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Sketch A: View of the proposed development (in the background) looking north from Smithfield Square. This 
illustrates a design that would be consistent with the draft Planning Scheme. (Refer to the View 5 Diagrammatic 
Photomontage in Section 8 which illustrates the existing view showing the proposed development envelope).
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1.0	 IntroductIon	and	Background

The	 Grangegorman	 Development	 	 Agency	 (GDA)	 commissioned	 Mitchell	 +	 Associates	 to	
prepare	an	appraisal	of	the	potential	Landscape	and	Visual	impacts	of	the	development	proposed	
for	 the	 Grangegorman	 Strategic	 Development	 Zone	 (SDZ)	 as	 set	 out	 in	 the	Agency’s	 draft	
Planning	Scheme	dated	April	2011.	ARC	Architectural	Consultants	Ltd	were	appointed	to	assist	
in	respect	of	visualisation	of	the	strategic	proposals	contained	within	the	Scheme.

1.1	 Planning	context	and	need	for	this	study
The	 Grangegorman	 Strategic	 Development	 Zone	 (SDZ)	 was	 designated	 on	 21st	 December	
2010	under	the	Planning	and	Development	Act	2000.	Section	168	of	the	Act	makes	provision	
for	the	relevant	development	agency	to	“prepare a draft planning scheme in respect of all or any 
part of the site and submit it to the relevant planning authority”.	The	Grangegorman	Development	
Agency	has	prepared	 a	draft	 Planning	 Scheme	 for	 submission	 to	Dublin	City	Council	 for	 the	
whole	of	the	designated	site	at	Grangegorman.	

Sub-section	168(3)	of	 the	Act	 further	requires	 that	“A draft planning scheme shall also contain 
information on any likely significant impacts on the environment of implementing the planning scheme 
and to that effect it shall contain the information prescribed under section 177 , in so far as such 
information is relevant to the detail contained in the scheme”.	Section	177	of	the	Act	refers	to	the	
prescribed	information	regarding	environmental	impact	statements	(EIS).	

This	appraisal	is	provided	as	a	supplement	to	the	draft	Planning	Scheme	for	the	Grangegorman	
SDZ	 in	 a	 similar	 format	 to	 the	Landscape	 and	Visual	 Impact	 information	 in	 an	Environmental	
Impact	Statement	(EIS).

1.2 Study constraints
The	draft	 Planning	 Scheme	 sets	out	GDA’s	 vision	 for	 the	whole	project	 and	 it	 describes	 the	
nature	 and	 extent	 of	 the	 proposed	 development	 at	 a	 strategic	 level.	As	 expected	 in	 a	 SDZ	
process	the	detailed	design	of	the	individual	buildings	has	not	been	completed,	and	will	be	subject	
to	follow-on	applications	for	planning	permission.	Information	regarding	the	design	detail	is	less	
developed	than	would	be	available	for	inclusion	in	an	EIS	accompanying	a	planning	application.	
This	 has	 consequences	 for	 the	 type	 of	 Landscape	 and	Visual	 impact	 study	 possible	 in	 the	
circumstances.	Within	a	standard	Landscape	and	Visual	Impact	Assessment	contained	within	an	
EIS	the	design	detail	is	very	often	a	major	part	of	the	impact	mitigation	–	detail	is	a	fundamental	
aspect	of	 architectural	 and	 landscape	design.	Good	design	 and	detailing	 very	often	provide	 a	
positive	aspect	to	the	impact	on	landscape	character	and	on	visual	amenity.	It	is	therefore	difficult	
and	to	some	extent	prejudicial	to	assess	or	judge	a	development	proposal	in	the	absence	of	this	
level	of	detail.	

Photomontages	 as	 produced	 normally	 for	 an	 EIS,	 accurately	 illustrate	 the	 visual	 changes	 that	
will	result	from	the	proposed	development.	They	assist	greatly	in	the	process	of	assessing	visual	
impact.	In	the	case	of	an	SDZ,	the	photomontages	cannot	be	produced	with	the	same	level	of	
detail	(refer	to	Section	3).	

It	 is	however	possible	at	this	stage	to	illustrate	the	broad	volumetric	aspects	of	the	scheme	at	
this	strategic	level.	It	is	also	necessary	to	do	so	in	the	context	of	informing	and	setting	limits	to	
the	permissible	quantum	of	development	within	the	SDZ.	To	this	end	a	form	of	‘diagrammatic	
photomontage’	has	been	devised	to	illustrate	the	proposals	at	this	stage	(refer	to	Section	3.5	-	3.7).

While	 the	 level	 of	 Landscape	 and	Visual	 impact	 ‘assessment’	 that	 can	 properly	 be	 made	 is	
therefore	 reduced	 at	 this	 strategic	 stage,	 particularly	 in	 terms	of	 impact	 significance,	 a	 limited	
summary	of	the	likely	impacts	is	provided.	

2.0	 Study	area

2.1	 the	site
The	Grangegorman	SDZ	 site	 is	 located	 in	 the	Arran	Quay	Ward	of	Dublin	 in	 the	district	of	
Grangegorman,	 approximately	 1km	 north	 of	 the	 River	 Liffey	 and	 the	 city	 centre,	 and	 south	
of	 the	Royal	Canal.	The	Grangegorman	 SDZ	 site	 comprises	 some	28	hectares	 encompassing	
St.	Brendan’s	Hospital	and	its	grounds.	The	site	 is	divided	into	two	precincts,	St.	Brendan’s	East	
(approx.	7.6	hectares)	and	St.	Brendan’s	West	(approx.	20.7	hectares).	St.	Brendan’s	is	the	oldest	
psychiatric	hospital	in	Ireland	and	is	located	in	the	vicinity	of	Smithfield	to	the	south,	Phibsborough	
to	the	north	and	Phoenix	Park	to	the	west.		

2.2	 Landscape	and	visual	context
The	 site	 represents	 one	 of	 the	 few	 remaining	 large	 green	 open	 spaces	 between	 the	 canals	
in	Dublin	City.	Other	 than	 the	Phoenix	Park,	 it’s	 the	 largest	open	space	on	 the	north	 side	of	
the	 inner	 city,	 albeit	 one	 which	 is	 currently	 enclosed	 and	 generally	 inaccessible	 to	 the	 public.		
Approximately	one	 third	of	St.	Brendan’s	West	 is	 currently	used	as	 active	 recreational	playing	
fields.	There	are	currently	no	Special	Protection	Areas	(SPA’s)	or	Special	Areas	of	Conservation	
(SAC’s)	 relating	 to	 the	 site.	 	There	are	no	exposed	watercourses	present	within	 the	 site.	The	
Grangegorman	SDZ	site	contains	many	mature	trees,	particularly	on	the	more	elevated	ground	
towards	the	centre	and	north-western	part	of	the	site	and	the	lands	slope	gently	down	towards	
the	south-east.	The	St.	Brendan’s	east	site,	where	the	land	is	largely	derelict,	contrasts	somewhat	
with	the	west	site	which,	while	rather	verdant	by	comparison,	has	more	recently	been	subject	
to	a	low-intensity	management	regime	and	in	parts,	an	air	of	dereliction	has	started	to	creep	in.	
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2.3 Aspects of  impact
Landscape	 can	 be	 described	 as	 all	 the	 visible	 features	 of	 an	 area	 of	 land	 and	 the	 landscape	
character	 is	 the	 distinctive	 nature	 of	 these	 elements.	 Landscape	 therefore	 includes	 a	 broad	
range	 of	 natural	 resources	 and	 includes	 areas,	 sites,	 vistas	 and	 features	 of	 significant	 scenic,	
archaeological,	 historical,	 ecological	 or	 scientific	 interest.	The	 landscape	 of	 the	 Grangegorman	
area	has	been	forged	by	its	past,	which	has	left	a	legacy	of	buildings	and	other	features	on	site,	
many	of	which	are	protected	structures	which	contribute	 to	 the	unique	character	of	 the	site	
and	its	environs.

The	impact	of	any	development	on	the	landscape	has	two	distinct	but	closely	related	aspects.	The	
first	aspect	is	impact	in	the	form	of	change	to	the	character	of	the	landscape	that	arises	from	the	
insertion	of	the	proposed	development	into	the	existing	landscape.		

The	second	aspect,	visual	 impact,	 is	 less	subjective	and	occurs	by	means	of	visual	 intrusion	or	
obstruction.	Visual	 obstruction	 is	 defined	 as	 the	 full	 or	 substantial	 blocking	 of	 a	 view	 by	 the	
development	proposal	or	by	constituent	elements	of	the	proposal.	Visual	intrusion	is	concerned	
with	 the	 relative	 perception	 of	 visual	 impact	 based	 on	 the	 degree	 to	 which	 the	 proposed	
development	impinges	on	a	view	without	blocking	it.

The	combined	impacts	will	elicit	responses	whose	significance	will	be	partially	dependent	on	how	
people	perceive	a	particular	landscape	and	how	much	the	changes	will	matter	in	relation	to	other	
senses	as	experienced	and	valued	by	those	concerned.		

The	amount	or	degree	of	impact	is	usually	assessed	on	a	scale	from	imperceptible	to	profound.	
The	quality	of	 an	 impact	may	be	assessed	as	positive,	negative	or	neutral.	The	duration	of	 an	
impact	 can	 range	 from	 temporary	 to	 permanent.	A	 glossary	 of	 the	 terms	 generally	 used	 to	
describe	and	assess	impacts	is	provided	in	Appendix	1	of	this	document.	Some	of	these	terms	
are	used	in	this	appraisal	and	they	are	used	in	the	context	of	all	of	the	definitions	contained	in	
the	glossary.

3.0 STudy METhOdOlOgy

The	 constraints	 of	 this	 study	 outlined	 in	 Section	 1.2	 have	 necessitated	 an	 approach	 which	
differs	significantly	 from	that	adopted	for	Landscape	and	Visual	 Impact	assessments	that	would	
form	 part	 of	 an	 Environmental	 Impact	 Statement.	 	 Due	 to	 the	 available	 level	 of	 detail	 in	 an	
SDZ	process	and	the	available	level	of	finish	regarding	the	buildings,	public	realm	and	landscape	
design,	the	production	of	photomontages,	as	one	generally	understands	them,	is	not	possible.	A	
‘diagrammatic	photomontage’	method	has	however	been	developed	and	employed	to	outline	

the	visual	envelope	within	which	development	at	Grangegorman	may	take	place.	Photomontages	
are	relied	upon	within	 the	EIS	process	 to	provide	a	‘before	and	after’	picture	 from	specifically	
chosen	viewpoints	which	are	considered	potentially	important	in	terms	of	sensitivity.	

The	diagrammatic	photomontages	produced	for	this	study	indicate	the	minimum	and	maximum	
extent	of	proposed	development,	i.e.	limits	within	which	all	future	development	will	be	required	
to	fit.	The	visual	modelling	of	this	proposed	development	envelope	is	created	in	exactly	the	same	
way	as	it	would	be	for	photomontages	but	the	model	cannot	be	rendered	to	show	finishes	or	
detail	 of	 the	 buildings.	 For	 example,	 there	 is	 no	 indication	 of	 materials	 or	 fenestration	 which	
would	provide	scale	to	the	views.		For	these	reasons	this	study	is	intended	to	provide	a	broad	
appraisal	of	these	impacts	and	to	provide	an	outline	only	of	their	likely	significance.	

3.1 Basis of  methodology adopted
This	 Landscape	 and	 Visual	 Appraisal	 is	 based	 on	 the	 standard	 methodology	 used	 for	
Environmental	Impact	Statements,	based	on	the	EPA	Guidelines	with	amendments	necessitated	
by	the	limitations	outlined	in	Section	1.2	above.	

3.2 guidelines used
The	basis	for	this	appraisal	follows	the	guidance	used	for	Environmental	Impact	Statements:	
1.		 Guidelines	 on	 the	 information	 to	 be	 contained	 in	 Environmental	 Impact	 Statements	

prepared	by	the	Environmental	Protection	Agency	(EPA)	2002,	and
2.		 Advice	Notes	on	Current	Practice	in	the	preparation	of	Environmental	Impact	Statements	

Environmental	Protection	Agency	(EPA)	2003

3.3 Study process
The	work	required	for	the	study	was	carried	out	between	May	2009	and	April	2011.		Information	
regarding	the	site	and	 its	 immediate	surroundings	was	gathered	 from	Ordnance	Survey	maps,	
topographical	surveys,	aerial	photography	and	on-site	observations.

The	main	stages	in	the	study	process	included:
Visiting	the	site	and	preparing	a	photographic	record	of	the	main	site	features.
Undertaking	a	desktop	study	of	the	site	and	surroundings	in	relation	to	its	local	and	city-
wide	significance	using	the	information	gathered	from	site	visits,	studying	aerial	photography	
and	Ordnance	 Survey	mapping,	 together	with	 the	Tree	 Survey	 and	Report	 prepared	by	
Mitchell	+	Associates.
A	detailed	landscape	and	visual	analysis	based	on	the	assessment	process	to	determine	the	
character	of	the	existing	landscape	by	taking	account	of	the	various	natural	and	manmade	
features,	including	topography,	landform,	vegetation,	land	use,	built	environment	etc.	together	
with	the	visibility	of	and	the	views	to	and	from	the	site.	

•
•

•
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Undertaking	a	desktop	study	of	the	overall	scheme	and	associated	reports	that	have	been	
carried	out	over	the	course	of	the	SDZ	process,	to	determine	its	potential	landscape	and	
visual	 impact	 on	 the	 receiving	 environment	 and	 to	 identify,	 where	 possible,	 appropriate	
mitigation	measures.
Identifying	key	viewpoint	locations	towards	the	site.
Appraisal	of	the	‘before’	and	‘after’	diagrammatic	photomontages	prepared	by	ARC	in	order	
to	assist	in	determining	the	likely	significant	visual	impacts	of	the	proposed	development.

3.4 Selection of  viewpoints
A	 survey	 of	 the	 potential	 visibility	 of	 the	 proposed	 development	 was	 carried	 out	 at	 various	
dates	in	2009,	2010	and	2011.		Before	visiting	the	surrounding	area,	mapping	analysis	was	carried	
out	 to	 identify	 locations	 from	which	views	of	 the	proposed	development	were	 likely.	 	Where	
streets	or	urban	spaces	are	aligned	towards	the	site,	and	where	the	buildings	at	the	end	of	these	
alignments	are	relatively	modest	in	height,	there	is	a	potential	for	the	proposed	development	to	
be	visible.		This	potential	 increases	with	the	length	of	the	alignment,	but	reduces	with	distance	
from	the	site.		

Viewpoints	were	selected	to	fairly	represent	the	likely	visual	impact	from	a	variety	of	distances	and	
directions	around	the	site.		Priority	was	given	to	views	from	the	public	domain	and	particularly	
from	main	roads.	Priority	was	also	given	to	views	from	potentially	sensitive	locations	(e.g.,adjacent	
residential	areas).	 	A	range	of	both	close-up	views	and	distant	views	are	represented.	A	list	of	
viewpoint	locations	which	is	considered	to	provide	good	representation	was	agreed	with	Dublin	
City	Council.

The	views	selected	and	submitted	were	not	the	only	views	examined	but	were	considered	to	
be	important	and	representative,	having	regard	to	the	requirement	to	examine	the	greatest	likely	
impacts.		It	is	not	practical	to	illustrate	the	development	from	all	possible	views,	however	greater	
visual	impacts	were	chosen	over	lesser	ones	where	they	were	likely	to	be	similar.	

The	list	was	subsequently	categorised	into	Long	distance,	Medium	distance	and	Short	distance	
views.	At	all	locations	the	view	was	photographed	and	the	viewpoint	location	was	surveyed	in	
accordance	 with	 standard	 methodology	 for	 photomontage	 production.	 Maps	 of	 the	 selected	
viewpoint	locations	are	provided	in	Section	8.
		
[For	 reasons	 outlined	 in	 this	 section	 (Section	 3.0	 Study	 Methodology),	 a	 specific	 means	 of	
illustrating	the	scheme	proposals	was	developed.	This	involved	the	production	of	‘diagrammatic	
photomontages’	 illustrating	 the	 proposed	 visual	 envelope	 as	 seen	 from	 all	 of	 the	 selected	
viewpoints.	 Initially	 the	 production	 of	 standard	 photomontages	 was	 being	 considered	 but	
short	distance	views	particularly	posed	a	problem	in	that	without	access	to	design	detail,	they	

•

•
•

could	have	been	prejudicial	 to	the	development.	However,	given	the	context	of	the	proposed	
development’s	 proximity	 to	 adjacent	 residents	 (for	 example,	 at	 Grangegorman	 Upper	 and	
Rathdown	Road),	to	have	simply	excluded	short	distance	views	from	the	study	could	have	been	
prejudicial	to	the	potential	concerns	of	residents].	

3.5 diagrammatic photomontage methodology
Photography:	Mapping	analysis	identified	representative	locations	where	there	was	a	potential	for	
the	proposed	development	to	be	visible.		At	all	these	locations	photographs	were	taken	looking	
towards	the	proposed	development.		All	the	photographs	were	taken	in	conditions	of	good	light	
and	clear	visibility.		From	some	distant	locations,	a	slight	haze	over	the	city	reduced	long	distance	
visibility.	All	 photography	 was	 taken	 using	 medium	 format	 cameras	 or	 high	 resolution	 digital	
cameras	to	maximise	visible	detail.	The	lenses	used	depended	on	the	distance	from	the	site.
Relatively	 wide	 angle	 lenses	 were	 used,	 so	 as	 to	 provide	 sufficient	 context	 in	 the	 views.		
Photographs	 with	 a	 narrow	 field	 of	 view	 may	 exclude	 relevant	 context.	 	Wide	 angle	 views,	
capable	of	providing	sufficient	context	are	particularly	important	when	the	viewpoint	is	close	to	
proposed	development.

Survey	of	 camera	 locations:	Camera	positions	were	 surveyed	using	 reflectorless	 total	 stations	
and/or	 survey	 standard	 GPS	 receivers.	 	 Camera	 positions	 were	 also	 related	 to	 Ordnance	
mapping.	 	All	 survey	 data	was	 related	 to	 the	 national	 grid,	 and	 to	Ordnance	mapping.	 	 	The	
camera	positions	of	some	distant	views	were	established	using	Ordnance	data.			The	date	and	
time	of	each	photograph	was	recorded	when	the	photograph	was	taken.

Survey	of	reference	points:	Using	a	total	station	(a	survey	 instrument	that	measures	distances	
digitally),	reference	points	on	notable	features	in	the	general	area	of	the	site,	and	in	the	wider	city,	
were	surveyed.	Renders	showing	 the	permissible	development	envelope	were	positioned	and	
scaled	in	the	diagrammatic	photomontages	using	these	reference	points	

3.6 digital modelling and rendering
Analysis	of	visibility	and	visual	impact	is	presented	in	the	form	of	diagrammatic	photomontages	
and	red	line	diagrams	(showing	the	location	of	the	proposed	development	where	it	is	not	visible	
in	a	view).		Models	of	the	development	envelope	permissible	under	the	terms	of	the	Planning	
Scheme	were	constructed	by	ARC	using	Microstation	and	3D	Studio.		The	models	were	based	
on	survey	and	design	information	provided	by	the	design	team.	Local	reference	points	on	existing	
buildings,	surveyed	by	ARC,	were	included	in	the	model.		Models	of	the	development	envelope	
were	based	on	the	Urban	Form	Diagram	and	on	the	Heights	Diagram	(Figs.	4.2	and	4.7	of	the	
draft	Planning	Scheme).	 	The	Urban	Form	Diagram	was	provided	 to	ARC	 in	digital	 format	 in	
February	2011,	and	the	plan	dimensions	and	the	position	of	permissible	development	envelopes	
under	the	Planning	Scheme	were	modelled	on	the	basis	of	this	digital	Urban	Form	Diagram.
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	[Typically	floor	to	floor	heights	used	in	constructing	the	model	were	4.5	metres	in	the	case	of	
commercial	or	institutional	uses	and	3.0	metres	in	the	case	of	residential	uses.		In	some	locations,	
and	in	particular	where	proposed	permissible	development	envelopes	adjoin	existing	buildings,	
floor	 to	 floor	heights	were	adjusted	somewhat,	 so	that	development	envelopes	conform	with	
overall	heights	to	be	permitted	under	the	planning	scheme.		Where	they	occur,	the	allowance	
for	plant	rooms	on	top	of	development	was	modelled	at	2.7	metres	high,	and	for	parapets	at	
1.0	metre	high].

When	the	model	was	complete,	renderings	were	made	on	computer	from	each	camera	position	
using	the	field	of	view	of	each	photograph.		The	renders	were	inserted	into	the	relevant	view,	
and	were	scaled	and	positioned	using	the	field	of	vision	of	each	photograph	and	the	surveyed	
reference	points	in	each	view.		ARC	would	expect	the	dimensional	accuracy	of	the	scaling	and	
positioning	of	the	proposed	development	within	each	view	to	be	of	the	order	of	±	1%.

3.7 Interpretation of  diagrammatic photomontages
A	series	of	‘before’	and	‘after’	images	for	each	of	the	selected	viewpoints	is	presented	in	Section	
8.	The	‘before’	 images	are	referenced	“As	existing”	and	are	simple	photographs	of	 the	existing	
view.	The	‘after’	images	are	referenced	“existing	view	showing	proposed	development	envelope”	
and	that	 is	exactly	what	they	represent	–	in	none	of	the	views	do	they	represent	the	finished	
development.	As	outlined	previously	these	are	diagrammatic	photomontages	which	have	been	
produced	 by	 simply	 extrapolating	 the	 proposed	 plan	 vertically	 to	 reflect	 the	 minimum	 and	
maximum	 proposed	 building	 heights	 in	 order	 to	 produce	 a	 basic	 model	 –	 a	 model	 which	
reveals	no	architectural	detail	and	no	landscape	or	public	realm	design	at	all.	It	is	therefore	very	
important	that	these	diagrammatic	photomontages	be	interpreted	solely	as	illustrating	in	a	very	
limited	way	the	proposed	development	in	terms	of	the	visual	envelope	within	which	the	ultimate	
buildings	will	 be	contained.	They	 should	not	even	be	 interpreted	as	 conveying	a	 sense	of	 the	
scale	and	massing	of	the	proposed	development	since	the	finished	development	will	 inevitably	
fall	within	the	outer	limits	illustrated.	

The	model	therefore,	as	it	appears	in	the	‘after’	images	in	Section	8,	does	not	refer	to	buildings	
as	proposed	rather	it	refers	to	the	proposed	visual	envelope	as	it	appears	within	the	view.	This	
is	very	important	when	considering	how	to	place	values	on	the	proposal.	

Since	 the	 model	 created	 has	 width,	 depth	 and	 height	 which	 are	‘blocked	 out’	 to	 give	 some	
impression	of	solidity,	one	is	naturally	tempted	to	see	the	proposed	visual	envelope	more	as	a	
building	(or	series	of	buildings)	than	the	depiction	of	the	spatial	volume	it	is	actually	intended	to	
represent.

3.8 Interpretation of  perspective sketches
A	total	of	six	perspective	sketches,	based	on	the	diagrammatic	photomontages,	were	prepared	
to	assist	in	the	Landscape	and	Visual	Appraisal	(see	Sketches	A-F).	These	six	views	were	selected	
on	 the	basis	of	 scale	of	 the	proposed	development	 relative	 to	 the	viewpoint.	These	 sketches	
use	 identical	 view	 parameters	 (viewpoint,	 angle	 of	 view,	 etc)	 as	 the	 relevant	 diagrammatic	
photomontages	in	section	8	and	as	such	they	are	accurately	set	out	in	terms	of	the	scale	and	
positioning	 of	 the	 built	 elements	 shown,	 i.e.	 the	 buildings	 illustrated	 fall	 within	 the	 proposed	
visual	 envelope	 as	 illustrated	 in	 the	 diagrammatic	 photomontages.	These	 are	 however	 sketch	
illustrations	of	how	a	designed	finished	scheme	may	appear.	These	are	not	intended	to	actually	
represent	 the	 completed	 development	 in	 terms	 of	 form,	 finishes	 or	 detail,	 though	 they	 do	
illustrate	an	approach	which	would	be	consistent	with	the	draft	Planning	Scheme.	They	also	add	
an	aspect	of	architectural	detail	which	is	not	contained	in	the	diagrammatic	photomontages	and	
offer	a	further	layer	of	design	illustration	which	may	contribute	to	an	appraisal	of	the	scheme	as	
regards	its	likely	visual	impact.

Sketch B: View of the proposed development (in the background, left of centre) looking north-west from King’s Inns. 
This illustrates a design that would be consistent with the draft Planning Scheme. (Refer to the View 6 Diagrammatic 
Photomontage in Section 8 which illustrates the existing view showing the proposed development envelope).
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3.9 Significance of  impact
As	outlined	 in	Section	1.2,	a	 full	assessment	of	 impact	significance	 is	not	possible	at	 this	 stage	
in	the	design	of	the	scheme.	The	scale	of	impact	(Imperceptible,	Slight,	Moderate,	Significant	or	
Profound)	may	be	determined	from	an	examination	of	the	proposals	and	with	reference	to	the	
Diagrammatic	Photomontages	which	are	included	in	Section	8,	however	a	determination	as	to	
their	 quality	 (Positive,	Neutral	 or	Negative)	 is	 not	 possible	without	 reference	 to	 the	 detailed	
design	proposals.	It	is	assumed	that	in	all	cases	the	proposed	development	will	be	of	‘Long-term’	
to	‘Permanent’	duration.

The	 significance	 criteria	 used	 for	 landscape	 and	 visual	 assessment	 which	 is	 included	 in	 the	
‘EPA	 Guidelines	 on	 the	 information	 to	 be	 contained	 in	 Environmental	 Impact	 Statements	
–	2002’	 (Glossary	of	 Impacts),	defines	 these	 terms	–	refer	 to	Appendix	1,	Glossary	of	 Impact	
Terminology.

The	potential	impacts	of	the	development	proposals	are	outlined	in	Section	6	and	the	residual	
impacts	(i.e.	after	mitigation	measures	are	taken	into	account)	are	discussed	and	summarised	in	
Section	8.

4.0 SITE dESCrIpTION ANd CONTExT

4.1 Site context and character
The	landscape	of	the	Grangegorman	SDZ	site	is	characterised	by	a	combination	of	the	mature	
trees	 and	 their	 canopies,	 a	mix	of	 open	 and	 enclosed	 landscapes,	 the	 historical	 buildings	 and	
features,	 stone	walls	and	 landscaped	pathways.	Together,	 these	elements	create	an	 institutional	
landscape	dating	back	 to	 the	establishment	of	 the	House	of	 Industry	 for	 the	poor	 in	 the	 late	
18th	Century.		The	1837	OS	map	depicts	an	agricultural	 landscape	context,	particularly	to	the	
north	and	west	of	the	site	consisting	of	fields	divided	by	hedgerows	with	orchard	plantings.	The	
lands	had	formed	part	of	the	Priory	of	the	Holy	Trinity	circa	1170	and	would	have	been	used	
for	agricultural	production,	as	it	lay	on	the	outskirts	of	Dublin.		

Development	 around	 the	 site	 began	 with	 the	 construction	 of	 the	 North	 Dublin	 Union	
Workhouse,	the	Richmond	Lunatic	Asylum	and	the	Richmond	Penitentiary	 in	the	early	1800’s.		
A	Manor	House	and	lands	on	the	St.	Brendan’s	West	site	was	the	residence	of	the	Monck	family	
in	the	early	18th	Century.		Overcrowding	in	the	workhouse,	asylum	and	penitentiary	led	to	the	
purchase	and	development	of	the	lands	to	the	west	circa	1836.		A	tunnel	was	constructed	under	
Grangegorman	Lower	connecting	the	two	sites	and	this	still	exists	today.		The	western	site	was	
gradually	developed	in	phases	through	the	1800’s	up	to	the	present.		The	1980’s	saw	a	period	
of	demolition	of	a	number	of	significant	buildings	on	the	site.		There	does	not	appear	to	have	

been	an	overall	 landscape	or	buildings	masterplan	 for	 the	site	as	a	whole	although	each	 later	
construction	did	have	planted	grounds	within	their	individual	curtilage.
		
The	 various	 buildings	 are	 located	 in	 a	 dispersed	 and	 apparently	 random	 manner,	 seemingly	
without	concern	for	functional	or	architectural	relationships.	Typically	these	are	connected	by	a	
series	of	pathways	and	lanes	throughout	the	St.	Brendan’s	west	site	which	itself	is	distinctly	green	
and	grassy	with	a	residual	legacy	of	ornamental	planting	in	smaller	pockets	throughout	(Refer	to	
Plates	1	-	20	in	Appendix	2).
		
Today,	the	historical	architecture	of	Grangegorman,	particularly	the	former	Richmond	Penitentiary	
(The	Clock	Tower	Building)	 is	 an	 important	 visual	 element	 that	dominates	 the	 streetscape	of	
Grangegorman	 Lower,	 overlooking	 the	 western	 portion	 of	 the	 site.	 	The	 dominance	 of	 this	
building	is	reflected	in	the	width	of	the	adjacent	road,	almost	taking	the	form	of	a	linear	entrance	
plaza.		The	road	narrows	to	the	north-west	and	south-west	of	the	penitentiary	building	leading	
into	the	winding	streetscape	surrounding	the	site.	

The	 site	 is	 split	 into	 two	sections	by	Grangegorman	Upper	and	Lower	and	as	 such	 the	 road	
forms	 both	 a	 boundary	 and	 a	 public	 space	 linking	 the	 two	 parts.	 The	 built	 environment	
surrounding	both	sections	 is	 largely	 residential	but	with	 smaller	commercial	and	employment/
enterprise	facilities	flanking	the	western	side	of	the	site	and	the	Bus/Transport	depot	along	the	
eastern	side	of	the	site	at	Broadstone.	From	outside	the	site,	the	stone	wall	along	much	of	the	
boundary,	approximately	3m	in	height,	combined	with	the	overflowing	canopy	of	trees	represents	
something	of	a	discrete	green	oasis	in	the	city,	albeit	one	that	cannot	be	described	as	a	public	
facility.	Despite	its	verdant	credentials	however,	the	site	also	carries	an	air	of	redundancy	about	
it	-	this	is	particularly	so	in	the	St.	Brendan’s	east	site.		There	are	occasional	views	into	the	site,	
where	the	eye	is	drawn	to	some	of	the	larger	trees,	particularly	the	Lombardy	Poplar,	Holm	Oak,	
Lime	and	Horse	Chestnut.

The	east	and	west	sites	are	very	different	in	character.		The	eastern	site	was	characterized	by	a	
dense	building	footprint	with	much	of	its	historic	architecture	now	demolished.		The	remaining	
former	Richmond	Penitentiary	(The	Clock	Tower	Building)	and	former	Richmond	Lunatic	Asylum	
(Lower	House)	are	only	part	of	what	was	a	much	larger	complex.		Some	of	the	remaining	open	
landscape	 associated	 with	 these	 buildings	 lies	 behind	 security	 fencing	 and	 railings	 and	 is	 not	
accessible.		Various	temporary	structures	house	HSE	and	Dublin	City	Council	facilities.	Lands	to	
the	south	of	the	Lower	House	are	now	in	use	as	a	temporary	school	and	yard.

The	western	site	(St.	Brendan’s	West)	 is	compartmentalised	with	a	varied	 landscape	character	
which	 is	 to	 some	 degree	 a	 response	 to	 the	 site	 topography.	 	 Much	 of	 the	 northern,	 central	
and	 eastern	 portions	 of	 the	 site	 are	 characterised	 by	 enclosed	 grassed	 areas,	 parkland	 trees,	
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ornamental	 plantings,	 pathways	 and	 lanes.	These	 areas	would	 have	 held	 the	 bulk	 of	 the	‘built’	
footprint	of	the	hospital	grounds	before	demolition	works	took	place	in	the	1980’s.		The	south	
eastern	section	around	the	Church	of	Ireland	has	a	woodland	setting	with	meandering	shaded	
walks.	 	The	 tree	 canopy	 is	 made	 up	 of	 mature	 Holm	 Oak,	 Lime,	 Sycamore,	 Scots	 Pine	 and	
Austrian	Pine.	Of	note	are	 the	mature	Horse	Chestnut	and	Holm	Oak	specimens	which	add	
to	the	historical	character	and	setting	of	these	areas.		The	landscape	character	of	the	areas	to	
the	west	and	south	of	the	site	are	of	a	more	open	parkland	setting	defined	by	tree	 lines	and	
avenues.	 	There	 are	 strong	 visual	 lines	 created	by	 these	 tree	plantings	 (Lombardy	Poplar	 and	
Horse	Chestnut)	in	this	part	of	the	site	known	locally	as	‘The	Playing	Fields’.

4.2 Site topography and slopes
Slope	 regime	 illustrates	 inclination	 of	 the	 ground	 to	 the	 horizontal,	 and	 is	 an	 indicator	 of	
developability	(in	technical	terms)	of	a	particular	piece	of	land.	In	general	terms,	slopes	in	the	‘1	
in	100’	and	‘1	in	50’	categories	are	considered	as	prime	developable	land,	while	slopes	in	the	‘1	in	
20’	and	‘1	in	10’	categories	would	have	some	limitations	for	development.			Slopes	in	the	‘greater	
than	1	in	10’	category	are	generally	considered	to	be	undevelopable.	
The	lands	within	the	site	fall	from	a	high	point	of	approximately	30.41	OD	(Ordnance	Datum)	
on	the	north-western	corner	of	the	site	(St.	Brendan’s’	West)	bounding	the	North	Circular	Road	
to	a	low	point	of	approximately	11.31	OD	on	the	south-eastern	boundary	(St.	Brendan’s	East),	
resulting	in	a	slope	regime	of	approximately	1:50.		There	is	an	average	slope	regime	of	1:70	in	the	
north	and	north-eastern	portion	of	the	site	(St.	Brendan’s	West).		The	topography	around	the	
‘Playing	Fields’	falls	gently	to	the	south	with	an	average	fall	of	1	in	34.		Slope	regimes	within	the	
St.	Brendan’s	East	site	average	1:50,	again	falling	gradually	to	the	south.		Refer	to	Fig.1	Topography	
Map.

4.3 Contiguous land use
The	lands	known	as	Grangegorman	consist	of	St.	Brendan’s	east	and	St.	Brendan’s	West,	divided	
into	 their	 separate	 compartments	 by	 Grangegorman	 Upper	 and	 Lower.	The	 Grangegorman	
lands	are	zoned	as	a	Strategic	Development	and	Regeneration	Area	(SDRA	8)	within	the	Dublin	
City	Development	 Plan	 2011-2017,	 and	 are	 currently	 zoned	 as	‘Z14’.	 	The	 predominant	 land	
use	to	the	north	and	east	is	residential,	with	the	village	centre	of	Phibsborough	located	to	the	
extreme	north-east	of	the	site	on	the	North	Circular	Road.		The	north-western	corner	of	the	
site	is	currently	used	by	the	HSE,	providing	public	health	care	facilities,	which	are	in	the	course	of	
redevelopment.		There	are	three	detached	private	residences	on	the	northern	edge	of	the	site	
which	were	built	in	1936	as	doctor’s	residences.

Hanlon’s	Corner,	a	 local	 landmark	public	house	is	 located	to	the	north	west	of	the	site	at	the	
junction	 of	 North	 Circular	 Road,	 Cabra	 Road	 and	 Prussia	 Street.	 	The	 western	 boundary	 of	
the	site	 is	made	up	of	the	urban	fabric	of	Prussia	Street	Shopping	Centre,	 leading	 into	Manor	

Street	and	Stoneybatter.		The	character	and	scale	of	the	streetscape	retains	a	village	atmosphere.	
The	 fine	urban	 grain	with	narrow	 terraced	 cottages	 and	 two	 storey	houses	 continues	 to	 the	
south,	particularly	around	Kirwan	Street	 (zoned	a	Residential	Conservation	Area)	and	around	
Grangegorman	Lower.		Institutional	buildings	and	grounds	associated	with	a	former	convent	lie	
to	the	south	of	the	site	off	Stanhope	Street.	The	lands	to	the	extreme	south	of	the	site	to	the	
east	 and	 west	 of	 Grangegorman	 contain	 a	 mix	 of	 uses	 ranging	 from	 residential	 (houses	 and	
apartments,	hostel,	shops,	commercial	uses	etc).		The	Broadstone	lands	which	house	Dublin	Bus	
Depot	are	contained	within	a	linear	tract	of	land	that	lies	immediately	adjacent	to	the	eastern	
boundary	of	the	site.		Constitution	Hill	is	a	primary	route	located	to	the	east	of	the	Broadstone	
depot,	forming	a	north–south	axis	from	Phibsborough	southwards	to	the	City	Centre.	

There	are	a	 limited	number	of	 areas	of	open	 space	adjacent	 to	 the	 site,	one	of	which	 is	 the	
King’s	Inns	which	is	located	to	the	east	of	the	site.		A	sports	ground	and	tennis	club	are	located	
south	of	Arbor	Hill	Road,	and	the	Croppy’s	Acre	Memorial	Park	 is	north	of	Wolfe	Tone	Quay.		
The	most	substantial	area	of	open	space	is	located	to	the	west	in	the	Phoenix	Park.	Refer	to	Fig.	
2	Contiguous	Land	Use.

4.4 Existing vegetation and biodiversity
The	vegetation	on	the	site	consists	of	tree	lines,	scattered	trees	and	copses,	hedgerows,	ornamental	
shrubs,	amenity	and	ornamental	grass	areas,	grassland,	and	overgrown	areas	of	scrub	–	refer	to	
Fig.3	Vegetation	Map.		There	is	a	large	area	of	Giant	Hogweed	(Heracleum	mantegazzianum),	a	
noxious	weed,	on	one	of	the	northern	boundaries	of	the	site.	Approximately	one	third	of	the	St.	
Brendan’s	West	site	(The	Playing	Fields)	is	used	for	recreational	sports.

Tree	planting	within	the	site	varies	from	large	specimen	trees	to	smaller	groups	of	ornamental	
plantings.		Larger	trees	of	note	include	the	Holm	Oak	(Quercus	ilex),	planted	in	small	groves	as	
well	as	individual	specimens.	Horse	Chestnut	(Aesculus	hippocastanum)	is	present	in	the	form	
of	 tree	 lines	 or	 avenues	 and	 as	 isolated	 parkland	 trees.	There	 is	 a	 good	 coverage	 of	 mature	
Sycamore	 (Acer	 pseudoplatanus)	 and	 Lime	 (Tilia	 cordata).	The	 majority	 of	 these	 trees	 are	
located	within	the	St.	Brendan’s	West	site.		The	remnants	of	lines	of	Poplar	(Populus	alba)	are	a	
strong	element	along	parts	of	the	boundaries	of	the	site.	(Please	refer	to	the	Tree	Survey	and	
Report	prepared	by	Mitchell	+	Associates	for	further	details).

4.5 Visual analysis
The	Grangegorman	site	is	strategically	located	in	close	proximity	to	Dublin	City	and	thus	enjoys	
a	high	quality	geographic	and	topographic	position	and	orientation	within	its	urban	setting.	The	
topography	of	the	landscape	in	places	forms	a	natural	viewing	platform	giving	rise	to	views	out	
of	the	site.	There	are	views	towards	neighbouring	properties	sharing	a	boundary	with	the	site	
–	 some	 of	 these	 are	 marked	 and	 partially	 screened	 by	 the	 boundary	 stone	 wall.	 	There	 are	
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occasional	long	distant	views	south	to	the	buildings	and	cranes	which	make	up	the	city	skyline	
and	 beyond.	 	Views	 into	 Grangegorman	 are	 generally	 restricted	 to	 views	 from	 neighbouring	
properties	which	overlook	the	site,	particularly	from	the	Broadstone	Bus	depot.	

These	lands	(St.	Brendan’s	East	and	St.	Brendan’s	West)	present	as	an	‘institutional	landscape’	with	
buildings	of	historic	significance.	They	are	enclosed	for	the	most	part	by	a	cut	stone	boundary	
wall.	The	tree	coverage	and	their	canopies	are	a	fundamental	element	of	the	landscape	character	
of	the	site.	The	lines	of	Poplars	 in	particular,	with	an	average	height	of	20	metres,	can	be	seen	
from	many	 local	 vantage	points,	 eg.	 the	 junction	of	Thomas	Street	 and	Bridgefoot	 Street	 and	
Constitution	 Hill/Western	Way.	The	 Clock	Tower	 Building	 on	 Grangegorman	 Road	 is	 also	 a	
significant	 focal	point	 in	 the	 landscape	when	viewed	 from	 the	wider	 landscape.	Refer	 to	Fig.4	
Visual	Analysis.

Within	the	immediate	vicinity	of	the	site,	there	are	views	into	Grangegorman	from	the	following	
areas:

Views	through	to	the	canopies	of	the	boundary	trees	from	Prussia	Street,	particularly	along	
laneways	such	as	Fingal	Place	and	more	open	and	derelict	sites.
Views	from	residential	properties	that	lie	adjacent	to	or	bound	the	site	i.e.	Kirwan	Cottages	
to	the	south	of	the	site	–	these	are	partially	blocked	by	the	site	boundary	wall.
Views	to	the	stone	walls	and	boundary	trees	along	Grangegorman	Lower.
Views	to	the	east	and	west	of	Grangegorman	at	the	main	entrance	area	on	Grangegorman	
Lower.	The	road	widens	significantly	here	to	become	a	broad	space,	linking	and	addressing	
the	Clock	Tower	building	and	entrance	gates	to	St.	Brendan’s	West.
More	open	views	to	St.	Brendan’s	West	through	the	railings	and	over	the	stone	wall	as	one	
moves	north/north-west	along	Grangegorman	Upper.	
Views	of	the	tree	canopy	(London	Planes)	on	the	north	of	the	site	along	North	Circular	
Road	and	the	existing	HSE	buildings.
Both	partial	and	open	views	of	the	eastern	portion	of	the	site	from	locations	within	and	
around	the	Broadstone	depot	to	the	east	of	the	site	along	Constitution	Hill.

In	 a	 wider	 context,	 when	 viewed	 from	 points	 along	 the	 North	 Circular	 Road,	 the	 canopies	
of	 some	of	 the	more	mature	 trees	appear	as	part	of	 the	wider	 tree	canopy	coverage	of	 the	
Grangegorman	site	to	the	south	and	west.	

Local	 landmarks	 are	 also	 visually	 important	 such	 as	 the	 roofscapes	 of	 some	 of	 the	 buildings	
within	 the	Grangegorman	 lands.	 Park	House,	 an	 office	 complex,	 is	 one	of	 the	 taller	 buildings	
on	the	North	Circular	Road,	some	seven	storeys	over	basement	and	is	visible	from	within	the	
Grangegorman	lands.	Hanlon’s	Corner	is	recognised	as	a	local	landmark,	at	the	junction	of	the	
Old	Cabra	Road	and	North	Circular	Road.	

•

•

•
•

•

•

•

5.0 ChArACTErISTICS OF ThE prOpOSEd dEVElOpMENT

5.1 project vision
The	 Grangegorman	 Strategic	 Plan	 outlines	 a	 vision	 for	 future	 development	 of	 the	 lands	 at	
Grangegorman	 to	 satisfy	 the	 requirements	 of	 the	 Grangegorman	 Development	Agency	Act	
2005.	The	project	aims	may	be	described	as	follows:	

To	develop	a	world	class	integrated	campus	for	the	Dublin	Institute	of	Technology.
To	 redevelop	 St	 Brendan’s	 Hospital	 and	 other	 clinical	 services	 on	 a	 state	 of	 the	 art	
integrated	healthcare	campus
To	generate	community	benefit	through	an	enhanced	physical	environment	with	sport	and	
recreational	facilities,	social	and	educational	amenities,	and	economic	opportunity
To	 achieve	 excellence	 in	 architecture,	 urban	 design	 and	 sustainability	 and	 protect	 the	
architectural	heritage	of	the	site
To	 develop	 a	 new	 city	 quarter	 which	 links	 with	 and	 adds	 value	 to	 its	 surrounding	
neighbourhoods	 and	 to	 the	 city	 in	 general.	 It	 must	 also	 articulate	 Dublin	 City	 Council’s	
vision	for	the	City.

5.2 Nature of  proposed development
The	Grangegorman	draft	Planning	Scheme	creates	and	 illustrates	a	new	urban	quarter	with	a	
matrix	of	public	and	institutional	uses,	making	strong	connections	with	the	north	inner	city	area

•
•

•

•

•

Sketch C: View of the proposed development looking north from Grangegorman Lower. The Clock Tower building is 
in the middle distance, centre right of view. This illustrates a design that would be consistent with the draft Planning 
Scheme. (Refer to the View 8 Diagrammatic Photomontage in Section 8 which illustrates the existing view showing 
the proposed development envelope).
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and	providing	a	hierarchy	of	integrated	streets	and	spaces.	It	addresses	the	St.	Brendan’s	east	site	
at	Broadstone	to	the	east	of	Grangegorman	Lower	and	the	larger	St.	Brendan’s	site	west	of	it.
The	development	proposals	are	set	out	and	illustrated	in	Chapter	4	of	the	draft	Planning	Scheme.	
The	main	characteristics	of	the	proposals	are	summarised	as	set	out	below.

5.3 Zones of  use
In	general	terms,	the	site	is	split	into	four	main	sections	relating	to:	HSE	Healthcare	and	Healthcare	
related	facilities;	Core	educational	and	ancillary	education	facilities;	Mixed	use	development,	and;	
Open	space.	

The	northern	part	of	the	site	adjacent	to	the	North	Circular	Road	and	Grangegorman	Upper	
will	accommodate	Healthcare	(HSE)	 facilities	and	Health	 related	development	 including	some	
private	residential	development.	These	buildings	will	be	organised	around	a	series	of	landscaped	
quadrangles	as	well	as	an	urban	plaza	adjacent	to	North	Circular	Road	linked	by	both	vehicular	
and	 pedestrian	 access	 to	 Library	 Square	 to	 the	 south.	 	These	 new	 access	 routes	 and	 public	
spaces	form	a	gateway	into	the	Grangegorman	Quarter,	opening	up	access	and	views	south	to	
the	Upper	Terrace	and	The	Fields.	A	Primary	School	with	designated	special	education	rooms	
is	located	to	the	east	of	the	HSE	facilities	with	access	off	Grangegorman	Upper.	The	school	will	
have	access	to	the	pocket	parks	and	play	spaces	throughout	the	new	quarter	and	the	sports	and	
recreational	facilities	to	the	south	of	the	site.	

The	 educational	 core	 of	 the	 Grangegorman	 Masterplan	 is	 located	 in	 a	 broad	 central	 band	
sweeping	 from	the	west	of	the	site	along	the	 line	of	the	main	pedestrian	route	(St.	Brendan’s	
Way)	 to	 the	 east	 up	 to	 and	 just	 beyond	 the	 Clock	Tower	 building.	This	 includes	 the	 Dublin	
Institute	of	Technology	(DIT)	main	library	which	incorporates	the	historic	‘Top	House’,	the	Central	
Learning	Classrooms	and	the	Upper	Terrace	on	its	southern	boundary.	This	area	overlooks	the	
playing	fields	and	offers	panoramic	views	south	to	Dublin	City	centre	and	the	Dublin	Mountains.	
The	central	portion	of	this	academic	core	is	occupied	by	built	facilities	providing	for	the	Tourism	
and	Food,	Science	and	Engineering	faculties.	Their	form	creates	three	distinct	open	spaces	with	
southerly	aspects	and	access	to	St	Brendan’s	Way	and	the	Cultural	garden.	In	the	eastern	part	
of	 the	 educational	 core,	 Student	 Support	 Services	 are	 grouped	 around	 the	 existing	 access	
to	 St.	 Brendan’s	West	 and	 the	 Richmond	 Penitentiary/Clock	Tower	 building	 on	 either	 side	 of	
Grangegorman	Lower.		The	Clock	Tower	building	is	an	iconic	historical	and	visual	link	to	the	site	
which	will	be	addressed	by	the	design	of	the	Cultural	Garden	to	its	west.	St.	Brendan’s	Way	forms	
the	main	circulation	route	though	this	space,	lined	by	a	grouping	of	retained	protected	structures.	
To	compliment	the	old,	new	facilities	will	also	be	added	to	 include	 for	retail,	 restaurants,	cafes	
and	DIT	cafeterias.	The	ancillary	educational	facilities	are	located	in	a	band	running	parallel	to	and	
just	south	of	the	educational	core	along	the	line	of	St.	Brendan’s	Way.	They	also	occupy	the	sites	
immediately	north	and	south	of	the	‘Lower	House’.

The	eastern	part	of	the	site	at	Broadstone	will	be	occupied	by	mixed	uses	which	will	support	
employment	and	economic	vitality	and	complement	the	educational	and	healthcare	uses	located	
elsewhere	on	the	site.	Limited	retail,	café/restaurants,	 residential,	educational	or	 transportation	
associated	 uses	 are	 considered	 within	 the	 draft	 Planning	 Scheme	 to	 be	 appropriate	 for	 this	
zone.

The	southern	part	of	the	St.	Brendan’s	west	site	will	be	occupied	by	open	space	uses	including	
primarily	sports	and	recreation.	Built	elements	in	this	zone	will	be	limited	to	smaller	scale	units	
directly	associated	with	sports,	recreation,	events	or	open	space	uses.

Sketch D: View of the proposed development looking south-east from the North Circular Road near Annamoe 
Parade. This illustrates a design that would be consistent with the draft Planning Scheme. (Refer to the View 13 
Diagrammatic Photomontage in Section 8 which illustrates the existing view showing the proposed development 
envelope).

5.4 Key structuring elements
Six	primary	 structuring	elements	 form	 the	backbone	of	 the	outline	design	 for	 the	 site.	These	
are	 public	 realm	 elements	 which	 relate	 largely	 to	 how	 the	 site	 is	 accessed,	 connected	 and	
experienced	and	to	which	the	built	forms	are	allied	or	attached.	They	include:

The	Gateways	–	to	Smithfield	and	the	city	centre,	to	Grangegorman	Upper,	to	the	North	
Circular	Road,	and	potentially	to	Prussia	Street	and	to	the	Broadstone.
St.	Brendan’s	Way	–	the	main	east-west	route	through	the	site.
Allied	 to	 St.	 Brendan’s	Way,	 the	 Serpentine	Walk	 and	 it’s	 green	 fingers	 providing	 access	

•

•
•
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northwards	through	the	site	to	North	Circular	Road	and	Grangegorman	Upper.
‘Two	 Hearts’	 –	 the	main	 activity	 areas	within	 the	 proposed	 scheme	 incorporating	 three	
public	 plazas,	 with	 the	 central	 plaza	 just	 off	 St.	 Brendan’s	Way	 taking	 advantage	 of	 the	
southerly	views	across	the	open	space	to	the	city	and	the	Dublin	mountains	beyond.	
The	 Quadrangles	 –	 landscaped	 urban	 spaces	 and	 each	 a	 local	 focus	 for	 its	 associated	
perimeter	buildings.
The	Fields	and	the	Ha-ha	concept	–	the	open	space,	sports	and	recreation	area	occupying	
the	southern	part	of	the	St.	Brendan’s	west	site,	embraced	by	a	change	in	level	(the	ha-ha)	
which	allows	additional	internal	sports	facilities	with	direct	visual	connection	to	the	external	
pitches	and	to	the	open	space	with	its	running	and	cycle	paths	along	its	edges.

5.5	 detailed	aspects	of	the	proposed	scheme
For	 further	 details	 of	 the	 proposed	 development	 please	 refer	 to	 the	 draft	 Planning	 Scheme	
(Chapter	 4,	Nature	 and	 Extent	 of	 Proposed	Development).	Various	 aspects	 of	 the	 proposals	
are	particularly	relevant	to	the	likely	impact	of	the	scheme	in	terms	of	landscape	character	and	
visual	amenity.	It	is	therefore	important	that	the	design	intent	is	understood	and	fully	appreciated	
before	attempting	to	assess	impact	at	any	level.

6.0	 PotentIaL	ImPactS	of	the	ProPoSaL	

The	proposed	development	is	likely	to	give	rise	to	impacts	on	the	landscape	character	and	on	
the	visual	amenity	of	the	existing	environment	and	its	surroundings.	This	will	be	due	primarily	to	
three	main	aspects	of	the	project:	
1.	 The	 need	 for	 tree	 and	 vegetation	 removal	 in	 places	 and	 changes	 in	 surface	 finish	 and	

topography,
2.	 The	operational	use	of	 the	proposed	development,	 including;	 the	new	built	environment,	

the	proposed	public	realm	and	landscape	works,	and	
3.	 Potential	impacts	from	construction	works.	

6.1	 removal	of	existing	trees	and	vegetation
Proposals	 for	 the	 retention	 and	 removal	of	 existing	 trees	 are	outlined	on	 the	‘Proposed	 tree	
retention	and	removal’	drawing	in	Appendix	3	to	this	study	document.	Proposals	for	new	tree	
planting	are	outlined	on	the	‘Proposed	retained	and	new	trees’	drawing	also	included	in	Appendix	3.

Given	 the	nature	of	 the	development	and	the	high	concentrations	of	 trees	 in	certain	areas	 it	
will	be	inevitable	that	some	trees	of	note	will	be	lost.		The	proposed	development	will	primarily	
impact	on	those	trees	within	the	interior	of	the	site	and	those	which	fall	within	the	footprint	of	
the	proposed	buildings	and	infrastructural	components	of	the	development.		With	some	notable	

•

•

•

exceptions,	 including	the	central	grove	of	Holm	Oak	(Quercus	 ilex),	 the	 impact	of	 the	 loss	of	
most	 trees	 is	of	 limited	 arboricultural	 importance.	The	 loss	of	 existing	 trees	 is	 however,	 likely	
to	give	rise	to	greater	impact	in	respect	of	landscape	character	and	visual	amenity	in	the	outer	
parts	of	the	site	than	in	the	central	parts	of	the	site	where	they	are	currently	less	visible	to	the	
public.

A	number	of	 trees	 have	been	earmarked	 for	 retention	 in	 close	proximity	 to	buildings	 and	 it	
is	 proposed	 that	 measures	 shall	 be	 employed	 to	 protect	 these	 and	 all	 other	 retained	 trees,	
following	 the	 guidelines	 contained	 within	 BS	 5837	 2005	 (Trees	 in	 relation	 to	 Construction	 -	
Recommendations).

Sketch E: View of the proposed development looking south-west from Charleville Road at the North Circular 
Road. This illustrates a design that would be consistent with the draft Planning Scheme. (Refer to the View 15 
Diagrammatic Photomontage in Section 8 which illustrates the existing view showing the proposed development 
envelope).

6.2	 operational	Stage
As	construction	becomes	complete	and	the	scheme	becomes	operational,	there	is	potential	for	
significant	and	long-term	impact	on	the	landscape	character	and	visual	amenity	of	the	site	and	
its	surroundings.
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6.2.1	 Potential	impacts	on	landscape	character
The	 removal	 of	 the	 relatively	 sedate,	 near	 derelict,	 verdant,	 enclosed	 and	 publicly	 restricted,	
institutional	environment	and	its	replacement	with	the	insertion	of	an	active,	newly	built	urban	
quarter	 with	 an	 open	 and	 accessible	 new	 public	 realm	 environment	 will	 clearly	 represent	
a	 significant	 change	 in	 the	 landscape	 character	 of	 the	 site.	Whereas	 the	 existing	 site	 and	 its	
surroundings	 exude	 a	 kind	of	 suburban	 backwater	 quality,	 the	 proposed	 scheme	will	 seek	 to	
provide	a	very	much	more	connected,	lively	and	vibrant	urban	environment	than	is	currently	the	
case.	Being	situated	only	1	km	from	the	city	centre,	this	is	not	an	inappropriate	aspiration.

6.2.2	 Potential	impacts	on	visual	amenity
Principal	sources	of	likely	visual	impact	will	include:

The	major	change	in	the	landscape	character	of	the	site	as	outlined	in	Section	6.2.1	above	
will	 carry	with	 it	 potentially	 significant	 visual	 impacts	 for	 those	 living	 adjacent	 to	 the	 site	
and	 (perhaps	 to	 a	 lesser	 extent)	 to	 those	whose	experience	of	 the	 site	 is	 transient	but	
frequent.
The	removal	of	a	significant	proportion	of	the	existing	trees,	the	retention	of	many	existing	
trees	 and	 the	 insertion	 of	 significant	 numbers	 of	 new	 trees	 within	 a	 proposed	 overall	
landscape	planting	design	for	the	scheme.
Impacts	on	the	surrounding	streetscape,	 including	rationalisation	and	 improvement	of	the	
public	realm,	particularly	at	Grangegorman	Upper	and	Lower	and	at	Broadstone.
Increased	vehicular	and	pedestrian	traffic.
Retention	of	the	historic/	Protected	structures	such	as	the	Clock	Tower	Building,	Churches,	
the	Laundry	Building,	the	Top	House	and	boundary	stone	walls	where	feasible	-		but	all	in	
a	changed	context.
Demolition/refurbishment	of	some	existing	adjacent	structures.
Alterations	to	the	skyline.
Night-time	impact,	through	additional	lighting	and	light	spill	etc.

6.3	 construction	impacts
As	previously	outlined,	this	appraisal	study	is	intended	to	accompany	the	draft	Planning	Scheme.	
There	are	therefore	a	further	number	of	stages	before	construction	of	the	scheme	is	 likely	to	
take	place.	Nevertheless	it	is	possible	at	this	early	stage	to	outline	the	likely	impacts	arising	from	
the	scheme	construction.

While	 the	 operational	 stage	 of	 the	 development	 will	 give	 rise	 to	 long-term	 and	 possibly	
permanent	impacts,	the	construction	operations	phase	for	the	overall	development	will	give	rise	
to	impacts	on	probably	a	medium-term	basis	(7-15	years),	depending	on	the	period	over	which	
the	whole	development	is	constructed.	However,	while	this	duration	of	impact	may	be	of	some	
significance	for	those	who	experience	the	site	in	a	transient	manner	(eg.	those	walking	or	driving	

•

•

•

•
•

•
•
•

around	the	site),	this	is	not	the	period	over	which	say,	a	nearby	resident,	would	be	subject	to	such	
impacts.	Due	to	the	likely	phased	basis	for	construction	of	the	various	constituent	parts	of	the	
scheme,	construction	impacts	on	adjacent	residents	are	more	likely	to	be	short-term	(1-7	years).	
Furthermore,	given	the	different	stages	in	the	construction	of	any	one	part	of	the	scheme,	many	
of	the	potential	impacts	will	be	of	temporary	duration	(i.e.	less	than	one	year)	and	will	often	also	
be	sporadic	or	occasional	in	nature	rather	than	constant.

There	is	a	potential	for	significant	negative	impacts	during	construction	due	to	site	activity	and	
movement	during	construction.	Site	preparation	works	and	operations,	issues	around	access	and	
infrastructure	and	the	visual	impact	of	cranes,	construction	lights	and	equipment	will	potentially	
have	a	significant	but	generally	a	temporary	to	short-term	impact	on	the	landscape	and	visual	
amenity.		The	construction	phase	will	also	have	a	potential	visual	impact	through	the	removal	of	
existing	trees,	plants,	surface	finishes	and	changes	in	the	topography	of	the	site.	However,	these	
construction	visual	impacts	are	short-term,	and	terminate	during	the	construction	stage.	Various	
elements	 associated	with	 construction	works	which	would	be	expected	 to	 give	 rise	 to	 visual	
impacts	include,	but	are	not	limited	to,	the	following:

Dust	and	other	emissions
Construction	traffic
Machinery	
Site	huts
Building	materials	and	their	storage
Ground	disturbance
Site	hoarding	/	security	fencing
Construction	/	demolition	work

There	is	potential	for	significant	and	negative	impacts	from	the	increased	traffic	due	to	construction	
site	workers	travelling	to	and	from	site	and	also	due	to	the	transportation	of	materials	to	and	
from	the	site.	Car	parking	for	construction	site	staff	will	also	potentially	give	rise	to	visual	impacts,	
particularly	at	site	entrances.

There	is	also	the	potential	for	damage	from	construction	works	to	existing	trees	on	site	which	
are	scheduled	for	retention,	if	they	are	not	adequately	protected	and	maintained.	Existing	trees	to	
be	retained	are	particularly	sensitive	to	negative	impacts	during	the	construction	phase	if	proper	
protection	measures	are	not	taken.

•
•
•
•
•
•
•
•
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7.0	 mItIgatIon	

7.1	 construction	Stage
The	site	compound	with	 its	array	of	buildings,	 tower	cranes,	scaffolding	and	temporary	works	
will	be	visible	during	the	construction	phase,	but	will	be	viewed	as	a	short-term	and	acceptable	
feature	 of	 construction	 in	 the	 urban	 setting.	 	The	 remedial	 measures	 proposed	 will	 primarily	
revolve	around	the	implementation	of	appropriate	site	management	procedures	–	such	as	the	
control	of	site	lighting,	storage	of	materials,	placement	of	compounds,	delivery	of	materials,	car	
parking,	etc.

Sketch F: View of the proposed development looking south from Rathdown Road. This illustrates a design that would 
be consistent with the draft Planning Scheme. (Refer to the View 17 Diagrammatic Photomontage in Section 8 
which illustrates the existing view showing the proposed development envelope).

The	visual	 impact	during	construction	phase	will	be	mitigated	 somewhat	 through	appropriate	
site	management	measures	and	work	practices	to	ensure	the	site	is	kept	tidy,	dust	is	kept	to	a	
minimum,	and	that	public	areas	are	kept	free	from	building	materials	and	site	rubbish.	

A	number	of	existing	trees	are	to	be	retained	and	these	are	detailed	in	the	drawings	in	Appendix	
3.	To	reduce	the	potential	negative	impacts	during	the	construction	phase,	good	site	management	
and	housekeeping	practices	will	be	adhered	to.		The	visual	impact	of	the	site	compound,	cranes	
and	 scaffolding	 visible	 during	 the	 construction	 phase	 are	 of	 a	 temporary	 nature	 only	 and	
therefore	require	no	remedial	action	other	than	as	stated	above.		However,	existing	trees	to	be	
retained	are	particularly	 sensitive	 to	negative	 impacts	during	 the	construction	phase	 if	proper	

protection	 measures	 are	 not	 adhered	 to.	The	 recommendations	 contained	 in	 BS	 5837	 2005	
(Trees	in	relation	to	Construction	-	Recommendations)	give	guidance	on	good	practice	in	this	
respect.

7.2	 operational	Stage
The	major	visual	 remediation	of	 the	project	will	be	accomplished,	 largely	 through	the	scheme	
design,	in	the	following	important	ways:

Through	the	positioning	of	the	various	elements	of	the	development	on	site;
Through	the	retention,	restoration	and	integration	of	the	existing	protected	buildings;
Through	the	creation	of	a	contemporary	landscape	architectural	public	realm	scheme;
Through	 the	 architectural	 modelling	 of	 the	 buildings,	 particularly	 the	 taller	 blocks	 of	 the	
complex,	in	order	to	visually	reduce	the	apparent	massing	against	the	skyline;
By	the	utilisation	of	colours,	textures	and	materials	on	the	building	façades	which	will	visually	
diminish	the	apparent	massing	of	these	buildings	in	the	landscape.
Provision	of	tree	and	shrub	planting	to	soften	the	visual	impact	of	the	hard	surface	areas.	
Where	possible,	existing	trees	along	the	site	boundaries	will	be	kept	in	place	to	reduce	the	
visual	impact	of	the	development.	

Avoidance,	 remedial	 and	 reductive	 measures	 will	 be	 instigated	 at	 both	 the	 construction	 and	
operational	stages	to	reduce	or	mitigate	the	visual	impact	of	the	development	where	possible.	
Implementation	of	post	construction	aftercare	through	landscape	maintenance	and	management	
contracts	to	ensure	the	successful	establishment	and	ongoing	success	of	the	landscape	works	will	
be	important	in	maximizing	the	benefits	gained	from	the	planting	mitigation	measures.

8.0	 reSIduaL	ImPactS

The	development	itself	will	 impact	on	the	landscape	in	varying	degrees	and	due	to	the	nature	
of	 the	 development	 it	 will	 be	 deemed	 to	 have	 a	 permanent	 visual	 impact	 on	 the	 existing	
environment.	In	landscape	terms,	there	are	three	inter-related	aspects	to	be	addressed,	namely:

The	perceived	landscape	character	of	the	site	and	its	surroundings	following	development
The	site’s	visual	/	recreational	amenity	and	how	this	will	change	following	development
The	existing	views	and	how	these	will	change	following	development

8.1	 residual	landscape	impacts
During	the	construction	phase,	the	landscape	character	of	much	of	the	site	will	change	from	a	
visually	degraded	mental	health	 facility	and	somewhat	derelict	complex	to	a	construction	site.	
The	existing	landscape	will	be	transformed	into	a	new	urban	quarter	while	retaining	some	of	the	
historic	buildings,	 features	and	significant	trees.	The	draft	Planning	Scheme	has	been	developed	

•
•
•
•
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•
•



19

primarily	on	 the	basis	of	project	objectives	but	also	 taking	 into	account	 the	existing	built	 and	
natural	environment	 features,	contiguous	 land	uses,	 topography,	views	 into	and	out	of	the	site;	
existing	and	prospective	neighbourhood	routes	and	city	 links	as	well	as	current	and	proposed	
transportation	and	infrastructure	links.	

The	 scheme	 proposals	 clearly	 indicate	 that	 significant	 changes	 will	 occur	 in	 the	 landscape	
character	of	the	area	as	a	result	of	the	development	proceeding.

8.2	 residual	visual	impacts
In	terms	of	visual	impact,	the	visually	degraded	and	somewhat	derelict	complex	at	Grangegorman	
will	be	transformed	into	a	new	urban	quarter	while	retaining	many	of	the	historic	buildings,	site	
features	and	significant	trees.	The	short-term	visual	 impact	of	the	cranes,	scaffolding	and	other	
construction	 features,	 which	 are	 moderate	 to	 significant	 and	 temporary,	 will	 disappear	 once	
construction	is	complete.	New	construction	site	boundaries	will	be	established	and	subsequently	
replaced.	 Longer	 term	 and	 permanent	 impacts	 will	 occur	 through	 proposed	 changes	 to	 the	
boundary	wall	and	site	edge	treatment	along	parts	of	the	site	boundary.	Existing	trees	identified	
for	 retention	will	 be	 retained	 and	 reinforced	with	 new	 tree	 planting	 –	 refer	 to	 the	 drawings	
contained	in	Appendix	3.
	
8.3	 residual	impacts	on	existing	views
Fig.	4.4	of	 the	draft	Planning	Scheme	 identifies	a	number	of	existing	view	corridors	which	are	
considered	 important	and	which	are	respected,	retained	and	 incorporated	 into	the	design	 for	
the	proposed	development.	These	are	positive	attributes	of	the	site	which	are	clearly	worthy	of	
protection	by	their	inclusion	and	assimilation	within	the	design	layout.	

However	 in	 order	 to	 determine	 the	 nature	 and	 scale	 of	 potentially	 negative	 visual	 impacts	
created	by	the	development,	viewpoints	were	 identified	which	give	priority	to	views	from	the	
public	domain	(particularly	from	main	roads)	and	to	views	from	potentially	sensitive	locations	(eg,	
adjacent	residential	areas).	The	potential	visual	impacts	resulting	from	the	proposed	development	
are	illustrated	further	in	the	following	diagrammatic	photomontages	produced	for	the	selected	
viewpoints	around	the	site.	An	outline	appraisal	of	the	visual	changes	which	are	likely	to	occur	
accompanies	each	diagrammatic	photomontage.
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View 1:   From entrance to prospect Cemetery off  Clareville grove looking south As existing

View	1	-	as	existing
This	is	a	distant	view	looking	south	from	approx.	2	kms.	In	the	foreground	is	the	
cemetery	and	beyond	trees	fringe	the	cemetery	boundary	and	the	Royal	Canal	
to	soften	the	skyline.	Elements	of	the	Dublin	city	skyline	are	visible	between	the	
trees,	including	the	floodlights	of	Dalymount	Park	to	the	left	of	the	view.



View 1:   From entrance to prospect Cemetery off  Clareville grove looking south  Existing view showing proposed development envelope

Red line shows development 
zones concealed from view by 

intervening existing features

View	1	-	existing	view	showing	proposed	development	envelope
The	 red	 line	 indicates	 the	 limit	 of	 the	development	which	will	 not	 be	 visible	
from	this	viewpoint.
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View 2:   From Thomas Street / Bridgefoot Street looking north As existing

View	2	-	as	existing
This	 is	a	distant	view	 from	approx.	1.5	kms.	 In	 the	 foreground	 is	 the	 junction	
between	Thomas	Street	and	the	top	of	Bridgefoot	Street.	The	view	looks	down	
Bridgefoot	Street	across	the	River	Liffey	and	beyond	to	the	site	where	existing	
trees	on	the	site	can	just	be	seen	on	the	distant	horizon.	



Shaded areas show zones within 
which buildings must be located 

and range of heights

Lighter tones indicate zones for taller 
development

View 2:   From Thomas Street / Bridgefoot Street looking north   Existing view showing proposed development envelope

View	2	-	existing	view	showing	proposed	development	envelope
The	 proposed	 development	 envelope	 (represented	 by	 a	 grey	 tone)	 can	 be	
identified	on	 the	distant	 horizon.	 It	occupies	 a	 very	 small	 part	of	 the	 field	of	
view	and	is	therefore	unlikely	to	give	rise	to	any	significant	impact.	In	breaching	
the	horizon	the	colours	and	materials	selection	for	the	proposed	buildings	will	
be	important	in	helping	the	future	development	assimilate	visually.		Tree	planting	
proposals	 will	 be	 important	 in	 assimilating	 the	 development	 over	 the	 longer	
term.
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View 3:   From Thomas’ hill, phoenix park looking east  As existing

View	3	-	as	existing
This	is	a	distant	view	from	Thomas’	Hill	in	Phoenix	Park	almost	3	kms.	away.	The	
Wellington	monument	is	clearly	visible	in	the	centre	of	the	view..

Wellington Monument



View 3:   From Thomas’ hill, phoenix park looking east  Existing view showing proposed development envelope

Red line shows development 
zones concealed from view by 

intervening existing features

View	3	-	existing	view	showing	proposed	development	envelope
The	 red	 line	 indicates	 the	 limit	 of	 the	development	which	will	 not	 be	 visible	
from	this	viewpoint.
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View 4:   From Fingal South - Wellmount drive looking south As existing

View	4	-	as	existing
This	is	a	distant	view	looking	southeast	from	Finglas	approx.	5	kms.	from	the	site.	
In	the	foreground	are	the	houses	of	Finglas	south	(Berryfield	Road	etc)	and	in	
the	distance	to	the	right	of	the	view	are	the	Dublin	mountains	and	the	Sugarloaf	
Mountain	west	of	Bray.



View 4:   From Fingal South - Wellmount drive looking south  Existing view showing proposed development envelope

Shaded areas show zones within 
which buildings must be located 

and range of heights
Red line shows development 

zones concealed from view by 
intervening existing features

View	4	-	existing	view	showing	proposed	development	envelope
The	 proposed	 development	 envelope	 (represented	 by	 a	 grey	 tone)	 can	 be	
identified	in	the	distance	near	the	horizon.	It	occupies	a	very	small	part	of	the	
field	of	view	and	is	somewhat	fragmented	in	the	centre	of	view	and	to	right	of	
centre.	It	is	therefore	unlikely	to	give	rise	to	any	significant	impact.	The	colours	
and	materials	selection	for	the	proposed	buildings	will	be	important	in	helping	
the	future	development	assimilate	visually..
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View 5:   From Smithfield looking north As existing

View	5	-	as	existing
This	 medium	 distance	 view	 from	 Smithfield	 Square	 looking	 north	 shows	 the	
square	and	the	buildings	around	 its	perimeter	–	the	buildings	which	 form	the	
square.	All	 buildings	 in	 the	 image	 visually	 relate	 directly	 to	 Smithfield	 Square.	
There	is	no	visual	connection	between	this	viewpoint	and	the	site	-	the	northern	
end	of	the	Square	is	approximately	300	metres	distant	from	the	site.



Shaded areas show zones within 
which buildings must be located 

and range of heights

Lighter tones indicate zones for taller 
development

Zone for education buildings
Lower elements: 4 storeys • Taller elements up to 6 storeys

View 5:   From Smithfield looking north  Existing view showing proposed development envelope

Zone for mixed use buildings
Lower elements: 5 - 8 storeys • Taller elements 10 - 12 storeys

Zone for mixed use buildings
Lower elements: 7 storeys • Taller elements up to 9 storeys

Clearly	 the	 proposed	 development	 gives	 rise	 to	 at	 least	 a	 moderate	 visual	
impact	from	this	viewpoint,	however	given	the	urban	context	in	this	view,	it	 is	
likely	to	be	appropriate	in	the	broadest	sense.	Whether	the	impact	is	positive	or	
negative	largely	depends	on	the	architectural	design	however	the	possible	scale	
of	the	development	in	this	visual	context	would	seem	appropriate.	A	visual	link	
to	the	proposed	development	beyond	the	existing	Smithfield	Square	buildings	
will	now	be	apparent.	Perspective	sketch	A	(shown	on	page	3)	illustrates	from	
this	 viewpoint	 a	built	 form	which	 represents	 a	possible	design	 that	would	be	
consistent	with	the	draft	Planning	Scheme.				

View	5	-	existing	view	showing	proposed	development	envelope
The	upper	levels	of	the	mixed	use	buildings	proposed	for	the	St.	Brendan’s	east	
site	(near	Broadstone)	will	be	visible	from	this	viewpoint.	The	nearest	proposed	
development	(centre	to	right	of	centre)	is	the	7-9	storey	mixed	development,	
the	outer	envelope	of	which	is	shown	in	grey,	with	the	lighter	grey	representing	
the	 possible	 top	 two	 storey	 envelope.	 The	 proposed	 development	 in	 the	
background	will	generally	be	5-8	storeys	(darker	grey)	with	taller	elements	of	
10-12	 storeys	occurring	within	 this	envelope	 -	 the	 light	 grey	 zone	 represents	
the	10-12	storey	levels.	Left	of	centre	the	development	envelope	for	4-6	storey	
elements	is	just	visible.	
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View 6:   From King’s Inns, Constitution hill looking west As existing

View	6	-	as	existing
This	medium	distance	view	looks	from	the	grounds	of	the	Kings	Inns	towards	
the	St.	Brendan’s	east	site	close	to	the	Broadstone	bus	depot	(right	of	centre).	
The	view	 is	representative	of	 the	mixed	architectural	qualities	and	context	of	
this	area	with	the	more	modern	apartments	(left	of	view),	billboard	advertising	
and	the	Maxol	petrol	station	introducing	relatively	negative	qualities.	The	broad	
open	gap	between	buildings	in	the	middle	distance	(centre	and	left	of	centre)	is	
also	not	a	positive	attribute	in	this	urban	context.

Broadstone Station



Shaded areas show zones within 
which buildings must be located 

and range of heights

Lighter tones indicate zones for taller 
development

View 6:   From King’s Inns, Constitution hill looking west  Existing view showing proposed development envelope

Zone for mixed use buildings
Lower elements: 5 - 8 storeys • Taller elements 10 - 12 storeys

Zone for mixed use buildings
Lower elements: 7 storeys • Taller elements up to 9 storeys

The	 proposed	 development	 gives	 rise	 to	 a	 significant	 visual	 impact	 from	 this	
viewpoint,	however	whether	the	impact	is	positive	or	negative	largely	depends	
on	 the	 architectural	 design.	The	 possible	 scale	 of	 the	 proposed	 development	
in	 this	 context	 would	 however	 seem	 appropriate	 and	 the	 proposed	 new	
development	appearing	close	to	the	Broadstone	depot	building	does	not	appear	
to	overwhelm	it,	despite	it	being	10-12	storeys	high	in	parts.	

Perspective	sketch	B	(shown	on	page	7)	 illustrates	from	this	viewpoint	a	built	
form	which	represents	a	possible	design	that	would	be	consistent	with	the	draft	
Planning	Scheme.				

View	6	-	existing	view	showing	proposed	development	envelope
The	mixed	use	buildings	proposed	for	the	St.	Brendan’s	east	site	will	be	visible	
from	 this	 viewpoint.	The	proposed	development	 left	of	 centre	of	 the	 view	 is	
the	7-9	storey	mixed	use	development,	the	outer	envelope	of	which	is	shown	
in	grey,	with	the	lighter	grey	representing	the	possible	top	two	storey	envelope.	
The	 proposed	 development	 (centre	 of	 view)	 will	 generally	 be	 5-8	 storeys	
(darker	grey)	with	taller	building	elements	of	10-12	storeys	permissible	within	
this	envelope	-	the	light	grey	zone	represents	the	10-12	storey	levels.
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View 7:   From grangegorman lower / Brunswick Street North looking north As existing

View	7	-	as	existing
This	medium	distance	view	shows	the	utilitarian	townscape	of	Grangegorman	
Lower	 (in	 the	 foreground)	 from	 its	 junction	with	 Brunswick	 Street.	The	 view	
focuses	on	the	red	brick	Grange	Inn	in	the	middle	distance.



Shaded areas show zones within 
which buildings must be located 

and range of heights

Lighter tones indicate zones for taller 
development

View 7:   From grangegorman lower / Brunswick Street North looking north   Existing view showing proposed development envelope

View	7	-	existing	view	showing	proposed	development	envelope
The	 proposed	 development	 envelope	 (represented	 by	 a	 grey	 tone)	 can	 be	
identified	 in	the	distance,	being	visible	above	and	beyond	the	Grange	 Inn.	The	
street	alignment	tends	to	lead	the	eye	to	the	proposed	development,	adjacent	
to	the	social	‘heart’	within	St.	Brendan’s	west.	The	development	itself	occupies	a	
very	small	part	of	the	field	of	view	in	the	centre.	It	is	therefore	unlikely	to	give	
rise	to	any	significant	visual	impact	from	this	viewpoint.	The	colours	and	materials	
selection	 for	 the	 proposed	 buildings	 will	 be	 important	 in	 helping	 the	 future	
development	assimilate	visually.
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View 8:   From grangegorman looking northeast As existing

View	8	-	as	existing
The	 dominant	 features	 in	 this	 view	 are	 the	 Clock	Tower	 building	 (former	
penitentiary)	 to	 the	right	and	the	high	stone	wall	 to	 the	 left	enclosing	 the	St.	
Brendan’s	west	site	with	planting	and	protected	buildings	behind.	The	alignment	
of	the	broad	roadway	focuses	the	eye	towards	the	spire	of	St.	Peters	church	in	
the	distance	and	the	varied	mixture	of	buildings	in	front	of	it.	The	foreground	is	
occupied	by	the	roadway	and	car	parking	which	are	of	poor	visual	quality.

St Peter’s Church, Phibsboro              Clock Tower Building



View 8:   From grangegorman looking northeast  Existing view showing proposed development envelope

Zone for education buildings
Lower elements: 4 storeys • Taller elements up to 6 storeys

Zone for education related buildings
Lower elements: 4 storeys • Taller elements up to 6 storeys

Zone for education buildings
Lower elements: 4 storeys • Taller elements up to 6 storeys

Zone for education buildings 
3 storeys

Clock	tower	building	also	has	three	story	elements	proposed.	The	development	
envelopes	shown	to	the	left	of	the	view	are	for	4-6	storey	buildings	also	–	again	
the	lighter	grey	tone	denotes	the	development	envelope	for	the	top	two	storeys.	
Perhaps	the	biggest	positive	contribution	in	this	view	will	come	from	the	proposed	
new	public	realm	works	which	are	not	illustrated	in	the	view.	The	expansive	grey	
road	 surface	 will	 be	 replaced	 with	 a	 comprehensively	 designed	 and	 integrated	
public	 realm	 and	 the	 existing	 stone	 walls	 will	 largely	 be	 retained	 though	 they	
will	not	remain	fully	intact	as	breaches	are	proposed	in	order	to	make	stronger	
linkages	between	the	west	and	east	sites	either	side	of	this	axis.	Perspective	sketch	
C	(shown	on	page	14)	illustrates	from	this	viewpoint	a	built	form	which	represents	
a	possible	design	that	would	be	consistent	with	the	draft	Planning	Scheme.

View	8	-	existing	view	showing	proposed	development	envelope
This	is	a	short	distance	view	where	the	viewpoint	is	located	in	the	heart	of	the	
development.	 As	 such	 the	 proposed	 development	 envelope	 makes	 a	 strong	
presence	within	the	view	area	with	new	development	being	proposed	on	both	sides	
of	Grangegorman	Lower	and	 interspersed	with	the	retained	existing	protected	
structures	 in	 this	 area.	The	 development	 envelope	 for	 the	 various	 proposed	
buildings	 is	 illustrated	in	a	grey	tone	with	the	lighter	grey	tone	representing	the	
upper	storey	 levels	where	proposed.	All	development	envelopes	shown	are	for	
core	educational	buildings.	The	developments	proposed	to	the	right	of	view	are	
aligned	with	the	Clock	tower	building	and	are	proposed	up	to	4-6	storeys	with	the	
light	grey	tone	representing	the	upper	two	storeys.	The	development	beyond	the	

Shaded areas show zones within 
which buildings must be located 

and range of heights

Lighter tones indicate zones for taller 
development
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View 9:   From Kirwan Street / Kirwan Street Cottages looking northeast As existing

View	9	-	as	existing
This	view	through	to	Kirwan	Cottages	has	a	planted	backdrop	of	trees	within	
the	boundary	of	the	site,	many	of	which	will	be	retained	and	supplemented	with	
new	planting.



 

View 9:   From Kirwan Street / Kirwan Street Cottages looking northeast Existing view showing proposed development envelope

Red line shows development 
zones concealed from view by 

intervening existing features

View	9	-	existing	view	showing	proposed	development	envelope
The	 red	 line	 indicates	 the	 limit	 of	 the	development	which	will	 not	 be	 visible	
from	this	viewpoint.
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View 10:  From Aughrim Street / Manor Street looking east As existing

View	10	-	as	existing
This	is	a	medium	distance	view	looking	east	towards	the	site	of	the	proposed	
development	which	is	situated	behind	the	building	façade	(east	side	of	Manor	
Street).



View 10:  From Aughrim Street / Manor Street looking east  Existing view showing proposed development envelope

Red line shows development 
zones concealed from view by 

intervening existing features

View	10	-	existing	view	showing	proposed	development	envelope
The	 red	 line	 indicates	 the	 limit	 of	 the	development	which	will	 not	 be	 visible	
from	this	viewpoint.
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View 11:  From St. Joseph’s road looking east As existing

View	11	-	as	existing
This	 medium	 distance	 view	 along	 St.	 Joseph’s	 Road	 is	 visually	 terminated	 by	
the	 existing	 buildings	 along	 the	 eastern	 side	 of	 Prussia	 Street.	The	 site	 for	
development	 (western	 end	 of	 St.	 Brendan’s	 west	 site)	 lies	 behind	 these	 two	
storey	red	brick	buildings.



Shaded areas show zones within 
which buildings must be located 

and range of heights

Lighter tones indicate zones for taller 
development

View 11:  From St. Joseph’s road looking east  Existing view showing proposed development envelope

Zone for education related buildings
Lower elements: 6 - 8 storeys • Taller elements 10 - 15 storeys

Zone for education buildings 
Lower elements: 4.5 storeys • Taller elements up to 6.5 storeys

Zone for education related buildings 
Lower elements: 2 storeys • Taller elements up to 4 storeys

The	distance	created	by	the	sports	fields	between	the	proposed	buildings	and	
the	 site	 boundary	 has	 a	marked	 effect	 in	 reducing	 the	 apparent	 scale	of	 the	
development.	It	is	therefore	unlikely	to	give	rise	to	any	significant	visual	impact	
from	 this	 viewpoint.	The	 colours	 and	 materials	 selection	 for	 the	 proposed	
buildings	will	be	important	in	helping	the	future	development	assimilate	visually.

View	11	-	existing	view	showing	proposed	development	envelope
The	 proposed	 development	 envelope	 (represented	 by	 a	 grey	 tone)	 can	 be	
identified	beyond	the	existing	buildings	on	Prussia	Street.	While	St.	Joseph’s	Road	
is	relatively	short,	the	street	alignment	will	tend	to	lead	the	eye	to	the	proposed	
development.	The	 development	 itself	 occupies	 a	 relatively	 small	 part	 of	 the	
field	of	view	in	the	centre	right	and	right	of	view.	The	10-15	storey	residential	
campanile	building	will	be	visible	to	the	right	of	view.	
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View 12:  From Old Cabra road / North Circular road looking east As existing

View	12	-	as	existing
This	medium	distance	 view	 from	 an	 extremely	 busy	 junction	 shows	 the	 tree	
lined	North	Circular	Road	(left	of	view)	and	the	top	of	Prussia	Street	(right	of	
view).	Boundary	walls	and	low	rise	existing	residential	development	with	a	large	
measure	of	street	tree	planting	give	a	relatively	verdant	landscape	character	to	
this	view.
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View 12:  From Old Cabra road / North Circular road looking east   Existing view showing proposed development envelope

Zone for education buildings
Lower elements: 6 - 8 storeys • Taller elements 10 - 15 storeys

Zone for education buildings 
Lower elements: 4.5 storeys • Taller elements up to 6.5 storeys

View	12	-	existing	view	showing	proposed	development	envelope
The	 proposed	 development	 envelope	 can	 be	 identified	 beyond	 the	 existing	
buildings	on	Prussia	Street	(to	the	right	of	view)	in	this	medium	distance	view.	
The	development	envelope	 is	not	visible	along	the	NCR	primarily	due	to	the	
existing	trees.	The	development	itself	will	occupy	a	very	small	part	of	the	field	
of	view	to	the	right	of	view.	It	is	therefore	unlikely	to	give	rise	to	any	significant	
visual	impact	from	this	viewpoint.
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View 13:  From North Circular road / Annamore parade looking southeast As existing

View	13	-	as	existing
This	short	distance	view	from	the	North	Circular	Road	into	the	north-western	
end	 of	 the	 site	 shows	 the	 stone	 boundary	 wall	 of	 the	 site	 and	 the	 existing	
mature	trees	along	the	NCR.	



Shaded areas show zones within 
which buildings must be located 

and range of heights

Lighter tones indicate zones for taller 
development

View 13:  From North Circular road / Annamore parade looking southeast   Existing view showing proposed development envelope

Zone for healthcare related building
Lower elements: 4 storeys • Taller elements up to 6 storeys

Zone for healthcare building
Lower elements: 4 storeys • Taller elements up to 6 storeys

Zone for education buildings 
Lower elements: 4.5 storeys • Taller elements up to 6.5 storeys

Zone education building
Lower elements: 4 storeys • Taller elements up to 6 storeys

Perspective	sketch	D	(shown	on	page	15)	illustrates	from	this	viewpoint	a	built	
form	which	represents	a	possible	design	that	would	be	consistent	with	the	draft	
Planning	Scheme.

View	13	-	existing	view	showing	proposed	development	envelope
This	 is	 a	 short	 distance	 view	 where	 the	 viewpoint	 is	 located	 very	 close	 to	
the	edge	of	 the	proposed	development.	As	 such	 the	proposed	development	
envelope	 makes	 a	 strong	 presence	 within	 the	 view	 area.	The	 development	
envelope	 for	 the	various	proposed	4-6	storey	buildings	 is	 illustrated	 in	a	grey	
tone	with	the	lighter	grey	tone	representing	the	two	upper	storey	levels.	All	of	
the	visible	development	envelopes	are	for	healthcare	buildings.	While	it	cannot	
be	 illustrated	 at	 this	 stage,	 the	 stone	 boundary	wall	 along	 this	 stretch	of	 the	
NCR	is	breached,	approximately	left	of	centre,	to	allow	pedestrian	and	vehicular	
access	into	the	site.	There	may	be	as	a	consequence,	some	impacts	on	a	number	
of	the	existing	trees	along	the	road	in	this	area.
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View 14:  From grangegorman upper looking south As existing

View	14	-	as	existing
This	short	distance	view	into	the	existing	site	from	Grangegorman	Upper	shows	
the	existing	residential	character	of	this	area	and	the	 institutional	character	of	
the	 St.	 Brendan’s	 west	 site	 beyond	 with	 the	 site	 boundary	 wall	 and	 existing	
Poplar	trees	at	the	edge	of	the	site.

Clock Tower Building
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View 14:  From grangegorman upper looking south  Existing view showing proposed development envelope

While	it	is	not	possible	to	illustrate	the	proposed	public	realm	works	at	this	stage,	
the	 stone	 boundary	 wall	 and/or	 railings	 along	 this	 stretch	 of	 Grangegorman	
Upper	is	removed	in	parts	to	allow	pedestrian	and	vehicular	access	into	the	site	
and	there	may,	as	a	consequence	of	 this	and	the	proposed	building,	be	some	
impact	on	some	of	the	existing	Poplars	along	the	road	in	this	view.

View	14	-	existing	view	showing	proposed	development	envelope
The	 proposed	 development	 envelope	 presents	 a	 strong	 visual	 focus	 within	
the	 view	 area	 and	 contrasts	 somewhat	with	 the	 existing	 lower	 level	 hospital	
development.	The	 development	 envelope	 for	 the	 various	 proposed	 buildings	
is	 illustrated	 in	a	grey	 tone	with	 the	 lighter	grey	 tone	representing	 the	upper	
storey	levels	if	proposed.	The	buildings	proposed	in	this	view	will	be	a	2-4	storey	
healthcare	building	to	the	front	with	3.5-6.5	storey	educational	buildings	to	the	
rear.	It	is	intended	to	retain	the	existing	Poplar	trees	along	the	site	boundary	in	
this	view.	

Zone for education buildings
Lower elements: 3.5 storeys • Taller elements up to 6.5 storeys

Zone for education building 
Lower elements: 2 - 3 storeys • Taller elements 4 storeys
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View 15:  From Charleville road / North Circular road looking south As existing

View	15	-	as	existing
This	medium	distant	view	shows	typical	existing	red	brick	residential	development	
along	the	tree	lined	North	Circular	Road.	The	gap	to	the	right	of	view	is	located	
at	the	top	of	Grangegorman	Upper,	at	its	junction	with	the	NCR.
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View 15:  From Charleville road / North Circular road looking south   Existing view showing proposed development envelope

View	15	-	existing	view	showing	proposed	development	envelope
The	proposed	development	envelope,	represented	by	a	grey	tone,	is	visible	only	
to	the	right	of	view	where	4-6	storey	healthcare	related	buildings	are	proposed.	
They	occupy	a	small	portion	of	the	field	of	view	and	as	such	will	not	give	rise	
to	significant	visual	impacts	from	this	viewpoint.

Perspective	sketch	E	(shown	on	page	16)	illustrates	from	this	viewpoint	a	built	
form	which	represents	a	possible	design	that	would	be	consistent	with	the	draft	
Planning	Scheme.				
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View 16:  From north end of  rathdown road looking southeast As existing

View	16	-	as	existing
This	medium	distant	view	towards	the	site	down	the	avenue	of	Rathdown	Road	
focuses	on	the	sweep	of	existing	two	storey	red	brick	houses	bending	round	to	
the	right	towards	the	hospital	site	entrance	area.	
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View 16:  From north end of  rathdown road looking southeast  Existing view showing proposed development envelope

Zone for mixed use buildings
Lower elements: 5 - 8 storeys • Taller elements 10 - 12 storeys

Zone for education buildings 
Lower elements: 3 storeys • Taller elements 4 - 6 storeys

View	16	-	existing	view	showing	proposed	development	envelope
The	 proposed	 development	 envelope	 (represented	 by	 a	 grey	 tone)	 can	 be	
identified	beyond	 the	existing	houses	 at	 the	bottom	of	Rathdown	Road.	This	
is	primarily	 the	development	envelope	 for	 the	mixed	development	proposed	
for	 the	St.	Brendan’s	 east	 site	 close	 to	 the	Broadstone	 (5-8	 storeys,	with	10-
12	 storey	 elements	 located	 within	 the	 lighter	 grey	 zones).	While	 the	 street	
alignment	leads	the	eye	to	the	proposed	development,	the	development	itself	
occupies	a	fairly	small	part	of	the	field	of	view	in	the	centre.	

While	 it	will	provide	an	altered	visual	 focus	and	a	new	visual	 terminus	 in	 this	
view,	it	is	unlikely	to	give	rise	to	any	significant	visual	impact	from	this	viewpoint.	
The	colours	and	materials	selection	for	the	proposed	buildings	will	be	important	
in	helping	the	future	development	assimilate	visually.
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View 17:  From the south end of  rathdown road As existing

View	17	-	as	existing
This	short	distance	view	from	the	lower	part	of	Rathdown	Road	highlights	the	
relationship	between	the	houses	to	the	left	of	view	and	the	hospital	site	in	the	
centre	of	view.	The	low	rise	institutional	buildings	occupy	the	centre	of	the	view	
in	the	middle	distance	with	the	Clock	Tower	building	beyond,	left	of	centre.	On-
street	car	parking	and	car	park	areas	in	the	foreground	bring	a	negative	aspect	
to	the	view.	The	Poplar	trees,	characteristic	of	the	site	fringes	in	this	area	and	the	
avenue	trees	in	Rathdown	Road	provide	landmark	elements	within	the	view.	The	
area	exudes	a	relatively	suburban	atmosphere.

Clock Tower Building



View 17:  From the south end of  rathdown road  Existing view showing proposed development envelope
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View	17	-	existing	view	showing	proposed	development	envelope
The	 viewpoint	 is	 located	 in	 the	 heart	 of	 the	 development	 and	 as	 such	 the	
proposed	 development	 envelope	 represents	 a	 very	 strong	 presence	 within	
the	 view	 area	 with	 a	 large	 quantum	 of	 new	 development	 being	 visible	 in	
the	 view.	This	 is	 likely	 to	 give	 rise	 to	 significant	 landscape	 and	 visual	 impacts	
from	 this	 viewpoint.	 The	 development	 envelope	 for	 the	 various	 proposed	
buildings	 is	 illustrated	 in	 a	 grey	 tone	 with	 the	 lighter	 grey	 tone	 representing	
the	 upper	 storey	 levels	 if	 these	 are	 ultimately	 proposed	 (refer	 to	 the	 notes	
on	 the	 image	 for	 the	 numbers	 of	 storeys	 proposed).	 The	 development	
envelopes	 shown	 are	 for	 a	 variety	 of	 different	 building	 uses.	 The	 bigger	
developments	 proposed	 to	 the	 left	 of	 view	 are	 mixed	 use	 buildings	 and	

in	 the	 centre	 and	 right	 of	 view	 the	 buildings	 are	 primarily	 educational.

Perhaps	 the	 biggest	 positive	 contribution	 in	 this	 view	 will	 come	 from	 the	
proposed	 new	 public	 realm	 works	 which	 are	 not	 illustrated	 in	 the	 view	 but	
will	among	other	things,	seek	to	rationalise	the	existing	vehicular	access	and	car	
parking	issues.

Perspective	sketch	F	(shown	on	page	18)	illustrates	from	this	viewpoint	a	built	
form	which	represents	a	possible	design	that	would	be	consistent	with	the	draft	
Planning	Scheme.				

Zone for mixed use buildings
Lower elements: 5 - 8 storeys • Taller elements 10 - 12 storeys

Zone for education buildings 
Lower elements: 3 storeys • Taller elements 4 - 6 storeys

Zone for education buildings
Lower elements: 3.5 storeys • Taller elements up to 6.5 storeys

Zone for education buildings 
Lower elements: 2 - 3 storeys • Taller elements 4 storeys
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View 18:  From North Circular road at junction with Cabra road looking southwest As existing

View	18	-	as	existing
This	medium	distance	view	from	the	North	Circular	Road	junction	with	Cabra	
Road	shows	the	mix	of	commercial	and	retail	buildings	along	this	eastern	stretch	
of	the	NCR.	The	plane	trees	along	the	main	road	are	a	unifying	element.

 



View 18:  From North Circular road at junction with Cabra road looking southwest  Existing view showing proposed development envelope

Shaded areas show zones within 
which buildings must be located 

and range of heights
Red line shows development 

zones concealed from view by 
intervening existing features

View	18	-	existing	view	showing	proposed	development	envelope
Only	a	small	portion	of	the	proposed	development	envelope	can	be	seen	in	this	
view	on	the	right.	The	remaining	development	represented	by	the	red	line,	is	not	
visible	as	it	is	screened	by	the	existing	buildings.	The	proposed	development	is	
not	likely	therefore	to	give	rise	to	any	significant	impacts	from	this	viewpoint.
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8.4	 Summary	of	potential	for	significant	visual	impacts
The	 long	distance	views	considered	 indicate	 that	 there	will	be	no	major	significant	 impacts	of	
the	proposed	development	when	viewed	 from	a	distance.	The	choice	of	materials,	colour	etc	
will	however	be	important	in	helping	to	visually	assimilate	the	development	into	the	surrounding	
landscape	and	visual	context.

The	medium	distance	viewpoints	tend	to	yield	views	of	the	proposed	development	only	in	small	
portions	of	the	overall	field	of	view.	Generally	in	these	views	the	proposed	development	is	seen	
in	part	behind	existing	buildings	or	existing	 street	 trees	and	 the	proposed	buildings	 therefore	
sit	within	an	appropriate	urban	context.	Furthermore	the	proposed	buildings	are	often	set	back	
from	the	site	boundary	so	their	apparent	scale	is	reduced	somewhat	compared	to	where	the	
buildings	are	located	close	to	the	boundary.	

The	reduction	 in	building	heights	at	the	edges	of	the	development	and	adjacent	to	protected	
structures	assists	in	the	integration	and	visual	assimilation	of	the	proposed	new	buildings.	This	is	
very	important	in	reducing	visual	impact	in	the	views	from	shorter	distances	and	particularly	so	
where	there	will	be	a	concentration	of	built	elements	close	to	existing	roads	and	houses,	as	at	
Grangegorman	Upper	and	Lower.	The	short	distance	views	are	important	in	starting	the	process	
of	considering	the	detailed	architectural	design	of	the	proposed	buildings.	The	potential	impact	
in	these	views	is	likely	to	be	significant	as	a	result	of	the	changes	proposed	to	the	physical	fabric	
of	the	area	and	the	major	differences	resulting	from	how	people	will	populate	and	use	the	site.	
The	visual	 impacts,	while	still	 significant,	are	mitigated	greatly	by	 the	building	height	 reductions	
proposed	at	the	scheme	edges,	particularly	at	Grangegorman	Upper	and	Lower.	However	the	
quality	of	the	detailed	architectural	design	for	these	buildings	is	crucial	to	ensuring	they	are	well	
integrated	into	the	receiving	environment.	

Close	 examination	 of	 the	 detailed	 proposals	 submitted	 as	 part	 of	 the	 individual	 planning	
applications	 for	 all	 proposed	 developments	 emerging	 from	 the	 scheme	 is	 of	 course	 a	
necessary	requirement.	Consequently	applications	for	such	proposed	developments	within	the	
Grangegorman	 SDZ,	 when	 located	 at	 site	 boundaries	 and/or	 adjacent	 to	 existing	 residential	
development	shall	be	required	to	complete	a	full	and	rigorous	Landscape	and	Visual	Assessment	
of	 the	 designed	 development	 proposals.	This	 would	 be	 required	 to	 accompany	 the	 planning	
application	documents	submitted	for	each	such	development.	The	assessment	shall	be	required	
to	show	that	the	proposed	development	falls	fully	within	the	development	envelope(s)	described	
in	this	document	and	must	also	satisfy	the	requirements	of	Dublin	City	Council	in	respect	of	its	
content,	design	quality	and	the	satisfactory	avoidance,	remediation	and	mitigation	of	impacts.	

9.0	 concLuSIonS

The	 designation	 of	 the	 Grangegorman	 SDZ	 and	 the	 intent	 to	 develop	 the	 site	 for	 primarily	
educational	and	healthcare	uses	will	clearly	lead	to	significant	change	in	the	local	landscape	and	
visual	amenity	of	the	Grangegorman	area.	

The	 draft	 Planning	 Scheme	 produced	 for	 the	 Grangegorman	 SDZ	 demonstrates	 that	 the	
significant	potential	impacts	resulting	from	these	changes	have	been	examined	and	understood	
by	the	project	team	involved.	Furthermore	a	range	of	measures	have	been	incorporated	within	
the	scheme	design	to	reduce	such	impacts	to	an	acceptable	level.	The	question	of	whether	the	
impacts	arising	from	the	development	are	likely	to	be	positive	or	negative	is	more	complex	and	is	
in	part	a	subjective	issue	which	depends	to	some	extent	on	the	quality	of	design	detail	and	other	
aspects	of	the	design	such	as	the	choice,	mix	and	juxtaposition	of	materials	etc.	–	 information	
which	is	not	fully	available	at	this	stage	of	the	project.

9.1	 Landscape	impact
The	qualitative	 aspect	of	 assessing	 the	 impact	of	 proposals	on	 the	 landscape	 character	of	 an	
area	is	strongly	related	to	the	appropriateness	of	a	proposed	development	for	the	subject	site	
in	terms	of	its	nature,	scale	and	density	(or	intensity).	The	existing	environment	is	one	which	is	
relatively	 open,	 verdant	 and	quiet	 –	 the	 site	 being	 enclosed	 and	 generally	 inaccessible	 to	 the	
public.	 It	 is	also	however	somewhat	redundant,	disconnected,	derelict	and	deteriorating.	Given	
the	scattering	of	existing	buildings	and	their	former	and	current	functions,	it	is	not,	and	neither	
has	 it	ever	been	considered	a	park	or	green	space	which	can	serve	the	recreational	needs	of	
the	public.	The	proposal	to	develop	the	site	for	largely	institutional	uses	which	will	link	it	strongly	
with	the	nearby	city	centre	is	therefore	considered	entirely	appropriate.	

The	scale	and	density	of	the	proposed	development	balance	the	need	for	a	substantial	building	
footprint	 and	 the	need	 for	 hard	 and	 soft,	 green	public	 spaces	with	 the	desire	 to	ensure	 that	
building	 heights	 are	 appropriate	 to	 the	 local	 context.	 Lower	 building	 heights	 are	 therefore	
included	close	to	the	site	edges	and	taller	elements	are	more	centrally	 located	where	there	is	
a	 lesser	 impact	sensitivity.	One	notable	exception	is	the	 inclusion	of	taller	mixed	use	elements	
in	the	St.	Brendan’s	east	site	adjacent	to	Broadstone	where	a	landmark	quality	is	sought,	and	is	
indeed	appropriate,	in	order	to	establish	a	presence	at	the	project’s	eastern	gateway,	adjacent	to	
proposed	public	transportation	links.

The	centering	of	the	design	around	the	links	into	the	new	development,	connections	through	it	
and	the	provision	of	quality	urban	spaces	and	public	realm	throughout,	mean	that	the	proposed	
development	represents	a	positive	change	in	terms	of	how	the	broader	public	will	perceive	and	
experience	the	site.	
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9.2	 Visual	impact
The	general	design	approach	of	reducing	the	proposed	building	heights	at	the	edges	of	the	site	and	
adjacent	to	the	lower	conserved	buildings	significantly	mitigates	the	visual	impact	of	the	proposed	
development,	in	respect	of	the	impacts	from	long,	medium	and	short	distance	viewpoints.	Local	
residents	located	close	to	the	site	may	however	view	the	impacts	in	some	respects	as	negative.	
This	is	due	in	part	to	the	immediacy	of	the	physical	changes	in	the	site	from	quiet,	green	space	
to	a	denser,	built	urban	environment.	It	is	also	due	however	to	the	accompanying	change	in	the	
numbers	 and	 type	of	 people	 coming	 into	 the	 area.	The	 visual	 impact	 of	 these	 latter	 changes	
is	difficult	to	assess	 for	any	project	and	visual	 impact	assessment	tends	to	be	 largely	based	on	
the	physical	changes	the	proposed	development	brings	to	key	views	from	around	the	site.	The	
diagrammatic	photomontages	developed	to	illustrate	the	basic	scale	of	the	physical	changes	the	
development	will	bring,	show	that	it	is	where	the	development	is	concentrated	at	the	site	edges	
and	is	adjacent	to	existing	residences	that	the	potential	impacts	are	likely	to	be	greatest.

The	 building	 height	 limit	 in	 such	 circumstances	 (up	 to	 3½	 storeys	 max.)	 contained	 in	 the	
draft	 Planning	 Scheme	goes	 a	 long	way	 to	mitigating	 the	potential	 visual	 impact.	The	detailed	
architectural	 design	 of	 the	 buildings	 will	 however	 offer	 the	 potential	 for	 further	 significant	
mitigation.	Similarly	the	delivery	of	a	 fully	considered	public	realm	and	the	open	spaces	which	
go	with	it	have	the	potential	to	provide	positive	benefits	and	reduce	the	visual	impact	generated	
by	the	scheme.	

The	successful	integration	of	the	proposed	development	with	the	existing	environment	and	the	
existing	community	depends	ultimately	on	continuing	the	quality	of	the	architectural	design	and	
landscape	design	through	to	the	detailed	design	stage	for	the	buildings	and	the	public	realm.
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GranGeGorman: Draft PlanninG Scheme • lanDScaPe & ViSual imPact aPPraiSal  •  aPril 2011 Appendix 1: Glossary of Impact Terminology

aPPendIX	1:	 gLoSSary	of	ImPact	termInoLogy	
	 (aS	 Set	 out	 In	the	 ePa	 guIdeLIneS	 on	the	 InformatIon	to	

Be	contaIned	 In	enVIronmentaL	 ImPact	StatementS	–	2002)

Imperceptible	Impact:	 An	 impact	 capable	 of	 measurement	 but	 without	 noticeable	
consequences

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

moderate	Impact:		 An	 impact	 that	 alters	 the	character	of	 the	environment	 in	 a	manner	
that	is	consistent	with	existing	and	emerging	trends.

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

Profound	Impact:		 An	impact	which	obliterates	sensitive	characteristics.

The	quality	of	potential	visual	and	landscape	impacts	are	assessed	according	to	EPA	guidelines	
as	follows:

Positive:		 A	change	which	improves	the	quality	of	the	environment

neutral:		 A	change	which	does	not	affect	the	quality	of	the	landscape

negative:		 A	change	which	reduces	the	quality	of	the	environment

Potential	 impacts	 arising	 from	 a	 proposed	 development	 may	 also	 be	 considered	 in	 terms	 of	
duration	as	described	in	the	EPA	Guidelines:

temporary:		 Impact	lasting	one	year	or	less

Short-term:		 Impact	lasting	one	to	seven	years

medium-term:		 Impact	lasting	seven	to	fifteen	years

Long-term:		 Impact	lasting	fifteen	to	sixty	years

Permanent:		 Impact	lasting	over	sixty	years
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Plate 1:  View looking north to the site from Grangegorman Road Lower

Plate 2:  View looking north along Grangegorman Road Lower merging with Grangegorman Road Upper. The 
roadway widens as it rises towards the Clock Tower building, near the entrance to both sites. The Clock 
Tower Building, tree canopy and stone walls together with the church steeple in the background, form 
the historic and institutional character of this area.

Plate 3:  View from Kirwan Cottage looking north-west along the boundary of the site.
 The tree canopy is visible in the background.

Plate 4:  View from Kirwan Street towards Kirwan Cottages to the south of St. Brendan’s West.
 The tree canopy is visible in the background.
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Plate 5:  View looking west to some of the remaining trees within the southern portion of the St. Brendan’s East 
site. A temporary school and yard currently occupy this space.

Plate 6:  View of part of the derelict ‘Lower House’ within the St. Brendan’s East site.

Plate 7: View looking south through the security fencing into the now derelict section of the grounds surrounding 
the Lower House (St. Brendan’s East).

Plate 8:  View looking north-west through one of the woodland walks at the south-eastern portion of St. Brendan’s 
West.
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Plate 9:  View of one of the Holm Oak (Quercus ilex) specimens located to the west of the main entrance road 
to St. Brendan’s West site

Plate 10: View looking north-west towards the line of Holm Oak (Quercus ilex) adjacent to the Playing Fields (St. 
Brendan’s West).

Plate 11:  View looking south to the line of Poplar (Populus alba) and Horse Chestnut 
 (Aesculus hippocastanum) trees adjacent to the Playing Fields (St. Brendan’s West).

Plate 12:  View looking south-east along the eastern boundary of the St. Brendan’s West site.
 The Poplar trees (Populus alba) follow the line of the site boundary.
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Plate 13:  View of an ornamental wooden gazebo structure off the main entrance road (St. Brendan’s West)

Plate 14:  View looking north-west from ‘The Playing fields’ towards North Circular Road.
 The Park House office complex is visible in the background.

Plate 15:  View of the boundary stone wall, boundary trees and roofscape and steeple of the churches on the St. 
Brendan’s West site, forming the ‘institutional’ landscape character of the site. 

Plate 16:  View looking south/south-west along Grangegorman Road Lower towards the St. Brendan’s West site. The 
boundary stone wall and adjacent tree canopy frame a view to the south to the roofscape of Dublin City. 
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Plate 17:  View looking south-west towards the site from the junction of Charleville Road and North Circular Road. 
The tree canopies on the site are just visible in the background and over the roof tops.

Plate 18:  View looking east into the northern portion of the site bounding North Circular Road. The London Planes 
form an avenue with some mature trees to the right of view within the HSE site.

Plate 19:  View looking south-west into the St. Brendan’s East site from the Broadstone Bus Depot. The lines of 
Poplar in the east and south of this portion of the site are visible in the background.

Plate 20:  View looking west towards the site from the car park at the Broadstone Bus Depot on Constitution 
Hill. The Clock Tower building is a focal point in the background. The tops of the Poplar trees on the St. 
Brendan’s West site are just visible over the rooftops.
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Proposed tree retention and removal

GranGeGorman: Draft PlanninG Scheme • lanDScaPe & ViSual imPact aPPraiSal  •  aPril 2011 Appendix 3: Drawings relating to tree retention, removal and new tree planting



67

Proposed retained and new trees

GranGeGorman: Draft PlanninG Scheme • lanDScaPe & ViSual imPact aPPraiSal  •  aPril 2011 Appendix 3: Drawings relating to tree retention, removal and new tree planting


