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No  Viewpoint Baseline View

Location

Sensitivity Proposed Change

Magnitude
of Change

Significance
of Effects

Viewpoints 1-13 address the Sandford Road character area, comprised of low density residential streets, to the north and west of the site.
Viewpoints 14-21 address the Milltown Road area, of more diverse character, to the east and south of the site.

65m)

contributes to a shift in character
approaching the site and the junction

with Milltown Road.

discernible in winter (filtered through the bare tree
canopy).

When visible (e.g. a short distance ahead or back along
the road), its presence would not be inappropriate,
being located at a key junction and at the interface
between two character (Sandford Rd and

Milltown Rd).

areas

1 Sandford Rd| View 1 shows the strong consistency of | Medium The 10 storey Block A1 would be visible protruding | Low- Slight
mid-distant | character along Sandford Road, with the above the roofline of the streetfront buildings and the | Medium neutral
view (approx. | houses all 2-3 storeys, mostly of red brick tree line on the site, and set back from the street behind
200m) with pitched roofs, set back from the road the trees.

behind shallow front gardens. The extent of the protrusion is modest, but sufficient to
The road itself is relatively wide, with two achieve visibility and recognition - allowing the building
vehicular lanes, dedicated cycle lanes to function as a landmark - while avoiding excessive
both sides, and footpaths. contrast in scale.
The trees on the site can be seen from a There would be no harm to the existing buildings or
distance and gain in prominence on other elements in the view and no reduction in visual
approach. amenity; only the introduction of a new building in the
distance. This would (a) cause a slight change in
townscape character (not inappropriate in the corridor
of an urban thoroughfare), and (b) mark a key junction
along the road, improving legibility.

2 Sandford The petrol station is one of the few Medium Approaching the site, the extent of protrusion of Block | Negligible- | Not
Road — local| deviations from low density residential A1 above the roofs and trees reduces. At this point it | Low significant
view (approx. | use in the Sandford Road corridor. This would be all but screened in summer, and just about neutral
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Viewpoint
Location

Baseline View

Sensitivity

Proposed Change

Magnitude
of Change

Significance
of Effects

Sandford The view represents road users and the | Medium The site’s main landscape/visual asset, the trees, would | Low Slight
Road houses (protected structures) across the be largely unaffected by the development. neutral
opposite road from the site. The buildings would be largely screened in summer, and
site At this proximity to the junction with in winter Block A1 would be visible but filtered by the
Milltown Road the road widens to three trees. At this proximity the design and material quality of
lanes. the building would be evident.
Across the road is the high boundary wall The introduction of a building of urban typology and
of the site and beyond that the wide belt scale would cause a change in character. However, inthe
of woodland, which even in winter context, i.e. at the junction of two main thoroughfares,
presents as a dense bank of vegetation, this is not inappropriate.
enclosing the vista. Being lower than the treeline, the building would cause
no increase invisual enclosure. The character of the view
would change but there would be no reduction in visual
amenity.
Belmont Approaching the junction with Sandford | Medium Block A1 would protrude marginally above the tree line Low- Moderate
Avenue Road, the view is framed by the wide in summer and in winter it would be clearly visible, Medium positive

approaching
junction with
Sandford
Road,
opposite site
entrance
(outside
ACA)

gable walls of the two houses at the
junction - the house to the left a
protected structure.

Across the road is the site entrance
flanked by high boundary walls and
inside the walls the site’s dense
woodland.

along with Block C deeper within the site — both

buildings partially screened or filtered by the trees.

Due to the buildings' setback from the street there

would be no sense of dominance of the existing/

historic buildings in view.

At this proximity the architecture of Block A would be

appreciable, specifically the articulation and three

dimensional quality of the facade and the quality of the

materials.

The site would retain its park-like character despite the
presence of the buildings (the open space and trees
would lend the development a park-like character).

The character of the townscape/ view would be altered
but not inappropriately given the location, and the

overall composition of built form, vegetation and open
space in the view would be pleasing.
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(115m) views

cycle lanes and wide verges with rows of
mature street trees.

The trees add visual amenity to the street,
and contribute to a high degree ofvisual
enclosure.

While the character of Eglinton Road is
strong, the environs changing,
reflecting the urban location. At the
opposite end of the road from the site,
towards the junction with Donnybrook
Road, a high density residential scheme
of up to 12 storeys is under construction,
involving the demolition of Nos. 1, 3, 5, 7,
g and 11 Eglinton Road.

are

In winter Block A1 would be largely screened in View 7
but visible in the distance from Viewpoint 6. Similar
visibility would be experienced from the front gardensof
some of the houses.

Overall, the visual impact on Eglinton Road would be
limited. The character of the road is sufficiently strong
that it can withstand the change without diminution of
its character, and there would be no reduction in visual
amenity.

Viewpoint Baseline View Sensitivity Proposed Change Magnitude Significance
Location of Change of Effects

5 Belmont The view is taken from further north | High As in View 1, seen from a distance the tall element of | Low- Moderate
Avenue along Belmont Avenue, some 15om from Block A would be clearly visible, protruding above the | Medium neutral
distant view | the site, withinthe ACA. roofline of the foreground buildings and the trees on the
(inside ACA) | The view along the narrow road is framed site. A part of Block C would also be discernible. Due to

by two storey houses, all pre-20"century its modern urban typology, contrasting with theexisting
but of varying style and materials. There buildings in view, the development would shift the
is a recently completed mixed density character of the townscape towards a more urban
development including an apartment condition. This is not inappropriate in the location, and
block behind the houses to the right, on a the scale of the building is such that it would not
former part of the Muckross Park College dominate the foreground houses; such compositions
grounds. can enhance the character and visual amenity of the
The Sandford Road junction, the site urban area.

értrance And the treas inside the The photomontage shows that Belmont Avenue can

boundary are visible in the distance. withstand the change in its environs without

diminution of its value and visual amenity.

6 & 7| Eglinton Eglinton Road is characterised by large,| Medium Insummer the development would be largely screened Negligible- | Slight
Road distant | mostly 3 storey Victorian houses set back by the street trees and site woodland in bothViews 6 Low neutral
(230m) and | behind long front gardens. The road and7.
mid-distant | corridor is wide, with two vehicular lanes,
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No Viewpoint Baseline View Sensitivity Proposed Change Magnitude Significance
Location of Change of Effects
[ 8 Junction of The view is taken from Eglinton Road | Medium The tall volume of Block A1, set back behind the | Medium | Moderate
Eglinton approaching the double-junction of retained woodland belt inside the site boundary, would positive
Road and Eglinton Road and Clonskeagh Road, be a prominent addition to the view, protruding above
Clonskeagh Sandford Road and Milltown Road. the tree line. Due to its height the building would be
Road sufficiently exposed to be identifiable. Its design and

The stretched, non-orthogonal junction

occupies a large space and channels a
large volume of traffic between the city
centre via Ranelagh to UCD/Clonskeagh
and Donnybrook and Milltown.

The mature trees and handsome houses
lend visual amenity to the view.
However, the status of the junction in
the urban structure is not reflected in
the surrounding land use or built form.
As a 'place’ the junction lacks definition
and makes limited contribution to
legibility.

Chapter 9: Landscape and Visual Impact Assessment

material quality would also be revealed.

Due to its separation distance from the street and the
surrounding houses and the screening effect of the
trees, the building can be comfortably accommodated
beside the wide junction

A new architectural feature of high quality would be
introduced in an appropriate location, adding visual
interest and improving legibility, with no negative effect
on any valued feature or characteristic

Another element of note is the proposed new
treatment of the boundary wall and the new public
pedestrian entrance at the corner of the site. These
would encourage public access and use of the open
space internal to the site, which has heretofore been
closed off to public use
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Viewpoint
Location

Baseline View

Sensitivity

Proposed Change

Magnitude

Significance

of Change

of Effects

houses. The houses on the south side of
the road back onto the site boundary.

In the view south along the estate road

the mature trees inside the site's
northern boundary can be seen between

and rising above the houses.

In winter the taller volumes (6 and 8 storeys)
bookending Block C, aligned parallel with the Norwood
Park houses, would be exposed - although filtered by
the tree canopies. There would be an increase in built
enclosure in addition to the change in character (in
views from rear windows and gardens as well as from
the street).

Inthe evolving urban context, driven by compact growth
policy, this type and magnitude of change is notunusual,
and can be considered neutral (the built form is
considered and not unsightly, and the design and
material quality of the buildings would be evident from
this distance).

9 Clonskeagh | The street is characterised by large | Medium The development would be largely screened in the|l Low- Slight
Road mid- | houses (St James' Terrace, a protected summer. Medium neutral
distant view | structure) set back b?'“”‘j mature In winter the tall element of Block A1 would protrude
\approx. gardens, geﬁeratlng a high degree of above the foreground trees. Due to its modern urban
110m) visual amenity. typology, contrasting with the existing buildings in

However, on the approach to the view, the development would shift the townscape
junction with Eglinton Rd and Milltown character towards a more urban condition. This is not
Rd there is a lack of legibility considering inappropriate given the location, and there is sufficient
the location separation distance and screening to avoid dominance
of the houses by the proposed building.
The Clonskeagh Road townscape corridor can
withstand the change without weakeningits character.
Asinthe other views from the roads approaching thesite
(e.g. Views 1 and 4), the development would improve
legibility without affecting visual amenity.

10 Norwood Norwood park is a small estate off| Medium- In summer the development would be largely screened | Medium- Significant
Park — view | Sandford Road, comprised of a single, | High from view, with just the corners of Block C visible above | High neutral
south curved road lined by semi-detached the tree line.
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11

Viewpoint
Location
Norwood
Park — view
east

12

Cherryfield
Avenue
Lower

Baseline View

The view east along the estate road is
similar to the view south, with the
mature trees on the site rising above the
houses’ roofline, adding to
amenity as well as enclosure.

visual

Sensitivity

Medium-
High

Proposed Change

Only the tall volume of Block A would be visible in
summer, with the remainder of the development
screened by the trees.

In winter Blocks A and C would be visible above and
between the houses - prominent additions despite the
filtering effect of the tree canopies.

Being enclosed on two sides by the site, Norwood Park
has a high degree of exposure, and visual impact on the
estate (intrusion of new, taller buildings and increased
enclosure) is unavoidable if the site is to be developed at
a higher density. The change to the composition and
character of the views would be moderate to significant,
but retention of the boundary trees and thehigh design
and material quality of the buildings would neutralise
the visual effects.

The northern section of Cherryfield
(the part zoned Residential
Conservation area) is lined by a
continuous terrace of houses positioned

Avenue

close to the street, generating a high
degree of visual enclosure.

Medium

Terraces of three storey duplex units are proposed
inside the west boundary back-to-back with the
Cherryfield Avenue houses. The taller apartment
buildings are further to the east, removed from
Cherryfield. Therefore the development would not be
visible from the street.

The duplex terraces would be visible from the rear
windows and gardens of the Cherryfield houses (until a
proposed tree line inside the boundary matures)
resulting in an increase in visual enclosure, but the
change would not be inappropriate. The proposal
clearly responds to the sensitivity of Cherryfield Avenue
in the arrangement and height of the buildings.

Magnitude
of Change

Significance
of Effects

Medium Moderate
neutral

Low Slight
neutral
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Viewpoint Baseline View

Location

Sensitivity Proposed Change Magnitude Significance

13 Cherryfield

Avenue
Upper

Cherryfield Avenue
recently developed than the
section. Rather than a continuous
terrace, the mid-20" century houses are
arranged in terraces of four or six houses.
The end of terrace houses have adjoining

Upper is more

lower

garages, and there are views from the
street towards the site over the garages.

At one of these gaps (Viewpoint 13) the
corner of a roof of Tabor House can be
glimpsed in the distance.

Medium

Block D is located in the south west corner of the site.
This is a small apartment block 3 storeys in height at its
western end (to the rear of the Cherryfield houses),
stepping up to 5 storeys internal to the site (facing
Tabor House across a courtyard).

Block D would be glimpsed from the street between
the Cherryfield terraces, the stepped profile of the red
brick building screening the small part of Tabor House
that is currently visible.

The building would be visible from the rear windows and
gardens of the Cherryfield houses, resulting in an
increase in visual enclosure, but the change would not
be inappropriate. The proposal clearly responds to the
sensitivity of Cherryfield Avenue in the arrangement
and height of the buildings.

of Change
Low

of Effects
Slight
neutral

Viewpoints 1-13 address above the Sandford Road character area
14-21 address the Mil

[town Road area, of more diverse character

, comprised of low density residential streets, to the north and west of the site. Viewpoints
, to the east and south of the site.

14 Milltown
Road

opposite site

This view taken from a position across the
road from the site's eastern boundary
shows the extent of screening provided
by the woodland belt inside the
boundary.

Medium

In summer the proposed development would beTargely
screened from view, although Block A would be visible
beneath the tree canopy on the site.

In winter, Block A - set back behind the boundary wall
and a parkland space incorporating the retained trees -
would be visible but heavily filtered by the tree canopy.

Despite the scale of the development, due to the
setback of the buildings from the road and the screening
effect of the trees, it would have limited effect on the
character of the view and there would beno loss of visual
amenity

Low

Slight
| neutral
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16

Viewpoint
Location
Mount
Sandford
entrance and
view from
front terrace

opposite site

Baseline View

A duplex terrace in Mount Sandford
faces the site across MilltownRoad (the
terraces are arranged to the rear of this
terrace, with no visual exposure to the
site).

Views 15 and 16 represent the view which
would be experienced by all the residents
of Sandford Lodge on departure from the
estate, and the views from the front
terrace

The front terrace is set back behind a
boundary wall and a narrow garden with
a row of maturing trees (see View 16).
These provide a visual screen additional
to the woodland inside the site’s eastern
boundary. The woodland screens the
interior of the site although in winter
Tabor House can be discerned through
the bare tree canopy (View 15)

Sensitivity

Proposed Change

In summer the development would be almost entirely
screened from view.

In winter, Block Az - set back behind the proposed open
space incorporating numerous retained mature trees -
would be exposed to view, although filtered by the tree
canopies, softening the building’s presence. Enough of
the building would be revealed for its architecture to be
appreciated - notably the articulation of the facades and
the variation and quality of the materials. Tabor House
would remain visible to the left.

Considering (a) the location/context, (b) the retention of
the trees/ sylvan character of the site, (c) the retention
of visibility of Tabor House, (d) the addition ofbuildings
of high design and material quality, and (e) the
avoidance of any sense of dominance/overbearing, the
visual effect can be classified positive.

Magnitude
of Change
Low -
Medium

Significance
of Effects

Slight

Moderate

positive
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17 Milltown This viewpoint represents the views| Medium In summer the proposed development would be | Negligible- | Slight
Road which would be experienced by vehicular, screened from view - apart from the new entrance inthe | Low neutral
footpath cycle and pedestrian traffic travelling boundary wall a short distance along the road.

alongside site | north towards the junction with Sandford
Road - where traffic diverts to the city
centre via Ranelagh, orto Donnybrook or
Clonskeagh/UCD.

In winter, Block A would be discernible, set back behind
the wall and filtered by the retained trees insidethe
boundary.

Despite the scale of the development, due to the
setback of the buildings from the road and the retention
of the wall and trees, it would have limited effect onthe
view and there would be no loss of visualamenity.

The summer view shows the screening
effect of the trees on both sides of the
road. The 6 storey Cedar Hall building to|
the right is barely visible.

In winter the Cedar Hall apartment
buildings are prominent although well
set back from the road and filtered by
the trees inside the boundary.
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Viewpoint
Location
Milltown
Road -
Distant view

Baseline View

This view illustrates the difference in
character between the townscape of
Milltown Road compared to Sandford
Road.

Inwinter the Grove House and Cedar Hall
apartments are visible to the right, both
buildings of urban typology and scale
and varied architectural character.

A small part of the upper floor and
stepped parapet of 'the Extension’ (part
of the complex of buildings on the site) is
visible in the distance to the left.

The wall and railing in the foreground to
the left encloses the Garrynure estate.

Sensitivity

Proposed Change

Block F and a small part of Block A would be visible to
the left of the road, protruding above the trees. The
buildings are well spaced and set back from the road
behind the belt of retained trees. The collective roofline
steps down towards Sandford Road, reflecting the
natural topography.

The new buildings on the site would complement the
buildings across the road, forming a distinctive corridor
of both urban and sylvan character.Due to the buildings’
spacing and setback there would be no sense of
excessive enclosure.

The development would have a positive effect on the
urban composition - the positioning and scale of the
buildings appearing logical, and legibility would be
improved.

Magnitude
of Change
Low-
Medium

Significance
of Effects
Slight
Moderate
positive

13

View
representing
Garrynure

South of the site beyond a parking area
serving Gonzaga College, is Garrynure, a
small estate of two storey houses.

A row of houses faces the site, set back
from the boundary behind an access road
and a green strip with trees. In views
from the front windows (first floor only) a
part of the site is visible over the estate
wall and through the trees, beyond the
parking area.

The existing site buildings can be seen
(partly screened by trees), specifically a
part of Milltown Park House and parts of
the Finlay Wing and the Extension. It is a
complex, somewhat untidy cluster

To the right across Milltown Road, the
Cedar Hall apartment development is
prominent.

Medium

The cluster of historic buildings would be replaced in the
view by the new complex of apartment buildings, Block
F most prominent, with a stepped profile (due tothe
setback of the top floor), and with parts of Block D
visible to the rear.

From this proximity the design and finish quality of the
buildings would be appreciable, with the buildings also
benefitting from the mature trees in their immediate
setting, forming an attractive composition, and
complementing Cedar Hall on the far side of Milltown
Road.

Medium

Moderate
positive
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Viewpoint
Location

Baseline View

Sensitivity

Proposed Change

Magnitude
of Change

Significance
of Effects

20 Milltown Park| The access road to Milltown Park | Medium The Extension building would be replaced in the viewby | Medium Moderate

accessroad | passes the cluster of buildings inthe the new Block F. positive
southern part of the site. The connecting building from the accommodation block
In this view from the access road, the red would be shortened, opening a view into the siteover a
brick accommodation block (part of the new stone boundary wall — expasing more of the Chapel
Jesuit centre, external to the subject site) to view.
is to the left, and the Extension and a part A cluster of buildings would be visible within the site,
of the Chapel are to the right (bothpart of framed by Block F and the accommodation block. These
the site). The foreground buildings include the refurbished Chapel and parts of Blocks B,
enclose a green courtyard which is Cand B
external to the site.
A low, red brick connecting building links The combination of open space and buildings from
the accommodation block to the various eras creates a complex but interesting
Extension on the far side of the courtyard, comPOSItion, of higher visual amenity value than the
closing the vista. SR

21 Milltown From the north side of the new Milltown | Medium In summer the majority of the development would be | Medium Moderate
Park — view | Park accommodation building there is a screened by the tree and existing buildings in the neutral
from rear of | view into the south west corner of the site foreground.
accommoda- | (in winter; in summer the view is blocked In winter, part of the development would be exposed,
tion block by the tree in the foreground). specifically Block D in the south west corner, stepping up

The older, red brick accommodation from three storeys inside the boundary to five storeys
building (external to the site) is to the further into the site where it would screen a part of Tabor
right, and the houses at the end of House. A taller element of Block C wouldalso be visible
Cherryfield Avenue Upper are to the left, beyond Block D, forming a coherent, stepped
framing the view into the site. composition of built form.

A part of the Chapel roofis visible in the The change to the already complex composition would
middle distance and in winter a part of cause no reduction or improvement to visual amenity.
Tabor House is visible. However, the winter view in particular shows the

responsiveness of the proposal to the context.

22 Albany Road | The alignment of Albany Road frames a | Medium A small part of Block A would protrude marginally above | Negligible | Not
distant view | view east towards the site. The view the distant roof and tree line. There would be no significant
(approx. along the road is framed by two storey significant change to the composition or character of the | neutral
350m) red brick houses and a line of street view, and no loss of visual amenity

trees to the left.

Table g9.9: Assessment of Potential Visual Effects
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9.5.3 The'Do Nothing’ Approach

The site would remain as a large area of formerly institutional land of parkland character
within an urban area of mixed character with no access to the general public. In the current
situation, as a component of the local green infrastructure network it provides some visual
amenity and ecosystem services. However, in the context of compact growth, the site is
considered an unsustainable use of the land resource and the public have never enjoyed any
right of access to these privately owned lands.

9.6 Mitigation (Remedial/Reductive Measures)
9.6.1 Construction Phase

Apart from (a) the measures incorporated in the proposed design (see 9.6.2 below), (b) the
measures for tree protection (as recommended in the Tree Protection Strategy prepared by
CMK Horticulture & Arboriculture Ltd) and biodiversity protection (as recommended in
Chapter 8), and (c) standard best practice construction site management (e.g. erection and
maintenance of site hoarding, orderly storage of materials and vehicles, etc.), no additional
mitigation measures are proposed for townscape and visual effects.

9.6.2 Operational Phase

The proposal has been subject to detailed environmental impact assessment, including of
potential townscape and visual effects, throughout the design and pre-planning process —for
the previous SHD application and the current application. Informed by this assessment, the
proposal has been designed to avoid causing any significant negative townscape and visual
effects. Important mitigation measures built into the proposal from the outset include:

e Theretention of the tree/ woodland belt inside the north and east boundaries as part
of the scheme’s main open space (not all of the trees, but most of the better quality
trees — a sufficient volume to retain the tree belt as a feature of the landscape), with
the buildings (Block A and C) set back well behind the trees. This would (a) retain the
site’s ‘parkland’ character in views from Sandford Road and Milltown Park, (b)
provide screening of the buildings, and (c) lend maturity, character and landscape/
visual amenity to the new neighbourhood.

e The retention of Tabor House and the Chapel on the site. The dual intention was to
(a) preserve these assets in the interest of cultural/ architectural heritage
conservation, and (b) to lend maturity, character and landscape/ visual amenity to the
new neighbourhood.

e Retention of trees, setting back of the buildings (Block C) and modulation of building
height along the north (Norwood Park) boundary. Block C is set back from the
boundary behind a linear open space incorporating the retained trees, to function as
a landscape/ visual buffer between the building and the nearest houses of Norwood
Park. The northern range of Block C is also broken into four volumes, of two, four, six
and eight storeys. The intention of this articulated form is to reduce the perception
of massing/height in the views from Norwood Park.

e Positioning of lower buildings (Block E and the lower volume of Block D) inside the
west (Cherryfield Avenue) boundary. The proposed Block E terraces are three storeys
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