents a 
clear demarcation of the developing urban edge, of which the subject site is a part, and the traditional 
endemic landscape of the area of open farmland and pasture.  

5. Glenamuck Cottages: An older, more traditional low density residential development located to the south 
and south-west, the rear and side gardens of Glenamuck Cottages border the south boundary of the site. 
Glenamuck Cottages is comprised of single and two storey white-rendered houses and terraces with pitched 
roofs, small front gardens and driveways behind low walls and clipped hedging. Accessed off Glenamuck Road 
South the properties are served by Rockville Drive, a linear tarmac road bordered by footpaths that directs 
views towards the site form the west. s  

6. Glenamuck Road South: Linking Kilternan and Carrickmines with the M50 at the Ballyogan Road junction, 
Glenamuck Road South is a busy thoroughfare with a functional character. C. 270m to the west of the site, 
and albeit screened by the intervening  development, the central spine through Carrickmines is bounded by 
residential, retail and commercial property, open space, scattered trees and vegetation, and small areas of 
relict agricultural land. The bulk of the urban development has taken place to the south east of the route at 
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Carrickmines. However, within the intervening views there is high degree of built enclosure and garden 
vegetation which will limit visibility of development further back from Glenamuck Road South. The character 
of the road will likely change over time when the proposed Glenamuck District Distributor Road is completed, 
which will divert the bulk of passing traffic, potentially resulting a quieter and more residential ambience.  

7. Rockville: the site of a former manor house, Rockville is a recent and on-going development residential 
terraces, apartments and duplex units with designed open space, located c. 775m to the southwest of the 
site. Although it does not have direct visual links to the site due to intervening landform and vegetation and 
is isolated from Carrickmines by open fields and woodland,  it is pertinent to note that the typology and scale 
of development is similar to that of the Proposed Development. Between it and the site is located the 
Wayside Celtic Football Club and sports ground, from where Viewpoint 15 is taken.  

8. The Park, Carrickmines: to the north of Carrickmines Manor, is the recently developed The park, Carrickmines 
retail centre. While not visible form the site, and currently separated from the existing built envelope, the  
purpose-designed shopping mall has introduced a higher-intensity urban character to the location, and 
potentially sets a precedent for the shape of future development in Carrickmines. 

9. M50: the main transport artery of south west Dublin, the motorway has an influence on landscape character  
not only due its scale and intensity of traffic use, but also because it facilitates development to either side. It 
is not so much a barrier between the Dublin urban area and rural hinterland, as a means of distributing 
further development to the periphery of Dublin over a wider area, and hence is an agent for change to the 
character of landscape on a regional scale. It may be said that all land within its sphere of influence will be 
open to future urbanisation.  

8.4.5 Policy Objective GIB6: Views and Prospects of the CDP 2022-28 aims to protect and encourage enjoyment 
of views and prospects of special amenity value or special  interests. In the implementation of this policy it is the 
intention of the Council to prevent development that would block  or otherwise interfere with a view, which is 
designated for  protection and to preserve the prospects listed in the County  Development Plan. 

2.6 Archaeology 

With reference to Figure 1 and Figure 10, there is a Cross Base, Archaeological Site ref 026 – 018, at Carrickmines 
Great (a portion of the site’s catchment is located in the extreme north-eastern portion of Land Parcel No. 31a). 
The artefact does not fall within the site itself.  

2.7 Historical Landscape Development Context 

Kiltiernan, or Cill Tiernan, takes its name from the ancient church, the ruins of which are located on Bishop’s Lane 
located west of the south-western boundary of the LAP area, as illustrated by Roque’s 1750 map. The 1837 map 
of Kiltiernan (see Figure 4) suggests the landscape was shaped by large estates or ‘landlords’, as evidenced by 
large houses, including Glenamuck House and Rockville. Glenamuck Road South and Springfield Lane follow much 
the same route as they do today, as do the field boundaries of the site. The 1924 Cassini map also indicates that 
apart from the addition of power lines and the golf course, little appears to have changed in the immediate vicinity 
of the site(see Figure 5).  

Protection of local historic hedgerows is a high priority for ensuring habitat survival and maintaining local 
biodiversity of the Council, as is that of both internal and external views as they are essential elements of the 
local character. 
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Figure 4: The 1837 OSI map, indicates the Glenamuck Road South in the current location, and the field patterns/boundaries  east of 
the site remain much as they were (source: Data from the OSI 1841 map accessed through the Heritage Maps Viewer at 
www.heritagemaps.ie, 27/07/2022). 

Site 

Figure 5: In the 1924 Cassini map of the site location, little appears to have changed in the immediate vicinity of the site since the 
1860 map apart form the introduction of power infrastructure (source: Data from the OSI 1824 map accessed through the 
Heritage Maps Viewer at www.heritagemaps.ie, 27/07/2022). 

Site 
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3.0 THE PLANNING CONTEXT 

3.1 Planning Policy 

The site falls within the CDP Residential Zoning Map 9 etc. requirements and also within the Kilternan – 
Glenamuck LAP area and is subject to phasing, to be determined by current and future service and road 
infrastructure projects and schemes.  

The majority of the Glenamuck area of the CDP Residential Zoning Map 9 comprises large properties (zoned 
‘Objective A’) which have well established gardens and large detached dwellings, as does the Springfield Lane 
area. The large majority of the houses are of 20th century stock. Located on the southern side of Springfield Lane 
are two recently constructed residential developments (one of which is ‘Cairnbrook’). Residential density of the 
development varies from approximately 55 to 70 dwelling units/hectare (du/ha) with heights ranging from 2-4 
storeys. These developments are accessed from Glenamuck Road South via a joint access roadway.  

Section 10 of the LAP sets out the phasing requirements and details that up to 700 dwelling units can be 
accommodated in advance of the Distributer Road Scheme (Phase 1), subject to minor upgrades to the 
Glenamuck Road South and to the Enniskerry Road and compliance with specific planning assessment criteria. 
The subject site is located within the area identified as “Phase 1(a) - A; Glenamuck Road upper/north portion”. It 
is stated that this area could accommodate up to 200 dwelling units in advance of the delivery of the Distributor 
Road Scheme. As stated by the Planning Authority’s on-line planning application data, 146 units have been 
permitted in Phase 1(a)-A since the adoption of the LAP. 167 no. additional residential units in this area is 
considered appropriate, as addressed in the John Spain Associates and Waterman Moylan reports accompanying 
this application.  

3.2 Planning History 

The planning history within the boundary of the Kilternan - Glenamuck Local Area Plan 2013-2023 is extensive in 
particular to residential scheme developments and mixed-use developments. There have been a number of large-
scale mixed-use developments permitted in the wider vicinity of the subject site. 

The following planning histories relate to the subject site. 

3.2.1 Subject Site 

There have been a number of large-scale mixed-use developments permitted in the wider vicinity of the subject 
site: 

D06A/1434 Permission Refused by the Planning Authority and An Bord Pleanála for a 'development on a 2.91 
hectare (7.20 acre) site with frontage to Springfield Lane, Off Glenamuck Road. The proposed development 
comprised construction of a residential development with an overall gross floor area of 15.756.2 sq.m consisting 
of 110- no. two - three storey, 3, 4 and 5 bedroom dormer style residential dwelling houses (maximum height 
11.25 m) with basements, private gardens and off-street private car parking including the localised underground 
ducting of existing overhead electricity transmission power lines and culverting of on-site water course. The key 
reasons for refusal were focussed on traffic generated by the proposal.  

Grant Thornton developed a scheme for planning in July 2020 at the site. However the scheme was withdrawn 
before registration and no other proposals have been made subsequently. 
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3.2.2 Adjacent Areas 

The planning history in the vicinity include the following applications: 

• D21A/0100 - Planning Permission Refused by the Planning Authority and Granted on appeal by An Bord 
Pleanála (ABP-302572-18) at The Leys, Glenamuck Road South, Dublin 18, for a residential development 
of 52 no. duplex apartment units. Initially deemed to be overbearing and inadequately linked to the 
proposed Glenamuck District Distributor Scheme, and to not be integrated with adjoining properties.  

• D17A/0520 - Planning Permission Refused by the Planning Authority and Granted on appeal by An Bord 
Pleanála (ABP-PL06D.249144) at Drumkeen, Glenamuck Road, Carrickmines, Dublin 18 for 15 No. three 
storey terrace units. Refusal was due to insufficient density and ‘substandard’  architectural and open 
space design.  

• D14A/0765 - Planning Permission Refused by the Planning Authority and Granted on appeal by An Bord 
Pleanála (ABP-PL06D.244520) at Saxaroon and Inglenook, Glenamuck Road, Carrickmines, Dublin 18 for 
the demolition and construction of a mixed housing/apartment development of 28 No. residential units. 
Initial refusal was due to insufficient density.  

• Dl0A/0026 - Planning Permission Refused by the Planning Authority and Granted on appeal by An Bord 
Pleanla (ABP- PL06D.236475) on a site of c.2.4 hectares at Ashwood Farm for 29 no.3 storey houses, 2 
no. 3-5 storey blocks with 110 apartments over basement parking, and a 2 storey creche. Initial refusal 
was due to concerns regarding excess traffic generated by the scheme.  

Please refer to JSA’s Planning Report and Statement of Consistency for further details.  

3.3 Future Townscape - Relevant Planning Policy Context 

3.3.1 Urban Design Principles 

The National Planning Framework (NPF), approved in February 2018, sets out the Government's high-level 
strategic vision for shaping the future growth and development of the country. Compact growth is a key objective 
of the NPF which seeks to locate a greater portion of future housing development (40%) within and close to the 
footprint of existing built-up areas. The objectives of the NPF is underpinned by the Regional Spatial and Economic 
Strategies (RSES) for the Northern and Western, Eastern and Midlands, and Southern regions of the country. The 
Regional Spatial and Economic Strategy (RSES) 2019-2031 for the Eastern and Midland Assembly (EMRA) was 
adopted in June 2019. 

Regional Policy Objective (RPO) 5.3 of the RSES for the EMRA states that future development in the Dublin 
Metropolitan Area should be planned and designed in a manner that facilitates sustainable travel patterns, with 
a particular focus on increasing the share of active modes and public transport use. 

Policy Objective PHP19 of the Dun Laoghaire-Rathdown County Development Plan 2022-2028 aims to conserve 
and improve housing stock of the County, to densify existing built-up areas, enhancing residential amenities in 
established residential neighbourhoods. In addition, Policy PHP18: Residential Density states the Policy Objective 
is to:  
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• Increase housing (houses and apartments) supply and promote compact urban growth through the 
consolidation and re-intensification of infill/brownfield sites having regard to proximity and accessibility 
considerations, and development management criteria set out in Chapter 12. 

• Encourage higher residential densities provided that proposals provide for high quality design and ensure 
a balance between the protection of existing residential amenities and the established character of the 
surrounding area, with the need to provide for high quality sustainable residential development. 

The Kilternan Glenamuck Local Area Plan also provides a policy framework for the continuing growth of the area 
into a larger, more diverse town, to which the proposals had regard. Much of the policy relates to urban design 
and is therefore relevant to the assessment of landscape and visual effects. For example, within the Kilternan – 
Glenamuck LAP, the stated objective of Development within zone 'A'  is to “protect and/or improve residential 
amenity”. Residential development is indicated to be “permitted in principle” subject to compliance with relevant 
policies, local objectives, standards and requirements of the County Development Plan. 

3.3.2 Residential Development 

The overall vision for residential development in the CDP and LAP area is to ensure the development of a proper 
community through the considered use of imaginative and sympathetic design in the layout of new residential 
development. The policies and objectives in relation to residential development seek to ensure the successful 
integration of future residential developments with the existing built fabric of Kiltiernan/Glenamuck and to 
provide for a sustainable and compact urban form that aims to minimise the use of the private car by encouraging 
the use of public transport, cycling and walking. In terms of high quality urban design, the CDP and LAP seek to 
ensure that the layout and design of new development harnesses the qualities of its existing environment, is 
interesting and attractive, and minimises the impact on the environment as well as ensuring development is 
phased in tandem with the provision of necessary infrastructure The overall strategy in relation to residential 
development is to establish three ‘bands’ of residential density throughout the LAP - a higher band of residential 
proximate to the Luas catchment, a medium density band in the lands further from the Luas catchment but 
adjacent to the proposed Village Core and the lowest density band located west of Enniskerry Road and to the 
south of Ballycorus Road. 

The following are key planning and urban design policies contained in the LAP pertaining to the 
landscape/townscape and visual characteristics of the future urban area. 

3.3.3 Land Use 

Land Use Zoning Map 9 of the CDP (see excerpt,  Figure 6) sets out the primary land uses for the area. The site is 
zoned A Residential, and it interfaces with the Cairnbrook estate directly to the west and with adjacent residential 
developments to the south, and (indirectly) north to Carrickmines Manor over Springfield Lane. Zone A has a 
specific policy objective:   “To provide residential development and improve residential amenity while protecting 
the existing residential amenities.” 

The open countryside to the east is zoned B, Agricultural, and is buffered by hedgerows bounding Springfield 
Lane. Therefore, in principle, a residential development is appropriate for the site; the residential neighbourhood 
will be well supported by social infrastructure.  
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3.3.4 Access and Movement 

The hierarchy of road and access around and to the site is indicated in Figure 7. The primary entrance from 
Cairnbrook to the west, will be adjoined by a wide grass promenade linking into the green area in the east of 
Cairnbrook, complementing the existing development and creating an attractive link into the new development. 
There will be a new link to Springfield Lane, with a gateway building announcing the entrance to the estate  beside 
a new pathway aligned to an existing mature hedgerow to the east and new landscaping to the west. This route 
will link directly to the primary central open area in the proposed development. 

Pedestrian access will be facilitated by a new path to the new Part 8 development in the south west corner of the 
site, incorporating a wide home zone with additional planting enhancing pedestrian movement between Rockville 
Drive, Cairnbrook, the proposed development at Carrickmines Great and Carrickmines Manor. Density 

Figure 7: Access and Movement (source: OMP Architectural Design 
Statement)

Figure 6:  Excerpt from Landuse Zoning Map 9, Dún 
Laoghaire-Rathdown County Council CPD 2022-28 

Site 

Objective A       To provide residential development and improve residential 
amenity while protecting the existing residential amenities 

 
Objective B  To protect and improve rural amenity and to provide for the  

development of agriculture. 
 
Objective E  To provide for economic development and employment. 
 
Objective F  To preserve and provide for open space with ancillary active 

recreational amenities. 
 
Objective G  To protect and improve high amenity areas. 
 
Proposed Natural Heritage Areas (Dingle Glen) 

Legend 
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Three residential density bands are proposed for the LAP lands, measured as dwelling units per hectare (dph): 
35-40dph, 40-45dph and 45-55dph. c.55 units per hectare. Within the Glenamuck ‘Node’, Medium/higher density 
residential development (45- 55 dwelling units/net ha) will be supported. The LAP states: “this proposed residential 
density range for the area (of between 35 and 55dph) represents, in relative terms, a medium density framework 
and will provide for a mix of house types from traditional semi-detached and terraced houses to duplex units and 
some apartment development, particularly within the catchment of the Luas station…The Council’s approach to 
residential density must be consistent with Central Government’s policy on sustainable residential development 
in urban areas…” 

3.3.5 Building Height Guidelines 

The Building Heights Map in Section 4.8 of the LAP (Figure 8) specifies the height range of buildings on the site as 
‘2 to 4 Storeys. 

The LAP states in Section 4.8:  

 “Within the Medium-Higher Density Res. zone, while 3-4 storeys would generally be encouraged, 
up to five storeys will be acceptable but these elements should be focussed primarily on the 
proposed distributor road, and as corner elements at road junctions” 

 
 
 
 
 
 

 

 

 

 

 

 

 

However, as set out in the Planning Report and Statement of Consistency, the LAP height restrictions are 
superseded by the Building Height Guidelines for Planning Authorities (2018) and the CDP 2022-28, which 
supports the proposed heights of up to five storeys on the subject site. Within Section 3.1 regarding Building 
Height and the Development Management Process, it notes there is a “…presumption in favour of buildings of 
increased height in our town/city cores and in other urban locations with good public transport accessibility.” The 
subsequent Development Management Criteria advises on assessment requirements and, of relevance to this 
LVIA, states planning applications within the city should satisfy the following criteria: 

 

Figure 8: Excerpt of Kilternan - Glenamuck Local Area Plan 2013-
2023 Building Heights Map in Section 4.8 

 

Site 
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• Development proposals incorporating increased building height, including proposals within 
architecturally sensitive areas, should successfully integrate into / enhance the character and public realm 
of the area, having regard to topography, its cultural context, setting of key landmarks, protection of key 
views. Such development proposals shall undertake a landscape and visual assessment, by a suitably 
qualified practitioner such as a chartered landscape architect.   

3.3.6 Development Area Objectives for Carrickmines Great 

The specific built form objectives for the area, which should be addressed in design proposals, are identified in 
the LAP with relevance to the LVIA assessment. It should be noted that some of these guidelines appear to be 
relevant for specifically to the older vernacular context of Kiltiernan, particularly the reference to the use of 
granite. 

• BF01 To promote a vision for a desired character for Kiltiernan, establishing guidelines to encourage 
development imparting a desired character, particularly to the core area, creating a sense of place.  

• BF02 To formulate clear guidelines relating to architectural and urban design, building form, 3-
dimensional character, materials and landscape elements.  

• BF03 To acknowledge surviving features that impart a particular character to the Plan area, and to 
establish how new development can be fused with these intrinsic features.  

• BF04 To encourage the incorporation of granite and granite features into the design of residential and 
commercial buildings - continuing the tradition of utilising local materials and maximising the visual and 
economic linkages with the local landscape.  

• BF05 To provide a ‘Design Statement’ and layout for new residential development, in accordance with 
the ‘Urban Design Manual - A Best Practice Guide’ (2009) which allows for an attractive living 
environment while taking advantage of existing natural features, views, sites of archaeological interest, 
and any other significant features.  

The LAP advises in Section 4.8 that the following ‘design’ parameters should be taken considered (emphasis 
added): 

• A variety of house types – apartments, terraces, semi-detached, detached – should all be considered as 
possible elements in any development mix.  

• A variety of design is essential in order to create a sense of place. More variants of standard house types 
assists in achieving good urban design which needs house types that wrap corners, define or enclose 
spaces, link buildings, etc.  

• Having regard to the urban/rural edge location of the plan, generally it is considered that a higher rise 
built form may be acceptable in certain locations but that it should generally not rise above five storeys. 
Within the Medium-Higher Density Res. zone, while 3-4 storeys would generally be encouraged, up to 
five storeys will be acceptable but these elements should be focussed primarily on the proposed 
distributor road, and as corner elements at road junctions. Within the Medium Density Res. zone 2-3 
storeys would be encouraged with four storey elements to be concentrated along the proposed main 
and link distributor roads, and/or at key entrances to sites.  

Buildings to incorporate an element of granite – this will be a signature material which application will serve to 
provide a common feature of the various proposed developments.  
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• Designs should, if possible, avoid obviously faddy themes and the incorporation of an overly excessive 
assortment of features/detailing. Cleaner/simpler design form results in more sustainable styles.  

• The layouts of individual sites should exhibit a clear spatial structure with variety, contrast and identity.  

• As a general principle residential layouts should be orientated such that communal open spaces are 
overlooked and /or significant views are exploited.  

• As a general presumption, layout details should be sensitive to the requirements of those with 
disabilities or special needs.  

Other:  

• Innovative use/mix of material finishes.  

• The incorporation of high quality hard and soft landscaping into proposed development. 

3.3.7 Views and Prospects 

Chapter 8 of the CDP 2022-28 8.4.5 Policy Objective GIB6: Views and Prospects, which states:  “It is Council policy  
to protect and encourage enjoyment of views and prospects of special amenity value or special interests and to 
prevent development, which would block or otherwise interfere with Views and/or Prospects”.  

Roads or other public areas from which there is a view worthy of protection are shown on the County 
Development Plan Maps. Within the LAP area views southwards from Ballycorus Road are identified as important 
(see Map No. 3). 

Prospects (i.e. the distant object, notably mountains, being viewed), in the Plan area, include (amongst others) 
the following: 

• Carrickgollogan from the Enniskerry Road (south of Kiltiernan Village) 

• Three Rock Mountain and Two Rock Mountain from the Enniskerry Road (Sandyford -Kiltiernan area) and 
Sandyford Village. 

The LAP policy objective with regard to views and prospects is as follows: 

LH21 “To ensure the preservation of the prospect of Three Rock, Two Rock Mountain and 
Carrickgollogan from Enniskerry Road and the designated protected views southwards from 
Ballycorus Road.” 

There is no potential for the proposed development to impact on views towards Three Rock Mountain, Two Rock 
Mountain and Carrickgollogan as they are not intervisible and do no fall in alignment with the site from any 
discernible vantage points. 

3.3.8 Protected Structures & Archaeology 

In CDP Section 11.3.1, Record of Monuments and Places, Policy Objective HER2: Protection of Archaeological 
Material in Situ states:  

“It is a Policy Objective to seek the preservation in situ (or where this is not possible or 
appropriate, as a minimum, preservation by record) of all archaeological monuments 
included in the Record of Monuments and Places, and of previously unknown sites, features 
and objects of archaeological interest that become revealed through development activity. In 
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respect of decision making on development proposals affecting sites listed in the Record of 
Monuments and Places, the Council will have regard to the advice and/ or recommendations 
of the Department of Culture, Heritage and the Gaeltacht (DCHG).” 

The policy objective within the LAP in regard to protected structures is as follows: 

• LHC22  “To comply with all of the policies for the protection of the Architectural Heritage in the current 
Dún Laoghaire-Rathdown County Development Plan, including those set out in the Development 
Management Section. In particular to provide appropriate protection for the Protected Structures and 
Recorded Monuments in the area.” 

The Cross Base Archaeological Site ref 026 – 018, at Carrickmines Great does not fall within the site itself (see 
Figure 9) , although Council policy presumes in favour or preservation on situ of archaeological remains to 
preserve their setting. Due regard has been taken by the Proposed  Development. There are no other features or 
artefacts within the immediate vicinity of the site. 

  

Figure 9: Location of Archaeological Site 026 – 018 Cross Base 
highlighted in green. (Source: excerpt from Map 8, Protected Structures 
& Archaeological Sites, Kiltiernan/Glenamuck Local Area Plan 2013  
 

Site 
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4.0 PROPOSED DEVELOPMENT 

4.1 Development Description 

The proposal consists of the demolition of existing buildings on site and the provision of 167 no. residential units 
(comprising of 69 no. houses and 98 no. apartments), a childcare facility, open space, roads infrastructure and all 
associated development. The proposal includes 69 no. houses of 2 and 3 storeys in height and 98 no. apartments 
in three no. blocks of 5 storeys in height all over basement car park. The apartment unit mix consists of 30 no. 1 
beds, 47 no. 2 beds and 21 no. 3 bed apartments and the house unit mix consists of 26 no. 3 beds and 43 no. 4 
beds. 

The proposal contains a total of 237 no. car parking spaces, including 173 no. at surface level and 64 no. at 
basement level, 253 no. bicycle parking spaces, including 34 no. at surface level and 219 no. secure spaces at 
ground floor level of the apartment buildings, and 6 no. motorcycle parking spaces at basement level. The 
vehicular access to the development is to be provided from Cairnbrook residential estate to the west, including 
associated works to facilitate same. A vehicular entrance is also proposed from Springfield Lane to access the 
house proposed on the northern part of the site. Pedestrian and cycle links are proposed to Springfield Lane to 
the north and to link to the permitted development (Reg. Ref.: PC/H/01/19) at Rockville Drive / Glenamuck 
Cottages to the south. 

Bin stores, plant rooms and block cores are located at basement and ground floor level of the apartment 
buildings. The proposed development includes private amenity space, consisting of balconies / terraces for all 
apartments and private gardens for the houses, public and communal open space, including children’s play areas 
and an ancillary play area for the childcare facility, PV panels and green roofs at roof level of the apartment 
buildings, public lighting, utilities infrastructure and an ESB Substation. The proposal includes all associated site 
and infrastructural works, including tie-ins to existing infrastructure in the Cairnbrook residential estate, foul and 
surface water drainage, attenuation tanks, hard and soft landscaping, boundary treatments, internal roads, cycle 
paths and footpaths.  

To inform the landscape and visual effects assessment the proposal is briefly described below in terms layout, 
building typology, architecture and materials. 

4.2 Layout and Architectural Setting 

As advised by the CDP and LAP, the Architectural Design Statement that accompanies this application sets out 
how the Proposed Development has been evolved in compliance with best practice urban design criteria and 
meets the corresponding evaluation criteria to provide a high quality living and built environment. The Proposed 
Development is based on cohesive environmental considerations and an integrated tenure mix, providing an 
efficient and robust development with accessible, safe and secure environments and low maintenance dwellings.  

The urban design evaluation criteria applied follows National Guidance under the 12 topics: Context, Connections, 
Inclusivity, Variety, Efficient, Distinctiveness, Layout, Public Realm, Adaptability, Privacy & Amenity, Parking & 
Detailed Design. The full description of how the design meets the criteria is provided by the Architectural Design 
Statement. A summary is provided below. 
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Figure 10: Site Layout (Source: OMP Architectural Design Statement)
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Context: With reference to Figure 10: Site Layout, the proposed development fits sympathetically with the 
surrounding residential developments. The emerging urban structure is reinforced by a strong built frontage to 
the streets, and neighbourhood identity, integrating pedestrian access, permeability and the setting with the 
landscape character and views.  

To the west at the entrance through Cairnbrook, a gateway house has been located, this serves as a signifier of 
the Carrickmines Great entrance. The green at the eastern end of Cairnbrook has been matched by a green area 
at the western entrance, providing visual continuity and connectivity between both developments. The grain of 
development at this location is also sympathetic to the grain of development in Cairnbrook, consisting of large 
semi-detached or detached houses. 

To the north, another gateway house has been located adjacent to Springfield Lane. This acts as a marker of the 
development for Carrickmines Manor and the other residences on Springfield Lane. In bringing activity to the 
north eastern branch of the development, the gateway house links this entry point to the rest of the Carrickmines 
Great development, rather than leaving a long low-activity corridor between Springfield Lane and the main area 
of Carrickmines Great. This also acts as a visual transition between the rural hinterland and the Proposed 
Development. 

Connections: The main vehicular entrance is an extension of the existing Cairnbrook roadway, which with a wide 
grass promenade links to the amenity open space in the east of Cairnbrook, and a new north east link to 
Springfield Lane provides continuity with the existing urban structure and fabric in addition to the building form, 
materials and colours. Connectivity is further reinforced via a pedestrian link to the new Part 8 development in 
the south west corner of the site, a wide home zone route with additional planting that will allow for easy 
pedestrian movement between Rockville Drive, Cairnbrook, the proposed development at Carrickmines Great 
and Carrickmines Manor.  

Inclusivity: Additional to the pedestrian links, the site is well served by public transport. The Luas Green Line 
Station at Ballyogan Wood is less than a twenty minute walk away and the No.44 bus route on the Enniskerry 
Road is 15-20 minutes by foot. Glenamuck Road South is directly served by bus routes linking to the N11 and to 
both the Dart and mainline rail line in Dun Laoghaire. The nearby M50 provides ready access to the nationwide 
motorway network.  

Variety: The site is well served by many organised and casual outdoor activities  nearby, including numerous golf 
courses and equestrian centres, the Wayside GAA club the nearby Dublin and Wicklow mountains, the Ski Club of 
Ireland, The Wall Climbing Centre, Imaginosity, Glencullen Adventure Park and renowned Pine Forest Art Centre 
a as well as yoga, martial arts and a gymnastics club and Carrickmines Park which provides work and shopping 
facilities.  

Efficiency: The compact layout none-the-less offers a range of open space activities within the development, 
including a children’s play area on high ground, the open lawn at the entrance for free play, and a landscaped 
wetland that makes use of the lowest point of the site to nurtures exploration and learning.  

Distinctiveness: Integrated into the landscape layout, the natural wetland area provides local distinctiveness, as 
does pronounced slopes in the open space and play area. Retained mature hedge rows and planting within the 
site ensure it will appear established and integrated into the existing landscape from the start of occupancy. The 
proximity of zoned (i.e., undevelopable), rural amenity and agriculture adjacent to the residential development is 
also a distinctive benefit. 
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Layout: The layout is designed to prioritise cyclists/pedestrians via shared surfaces, local linkages, homezones, 
and varied landscaping, and enhances pedestrian interconnections within the existing local community away from 
the traffic on the Glenamuck Road. 

Public realm: All the opens spaces are designed to have natural passive surveillance. 

Adaptability: The proposed apartment building includes a variety of unit types from smaller ‘starter’ units to 
larger ‘trader down’ units, and adaptable internal layouts can change or combine (i.e. 2 small units can combine 
to form a larger unit) as/if the need arises. All units and common areas are designed for universal access. 
Apartments range from one to three-bedroom units providing more space and maximum future adaptability, and 
housing units range in type from three bedroom starter homes to four bedroom homes for growing families.  

 Privacy and amenity: The Proposed Development includes several units with private external spaces and the 
apartment balconies enjoy good levels of daylight, while the privacy of the gardens for the housing is maximised 
by arranging the site layout so that all houses adjacent to the apartments have the gardens orientated away from 
the blocks; three units that don’t, face onto the wide green area at the entrance to the development, providing 
them with an additional amenity not enjoyed by other terraces in the development. 

Parking: Car parking is at basement and surface level for the apartments and within the curtilage or on-street for 
the houses. Bicycle parking is accessed from ground level. 

Detailed design: The sympathetic integration of the houses, apartment blocks and landscaping in the complex 
topography and layout of the site provides privacy and safety for housing residents and integrates the apartments 
blocks into the life of the development, as well as an array of landscaped areas that offer a variety of experiences 
for users. 

4.3 Adjacent Landscape Character 

Lands adjacent to the site are Zoned Objective “B” in the CDP:  “To protect and improve rural amenity and to 
provide for the development of agriculture”. The topography of the land in the area rises west to east. The subject 
site rises from a level of 92m in elevation in the north west corner to an average of 100m elevation in the south 
east corner. The adjacent Zone “B” lands raise from an average of 100m in elevation beside the subject site to 
125m elevation at the south and east boarder. As noted in the Architectural Design Statement, the Zone “B” lands 
are significantly higher than the subject site.  

  
Objective A: Protect 
and/or enhance 
residential amenity 

Objective B: 
Protect and 
improve rural 
amenity and to 
provide for the 
development of 
agriculture 

Objective A: Protect and/or enhance 
residential amenity 

Objective B: Protect and improve rural 
amenity and to provide for the 
development of agriculture 

Figure 11: location of Zone A and B (source: OMP Design 
Statement) 
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Accordingly, in conjunction with the retained existing and proposed new landscape planting to the periphery of 
the site, views from the Zone “B” area will not be significantly impacted by the proposed development, and a 
suitable transition between urban and rural is provided for in accordance with the CDP requirements. 

4.4 Development Pattern and Character Areas 

In the context of the wider Carrickmines Great area, the site is of similar density and mix of building/dwelling 
typologies to the adjacent existing residential areas in Cairnbrook and Carrickmines Manor, with a fine grain, 
including apartment buildings, 3 storey duplex units and 2 storey terracing, 2 storey semi-detached and detached 
houses.  

The Architectural Design Statement explains that the grain of development in Carrickmines Great will mirror the 
grain in Cairnbrook, clustering apartment blocks at their periphery, with rows of houses set out along straight 
roads, and at the point where the two developments meet there are blocks of houses facing into an 
interconnecting green space, integrating Carrickmines Great into the existing urban fabric of the area.  

The streets and frontages in the development provide a legible layout to the development. The gateway building 
at the entrance to the development transitions the grain of the existing Cairnbrook development with the 
frontages across the site.  

Thus the grain of the development moves west-east from fine to dense through the site. The fine grain to the 
west reflects the existing Cairnbrook Estate with the density of the development only increasing to the east of 
the site away from the existing development. The apartment buildings are set back from the existing housing, 
transitioning the scale of the structures from the two storey dwellings in Cairnbrook, to two and a half storey 
houses in the proposed development and then up to 5 storey apartment buildings. 

The site can therefore be conceptually grouped into main character typologies based on the grain patterns:   

• Detached and semi-detached houses (fine grain domestic scale).  

• Semi-detached and terraced housing (coarse grain domestic scale).  

• Apartment buildings – (large scale to east west edges and open spaces).  

Accordingly, the proposed development can be roughly divided into 5 main character areas that are of similar form 
and design to the neighbouring scheme, namely: the Cairnbrook gateway; the Rockville frontage; the apartments; 
the central area; and the Springfield Lane gatehouse. CGIs of each character type are illustrated below. These 
areas overlap and interact, but each has an identifiable design considerations and objectives. 
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Figure 15: Section through the Rockville frontage and apartments illustrating graduation in height 

1) The Cairnbrook gateway  

 

 

 

 

 

 

 

2) The Rockville frontage  

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Figure 14: Cairnbrook entrance – external view (Viewpoint 01) Figure 13: Cairnbrook entrance – internal view (CGI 04) 

Figure 16: Rockville frontage – internal view

Figure 12: Section through Cairnbrook entrance, illustrating the graduation of building heights (source: OMP Architectural Design 
Statement) 
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3) The apartments

4) The central area

Figure 20: Central area – internal view (CGI 03) 

Figure 19:  internal view of the apartments from the 
west (CGI 01) 

Figure 17: Section through the apartments, illustrating the relative heights with existing detached property to the 
east (source: OMP Architectural Design Statement) 

Figure 21: section through central area, illustrating relative heights compared to existing houses

Figure 18: internal view of the apartments from the east 
(CGI 02)
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5) The northern gatehouse.

 

 

4.5 Materials 

The proposed material palette is similar to the adjacent development, namely a combination of traditional brick 
and white or faun coloured render with red clay-tiled roofs. The upper floors of the apartments employ more 
innovative measures, including setting-back, full-length balconies, recessed metallic cladding and curtain walling 
and a flat, overhanging roofline with glazed balustrading, all of which down-play the effect on views and the 
skyline. These are durable, familiar materials suitable for a high quality, mixed density neighbourhood. The 
distinctive character with building forms that are similar to the Carrickmines Manor estate have been extended  

4.6 Landscape Proposals 

With reference to Figure 24 below, the proposal includes all associated and ancillary site development and 
infrastructural works, hard and soft landscaping and boundary treatment works.  

The following are among the key elements of the landscape proposals relevant to the assessment of landscape 
and visual effects: 

• Eastern Lane way. It is proposed to retain the existing hedgerow and trees along the eastern lane way
where it passes along the site boundary, in order to provide screening of the site from the east.

• Cairnbrook entrance landscaping. Formal planting is proposed along the site frontage to Cairnbrook
to form a privacy strip for each street-front dwelling and to green the streetscape.

• Open Space / Communal amenity space, homezones and play areas. Communal amenity space with
informal play area is located within the neighbourhood as part of the homezone area. An additional
purpose-designed play area with safety surfacing is provided alongside the communal amenity spaces.

Figure 23: section through the Springfield Lane gatehouse, illustrating relative height with Carrickmines Manor properties 

Figure 22: the Springfield Land gatehouse – external view (Viewpoint 08) 
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Figure 24: Landscape Plan (source: Dermot Foley Landscape Architects) 
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5.0 ASESSMENT OF LANDSCAPE EFFECTS 

5.1 Landscape Character and Sensitivity to Change 

The Guidelines for Landscape and Visual Impact Assessment state that landscape sensitivity should be classified 
with consideration of ‘the particular project or development that is being proposed’, and ‘the location in 
question’. Sensitivity of the landscape is determined by two factors: 

1. Susceptibility to change: “This means the ability of the landscape receptor (whether it be the overall
character or quality/condition of a particular landscape type or area…) to accommodate the proposed
development without undue consequences for the maintenance of the baseline situation and/or the
achievement of landscape policies or strategies”.

2. Value of the landscape/townscape receptor: This can be indicated by designations or, where there
are no designations, by judgements based on criteria that can be used to establish landscape value.

The site and environs are in a disturbed/transitional condition. Elements of hard and soft infrastructure have been 
installed in the first stage of the area’s transformation into an urban landscape, while the development plots – 
including the site – lie fallow, awaiting development. The landscape can be considered to have a high capacity to 
accommodate change of the type proposed. Additionally, the site is well removed from any of the landscape 
assets/sensitivities in the Carrickmines Great  area, e.g., Glenamuck church environs. The proposed development 
has little potential to affect the settings or views to or from these features. 

Therefore, the sensitivity of the receiving environment can be classified ‘low’ (definition: Areas where the 
landscape has few valued elements, features or characteristics and the character is weak. The character is such 
that it has capacity for change; where development would make no significant change or could make a positive 
change. Such landscapes are generally unrecognised in policy and the principal management objective may be to 
facilitate change through development, repair, restoration or enhancement.). 

5.2 Magnitude of Landscape Change 

In the short term - and considered in isolation - the magnitude of landscape change which would result from the 
proposed development would be ‘medium’ (definition: Change that is moderate in extent, resulting in partial loss 
or alteration to key elements, features or characteristics of the landscape, and/or introduction of elements that 
may be prominent but not necessarily substantially uncharacteristic in the context. Such development results in 
change to the character of the landscape.). 

In the medium term (as other local land parcels develop) – or considered in combination with the proposed 
development on the adjacent larger site – the magnitude of change would be ‘low’ (definition: Change that is 
moderate or limited in scale, resulting in minor alteration to key elements, features or characteristics of the 
landscape, and/or introduction of elements that are not uncharacteristic in the context. Such development results 
in minor change to the character of the landscape). 

5.3 Significance and Quality of Landscape Effects 

Measuring the magnitude of change against the landscape sensitivity the significance of the landscape effects is 
predicted to be ‘slight’ (definition: An effect which causes noticeable changes in the character of the environment 
without affecting its sensitivities) and positive. In summary, the proposed development is compliant with the key 
policies and objectives of the CDP and would make a positive contribution to the emerging townscape. 
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6.0 ASSESSMENT OF VISUAL EFFECTS 

6.1 Viewpoints 

To assess the proposal’s potential visual effects, 15 no. verified photomontages have been produced for publicly 
accessible viewpoints in the local and wider environs of the site. The viewpoints (see Figure 25 below) were 
selected to address: 

6.1.1 Views from the local environs 

1. Cairnbrook cul-de-sac from footpath to southeast-east towards the site entrance - 25m to site boundary 
(Viewpoint 01); 

2. Cairnbrook from footpath to southeast towards site entrance - 40m to site boundary (Viewpoint  02); 

3. Cairnbrook Avenue from Cairnbrook Apartments forecourt to east towards site entrance - 115m to site 
boundary (Viewpoint  03); 

4. North Cairnbrook from footpath to southeast-east towards the site - 65m to site (Viewpoint  04); 

5. Springfield Lane near pylon, to south towards the site - 115m to site boundary (Viewpoint  05);  

6. Springfield Lane,  from footpath to south towards the site - 110m to site boundary (Viewpoint  06);  

7. Springfield Lane near vacant lot gate to south towards the site - 85m to site boundary (Viewpoint  07); 

8. Springfield Lane junction with Lane-way to south-southwest towards the site - 65m to site boundary 
(Viewpoint  08); 

9. Near Cross Base, Archaeological Site ref 026 – 018 to south-southwest towards the site - 70m to site 
boundary (Viewpoint  09); 

10. Carrickmines Equestrian Centre entrance to southwest towards the site -  15m to site (Viewpoint  10) ; 

11. Rockville Drive (Glenamuck Cottages) from cul-de-sac to east towards the site - 35m to site boundary 
(Viewpoint  11) ; 

12. Rockville Drive (Glenamuck Cottages) from cul-de-sac to northeast towards the site - 35m to site boundary 
(Viewpoint  12); and 

13. Rockville Drive (Glenamuck Cottages) to east from footpath - 35m to site boundary (Viewpoint  13). 

6.1.2 Views (including recognised sensitivities) in the wider environs 

14. Glenamuck Road South to east from footpath at Rockville Drive junction; 320m to site boundary 
(Viewpoint 14); and 

15. Wayside Celtic Football Club to northeast from access track; 600m to site boundary (Viewpoint 15).  

Timing of the submission has constrained photography for photomontages to early summer when foliage is 
partially or fully developed on intervening vegetation. Potential effects that may be present when foliage is absent 
have been estimated where this is likely to influence the assessment. These photomontages and CGI views 
therefore provide an adequate range of views to allow the proposals’ visual effects to be understood by the 
planning authority / An Bord Pleanála. 

The effects on each viewpoint are assessed in Section 6.2 below, informed by verified photomontages (provided 
under separate cover). The assessments cover the proposed development on its own (Proposed View), and also 
the proposal in combination with the neighbouring developments. For the methodology, criteria and terminology 
used in the assessments refer to Appendix A.  
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Figure 25: Viewpoint Location Plan
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6.2 Viewpoint Assessments 

6.2.1 Viewpoint 01: Cairnbrook cul-de-sac  

Existing View from 
footpath to 
southeast-east 
towards the site 
entrance - 25m to 
site boundary 

• Taken from the footpath of the Cairnbrook cul-de-sac, amenity grass, trees and 
curbed tarmac roadway occupy the immediate foreground, together with lamp 
columns, two storey pitched roof housing with hedged front gardens and driveways. 

• In the near-middle foreground remnant hedgerows occupy the site boundary, either 
side of a c.1.8m timber fence, and scattered mature trees are seen in the site 
beyond, forming a closed-in skyline.  

• The view is of High sensitivity as it is from within a residential neighbourhood,  
Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The existing road is extended into the site, removing the fence. Much of the existing 
hedgerow/boundary planting remains in place.  

• The pitched roofline and brick gables of the proposed houses punctuated with two 
small windows are prominent to the right of the entrance, forming one side of a 
‘gateway’. Reciprocal units located beyond the amenity trees to the left of the view 
are indicated in outline. 

• Central in the mid-distance are two blocks of five storey apartments; the lower floors 
are faced with red brick and each floor has a projecting balcony and full height 
windows. The top floor of each building is stepped back beyond a balcony running 
the full length of the building with glazed balustrading, faced with a light grey 
cladding and projecting flat roofline. 

• The proposed scheme includes attractive landscape planting, including 
small/medium street trees and shrubs, footpaths and driveways.  

• Existing mature trees can be glimpsed in the gap between the structures beyond; 
The proposed development preserves the boundary mature vegetation and 
greenery.  

• Absence of foliage in winter views on vegetation will not significantly alter the 
visibility of the Proposed Scheme in this view. 

• The Proposed Scheme will result in a High magnitude of change on the this view. 
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Very significant, Positive. View 01 demonstrably supports the new development ‘fit’ 
within the evolving  local urban context of Carrickmines Great. The developments would 
change the immediate appearance of the site viewed from Cairnbrook, but it would be 
consistent with the existing residential area, blending with the character effectively. 
While the retained site boundary vegetation helps to buffer the existing neighbourhood, 
the graduated scale of the built form integrates the proposed scheme into the urban 
setting as it rises in stages from the existing two storey, through to the gateway three 
storey duplex units and then to the 5 storey apartments. The continuity of the road and 
footpath layout, proposed hard and soft landscape and retention of boundary 
vegetation contribute towards its intended urbanisation. These elements follow the best 
practice urban design principles as referenced in the Architectural Design Statement, 
such as scaled density; built form diversity; spatial cohesion and enclosure; streetscapes 
with pedestrian emphasis and greening; legibility; and complementary yet diverse 
material selection. Resulting in high quality aesthetic and visual interest, the Proposed 
Development complies with the CDP and LAP objectives. 
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6.2.2 Viewpoint 02: Cairnbrook from footpath  

Existing View to 
southeast towards 
site entrance - 
40m to site 
boundary 

• The view is taken from the Cairnbrook footpath slightly further north, looking to 
southeast towards the site entrance over mown amenity grass, scattered deciduous 
trees and curbed tarmac roadway.  

• Tall neatly clipped hedging and a double, one storey garage dominate the left of the 
view. The two storey pitched roof housing with hedged front gardens and driveways 
are visible to the right beyond the amenity grass area.  

• In the near-middle foreground remnant hedgerows occupy the site boundary, either 
side of a c.1.8m timber fence, and scattered mature trees are seen in the site 
beyond, forming a closed-in skyline.  

• The view is of High sensitivity as it is from within a residential neighbourhood. 
Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground remains unchanged  apart from the extension of the existing road 
into the site and removal the fence. Much of the existing hedgerow/boundary 
planting remains in place.  

• The pitched roofline and brick gables of two blocks of proposed duplex houses are 
prominent to the right of the entrance, forming one side of a ‘gateway’.  

• The brick gable façade of  three storey residential units located beyond the existing 
garage and boundary trees to the left of the view are prominent. Notably there are 
no window apertures, and therefore no overlooking of the existing properties from 
the proposed.  

• To the far left the existing boundary vegetation screens further new buildings.  
• The new five storey apartments are largely concealed by the existing boundary 

vegetation from this angle; the top floors can bee seen, although the façade is 
mainly glazed and therefore reflective of sky, blending with skyline apartments 

• A few small trees can be seen within the proposed scheme beyond the entrance, 
helping to soften the appearance of the new structures.  

• The proposed development preserves the boundary mature vegetation and 
greenery.  

• The Proposed Scheme will result in a High magnitude of change on this view. 
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Very significant, Positive. The developments would change the immediate appearance 
of the site viewed from Cairnbrook, but it would be consistent with the existing 
residential area, blending with the character effectively. The new urban environment  
will be absorbed into the wider setting of the existing residential area, in line with the 
objectives of the CDP and LAP, in particular the continuity of the road and footpath 
layout, buffering of the existing neighbourhood with proposed hard and soft landscape 
and retention of boundary vegetation. This view again demonstrates the application of 
best practice design principles. 
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6.2.3 Viewpoint 03:  Cairnbrook Avenue from Cairnbrook Apartments forecourt  

Existing View to 
east towards site 
entrance - 115m 
to site boundary 

• The view is taken from the footpath of Cairnbrook Avenue apartments road looking 
to the east towards the site.  

• The foreground is dominated by the white-rendered gable/façade of existing housing 
and boundary walling, amenity planting and curbed tarmac carparking. 

• Intervening tree planting and neighbouring  Cairnbrook housing screen direct view of 
the site.  

• Although the view is representative of a residential neighbourhood with a high 
susceptibility to change, it is aesthetically of low value (functional car parking) and is 
therefore of Medium sensitivity. 

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground remains unchanged. Much of the existing hedgerow/boundary 
planting remains in place. Together with the existing site boundary vegetation, a  
large two storey white-rendered, pitch-roofed property located on Cairnbrook 
almost completely screens view of the Proposed Development.  

• Absence of foliage in winter views on vegetation will not significantly alter the 
visibility of the Proposed Scheme in this view. 

• The upper floor of one of the proposed five-storey  apartments can be glimpsed to 
the left middle distance beyond the existing houses , breaking the skyline.  

• The Proposed Development will result in a Low magnitude of change on this view.  
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Slight, Positive. View 03 again supports the new development ‘fit’ with the evolving 
urban context, as it demonstrates how it would be absorbed into the existing built 
environment without resulting in significant visual change.  

6.2.4 Viewpoint 04: North of Cairnbrook from footpath 

Existing View to 
southeast-east 
towards the site - 
65m to site 
boundary 

• The view is taken from the northern end of Cairnbrook, looking to southeast-east 
towards the site boundary.  

• The foreground to the left of the view is dominated by mown amenity grass, 
scattered deciduous trees and the centre by curbed tarmac residential access and a 
one storey double garage.  

• Two storey pitched roof housing and driveways behind tall neatly clipped hedged are 
visible to the right.  

• In the near-middle foreground beyond the garage,  mature remnant hedgerow trees 
occupy the site boundary, and further scattered mature trees are seen in the site 
beyond, forming a closed-in skyline.  

• The view is of High sensitivity as it is from within a residential neighbourhood. 
Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground remains unchanged. Much of the existing hedgerow/boundary 
planting remains in place.  

• The existing site boundary vegetation, the garaging and large two storey white-
rendered, pitch-roofed properties to the right mostly screens view of the Proposed 
Development. Pitched roofs of the proposed two storey Type A semi-detached 
houses can be seen through the existing trees and above the garage and hedging.  

• Absence of foliage in winter views on vegetation will not significantly alter the 
visibility of the Proposed Scheme in this view. 

• The Proposed Development will result in a Low magnitude of change on this view.  
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Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Moderate, Positive. View 04 supports the new development ‘fit’ with the evolving urban 
context, as it demonstrates how it would be absorbed into the existing built 
environment without resulting in significant visual change. 

6.2.5 Viewpoint 05:  Springfield Lane near pylon 

Existing View , to 
south towards the 
site - 115m to site 
boundary 

• The view is taken from Springfield Lane, looking to south towards the site boundary.  
• The foreground to the left of the view is dominated by the roadway. 
• Two storey pitched roof terraces beyond roadside planting and a fenced carpark  are 

visible to the right.  
• A high voltage pylon dominates the  middle distance beyond  mature trees to the 

site periphery, and further scattered mature trees are seen in the site beyond, 
forming a closed-in skyline.  

• Due to the detracting presence of the pylon that reduces the value of the view and 
its susceptibility to change, the sensitivity of the view is Low despite being from 
within a residential neighbourhood. 

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground remains unchanged. Much of the existing hedgerow/boundary 
planting remains in place.  

• The existing vegetation completely screens the Proposed Development from this 
viewpoint.  

• The magnitude of change is therefore Negligible. 
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Imperceptible, neutral. View 05 supports the new development ‘fit’ with the evolving 
urban context, as it demonstrates how it would be absorbed into the existing urban and 
rural environments without resulting in significant visual change. 

6.2.6 Viewpoint 06: Springfield Lane 

Existing View to 
south towards the 
site - 110m to site 
boundary 

• The view is taken from Springfield Lane, looking to south towards the site boundary 
over an adjacent vacant plot.  

• The foreground , fronted by a 3 bar timber fence, is dominated by the vacant plot, 
which is covered by gravel with scant regenerating vegetation. 

• Two storey white-rendered pitched roof houses are to the left middle distance.  
• The central middle distance is occupied by mature remnant hedgerow trees and 

scrub. A power pole breaks the horizon to the right middle distance, and cables criss-
cross the sky.  

• Rising land / woodland can be glimpsed in the far distance.  
• Due to the detracting presence of the vacant plot and overhead cables that reduces 

the value of the view and its susceptibility to change, the view is of Low sensitivity. 
Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground remains unchanged. Much of the existing hedgerow/boundary 
planting remains in place.  

• The existing vegetation screens the Proposed Development from this viewpoint.  
• Absence of foliage in winter views on vegetation will not significantly alter the 

visibility of the Proposed Scheme in this view. 
• The magnitude of change is therefore Negligible. 



Landscape and Visual Impact Assessment 
Carrickmines Great SHD -  Glenamuck Road South  34 

Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Imperceptible, positive. View 05 supports the new development ‘fit’ with the evolving 
urban context, as it demonstrates how it would be absorbed into the existing urban and 
rural environments without resulting in significant visual change. A ‘positive’ attribute is 
that what can be glimpsed of the Proposed Development would provide an impression 
of an evolving urban environment, suggesting that the vacant plot would eventually be 
similarly occupied.  

6.2.7 Viewpoint 07: Springfield Lane near vacant lot gate 

Existing View to 
south towards the 
site - 85m to site 
boundary 

• The view is taken from Springfield Lane, looking to south towards the site boundary 
over an adjacent vacant plot.  

• The foreground  is dominated by the  a 5 bar metal stock gate and temporary site 
fencing of varying types, and a power pole with a junction box.  

• The vacant plot, covered by gravel with scant regenerating vegetation, lies beyond. 
• Two storey white rendered pitched roof houses can be seen to the left middle 

distance.  
• The central middle distance is occupied by mature remnant hedgerow trees and 

scrub. A power pole breaks the horizon to the right middle distance, and cables 
criss-cross the sky.  

• Open fields on rising land can be glimpsed in the far distance, with woodland 
forming a horizon.  

• Due to the detracting presence of the vacant plot and overhead cables that 
reduces the value of the view and its susceptibility to change, the view is of low 
sensitivity. 

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground remains unchanged. Much of the existing hedgerow/boundary 
planting remains in place.  

• The existing vegetation screens much of the Proposed Development from this 
viewpoint. The red brick gable end and frontage of white rendered terracing can be 
seen in the central middle distance, the form of which merges with the existing 
dwellings.  

• Absence of foliage in winter views on vegetation will not significantly alter the 
visibility of the Proposed Scheme in this view. 

• The magnitude of change is Medium. 
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Cumulative Effects 

Slight, Positive. The new urban streetscape illustrated by this view supports the new 
development ‘fit’ with the evolving urban context. It contributes towards its intended 
urbanisation and to the realisation of best practice urban design principles. 
Cumulatively, the Proposed Development would meld with the existing housing in this 
view. It would also deliver the innovative building typologies, urban diversity and 
identity, and visual interest in the roofscape encouraged by the CDP and LAP design 
principles and policy. 

6.2.8 Viewpoint 8: Springfield Lane junction with Lane-way  

Existing View to 
south-southwest 
towards the site - 

• The view is taken from the junction of Springfield Lane with the Lane-way to the east 
of the site. It is oriented to the south-southwest towards the site boundary.  
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15m to site 
boundary 

• The foreground  is dominated by mature leaning coniferous tree, and power poles 
that break the horizon to the left and centre; cables criss-cross the sky.  

• A shed with a rusting corrugated metal roof can be glimpsed amongst site boundary 
peripheral scrub/remnant hedgerows.  

• Open fields on rising land can be glimpsed in the distance, with woodland forming a 
horizon.  

• Due to the detracting presence of the derelict shed, power poles and overhead 
cables that reduce the value of the view and its susceptibility to change, the view is 
of low sensitivity. 

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground is dominated by a proposed two storey house with pitched roof and 
red brick upper floor frontage; lighter stone facing is applied to the lower floor.  

• A new driveway is linked to Springfield Lane.  
• Much of the existing hedgerow/boundary planting remains in place.  
• The existing vegetation screens the majority of the remaining element of the 

Proposed Development from this viewpoint. The red brick gable end and frontage of 
white rendered terracing can be seen in the central middle distance.  

• The magnitude of change is High. 
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Moderate to Slight, Positive. The developments would change the immediate 
appearance of the site viewed from Springfield Lane, but it would be consistent with 
the existing residential area, blending with the character effectively. The new urban 
environment  will be absorbed into the wider setting of the existing residential area, in 
line with the objectives of the CDP and LAP, in particular the continuity of the road and 
footpath layout, buffering of the existing neighbourhood with proposed hard and soft 
landscape and retention of boundary vegetation. This view demonstrates the 
application of best practice design principles.  

6.2.9 Viewpoint 09: Near Cross Base, Archaeological Site ref 026 – 018  

Existing View to 
south-southwest 
towards the site - 
70m to site 
boundary 

• The view is taken from the Lane-way to the north of the site, near the Cross Base, 
Archaeological Site ref 026 – 018. It is oriented to the south-southwest towards the 
site boundary.  

• The foreground  is dominated by a line of mature coniferous trees bordering the 
Land-way to the left, and power poles that break the horizon to the left and centre; 
cables criss-cross the sky.  

• To the right, the rear elevations of white-rendered two storey terraces on The 
Avenue (Carrickmines Manor estate) dominate the view, beyond boundary 
peripheral scrub/ hedgerows.  

• Open fields on rising land can be glimpsed in the distance, with woodland forming a 
horizon.  

• The value of the view and its susceptibility to change are low; the view is of Low 
sensitivity. 

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground is unchanged in this view.  
• The existing vegetation screens the majority of the Proposed Development from this 

viewpoint. The upper floors of the apartment blocks can be glimpsed in the central 
middle distance.  
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• The magnitude of change is Low.  
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Not significant. The new urban streetscape illustrated by this view supports the new 
development ‘fit’ with the evolving urban context. It contributes towards its intended 
urbanisation and to the realisation of best practice urban design principles. 
Cumulatively, the Proposed Development would meld with the existing housing in this 
view. It would also deliver the innovative building typologies, urban diversity and 
identity, and visual interest in the roofscape encouraged by the CDP and LAP design 
principles and policy. 

6.2.10 Viewpoint 10: Carrickmines Equestrian Centre entrance  

Existing View to 
southwest 
towards the site -  
15m to site 
boundary 

• The view is taken from the Lane-way to the east of the site, at the junction with 
the track leading to the Carrickmines Equestrian Centre. It is oriented to the 
southwest towards the site boundary.  

• The foreground  is dominated by hedgerows bordering the Land-way to both 
sides.  

• Open fields on rising land can be glimpsed in the distance, with woodland forming 
a horizon.  

• The value of the view is moderate and its susceptibility to change is high; the view 
is of Medium sensitivity. •  

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground is unchanged in this view.  
• The existing hedgerow vegetation screens the majority of the Proposed 

Development from this viewpoint. The upper floors of an apartment block can be 
glimpsed in the central middle distance.  

• Absence of foliage in winter views on vegetation will not significantly alter the 
visibility of the Proposed Scheme in this view. 

• The magnitude of change is Low.  
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Not significant. The new urban streetscape illustrated by this view supports the new 
development ‘fit’ with the evolving urban context. It contributes towards its intended 
urbanisation and to the realisation of best practice urban design principles. 
Cumulatively, the Proposed Development would meld with the existing housing in this 
view. It would also deliver the innovative building typologies, urban diversity and 
identity, and visual interest in the roofscape encouraged by the CDP and LAP design 
principles and policy. 

 

6.2.11 Viewpoint 11: Rockville Drive (Glenamuck Cottages) from cul-de-sac  

Existing View to 
east towards the 
site - 35m to site 
boundary 

• The view is taken from the Rockville Drive (Glenamuck Cottages) cul-de-sac. It is 
oriented to the  east towards the site boundary.  

• The foreground is dominated by two storey terraces with white rendered 
frontages and pitched roofing. Their front gardens have been converted to car 
parking. 

• Mature trees within the site can be seen between the houses in the central mid 
distance.  
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• The value of the view is high and its susceptibility to change is high; the view is of 
High sensitivity. •  

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground is unchanged in this view.  
• The existing housing and peripheral site vegetation screens the majority of the 

Proposed Development from this viewpoint. The upper floors and pitched roofing of 
Type A semi-detached units within the Proposed Development in-fill the view 
between the existing dwellings in the central middle distance.  

• The magnitude of change is Medium. 
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Moderate, Positive. This view supports the new development ‘fit’ with the evolving 
urban context. It contributes towards its intended urbanisation. Cumulatively, the 
Proposed Development would meld with the existing housing in this view. It would also 
deliver the innovative building typologies, urban diversity and identity, and visual 
interest in the roofscape encouraged by the CDP and LAP design principles and policy. 

 

6.2.12 Viewpoint 12: Rockville Drive (Glenamuck Cottages) from cul-de-sac  

Existing View to 
northeast towards 
the site - 35m to 
site boundary 

• The view is taken from the Rockville Drive (Glenamuck Cottages) cul-de-sac. It is 
oriented to the northeast towards the site boundary.  

• The left and central foreground beyond the road surface is dominated by grey 2m 
high site hording to a neighbouring development site.  

• To the right hand side, the foreground is dominated by two storey terraces with 
white rendered frontages and pitched roofing. Their front gardens have been 
converted to car parking. 

• Mature trees within the site can be seen above the hording in the central mid 
distance.  

• Due to the presence of on-going construction work, the value of the view is low 
and its susceptibility to change is low; the view is of Low sensitivity. •  

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground is unchanged in this view.  
• The existing housing peripheral site vegetation and hording screens part of the 

Proposed Development from this viewpoint.  
• The upper floors and pitched roofing of Type A semi-detached units and upper floors 

of the  apartment blocks beyond are clearly visible between the existing dwellings 
and hording in the central middle distance, forming a new skyline.  

• Absence of foliage in winter views on vegetation will not significantly alter the 
visibility of the Proposed Scheme in this view. 

• The magnitude of change is Medium. 
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Moderate, Positive. This view supports the new development ‘fit’ with the evolving 
urban context. It contributes towards its intended urbanisation. Cumulatively, the 
Proposed Development would meld with the existing housing in this view and would be 
Moderate to Slight, Positive. It would also deliver the innovative building typologies, 
urban diversity and identity, and visual interest in the roofscape encouraged by the CDP 
and LAP design principles and policy. 
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6.2.13 Viewpoint 13: Rockville Drive (Glenamuck Cottages) from footpath  

Existing View to 
east - 35m to site 
boundary 

• The view west from Rockville Drive.  
• It is oriented to the east towards the site boundary.  
• The foreground  is dominated by the road and single storey white-rendered 

terraced housing with pitched roofing, set behind gardens and driveways fronted 
by low walling or clipped hedging.  

• Street furniture, including power poles/lines, street lighting and road signs add 
clutter to the view.  

• Noted that there is a site access gate to an on-going residential development to 
the right hand near foreground. 

• The intervening bult environment and garden vegetation almost completely 
screen the site. A few taller tree canopies within the site boundary can be seen in 
the central distance on the horizon.  

•  The value of the view is moderate and as a residential location, its susceptibility 
to change is high; the view is of Medium sensitivity. 

•  
Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground is unchanged by the Proposed Development in this view.  
• The existing housing screens the majority of the Proposed Development from this 

viewpoint. The upper floors of the apartments within the Proposed Development 
can be clearly seen over the roofs of the existing two storey terraces housing at the 
end of the cul-de-sac in the central distance. The light grey of the cladding and 
glazing are recessive tones, which reduce the visual effect of the change to the view, 
even though the building breaks the skyline.  

• Noted that the photomontage does not take into account on-going development to 
a site to the left of the terrace at the terminus of the cul-de-sac.  

• The magnitude of change is Medium.  
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Moderate, Positive. This view supports the new development ‘fit’ with the evolving 
urban context. It contributes towards its intended urbanisation. Cumulatively, the 
Proposed Development would meld with the existing housing in this view. It would also 
deliver the innovative building typologies, urban diversity and identity, and visual 
interest in the roofscape encouraged by the CDP and LAP design principles and policy. 

6.2.14 Viewpoint 14: Glenamuck Road South from footpath at Rockville Drive junction 

Existing View to 
east 320m to site 
boundary 

• The view west from Glenamuck Road South at the Rockville Drive junction.  
• It is oriented to the east towards the site boundary.  
• The foreground  is dominated by the road and single storey terraced housing set 

behind gardens bordered by 1.2m high clipped hedging.  
• Street furniture including power poles/lines, street lighting and road signs add 

clutter to the view.  
• Noted that the road signage refers to both Glenamuck Cottages and Rockville 

Drive. 
• The intervening bult environment and garden vegetation almost completely 

screen the site. Taller trees within the site boundary can be seen in the central 
distance.  

•  The value of the view is moderate and as a residential location, its susceptibility 
to change is high; the view is of Medium sensitivity. 

•  



Landscape and Visual Impact Assessment 
Carrickmines Great SHD -  Glenamuck Road South  39 

Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • The foreground is unchanged in this view.  
• The existing housing and peripheral site vegetation screens the majority of the 

Proposed Development from this viewpoint. The upper floors of the apartments 
within the Proposed Development can be glimpsed between the existing dwellings 
and garden vegetation in the central distance.  

• Absence of foliage in winter views on vegetation will not significantly alter the 
visibility of the Proposed Scheme in this view. 

• The magnitude of change is Low.  
Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Slight, Positive. Although only a small element of the Proposed Development can be 
seen from this viewpoint,  the view supports the new development ‘fit’ with the evolving 
urban context. It contributes towards an impression of its intended urbanisation. 
Cumulatively, the Proposed Development would meld with the existing housing in this 
view. It would also deliver the innovative building typologies, urban diversity and 
identity, and visual interest in the roofscape encouraged by the CDP and LAP design 
principles and policy. 

6.2.15 Viewpoint 15: Wayside Celtic Football Club from access track  

Existing View to 
northeast; 600m 
to site boundary 

• The view west from Wayside Celtic Football Club is from the nearest publicly 
accessible location from the south with potential visibility over open countryside 
towards Carrickmines.  

• While there are extensive views from this point to the south, east and west, 
Carrickmines is concealed from view by landform.  

•  
Viewpoint 
Sensitivity 

Negligible Low Medium High Very High 

Proposed Change • There is no change to the view as a result of the Proposed Development from this 
viewpoint. 

Magnitude of 
Change 

Negligible Low Medium High Very High 

Significance of 
Effects 

Imperceptible, neutral. While there is no visibility of the proposed development, the 
viewpoint confirms the new development the low level of effects and ‘fit’ within the 
evolving urban context.  
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7.0 CONCLUSIONS 

7.1 Predicted Landscape Effects 

The existing site is in a disturbed/transitional condition. There are adjacent development plots that also lie fallow 
pending development. The landscape can be considered to have a high capacity to accommodate change of the 
type proposed. There are however sensitivities in the area, which require consideration and sensitivity in any new 
development. These include Springfield Lane, Cairnbrook, Rockville Place, the private lane way to the east, and 
the Archaeological Site 026 – 018 Cross Base cultural heritage features tot the north of the site.  

Therefore, the sensitivity of the landscape to change can be classified ‘medium’ (definition: Areas where the 
landscape has certain valued elements, features or characteristics but where the character is mixed or not 
particularly strong, or has evidence of alteration, degradation or erosion of elements and characteristics. The 
landscape character is such that there is some capacity for change. These areas may be recognised in landscape 
policy at local or county level and the principal management objective may be to consolidate landscape character 
or facilitate appropriate, necessary change). 

The proposed development would introduce a mixed density residential neighbourhood to the landscape, the 
layout and urban grain responding to the existing road layout, and the building typologies, architecture and 
landscape treatment informed by the CDP and LAP.  

Considered in isolation, the magnitude of landscape change which would result from the development would be 
‘medium’. The development would contribute to the urban landscape character of Carrickmines South, in 
particular character of Cairnbrook and Carrickmines Manor. The scheme has similarities to the adjacent 
developments. In this context, the magnitude of change would reduce to ‘low’. As the urban area grows, the 
impact of each incremental development is diminished. 

The Proposed Development’s typology and scale would support the CDP and LAP’s land use, density and height 
objectives for the site and the wider Carrickmines Great area. When travelling west along Glenamuck Road South, 
the proposed apartment buildings and houses would not be visible and would result in negligible effect to either 
the character or views form the road. The proposed development’s interface/engagement with the existing 
residential development in Cairnbrook,  Carrickmines Manor, Rockville Place and the houses and open agricultural 
land to the east of the site is carefully considered, providing a degree of enclosure and privacy. 

Based on an assessment of the proposal against the relevant principles and objectives of the CDP and LAP, the 
landscape effects are predicted to be positive. The proposed development is compliant with:  

a) the policies and objectives, including land zoning for the area, in the CDP 2022-28;  

b) the land use, density and height objectives for the site in the CDP;  

c) the relevant principles for Carrickmines stated in the CDP and LAP; and 

d) the Urban Form objectives of the CDP and LAP. 

The Proposed Scheme would have no significant effect on the key landscape sensitivities within the area. These 
sensitivities are identified as:  
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a) Carrickgollogan from the Enniskerry Road (south of Kiltiernan Village) 

b) Three Rock Mountain and Two Rock Mountain from the Enniskerry Road (Sandyford -Kiltiernan area) and 
Sandyford Village.” 

c) the context and setting of items of cultural heritage, specifically Archaeological Site 026 – 018 Cross Base.  

The development would have no negative effect views of these features nor on the Cross base. 

7.2 Predicted Visual Effects 

The potential visual effects on 15 no. representative viewpoints in the receiving environment were assessed. The 
viewpoints were selected to address:  

1) views from the local environs including Springfield Lane, Cairnbrook, Rockville Place, and the lane way 
east of the site, and potential visibility from the Glenamuck Road South.  

2) views from the wider environs.  

Although the assessments considered the proposed development as a standalone scheme, the cumulative impact 
of the proposal with the neighbouring constructed, on-going and proposed developments is more pertinent.  

In views from Cairnbrook, the proposed developments would result in a high magnitude of change. This reflects 
the extent to which the development would transform the landscape. In all of these views the potential effects 
can be classified positive. The developments would generate a new urban streetscape that complements 
Cairnbrook, enclosed and overlooked by buildings of high design and material quality.  

Through variations in typology and scale the buildings would contribute to diversity, identity and visual interest 
in the new urban landscape, enhancing legibility. The roof profiles would contribute to the close, featureless 
skyline. The landscaping would provide screening, privacy where required, and visual amenity. 

There is almost no visibility of the Proposed Development within views from the wider environs except from the 
eastern land way. The proposed developments would typically result in a medium magnitude of change, 
cumulative with the existing built environment. Areas of adjacent land are currently being developed, and 
recently constructed structure similar s to the those of the Proposed Development are in place in Carrickmines 
Manor, contributing towards a completed urban composition. Therefore, the visual effects can be considered 
neutral to positive. The Proposed Development would not cause negative effect on sensitive views and would be 
filtered or  screened from view by intervening built environment and the existing eastern lane way hedgerow 
trees and vegetation. Views 1, 2, and 4 illustrate the aesthetically well-considered juxtaposition of the Proposed 
Development to Cairnbrook. View 3 illustrates that views from Cairnbrook Avenue would be slight. Viewpoints 1, 
2 and 4 show that the Proposed Development will support the principles set out in the CDP and LAP including its 
visible sense of place, accessibility/permeability, legibility, and links to the wider Carrickmines area as well as 
pedestrian routes through the Proposed Development. 

The development would have no negative effect on the environs of Springfield Lane. 

A noteworthy aspect of the proposal, reflected in the photomontages, is the attention given to the roofscape of 
the development. The buildings’ roofs fit with the adjacent existing housing and apartments and generate visual 
interest and identity in the new neighbourhood. 
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7.3 Building Heights Guidelines 

From an LVIA perspective and as set out in this report, and as supported by JSAs Planning Report and Statement 
of Consistency, the proposal satisfies the relevant criteria of Section 3.2 of the SPPR3 of the Urban Development 
and Building Height Guidelines (2018). 

7.4 Conclusion 

In conclusion, the proposed development would have no negative effect on the landscape sensitivities in the 
receiving environment. Additionally, the proposed development would have no negative effect on visual amenity 
in the receiving environment. It is therefore compliant with the landscape/urban design- related principles and 
objectives of the CDP and has regard to the principles of the LAP. Accordingly, it can be considered an appropriate 
intervention in the landscape. 
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APPENDIX A: LANDSCAPE/TOWNSCAPE & VISUAL IMPACT 
ASSESSMENT METHODOLOGY 

A.1 Introduction 

The TVIA methodology is informed by the Guidelines for Landscape and Visual Impact Assessment, 3rd edition 
2013 (hereafter referred to as the GLVIA) and the EPA draft Guidelines on the Information to be Contained in 
Environmental Impact Assessment Reports, 2017.  

The European Landscape Convention defines landscape as “an area, as perceived by people, whose character is 
the result of the action and interaction of natural and/or human factors”. This expands beyond the idea that 
landscape is only a matter of aesthetics and visual amenity. It recognises landscape as a resource in its own right, 
providing a complex range of cultural, environmental and economic benefits to individuals and society. 

The word ‘townscape’ is used to describe the landscape in urban areas. The GLVIA defines townscape as “the 
landscape within the built-up area, including the buildings, the relationships between them, the different types 
of urban spaces, including green spaces and the relationship between buildings and open space”.  

A.2 Key Principles of the GLVIA 

A.2.1 Use of the Term ‘Effect’ vs ‘Impact’ 

The GLVIA requires that the terms ‘impact’ and ‘effect’ be clearly distinguished and consistently used. ‘Impact’ 
is defined as the action being taken, e.g., the introduction to the landscape of buildings, infrastructure or 
landscaping. ‘Effect’ is defined as the change resulting from those actions, e.g., change in landscape character or 
in the composition of views.  

A.2.2 Assessment of Both ‘Landscape’ and ‘Visual’ Effects 

The GLVIA prescribes that effects on views and visual amenity should be assessed separately from the effects on 
landscape/townscape, although the two topics are inherently linked. 

‘Landscape/townscape’ results from the interplay between the physical, natural and cultural components of our 
surroundings. Different combinations and spatial distribution of these elements create variations in 
landscape/townscape character. ‘Landscape/townscape character assessment’ is the method used in LVIA to 
describe landscape/townscape and by which to understand the effects of development on the 
landscape/townscape as a resource. 

Visual assessment is concerned with changes that arise in the composition of available views, the response of 
people to these changes and the overall effects on the area’s visual amenity. 

A.3 Methodology for Landscape/Townscape Effects Assessment 

Assessment of potential landscape/townscape effects involves (a) classifying the sensitivity of the resource, and 
(b) identifying and classifying the magnitude of landscape/townscape change which would result from the 
development. These factors are combined to arrive at a classification of significance of the landscape/townscape 
effects. 
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A.3.1 Landscape/Townscape Sensitivity 

The sensitivity of the landscape/townscape is a function of its land use, landscape patterns and scale, visual 
enclosure and the distribution of visual receptors, and the value placed on the landscape/townscape. The nature 
and scale of the development in question is also taken into account, as are any trends of change, and relevant 
policy. Five categories are used to classify sensitivity. 

 
Table A1: Categories of Landscape/Townscape Sensitivity 

Sensitivity  Description 

Very High Areas where the landscape exhibits very strong, positive character with valued elements, 
features and characteristics that combine to give an experience of unity, richness and 
harmony. The landscape character is such that its capacity to accommodate change in 
the form of development is very low. These attributes are recognised in landscape policy 
or designations as being of national or international value and the principal management 
objective for the area is protection of the existing character from change. 

High Areas where the landscape exhibits strong, positive character with valued elements, 
features and characteristics The landscape character is such that it has limited/low 
capacity to accommodate change in the form of development. These attributes are 
recognised in landscape policy or designations as being of national, regional or county 
value and the principal management objective for the area is the conservation of 
existing character.  

Medium  Areas where the landscape has certain valued elements, features or characteristics but 
where the character is mixed or not particularly strong, or has evidence of alteration, 
degradation or erosion of elements and characteristics. The landscape character is such 
that there is some capacity for change. These areas may be recognised in landscape 
policy at local or county level and the principal management objective may be to 
consolidate landscape character or facilitate appropriate, necessary change.  

Low  Areas where the landscape has few valued elements, features or characteristics and the 
character is weak. The character is such that it has capacity for change; where 
development would make no significant change or could make a positive change. Such 
landscapes are generally unrecognised in policy and the principal management objective 
may be to facilitate change through development, repair, restoration or enhancement.  

Negligible  Areas where the landscape exhibits negative character, with no valued elements, 
features or characteristics. The landscape character is such that its capacity to 
accommodate change is high; where development would make no significant change or 
would make a positive change. Such landscapes include derelict industrial lands or 
extraction sites, as well as sites or areas that are designated for a particular type of 
development. The principal management objective for the area is to facilitate change in 
the landscape through development, repair or restoration.  
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A.3.2 Magnitude of Landscape/Townscape Change 

Magnitude of change is a factor of the scale, extent and degree of change imposed on the landscape/townscape 
with reference to its key elements, features and characteristics (also known as ‘landscape receptors’). Five 
categories are used to classify magnitude of change. 

 Table A2: Categories of Landscape Change  

Magnitude of 
Change 

Description 

Very High  Change that is large in extent, resulting in the loss of or major alteration to key 
elements, features or characteristics of the landscape and/or introduction of large 
elements considered totally uncharacteristic in the context. Such development results 
in fundamental change in the character of the landscape.  

High  Change that is moderate to large in extent, resulting in major alteration to key 
elements, features or characteristics of the landscape and/or introduction of large 
elements considered uncharacteristic in the context. Such development results in 
change to the character of the landscape.  

Medium  Change that is moderate in extent, resulting in partial loss or alteration to key 
elements, features or characteristics of the landscape, and/or introduction of 
elements that may be prominent but not necessarily substantially uncharacteristic in 
the context. Such development results in change to the character of the landscape.  

Low  Change that is moderate or limited in scale, resulting in minor alteration to key 
elements, features or characteristics of the landscape, and/or introduction of 
elements that are not uncharacteristic in the context. Such development results in 
minor change to the character of the landscape.  

Negligible  Change that is limited in scale, resulting in no alteration to key elements features or 
characteristics of the landscape, and/or introduction of elements that are 
characteristic of the context. Such development results in no change to the landscape 
character.  

 
A.3.3 Significance of Effects 

To classify the significance of effects the magnitude of change is measured against the sensitivity of the 
landscape/townscape using the guide in Table 3 overleaf. The matrix (Table 3) is only a guide. The assessor also 
uses professional judgement informed by their expertise, experience and common sense to arrive at a 
classification of significance that is reasonable and justifiable. 

There are seven classifications of significance, namely:  

1. imperceptible;  
2. not significant;  
3. slight;  
4. moderate;  
5. significant;  
6. very significant; and  
7. profound. 
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Table A3: Guide to Classification of Significance of Landscape/Townscape and Visual Effects 

 Sensitivity of the Landscape Resource/View 

 Very High High Medium Low Negligible 
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Figure A1: ‘Chart showing typical classifications of the significance of impacts’ (Source: Figure 3.5 of the EPA’s Draft Guidelines 
on the Information to be Contained in Environmental Impact Assessment Reports, 2017) 
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The EPA draft Guidelines on the Information to be Contained in Environmental Impact Assessment Reports, 2017 
describes the significance classifications as follows: 

Table A4: Guide to Classification of Significance of Landscape/Townscape and Visual Effects 

Significance 
Classification 

Description 

Imperceptible  An effect capable of measurement but without significant consequences. 

Not significant An effect which causes noticeable changes in the character of the environment 
but without significant consequences. 

Slight An effect which causes noticeable changes in the character of the environment 
without affecting its sensitivities. 

Moderate  An effect that alters the character of the environment in a manner that is 
consistent with existing and emerging baseline trends. 

Significant  An effect which, by its character, magnitude, duration or intensity alters a 
sensitive aspect of the environment.  

Very Significant An effect which, by its character, magnitude, duration or intensity significantly 
alters most of a sensitive aspect of the environment. 

Profound An effect which obliterates sensitive characteristics. 

A.4 Methodology for Visual Effects Assessment  

Assessment of visual effects involves identifying a number of key/representative viewpoints in the site’s 
receiving environment, and for each one of these: (a) classifying the viewpoint sensitivity, and (b) classifying the 
magnitude of change which would result in the view. These factors are combined to arrive at a classification of 
significance of the effects on each viewpoint. 

A.4.1 Sensitivity of the Viewpoint/Visual Receptor 

Viewpoint sensitivity is a function of two main considerations: 

Susceptibility of the visual receptor to change. This depends on the occupation or activity of the people 
experiencing the view, and the extent to which their attention is focussed on the views or visual amenity they 
experience at that location. 

Visual receptors most susceptible to change include residents at home, people engaged in outdoor recreation 
focused on the landscape (e.g., trail users), and visitors to heritage or other attractions and places of community 
congregation where the setting contributes to the experience. Visual receptors less sensitive to change include 
travellers on road, rail and other transport routes (unless on recognised scenic routes), people engaged in 
outdoor recreation or sports where the surrounding landscape does not influence the experience, and people in 
their place of work or shopping where the setting does not influence their experience.  

Value attached to the view. This depends to a large extent on the subjective opinion of the visual receptor but 
also on factors such as policy and designations (e.g., scenic routes, protected views), or the view or setting being 
associated with a heritage asset, visitor attraction or having some other cultural status (e.g., by appearing in 
arts). 
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Five categories are used to classify a viewpoint’s sensitivity as set out in Table A5. 

Table A5: Categories of Viewpoint Sensitivity  

Sensitivity  Description 

Very High Iconic viewpoints (views towards or from a landscape feature or area) that are recognised in 
policy or otherwise designated as being of national value. The composition, character and 
quality of the view are such that its capacity for change in the form of development is very 
low. The principal management objective for the view is its protection from change. 

High Viewpoints that are recognised in policy or otherwise designated as being of value, or 
viewpoints that are highly valued by people that experience them regularly (such as views 
from houses or outdoor recreation features focused on the landscape). The composition, 
character and quality of the view may be such that its capacity for accommodating change in 
the form of development may or may not be low. The principal management objective for the 
view is its protection from change that reduces visual amenity. 

Medium Views that may not have features or characteristics that are of value, but have no major 
detracting elements, and which thus provide some visual amenity. These views may have 
capacity for appropriate change and the principal management objective is to facilitate 
change to the composition that does not detract from visual amenity, or which enhances it. 

Low Views that have no valued feature or characteristic, and where the composition and 
character are such that there is capacity for change. This category also includes views 
experienced by people involved in activities with no particular focus on the landscape. For 
such views, the principal management objective is to facilitate change that does not detract 
from visual amenity or enhances it. 

Negligible Views that have no valued feature or characteristic, or in which the composition may be 
unsightly (e.g., in derelict landscapes). For such views, the principal management objective is 
to facilitate change that repair, restores or enhances visual amenity. 

 

7.4.1 A.4.2 Magnitude of Change to the View 

Classification of the magnitude of change takes into account the size or scale of the intrusion of development 
into the view (relative to the other elements and features in the composition, i.e., its relative visual dominance), 
the degree to which it contrasts or integrates with the other elements and the general character of the view, 
and the way in which the change will be experienced (e.g., in full view, partial or peripheral view, or in glimpses). 
It also takes into account the geographical extent of the change, as well as the duration and reversibility of the 
visual effects. 

Five categories are used to classify magnitude of change to a view, as set out in Table A6 below: 
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Table A6: Categories of Visual Change  

Magnitude of Change Description  

Very High Full or extensive intrusion of the development in the view, or partial intrusion that 
obstructs valued features or characteristics, or introduction of elements that are 
completely out of character in the context, to the extent that the development 
becomes dominant in the composition and defines the character of the view and 
the visual amenity. 

High Extensive intrusion of the development in the view, or partial intrusion that 
obstructs valued features, or introduction of elements that may be considered 
uncharacteristic in the context, to the extent that the development becomes co-
dominant with other elements in the composition and affects the character of the 
view and the visual amenity. 

Medium Partial intrusion of the development in the view, or introduction of elements that 
may be prominent but not necessarily uncharacteristic in the context, resulting in 
change to the composition but not necessarily the character of the view or the 
visual amenity. 

Low Minor intrusion of the development into the view, or introduction of elements that 
are not uncharacteristic in the context, resulting in minor alteration to the 
composition and character of the view but no change to visual amenity. 

Negligible Barely discernible intrusion of the development into the view, or introduction of 
elements that are characteristic in the context, resulting in slight change to the 
composition of the view and no change in visual amenity. 

 
A.4.3 Significance of Visual Effects 

As for landscape effects, to classify the significance of visual effects, the magnitude of change to the view is 
measured against the sensitivity of the viewpoint, using the guide in Table 3 above. 

A.5 Quality and Duration of Effects 
In addition to predicting the significance of the effects on the landscape and views, EIA methodology requires 
that the quality of the effects be classified as positive/beneficial, neutral, or negative/adverse. 

For landscape effects to a degree, but particularly for visual effects, this is an inherently subjective exercise. This 
is because landscape and views are perceived and therefore subject to variations in the attitude and values of 
the receptor. One person’s attitude to a development may differ from another person’s, and thus their response 
to the effects of a development on a landscape or view may vary. 

Additionally, in certain situations there might be policy encouraging a particular development in an area, in which 
case the policy is effectively prescribing landscape change. If a development achieves the objective of the policy 
the resulting effect might be considered positive, even if the landscape character is profoundly changed. The 
classification of quality of landscape and visual effects should seek to take these variables into account and 
provide a reasonable and robust assessment. 

EIA methodology also requires that effects be categorised according to their duration. The EPA Guidelines 
provide the following classifications of duration: 
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• Momentary – Effects lasting from seconds to minutes  

• Brief – Effects lasting less than a day  

• Temporary – Effects lasting less than a year  

• Short-term – Effects lasting one to seven years  

• Medium-term – Effects lasting seven to fifteen years  

• Long-term – Effects lasting fifteen to sixty years  

• Permanent – Effects lasting over sixty years  

 

It may also be relevant to consider the following: 

• Reversibility – Whether the effects can be readily undone, for example through restoration  

• Frequency of effects – how often will the effect occur (once, occasionally, frequently, constantly, or 
hourly, weekly, monthly. 
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