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1.0 INTRODUCTION 

1.1	 Citydesigner	 (‘the	 consultancy’)	 has	 been	 commissioned	 by	 Ravensbrook	
Limited	(‘the	applicant’)	to	provide	townscape	and	visual	assessment	advice	
on	 development	 proposals	 for	 the	 site	 at	 Ravens	 Rock	 Road,	 Sandyford,	
Dublin	18	(outlined	in	red	at	Figure	1.1).

1.2 The proposed development comprises the following:

Construction of a built-to-rent residential development comprising 101 no. 
apartments including internal and external amenity space, car and bicycle 
parking, site wide landscaping and all associated services and infrastructure 
required to facilitate the development. 

1.3	 During	the	design	process	for	this	application,	the	consultancy	has	assisted	
the	 architects,	 Henry	 J	 Lyons	 Architects	 (‘the	 architects’),	 by	 providing	
assessment,	 feedback	 and	 collaborating	 on	 their	 design	 proposals.	 This	
Design,	Townscape	and	Visual	Assessment	(DTVA)	forms	part	of	the	planning	
application. 

1.4 Chapter 3.0 provides an overview of the history of the site and its 
surroundings. This is followed in Chapter 4.0 by an assessment of the design 
quality	of	the	proposals.	The	potential	visual	effects	of	the	scheme	on	the	
townscape are illustrated and assessed in Chapter 5.0. Chapter 2.0 sets out 
the methodology used for assessments. Concluding comments are provided 
in Chapter 6.0.

1.5	 This	document	should	be	read	in	conjunction	with	the	architects’	Architectural	
Design	 Statement,	 their	 drawings,	 and	 John	 Spain	 Associates’	 Planning	
Report	and	Statement	of	Material	Contravention.

Fig. 1.1: Aerial photography of the site and its surrounding context (Google).  The site location is marked in red.
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Introduction

2.1 This chapter sets out the methodology developed by the consultancy to 
assess	the	likely	effects	of	new	development	on	surrounding	townscape	and	
on visual amenity. It draws upon best practice guidance set out in ‘Guidelines 
for	Landscape	and	Visual	Impact	Assessment’	(GLVIA),	Third	Edition,	2013,	
and	takes	into	account	relevant	national,	regional	and	local	planning	policies	
and	guidance,	as	set	out	in	paragraph	2.3.

Planning policy and guidance 

2.2	 The	 DTVA	 methodology	 and	 the	 process	 undertaken	 takes	 into	 account	
relevant	 planning	 policy	 and	 guidance,	 in	 particular	 those	 relating	 to	
townscape,	 urban	 design	 and	 significant	 views.	 The	 following	 policy	 and	
guidance is relevant: 

International level:

•	 The	Landscape	Institute	and	Institute	of	Environmental	Management	
and	 Assessment	 UK,	 Guidance	 for	 Landscape	 and	 Visual	 Impact	
Assessment	(GLVIA)	Third	Edition,	2013;

National Level:

•	 Planning	and	Development	Act	2000	(as	amended);

•	 Planning	and	Development	Regulations	2001	(as	amended);

•	 Urban	Development	and	Building	Height	Guidelines,	2018;

•	 Government	 of	 Ireland,	 Project	 Ireland	 2040,	 National	 Planning	
Framework,	2018;

•	 Department	of	Arts,	Heritage	and	the	Gaeltacht,	Architectural	Heritage	
Protection,	Guidelines	for	Planning	Authorities,	2011;	and

•	 Department	 of	 Housing,	 Planning	 and	 Local	 Government,	 Urban	
Development	and	Building	Heights,	Guidelines	for	Planning	Authorities,	
December	2018;	

Regional and Local Level:

•	 Eastern	and	Midland	Regional	Assembly,	Regional	Spatial	and	Economic	
Strategy,	2019-2031;	and

• Dún Laoghaire-Rathdown County Council Development Plan 2016-
2022.

Defining the Study Area

2.3	 The	‘study	area’	for	the	visual	assessments	in	this	report	has	been	decided	
based on the professional judgement of the assessor and informed by site 
visits,	desktop	research	of	the	immediate	and	wider	context,	land	contours,	
map analysis and early extrapolations from computer model view studies 
in	order	to	identify	views	that	may	potentially	be	affected	by	the	proposed	
development,	depending	on	their	sensitivity	and	their	location	in	relation	to	
the site.

 Design quality and its relevance to assessments

2.4	 The	final	design	is	assessed	in	Chapter	4.0	of	this	report,	taking	into	account	
national,	regional/strategic	and	local	policy	requirements.	The	material	used	
to	 undertake	 the	 assessment	 includes	 the	drawings	 prepared	by	Henry	 J	
Lyons	Architects,	their	Architectural	Design	Statement	and	Accurate	Visual	
Representations	(AVRs)	produced	by	visualisation	Visual	Lab.

2.5	 The	consultancy	has	worked	with	 the	architects	and	design	 team	 to	 fully	
understand	the	proposed	development	and	to	provide	feedback	on	design	
throughout	its	development,	as	well	as	on	the	potential	effects	on	townscape	
and	visual	amenity.	Through	this	process,	the	intention	has	been	to	achieve	
a	high	quality	of	design	 in	order	to	maximise	the	beneficial	effects	of	the	
proposed development on townscape and views.

2.6	 Computer	models	were	used	during	the	design	process	to	test	how	different	
iterations	of	 the	design	would	affect	views.	This	 information	was	used	 to	
make	early	assessments	of	the	effects	and	thereby	inform	modifications	to	
the design. 

2.7	 In	addition	to	internal	review,	the	design	team	engaged	in	pre-application	
consultation	with	 Dún	 Laoghaire-Rathdown	 County	 Council	 (DLRCC).	 The	
feedback	 from	DLRCC	has	 enabled	 the	 final	 proposal	 to	 be	 optimised,	 in	
terms	of	its	design	quality	and	associated	townscape	and	visual	effects,	prior	
to	the	final	assessments	being	undertaken.

Townscape and Visual Assessment

2.8	 Townscape	and	visual	assessment	considers	the	likely	townscape	and	visual	
effects	of	the	proposed	development,	i.e.,	identifies	how	and	to	what	degree	
it	would	affect	the	elements	that	make	up	the	townscape,	its	aesthetic	and	
perceptual	aspects,	its	distinctive	character,	and	the	changes	in	visual	amenity	
resulting	from	the	proposed	development	as	seen	from	a	specific	viewpoint.	
It	assesses	 the	effect	of	 changes	 in	 the	view	on	 the	people	experiencing	
views.	It	involves	quantitative,	qualitative	and	perceptual	measurements.	It	
is not possible to apply the qualitative or perceptual measurements wholly 
scientifically,	but	they	are	worth	assessing	since	judgements	are	informed	
by them.

2.9	 The	visual	assessment	was	carried	out	using:	

(i)	 the	existing	fully	surveyed	view	photograph;	and

(ii)		 a	photorealistic	montage;	or	a	wire-line	representation.

2.10 The assessment commentary includes:

(i)	 a	description	of	the	existing	view	(‘Existing’);

(ii)	 a	description	of	how	the	proposal	will	change	the	view	(‘Proposed’);

(iii)	 the	effect	of	the	proposal	on	human	perception	(‘Effect’);	and

(iv)	 the	potential	cumulative	effects	arising	in	combination	with	other	
consented	development	proposals	(‘Cumulative	effect).

2.11 The assessment is based on representative Accurate Visual Representation 
(AVR)	images	of	the	proposed	development	from	14 viewpoints.

2.12 The AVRs represent a general spread of views which illustrate the urban 
relationships	 likely	 to	 arise	 between	 the	 proposal	 and	 its	 surroundings.		
Each	viewpoint	 position	was	 chosen	 to	 represent	 ‘maximum	exposure’	 of	
the	 proposed	 development	 and	 its	 ‘maximum	 conjunction’	 with	 sensitive	
townscape	elements	within	its	context,	including	heritage	assets.	The	AVRs	

2.0 ASSESSMENT METHODOLOGY
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were created by incorporating a computer model of the proposal accurately 
into	surveyed	photographs	of	the	chosen	views.	Visual	Lab’s	methodology	
for creating AVRs is included in Appendix 1 of this report.

2.13	 It	is	acknowledged	that	the	viewers	of	the	images	presented	in	Chapter	5.0	
may	have	different	responses	to	the	appearance	of	the	proposals,	depending	
on their circumstances and personal aesthetic preferences. This form of 
presentation	 has	 the	 aim	 of	 addressing	 this	 factor	 by	 first	 providing	 the	
reader	with	objective	evidence	of	the	physical	scale	of	the	development,	its	
visibility	and	 likely	appearance	 from	key	viewpoints.	Professional	opinion,	
which	may	be	considered	to	be	more	subjective,	provides	a	second	stage	of	
the	assessment,	presented	accompanying	commentary.

2.14 It is important to note that the written assessments are not assessments 
of the AVRs but are of the view as experienced from the actual viewpoint 
in a ‘real-life’	sense.	The	AVRs	are	used	only	as	a	tool	for	assessment;	the	
assessor has visited each viewpoint and it is recommended that the reader 
of this document similarly visits each viewpoint to fully understand how the 
development	affects	the	view.				

Professional Standpoint of the Author

2.15 Assessments in this DTVA are made from a professional point of view 
and from a particular standpoint. The standpoint is that of a townscape 
and heritage consultant employed by the applicant to quantitatively and 
qualitatively	assess	and	advise	on	 the	design,	 as	 it	was	being	developed	
by	 the	 architects	 and	 following	 feedback	 from	 consultees.	 The	 DTVA	
presents,	therefore,	the	results	of	the	townscape	and	heritage	consultant’s	
independent	professional	advice.	In	accordance	with	guidance,	however,	the	
townscape	and	visual	assessments	are	undertaken	on	an	independent	and	
transparent	basis	and	weigh	up	both	the	positive	and	negative	effects	of	the	
proposed development.  

2.16	 Naturally,	for	the	qualitative	assessments	to	be	of	substance	and	more	than	
merely	subjective,	the	assessor	must	have	the	necessary	skills.	Citydesigner	
is	a	consultancy	of	experienced	professionals	from	the	areas	of	architecture,	
urban	 design	 and	 heritage,	 all	 trained	 in	 townscape	 and	 architectural	
assessments	by	its	founder,	Richard	Coleman,	who	has	carried	out	design	
assessments	since	1985.	

Photography in AVR production and assessment

2.17	 In	 order	 to	 replicate,	 as	 near	 as	 possible,	 the	 experience	 of	 a	 human	
being	when	standing	at	a	particular	viewpoint,	the	AVRs	in	this	DTVA	have	
been produced in accordance with recognised good practice set out in the 
Visual Representation of Development Proposals Technical Guidance Note 
(2019).	The	two-dimensional	nature	of	an	AVR	and	its	limited	field	of	view	
cannot,	however,	fully	convey	the	visual	experience	of	a	new	development	
in	the	townscape.	For	this	reason,	 it	 is	recommended	that	readers	of	this	
document	 and	 decision	 makers	 visit	 each	 viewpoint	 to	 fully	 understand	
the	 effects	 illustrated	 by	 each	 AVR.	 The	 AVR	 can	 be	 considered	 on	 site	
alongside	the	associated	commentaries,	which	describe	the	effects	likely	to	
be	experienced.		It	is	understood,	however,	that	not	everyone	is	able	to	do	
this,	and	for	those	readers,	the	AVRs	and	associated	commentaries	remain	
an essential tool. 

2.18	 For	an	easy	reading	of	 the	assessment	commentaries,	 the	AVRs	provided	
in this document are laid out next to the assessment text and are not bled 
to	 the	 full	 size	of	 the	page.	To	support	decision	makers,	we	can	provide,	
on	 request,	 proposed	 AVRs	 bled	 to	 the	 edge	 of	 the	 page,	 which	 can	 be	
comfortably	held	up	at	the	viewpoint	to	allow	the	effect	to	be	understood	
within the real context. 

2.19	 It	is	often	said	that	a	photograph	makes	the	subject	look	further	away.	This	
is	true	only	in	regard	to	a	cursory	comparison.	If	the	photograph,	which	is	
monocular,	is	held	at	the	correct	distance	to	the	eye,	which	is	binocular,	it	
will replicate the view provided the viewer closes one eye. A person will tend 
to zoom in on the subject and is able to appreciate much greater detail than 
is	 normally	 possible	 with	 a	 photograph.	 In	 certain	 circumstances,	 where	
this	is	important	to	illustrate,	zoomed	photographs	may	be	included	in	the	
assessment,	or	can	be	separately	provided	on	request.	

2.20 In the current GLVIA	(2013)	and	the	Visual	Representation	of	Development	
Proposals	 Technical	Guidance	Note	 (2019)	 it	 is	 accepted	 that	 the	field	 of	
view and image size of photographs and photomontages should be selected 
to give a reasonably realistic view of how the townscape will appear when 
the image is held at a comfortable viewing distance from the eye (usually 
between	 300	 and	 500mm).	 Good	 practice	 for	 townscape	 photomontage	
usually	 gives	 rise	 to	 a	 lens	 with	 a	 field	 of	 view	 of	 between	 68	 and	 73	
degrees	so	that	sufficient	context	can	be	included	to	make	the	assessment	
meaningful.	The	field	of	view	may	be	reduced	to	as	little	as	40	degrees	in	the	
case	of	particularly	long-distance	views.	Accordingly,	the	lens	sizes	for	AVRs	
in this report have been chosen with consideration of the particular nature of 
the	site,	location,	surrounding	context,	view	distance	and	the	height	of	the	
proposed	development.	The	visualisation	specialist’s	methodology	takes	the	
guidance note into account and is included at Appendix 1 of this document.

Using an original copy of this document

2.21 The AVRs in this DTVA originate from high resolution photographs. It is 
important to use an original copy printed at high resolution so that the 
detail	can	be	fully	understood.	For	this	reason,	the	‘Contents’	page	of	top-
quality copy versions includes a Citydesigner hologram which guarantees 
the highest resolution. Photocopies or downloaded versions may not depict 
such	a	high	level	of	definition.	

2.0 ASSESSMENT METHODOLOGY (CONTD.)
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3.0  HISTORICAL OVERVIEW

Fig. 3.1: 1821 Duncan Map with the approximate site location marked by the red circle 
(South Dublin Historical).

Fig. 3.2: 1837-42 Map with the approximate site location marked by the red circle (OSI Geo-
Hive).

Fig. 3.3: 1888 - 1913 Map with the approximate site location marked by the red circle (OSI 
Geo-Hive).

Fig. 3.4: 1953 Map with the approximate site location marked by the red circle (OSI Geo-
Hive).

3.1 This chapter provides a brief overview of the history of the site and its 
surrounds.	The	analysis	is	based	on	historical	plans,	maps	and	photographs.

3.2	 The	 site	 is	 situated	within	Sandyford	Business	District,	 north	 east	 of	 the	
historic	 village	 of	 Sandyford.	 The	 maps	 shown	 at	 Fig.	 3.1-3.4	 highlight	
the	generally	undeveloped,	rural	character	of	the	site	and	its	surrounding	
environs up until the mid-20th	 century,	 with	 only	 occasional,	 isolated	
buildings	appearing	within	the	wider	vicinity	of	the	site,	most	of	which	are	
no	 longer	 standing.	 These	 included	 Blackthorn	 Farm,	 a	 vernacular	 stone	
farmhouse	 surrounded	 by	 a	 yard	 and	 outbuildings,	 situated	 east	 of	 the	
development	site,	which	was	built	in	1878	and	demolished	in	the	late	1970s.	
Burton	Hall	(Fig	3.5),	represents	one	of	the	very	few	historic	buildings	still	
standing	within	the	Sandyford	Business	District	area.	Dating	from	1730,	it	
was built for Samuel	Burton	MP	(1687-1733).	Now	a	Protected	Structure,	
it represents an important component of the early 18th century domestic 
built	 heritage	 of	 south	 County	 Dublin,	 though	 its	 setting	 is	 today	 much	
compromised,	its	private	grounds	enclosed	on	its	north,	east	and	west	sides	
by	light	industrial	and	business	uses,	and	its	southern	boundary	edged	by	
the	busy	Leopardstown	Road	(N31).

3.3 While the development site and its surroundings remained undeveloped 
through	 the	 1800s,	 a	 large	 area	 of	 land,	 only	 400m	 north-east	 of	 the	
development	 site,	 came	 to	host	 one	of	 south	Dublin’s	most	 sizeable	 and	
significant	developments	of	the	19th	century;	Stillorgan	Reservoir	(Fig	3.6).	
Constructed	in	two	phases	between	1862	and	1885,	the	reservoir	was	a	very	
impressive	feat	of	engineering	at	the	time,	which	greatly	improved	sanitation	
and	public	health	in	Dublin	City,	reducing	outbreaks	of	cholera,	typhus	and	
other	diseases	associated	with	contaminated	water.	Still	providing	drinking	
water	to	approximately	15%	of	the	Greater	Dublin	Area,	the	reservoir	is	an	
important	part	of	Dublin’s	water	supply	network.

3.4	 The	major	 transformation	 of	 this	 locality	 came	 in	 1967,	 with	 the	 official	
opening	 of	 Sandyford	 Industrial	 Estate	 on	 a	 site	 of	 120	 acres;	 85	 acres	
allocated	to	light	industry	and	the	rest	to	offices. The development of this 
land	was	facilitated	by	culverting	of	the	Kilmacud	Stream	and	its	tributaries	
in	the	1950s,	these	waterways	having	previously	flowed	across	Sandyford’s	
rural	landscape.	By	1993	approximately	6,000	people	were	employed	in	the	
district,	working	for	220	companies	located	in	the	area.
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3.0  HISTORICAL OVERVIEW (CONTD.)

Fig. 3.5: Built in 1730, Burton Hall, a protected structure, is today a Rehabilition and Training 
Centre (Buildings of Ireland)

Fig. 3.6: The octagonal screen chamber at Stillorgan reservoir under construction in the 
1860s (Irish Water)

Fig. 3.7: Aerail view of the M50 at Sandyford (Google)

Fig. 3.8: Sandyford Business Distirct has evolved into one of the south Dublin’s most desirable 
and well-connected mixed-use areas.

3.5		 In	2001	the	Southern	Cross	Route	of	the	M50	was	opened.	It	extended	the	
motorway	from	Balrothery	to	Sandyford,	and	this	stretch	of	the	M50	now	
forms	an	imposing	boundary	along	Sandyford	Business	District’s	southern	
edge	 (Fig	3.7),	 severing	 it	 from	 the	more	historic,	domestic	 character	of	
Sandyford	Village.

3.6	 In	 recent	 decades	 Sandyford	 Business	 District	 has	 evolved	 from	 a	 place	
of	manufacture	and	warehousing,	to	a	more	mixed-use	urban	quarter	(Fig	
3.8)	 that	 includes	 several	 residential	 developments.	 Served	 by	 multiple	
LUAS	stops,	Sandyford	Business	District	now	contains	approximately	5,000	

residents	and	26,000	employees	in	over	1,000	companies.
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4.0 DESIGN QUALITY

4.1	 This	chapter	offers	an	assessment	of	the	architectural	quality	of	the	proposed	
design	 by	 Henry	 J	 Lyons	 Architects,	 a	 commentary	 on	 its	 townscape	
characteristics,	 including	 height,	 massing,	 scale,	 and	materiality,	 and	 an	
assessment of the scheme against relevant design policy.

4.2 The proposed scheme involves the demolition of the existing business unit 
and	the	development	of	a	residential	building,	with	enhanced	public	realm	
along its northern side and private rooftop gardens and communal podium 
gardens incorporated into the proposals.

4.3 The design development has evolved through helpful consultation with Dún 
Laoghaire–Rathdown	County	Council	and	An	Bord	Pleanála	planning	officers.	
The design has now reached its optimum form and represents a solution 
of	high	quality.	The	building	would	give	rise	to	positive	effects	owing	to	its	
architectural	quality	and	 the	way	 it	 addresses	 the	corner	of	Ravens	Rock	
Road	and	Carmanhall	Road.	It	displays	engaging	and	activated	frontages,	
framed on its south and east elevations by an attractive canopy feature that 
extends	vertically	upward	from	ground	level	before	flipping	horizontally	to	
form	 a	 characterful	 rooftop	 profile.	 Carefully	 considered	 landscaping	 has	
been	introduced	along	the	site’s	northern	side,	which	embraces	existing	ma-
ture	tree	specimens,	and	results	in	an	attractive	and	engaging	public	realm	
that	links	through	to	the	civic	park	proposed	to	the	immediate	west	of	the	
development site.

4.4	 The	design	seeks	to	be	a	modern,	high	quality	residential	building,	whose	
elegant,	sculptural	form	would	rise	above	the	existing	mature	tree	canopies	
to	gracefully	mark	the	corner	of	Ravens	Rock	Road	and	Carmanhall	Road.	
The	building	benefits	 from	well-considered,	 articulated	 facade	 treatments	
that	create	visual	interest	in	the	streetscape	and	in	distant	views,	while	its	
rooftop canopy provides a distinctive and aesthetically-pleasing crown to the 
building. There is much about the scheme which places it at a high level of 
architectural	quality.	The	following	images	(Figures	4.1	to	4.9)	illustrate	the	
current	application	scheme,	and	its	design	quality	is	discussed	further	in	the	
below paragraphs.

4.5  The illustrated and four rendered elevations show the level of articulation 
within	 each	 facade.	 This	 gives	 rise	 to	 elegant	 planes,	 further	 articulated	
by a consciously composed fenestration and balcony arrangement. Clearly 
a great deal of thought has gone into the design such that the elevations 
as	a	whole	are	well	coordinated,	and	that	the	whole	adds	up	to	more	than	
the sum of the parts. The dual use of contrasting but complementary clad-
ding	materials	is	also	employed	with	skill	and	an	artistic	approach,	with	the	
‘frame’	embracing	the	whole.	There	is	a	welcome	emphasis	on	the	vertical	
which gives the building a strong character worthy of this prominent corner 
site. The rich existing soft landscape at the location is supplemented and 
enhanced,	particularly	on	the	north	side,	which	will	contribute	to	the	envis-
aged linear route to the west.
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Fig. 4.1: South-east elevation. Fig. 4.2: North-east elevation.

Fig. 4.3: South-west elevation. Fig. 4.4: North-west elevation.
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Fig. 4.5: Ground and podium level landscaping plan

Fig. 4.6: Roof level landscaping plan

Fig. 4.7: View from junction of Ballymoss Road and Carmanhall Road Fig. 4.8: View from junction of Arkle Road and Carmanhall Road

Fig. 4.9: View looking west along Carmanhall Road
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4.6	 The	 design	 takes	 account	 of	 the	 different	 heights	 and	 different	 scales	 of	
the mixed existing and emerging townscape context within which it exists. 
Similar	scale	buildings	are	found	along	the	northern	side	of	Carmanhall	Road	
and	at	the	nearby	Beacon	South	Quarter,	while	consents	have	been	given	for	
tall	buildings	at	the	Rockbrock	site	(up	to	14	storeys),	the	nearby	former	Aldi	
site	(up	to	17	storeys),	and	for	the	Avid	site	at	the	junction	of	Carmanhall	
Road	and	Blackthorn	Road	(up	to	9	storeys),	and	the	cumulative	effect	of	
the proposed development with the latter of two of these permitted schemes 
is illustrated and assessed at Chapter 5.0. The proposal is only marginally 
taller	than	the	existing	The	Chase	office	development	(Fig	4.10)	that	stands	
to	its	immediate	north,	and	is	of	a	height	that	is	in	keeping	with	much	of	
Carmanhall	Road’s	existing	and	emerging	built	context	(Fig	4.11	–	4.13).	The	
context	to	the	south	of	the	site	is	of	a	smaller	scale	(Fig	4.14),	and	within	
the architectural composition of the proposal the architects have embraced 
the	smaller	scale	of	this	southern	townscape,	while	also	responding	to	the	
aforementioned taller buildings on Carmanhall Road. The resultant design 
approach sees the proposed development rise to a maximum 11 storeys on 
Carmanhall Road but step down to 5 storeys at its southern end in response 
to this lower context.

Fig. 4.10: The Chase office building on Carmanhall Road, which stands to the immediate north 
of the development site.

Fig. 4.11: Beacon South Quarter at the western end of Carmanhall Road.

Fig. 4.12: The partially complete 14-storey 
structure of The Sentinel at the junction 
of Carmanhall Road and Blackthorn 
Drive.

Fig. 4.13: Office developments on Carmanhall Road, just north of the development site. Fig. 4.14: The lower scale townscape south of the development site

4.0 DESIGN QUALITY (CONTD.)
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Assessment against policy and guidance relating to design

4.7 Having	considered	 the	design,	 it	 is	 found	 that	 the	proposed	development	
would	 be	 in	 accordance	 with	 the	 policies,	 objectives,	 and	 development	
standards of the National Planning Framework	2021	and	the	Regional	Spatial	
and	Economic	Strategy	2019-2031.	The proposed development also responds 
positively to Dún Laoghaire–Rathdown County Development Plan Policy UD1 
‘Urban	Design	Principles’. It would also comply with the requirements of the 
‘Urban	Development	and	Building	Heights’	guidelines,	adopted	in	December	
2018	and	guidelines	on	Sustainable	Residential	Development	in	Urban	Areas	
(2009). 

4.8 The	National	Planning	Framework	(NPF)	places	an	emphasis	on	achieving	
a	more	compact	urban	form	and	delivering	effective	densities	and	greater	
consolidation of urban development. National Policy Objective 11 states that 
“in	meeting	 urban	 development	 requirements,	 there	 will	 be	 presumption	
in favour of development that can encourage more people and generate 
more	 jobs	 and	 activity	 within	 existing	 cities,	 towns	 and	 villages,	 subject	
to development meeting appropriate planning standards and achieving 
targeted	growth”.	Objective	13	adds	“in	urban	areas,	planning	and	related	
standards,	 including	 in	 particular	 building	 height	 and	 car	 parking	 will	 be	
based	 on	 performance	 criteria	 that	 seek	 to	 achieve	 well-designed	 high-
quality outcomes in order to achieve targeted growth. These standards 
will be subject to a range of tolerance that enables alternative solutions 
to	be	proposed	to	achieve	stated	outcomes,	provided	public	safety	 is	not	
compromised and the environment is suitably protected”. A high quality 
residential	development	of	exemplary	design,	would	generate	further	activity	
in	this	part	of	Sandyford	and	would	support	local	jobs,	thereby	satisfying	the	
objectives of the NPF.

4.9	 While	 the	proposed	building	exceeds	 the	site	specific	building	heights	set	
out	in	the	Sandyford	Urban	Framework	Plan	(SUFP),	careful	consideration	
has	been	given	to	those	key	determining	factors	set	out	in	Section	3.1	of	
the	Dún	Laoghaire–Rathdown	Building	Heights	Strategy	(Appendix	9	of	the	
Development	Plan),	which	relates	to	Sandyford	Business	District,	and	which	
states:

 ‘The stated building height limits in the SUFP do not represent a ‘target’ 
height for each site - it is essential that any building makes a positive 
contribution to the built form of the area. It is intended that building 
height shall therefore, be determined by how it responds to its surrounding 
environment and be informed by; location; the function of the building 
in informing the streetscape; impact on open space and public realm (in 
particular shadow impact), impact on adjoining properties; views into the 
area and long distance vistas’. 

4.10	 This	is	precisely	the	approach	taken	by	the	design	team	when	establishing	
the	optimum	building	height	for	the	development	proposal,	which	has	been	
informed by an analysis of its location and neighbouring contexts (both 
existing	and	emerging),	 an	assessment	of	 its	 likely	effects	on	 townscape	
and	visual	amenity,	which	included	testing	in	14	closer	and	distant	views,	
and the assessment of impacts on adjoining properties and the public realm. 
These	studies	and	analysis	indicate	that	an	elegant,	high	quality	residential	
building of 11-storeys would be appropriate for the development site.

4.11 The	‘Urban	Development	and	Building	Heights	Guidelines’	were	adopted	in	
December 2018. The guidelines set out national planning policy guidelines 
on building heights in urban areas in response to policy objectives set out in 
the NPF. They state that an application must demonstrate compliance with a 
number	of	development	management	criteria,	which	include	the	following:

At the scale of the relevant city/town 

• The site is well served by public transport with high capacity, frequent 
service and good links to other modes of public transport. 

• Development proposals incorporating increased building height, including 
proposals within architecturally sensitive areas, should successfully integrate 
into/ enhance the character and public realm of the area, having regard 
to topography, its cultural context, setting of key landmarks, protection of 
key views.3 Such development proposals shall undertake a landscape and 
visual assessment, by a suitably qualified practitioner such as a chartered 
landscape architect. 

• On larger urban redevelopment sites, proposed developments should 
make a positive contribution to place-making, incorporating new streets and 
public spaces, using massing and height to achieve the required densities 
but with sufficient variety in scale and form to respond to the scale of 
adjoining developments and create visual interest in the streetscape. 

At the scale of district/ neighbourhood/ street 

• The proposal responds to its overall natural and built environment and 
makes a positive contribution to the urban neighbourhood and streetscape 

• The proposal is not monolithic and avoids long, uninterrupted walls of 
building in the form of slab blocks with materials / building fabric well 
considered. 

• The proposal enhances the urban design context for public spaces and 
key thoroughfares and inland waterway/ marine frontage, thereby enabling 
additional height in development form to be favourably considered in 
terms of enhancing a sense of scale and enclosure while being in line with 
the requirements of “The Planning System and Flood Risk Management – 
Guidelines for Planning Authorities” (2009). 

• The proposal makes a positive contribution to the improvement of legibility 
through the site or wider urban area within which the development is 
situated and integrates in a cohesive manner. 

• The proposal positively contributes to the mix of uses and/ or building/ 
dwelling typologies available in the neighbourhood. 

At the scale of the site/building 

• The form, massing and height of proposed developments should be 
carefully modulated so as to maximise access to natural daylight, ventilation 
and views and minimise overshadowing and loss of light. 

• Appropriate and reasonable regard should be taken of quantitative 
performance approaches to daylight provision outlined in guides like the 
Building Research Establishment’s ‘Site Layout Planning for Daylight and 
Sunlight’ (2nd edition) or BS 8206-2: 2008 – ‘Lighting for Buildings – Part 
2: Code of Practice for Daylighting’. 

• Where a proposal may not be able to fully meet all the requirements 
of the daylight provisions above, this must be clearly identified and a 
rationale for any alternative, compensatory design solutions must be set 
out, in respect of which the planning authority or An Bord Pleanála should 
apply their discretion, having regard to local factors including specific site 
constraints and the balancing of that assessment against the desirability of 
achieving wider planning objectives. Such objectives might include securing 
comprehensive urban regeneration and or an effective urban design and 
streetscape solution. 
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4.12	 Specific	 planning	 policy	 requirement	 (SPPR)	 3	 of	 the	 guidelines	 relates	
to the above criteria and states that where the application complies with 
these criteria and “the assessment of the planning authority concurs, taking 
account of the wider strategic and national policy parameters set out in the 
NPF and these guidelines, then the planning authority may approve such 
development, even where specific objectives of the relevant development 
plan, local area plan or planning scheme may indicate otherwise”.

4.13 The	 proposed	 development	 satisfies	 the	 above	 criteria.	 Located	 at	 the	
heart	of	Sandyford	Business	District,	the	development	is	served	by	several	
bus services that	 run	 along	 the	 nearby	 routes	 of	 Blackthorn	 Road	 and	
Blackthorn	Drive,	while	Stillorgan	LUAS	stop	is	only	300m	north	of	the	site,	
and	 Sandyford	 LUAS	 stop	 approximately	 0.5km	 away.	 The	 development	
successfully integrates into and enhances the character of the local 
townscape,	 responding	 to	 its	 existing	 and	 emerging	 context,	 as	 detailed	
at	para	4.5,	and	 improving	 the	 corner	 condition	of	Carmanhall	Road	and	
Ravens	Rock	Road.	It	has	incorporated	appropriate	mitigation/enhancement	
through	 its	 design	 and	 has	 been	 tested	 in	 14	 closer	 and	 distant	 views,	
and	 with	 its	 active	 frontages	 and	 its	 well-considered,	 articulated	 facade	
treatments,	it	creates	visual	interest	in	the	streetscape	and	in	distant	views.	
It	 is	 of	 high	 quality	 design,	 and	 would	 act	 as	 a	 local	 landmark	 building	
improving	legibility	in	this	part	of	Sandyford.

4.14	 A	more	detailed,	in-depth	assessment	of	the	development	proposals	against	
the	above	‘Urban	Development	and	Building	Heights	Guidelines’	development	
management	criteria,	including	the	‘Specific	Assessments’,	which	are	omitted	
from	the	above	list,	can	be	found	in	the	submitted	‘Statement	of	Material	
Contravention’	by	John	Spain	Associates.

4.15 Dún Laoghaire–Rathdown County Development Plan Policy UD1 ‘Urban 
Design	Principles’	outlines	a	number	of	key	considerations	relevant	to	the	
achievement of high quality design and the creation of a sense of place.  
These urban design principles have been fully considered throughout the 
design	development	and	each	positively	responded	to,	as	detailed	below:		

 i) Permeability

4.16	 A	handsomely	landscaped,	linear	park	will	run	along	the	northern	end	of	the	
development,	and	this	will	knit	into	the	public	realm	along	the	southern	side	
of	Carmanhall	Road,	providing	a	pleasant	and	safe	pedestrian	 link	 to	 the	
future	civic	park	proposed	to	the	west	of	the	development	site.

ii) Vitality

 4.17	 The	development	presents	active	 frontages	on	 to	Ravens	Rock	Road	and	
Carmanhall	Road,	providing	the	public	realm	with	natural	surveillance,	and	
contributing to safe and comfortable streets. The residential use will ensure 
the	development	offers	vibrancy	and	activity	at	different	times	of	the	day.

 iii) Variety/Diversity

 4.18	 The	development	comprises	a	mix	of	residential	accommodation,	ancillary	
amenity	facilities	and	high	quality	green	spaces,	which	together	will	make	
a	meaningful	contribution	to	the	variety	and	diversity	of	uses	in	Sandyford	
Business	District,	helping	to	create	a	balanced	community	where	people	can	
live,	work	and	engage	with	each	other	without	the	need	to	travel	by	car.	

iv) Legibility

	4.19	 The	proposed	development’s	form	seeks	to	be	an	handsome	local	landmark	
that	capitalises	on,	and	does	justice	to,	 its	prominent	siting	at	the	corner	
of	Carmanhall	Road	and	Ravens	Rock	Road.	Through	its	appropriate	scale,	
distinctive	 and	 elegant	 form,	 and	 attractive	 landscaping,	 it	 will	 form	 a	
notable	moment	in	the	townscape,	enhancing	legibility	and	contributing	to	a	
more visually stimulating and memorable built environment.

iv) Robustness

 4.20 The proposed development responds positively to those criteria set out 
under this urban design principle. The development has been designed to 
integrate	harmoniously	into	its	existing	context,	its	mix	of	uses	designed	to	
complement the local area and invite further footfall and generate activity. 
Its	carefully	considered,	high	quality	design	allows	for	the	efficient	use	of	the	
development	site	to	provide	101	dwellings,	while	protecting	the	amenity	of	
neighbouring sites and the local area. The improved condition of the corner 
at	the	junction	of	Carmanhall	Road	and	Ravens	Rock	Road,	with	high-quality	
architecture and active frontages bounding the public realm ensure a highly 
legible	and	easily	navigated	environment,	while	the	handsome	landscaping	
along	its	northern	and	eastern	edges	provide	the	building	with	an	attractive,	
verdant character at street level. The development proposals have gone 
through several iterations before arriving at the optimum design solution. 
Throughout this design evolution a constant priority has been the creation 
of	a	building	of	elegance,	character	and	quality,	and	these	aspirations	have	
been	realised	in	the	final	scheme.
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5.1 In	order	to	fully	assess	the	visual	effects	of	the	proposed	development	on	the	
surrounding	townscape,	a	number	of	views	were	chosen	by	the	consultancy	
for	 visual	 assessment.	 They	 represent	 a	 general	 spread	 of	 views,	 which	
illustrate	 the	urban	 relationships	 likely	 to	arise	between	 the	development	
and the surrounding protected structures and local urban vistas. The views 
chosen and assessed in detail in this report represent ‘maximum exposure 
/	maximum	conjunction’	of	the	development	in	its	context.	The	views	were	
projected by incorporating a computer model of the proposed development 
into a series of photographs of the fully surveyed local area.

5.2 A total of 23 views were initially selected for exploratory purposes and 
design	development,	and	these	were	shared	with	Dún	Laoghaire-Rathdown	
County	Council	during	the	pre-application	process.	Of	these,	14	views	are	
assessed	 in	 this	 chapter,	 the	 remainder	 disregarded	owing	 to	 the	 limited	
visibility	of	the	proposed	development	when	tested	 in	preliminary	verified	
visualisations.

5.3 The assessments carried out by the consultancy are based on the 
methodology set out in Chapter 2.0 of this report. It is important to read this 
in order to understand the approach to each assessment. The consultancy 
has	 assessed	 the	 visual	 effect	 of	 the	 proposed	development	 on	 the	 local	
environment,	 making	 use	 of	 both	 the	 quantitative	 and	 the	 qualitative	
material. The consultancy has considered all the views in real time over site 
visits.	 The	observations	have	been	 related	 in	writing,	 in	 conjunction	with	
rendered and wireline views inserted over surveyed photography to give the 
reader	a	real	sense	of	the	visual	effect	of	the	proposed	development.	The	
written	work	includes	objective	and	subjective	commentary	in	accordance	
with the methodology set out at Chapter 2.0. The assessment is not of 
the	 two	 dimensional	 images	 but	 of	 the	 interpretation	 of	 the	 likely	 effect	
interpolated on site using the images as a tool. There is no substitute 
to	 actually	 visiting	 the	 site	 with	 this	 document	 to	 hand,	 which	 is	 highly	
recommended.

5.4	 Each	of	the	view	illustrations	contains	three	images:

(i)	 The	existing	view;	

(ii)	 the	 proposed	 development	 as	 a	 photorealistic	 render	 or	wireline	
projection.;	and

(iii)	 a	 cumulative	 view	 showing	 the	 proposed	 development	 in	
combination	 with	 other	 committed	 schemes,	 which	 are	 denoted	
as wireline projections. Details of the committed developments 
considered in the cumulative views at para 5.5 below.

5.0 ASSESSMENT OF VISUAL EFFECTS

5.5	 Where	wireline	depictions	of	the	proposed	development	and/or	cumulative	
are	hidden	behind	trees	and/or	other	buildings	the	lines	are	shown	as	
dashed.	A	methodology	statement	by	Visual	Lab,	setting	out	in	detail	how	
the	verified	views	have	been	created,	is	included	in	Appendix	1	of	this	
report.

5.6	 The	following	two	permitted	developments,	(as	mapped	in	Figure	5.1),	
have	been	tested	for	their	visibility	in	the	verified	views	and	their	
cumulative	effect	with	the	proposed	development	assessed:

1. Former Aldi site (ABP-305940-19):	A	Strategic	Housing	
Development	with	a	gross	floor	area	of	49,342	square	metres	comprising	
564	number	apartments,	ranging	for	5	to	17-storeys	over	lower	ground.

2. Avid Technology International (ABP-303467-19):	A	Strategic	
Housing Development providing 131 student accommodation units within 
a	single	7	to	9-storey	block	and	two	commercial	units	fronting	Blackthorn	
Road. 

5.7	 The	above	two	developments,	identified	from	a	review	of	the	planning	
register,	were	selected	on	the	basis	of	their	positioning	along	Carmanhall	
Road	and	their	close	proximity	to	the	proposed	development	site,	with	the	
former	Aldi	site	situated	200m	north-west	of	the	development	site,	and	the	
Avid proposals located only 100m south-east of the development site. The 
proposed	‘Rockbrook’	development	(ABP	Ref.	304405-1),	located	further	
west	along	Carmanhall	Road,	and	more	remote	from	the	development	site	
than	the	two	selected	cumulative	schemes,	was	considered	for	inclusion	as	
a	cumulative	scheme.	However,	a	review	of	the	selected	views	confirmed	
that	the	‘Rockbrook’	development	would	likely	only	appear	in	conjunction	
with	the	proposed	development	in	a	very	limited	number	of	instances,	and	
where	visible,	the	cumulative	effect	is	likely	to	be	minimal.	On	this	basis,	it	
was	determined	that	the	‘Rockbrook’	development	did	not	merit	inclusion	
as a cumulative scheme within the visual assessment.

5.8 The 14 views which are assessed on the following pages in this chapter are 
listed	below,	and	their	viewpoint	location	mapped	at	Figure	5.1:

View 1: Looking	north	from	Mount	Eagle	Green	across	Leopardstown	Heights	
open space

View 2: Looking	north	from	Leopardstown	Road	at	entrance	to	Leopardstown	
Rise

View 3: Looking	east	across	Moreen	Park

View 4:	Looking	south	from	bus	stop	(4779)	on	St.	Raphaela’s	Road

View 5: Looking	south	across	Stillorgan	LUAS	stop	from	southern	end	of	St.	
Raphaela’s	Road

View 6:	Looking	west	from	the	junction	of	Burton	Hall	Road	and	Blackthorn	
Avenue

View 7: Bus	stop	at	junction	of	Burton	Hall	Road	and	Arena	Road,	
looking	west

View 8:	Looking	north	along	Heather	Road	from	junction	with	Fern	
Road

View 9:	Junction	of	Three	Rock	Road	and	Ravens	Rock	Road,	looking	
north

View 10:	 Looking	 east	 along	 Carmanhall	 Road	 from	 opposite	 the	
courtyard	at	the	Beacon	South	Quarter

View 11:	Junction	of	Corrig	Road	and	Carmanhall	Road,	looking	east

View 12: Junction	of	Carmanhall	Road	and	Ballymoss	Road,	looking	
south-east

View 13: Looking	west	from	the	eastern	end	of	Carmanhall	Road

View 14: Looking	 west	 from	 the	 junction	 of	 Arkle	 Road	 and	
Carmanhall Road

5.9	 Viewpoints	from	other	locations	were	also	considered,	including	from	
Blackthorn	Park,	Sandyford	LUAS	stop,	the	Beacon	Hospital,	Sandyford	
Road,	 and	 the	 N31	 and	 M50.	 However,	 preliminary	 photography	
indicated	that	the	visibility	of	the	scheme	from	such	locations	is	likely	
to	be	very	 limited	owing	to	their	distance	from	the	scheme	and/or	
the	lack	of	axial	streets	and	screening	capabilities	of	the	intervening	
townscape	and	areas	of	tree	planting.	Therefore,	verified	views	from	
these locations are not assessed within this document. Full details 
of	 those	 other	 views	 considered	 for	 assessment,	 but	 ultimately	
discarded,	are	provided	at	Appendix	2.

5.10	 For	 View	 12,	 a	 hatched	 red	 area	 is	 shown	 on	 the	 ‘proposed’	 and	
‘cumulative’	images	where	there	are	existing	ground	level	elements	
(perimeter	fencing,	an	old	car	and	bus)	that	are	to	be	removed	as	
part of the development proposal. The submitted Architecture Design 
Statement	 includes	a	photoshopped,	non-verified	alternate	version	
of	 this	 view,	 which	 provides	 an	 illustrative	 interpretation	 of	 how	
the proposed development will appear at ground level once these 
elements	are	 removed	 from	site,	allowing	glimpses	 through	to	 the	
townscape	that	lies	beyond.	However,	for	the	proposes	of	the	visual	
assessment,	the	‘proposed’	and	‘cumulative’	images	for	View	12	do	
not include any illustrative depiction of how the ground level would 
appear	upon	the	clearance	of	the	fencing	and	vehicles,	but	retains	
the	 integrity	 of	 the	 verified	 image	 by	 simply	 highlighting	 that	 the	
context within the hatched red area is subject to positive change 
from	 the	 redevelopment	 of	 the	 site,	 i.e.	 the	 removal	 of	 unsightly	
panel	 fencing	and	 redundant	 vehicles,	 and	 the	 facilitation	of	more	
open views through the development at ground level.
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Fig. 5.1: Map showing the selected viewpoints, with each denoted by a yellow arrow. The site is shown in red. Permitted schemes 
considered when assessing the ‘cumulative effect’ are shown in blue and their details provided in the key on the right.

5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

1

2

1

2
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

VIEW 1:  LOOKING NORTH FROM MOUNT EAGLE GREEN ACROSS LEOPARDSTOWN HEIGHTS OPEN SPACE

EXISTING

Existing

Taken	 from	an	 elevated	 position	 along	Mount	
Eagle	 Green,	 this	 view	 looks	 north	 across	 a	
green,	 open	 foreground	 backed	 by	 a	 row	 of	
mature	 trees,	 which	 includes	 both	 evergreen	
and	 deciduous	 specimens,	 though	 the	 latter	
tend to be slightly more prevalent. Through 
these	 leafless,	 deciduous	 trees,	 filtered	views	
can be gained of the distant townscape of 
Sandyford	 Business	 District,	 which	 hosts	 the	
development site. The built environment of 
Sandyford	 Business	 District	 appears	 rather	
suppressed and subservient to the trees that 
span	 the	 view	 middle	 ground,	 the	 skyline	
remaining	 firmly	 comprised	 of	 tree	 canopies.	
Through	the	trees	it	is	difficult	to	decipher	the	
broad	 composition	 of	 this	 distant,	 evolving	
urban	quarter	or	to	identify	individual	buildings,	
its	 roofscape	 appearing	 unremarkable	 and	
lacking	in	distinct	moments.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

VIEW 1: LOOKING NORTH FROM MOUNT EAGLE GREEN ACROSS LEOPARDSTOWN HEIGHTS OPEN SPACE

Proposed

The proposed development would be 
partially	obscured	behind	evergreen	trees,	
leaving slight glimpses of its distant form 
available	 through	 the	 leafless	 deciduous	
trees.	In	the	summer	months,	the	building	
is	 likely	 to	 be	 completely	 obscured	 from	
view behind trees.

Effect

The	effect	on	the	view	would	be	minimal,	
albeit	 positive,	with	 those	 visible	 parts	 of	
the development appearing to rise above 
much	 of	 Sandyford	 Business	 District’s	
distant	 townscape,	 introducing	 a	 greater	
degree of variety and legibility to this 
distant	 built	 skyline.	 There	 would	 be	 no	
effect	 in	summer	months,	when	the	trees	
would	 likely	 screen	 the	 development	
entirely from view.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

CUMULATIVE

VIEW 1: LOOKING NORTH FROM MOUNT EAGLE GREEN ACROSS LEOPARDSTOWN HEIGHTS OPEN SPACE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

Both the Avid and former Aldi site 
developments would be partially visible 
through	 the	 winter	 trees,	 combining	 with	
the proposed development to create 
a	 more	 distinct	 skyline	 to	 Sandyford	
Business	District,	enhancing	the	character	
of the view and improving legibility within 
it. Together they provide an indication of 
the larger scale of development that will 
potentially characterise Carmanhall Road in 
the near future.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 2: LOOKING NORTH FROM LEOPARDSTOWN ROAD AT ENTRANCE TO LEOPARDSTOWN RISE

Existing

This	view	looks	north	across	a	triangular,	unde-
veloped plot of land positioned between Leop-
ardstown Road and an M50 slip road. The view 
features	 an	 open,	 green	 foreground,	 albeit	
one	 appreciated	 through	 low,	 roadside	 chain	
link	fencing.	At	the	left	of	the	view,	this	green	
foreground	 is	 backed	 by	 robust,	 metal	 secu-
rity fencing and more distant evergreen tree 
planting.	Sandyford	Business	District,	with	 its	
array	of	modern,	medium	and	high-rise,	recti-
linear	developments,	appears	 in	 the	distance,	
and	this	townscape	provides	a	backdrop	to	the	
view. Much of this distant townscape appears 
muddled	and	illegible,	with	the	slender	residen-
tial	tower	of	the	Beacon	South	Quarter	on	the	
left,	and	the	lower,	broader	office	development	
of	The	Chase	to	the	right,	representing	the	few	
instances where individual buildings display a 
degree of clarity within this rather low quality 
townscape view.  

EXISTING
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

  VIEW 2: LOOKING NORTH FROM LEOPARDSTOWN ROAD AT ENTRANCE TO LEOPARDSTOWN RISE

Proposed

The proposed development would appear 
right-of-centre,	beyond	the	roadside chain 
link	 fencing	 and	 open,	 green	 foreground.	
Its lower proportions would largely be 
screened	from	view,	but	the	upper	extents	
of	 its	 southern	 elevations	 (storeys	 7-11)	
would	be	fully	visible,	appearing	to	the	fore	
of The Chase development. 

Effect

The	effect	would	be	positive,	the	proposed	
development	 appearing	 as	 a	 high	 quality,	
distinctive  addition to the distant town-
scape. It would bring an enhanced degree 
of	 verticality	 to	 the	 view,	 similar	 to	 that	
achieved by the residential tower of the 
Beacon	 South	 Quarter	 on	 the	 left,	 albeit	
with a better articulated and more mem-
orable	 piece	 of	 architecture,	 which	would 
enliven the view and improve legibility. 
The	considered	approach	 to	 the	building’s	
materiality,	 scale	 and	 proportion	 would	
be	discernible	 in	 the	view,	 the	manner	 in	
which	its	form	is	skilfully	broken	down	into	
a	 series	of	 components,	while	 still	 retain-
ing its overall coherence clearly evident. 
The	 warm,	 distinctive	 tones	 and	 textures	
of	the	buildings	buff	brick	and	bronze-like	
exteriors would see the building invigorate 
the	 skyline,	 which	 is	 currently	 dominated	
by white and grey tones that result in an 
overtly sterile and monotone appearance in 
the townscape.  
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 2: LOOKING NORTH FROM LEOPARDSTOWN ROAD AT ENTRANCE TO LEOPARDSTOWN RISE

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

The development at the former Aldi site 
would appear centrally and prominently 
within	 the	 view,	 its	 17-storey	 tower	
element becoming a focal point. The Avid 
development	 would	 also	 appear,	 but	 in	 a	
more	 peripheral,	 less	 prominent	 manner	
at the right of the view. Together with 
the	 proposed	 development,	 these	 three	
developments	 would	 provide	 Sandyford	
Business District with a more distinct 
and	 engaging	 skyline,	 and	 would	 serve	
to enhance legibility. Together they 
provide an indication of the larger scale 
of development that will potentially 
characterise Carmanhall Road in the near 
future.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 VIEW 3:  LOOKING EAST ACROSS MOREEN PARK

EXISTING

Existing

This	long	view	is	taken	from	the	pathway	that	
edges	 the	 western	 side	 of	 Moreen	 Park.	 The	
park	 is	a	primarily	open	and	green	space,	 its	
only	built	form	a	changing	block,	whose	cream	
façade	 and	 deep,	 steeply	 pitched	 roof	 can	
be seen at the left of the view foreground. A 
stone	 boundary	 wall	 encloses	 the	 park	 along	
the	 view	 middle	 ground,	 while	 just	 beyond	
this,	positioned	to	the	east	of	Drummartin	Link	
Road,	appear	the	contrasting	forms	and	uses	of	
the	Beacon	Hospital	(left	of	view)	and	a	large	
industrial unit with a distinctive serrated roof 
profile	(right	of	view).	Rising	up	in	the	distance	
is	 the	 tallest	 element	 of	 the	 Beacon	 South	
Quarter,	 which	 provides	 a	 slight	 indication	 of	
the new and evolving mixed-use area that lies 
to	the	east	of	Drummartin	Link	Road.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

 VIEW 3:  LOOKING EAST ACROSS MOREEN PARK

Proposed

The proposed development would be 
marginally visible above the industrial unit 
that	stands	along	Drummartin	Link	Road.

Effect

The	 effect	 on	 the	 view	would	 be	minimal	
but	 positive,	 the	 very	 upper	 extents	 of	
the proposed development appearing in 
the	 central	 distance,	 where	 they	 would	
combine	 with	 the	 existing	 Beacon	 South	
Quarter	tower	to	provide	the	viewer	with	a	
greater	appreciation	of	the	location,	extents	
and	 spatial	 arrangement	 of	 Sandyford	
Business	Park,	and	ultimately	enhance	the	
legibility of the view. The emergence of the 
proposed development in this view would 
also	provide	for	a	slightly	improved,	more	
visually	engaging	skyline.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 VIEW 3:  LOOKING EAST ACROSS MOREEN PARK

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

Only	 a	 very	 small,	 barely	 decipherable	
proportion of the Avid development would 
appear at the right of the view. There is no 
cumulative	effect.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 4: LOOKING SOUTH FROM BUS STOP (4779) ON ST. RAPHAELA’S ROAD

EXISTING

Existing

This	 view	 looks	 south	 along	 St	 Raphaelas	
Road,	which	runs	north-south	through	a	leafy,	
residential suburban townscape. The central 
parts	 of	 the	 view	are	 occupied	 by	 the	 broad,	
tree-lined	road,	its	grass	verges	and	segregated	
cycle lanes. Glimpses of two-storey residential 
properties are available at the outer edges of 
the view. The view terminates in the central 
distance	 with	 a	 grouping	 of	 large	 conifers,	
beyond which appear the very upper levels of 
The	Chase	office	development,	and	to	a	lesser	
degree,	The	Forum	building.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 4: LOOKING SOUTH FROM BUS STOP (4779) ON ST. RAPHAELA’S ROAD

PROPOSED

Proposed 

The proposed development would be largely 
obscured	in	this	view,	with	only	a	very	slight	
proportion of the upper levels appearing in 
the central distance behind the dense tree 
canopies and The Forum building.

Effect

Though	only	marginally	visible,	the	proposed	
development,	 by	 way	 of	 its	 high-quality	
design	 and	 distinctive	 canopied	 top,	 would	
result in an improved and more dynamic 
skyline	in	the	view,	and	ultimately	represent	
a	positive	effect.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 4: LOOKING SOUTH FROM BUS STOP (4779) ON ST. RAPHAELA’S ROAD

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

The development at the former Aldi site 
would be partially visible through the winter 
trees and beyond the rooftops of the two-
storey dwellings at the right of the view. 
Along	 with	 the	 proposed	 development,	 it	
would provide an indication of the larger-
scale townscape that is emerging south of 
the	LUAS	line	as	part	of	Sandyford	Business	
District’s	evolution	into	one	of	south	Dublin’s	
most desirable mixed-use neighbourhoods. 
These two developments would also serve 
to	 enhance	 legibility,	 acting	 as	 wayfinders	
to	those	travelling	south	along	St	Raphaelas	
Road.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 5: LOOKING SOUTH ACROSS STILLORGAN LUAS STOP FROM SOUTHERN END OF ST. RAPHAELA’S ROAD

Existing

This view is captured from the very southern 
end of St	Raphaelas	Road	and	to	the	immediate	
north	 of	 Stillorgan	 LUAS	 stop.	 Framed	 on	
either	 side	 by	 mature	 foreground	 trees,	 this	
view	 looks	 across	 the	 LUAS	 stop	 towards	
the	 northern,	 central	 extents	 of	 Sandyford	
Business District. The central focus of the view 
is	The	Forum,	a	mixed	use	development	whose	
north-western tower appears as the tallest 
built	form	in	the	view.	Also	visible,	but	slightly	
less	prominent	than	The	Forum,	is	Silverstone	
House,	a	4-storey,	modern	office	building	with	
a distinctly horizontal composition. 

EXISTING
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

  VIEW 5: LOOKING SOUTH ACROSS STILLORGAN LUAS STOP FROM SOUTHERN END OF ST. RAPHAELA’S ROAD

Proposed

A	small	part	of	 the	proposed	development’s	
upper north-western extents would be visible 
beyond The Forum development.

Effect

The	effect	on	the	view	would	be	limited.	The	
Forum development would remain the focal 
point of the view and continue to function as 
a	local	landmark	and	gateway	building	at	the	
northern	end	of	Sandyford	Business	District	
when approached from the Stillorgan	 LUAS	
stop. The proposed development would form 
a	minor	backdrop	to	The	Forum	and	introduce	
a	 subtle	 layering	 effect	 within	 the	 view,	 its	
addition to the townscape and presence 
in this view hinting at the ever-evolving 
character	 of	 Sandyford	 Business	 District	
and its emergence as a diverse and modern 
mixed-use urban quarter. The proposed 
development’s	 bronzed	 canopied	 top	 would	
be	 partially	 visible,	 providing	 visual	 interest	
and an indicator of the high quality of design 
that	 is	 present	 throughout	 the	 scheme’s	
architecture. 
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 5: LOOKING SOUTH ACROSS STILLORGAN LUAS STOP FROM SOUTHERN END OF ST. RAPHAELA’S ROAD

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

The development at the former Aldi site 
would be partially visible through the winter 
trees	on	 the	 right	of	 the	view,	while	a	very	
slight glimpse of the Avid development 
would be seen right of centre. Though of 
limited	visibility,	the	emergence	of	these	two	
developments in the view would combine 
with the proposed development to further 
hint towards the emergence of larger scale of 
townscape along Carmanhall Road.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 6: LOOKING WEST FROM THE JUNCTION OF BURTON HALL ROAD AND BLACKTHORN AVENUE

EXISTING

Existing

Taken	 from	 the	 pedestrian	 crossing	 at	 the	
junction	 of	 Burton	 Hall	 Road	 and	 Blackthorn	
Avenue,	 this	 linear	 view	 looks	 east	 along	 a	
two-way road edged on either side by planted 
grass verges. Visible through the roadside tree 
planting	are	the	built	forms	of	(1)	Leopardstown	
Retail	 Park,	 on	 the	 left	 and	 (2)	 Sandyford	
Park,	on	the	right.	In	the	central	distance,	the	
Beacon	South	Quarter	has	 the	appearance	of	
an	unbroken	wall	of	development,	the		eastern	
elevation	 of	 its	 large	 north-eastern	 block	
staring	back	toward	the	viewer.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 6: LOOKING WEST FROM THE JUNCTION OF BURTON HALL ROAD AND BLACKTHORN AVENUE

PROPOSED

Proposed

The proposed development would appear as a 
new focal point in the central distance of this 
axial	view,	with	an	unhindered	aspect	towards	
the upper 6 storeys of its eastern elevation. 
Roadside tree planting across the intervening 
townscape would partially obscure views of 
the	development’s	lower	half.

Effect

Framed	 by	 the	 verdant,	 planted	 edges	
of	 Burton	 Hall	 Road,	 the	 proposed	
development’s	elegant	form	would	stand	as	a	
centrepiece	in	the	view,	that	would	reinforce	
the symmetry and enhance the composition 
of	 the	 view.	 Its	 elegant,	 11-storey	 profile	
would appear to the fore of the more distant 
Beacon	South	Quarter,	 and	would	 introduce	
a welcome verticality at the centre of the 
view. It relates positively to the tall trees 
that frame the view foreground. From this 
distance the high quality of the architecture 
would	be	evident.	With	its	buff	brick	exteriors	
and bronzed balconies enclosed by a strong 
bronzed	 framing	 element,	 and	 topped	 by	
its	 bold	 canopied	 crown,	 the	 building	would	
appear	 distinct	 within	 this	 townscape	 view,	
and	 function	 as	 a	 local	 landmark	 and	 way	
finder,	contributing	to	an	enhanced	sense	of	
legibility.



THIS PAGE IS INTENTIONALLY LEFT BLANK



MARCH 2022

DESIGN, TOWNSCAPE AND VISUAL ASSESSMENTRAVENS ROCK ROAD - DÚN LAOGHAIRE–RATHDOWN COUNTY COUNCIL

37

5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 6: LOOKING WEST FROM THE JUNCTION OF BURTON HALL ROAD AND BLACKTHORN AVENUE

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

The Avid development would appear centrally 
in	 the	 view,	 where	 it	 would	 almost	 entirely	
screen the proposed development. The 
development at the former Aldi site would be 
obscured behind the foreground trees.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 VIEW 7: BUS STOP AT JUNCTION OF BURTON HALL ROAD AND ARENA ROAD, LOOKING WEST

Existing

This	 view	 looks	 east	 along	 the	 western	 end	
of	Burton	Hall	Road.	On	the	right	of	the	view,	
constant rows of street trees largely screen 
the	red	brick	office	units	that	lie	behind	them.	
Further	 in	 the	 distance,	 and	 just	 emerging	
through	 the	 upper	 tree	 canopies,	 are	 the	
more	 sizeable	 modern	 office	 developments	
of	 The	 Chase	 and	 The	 Sentinel,	 the	 latter,	 a	
14-storey	 tower,	 still	 under	 construction.	 A	
large,	undeveloped	plot	west	of	the	junction	of	
Burton	Hall	Road	and	Blackthorn	Road	allows	
for a relatively unimpeded view towards the 
distant	 rectilinear	 form	 of	 the	 Beacon	 South	
Quarter’s	north-eastern	block,	which	positions	
itself centrally in the view. On the left of the 
view,	 mature	 tree	 planting	 is	 again	 a	 key	
characteristic,	 through	 which	 appears	 the	
white,	 corrugated	 metal	 form	 of	 the	 Febvre	
and	 Co	 Ltd	 premises,	 above	 which	 emerges	
the predominantly glazed upper of levels of the 
Ravenscourt	office	development.

EXISTING
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

 VIEW 7: BUS STOP AT JUNCTION OF BURTON HALL ROAD AND ARENA ROAD, LOOKING WEST

Proposed

The proposed development would appear 
at	 the	 end	 of	 Burton	 Hall	 Road,	 partially	
screening,	 and	 breaking	 up	 the	 horizontal	
form	 of	 the	 more	 distant	 Beacon	 South	
Quarter	 development.	 Its	 east	 elevation	
would	be	largely	visible,	with	only	parts	of	its	
very lowest levels obscured by street trees.

Effect

The building would appear as a prominent and 
distinctive	 new	 addition	 to	 the	 townscape,	
visible in conjunction with the Beacon 
South	Quarter,	 The	Chase	 and	The	Sentinel	
developments,	 with	 whom	 the	 proposed	
development shares a similar scale. Its high 
quality	 design,	 comprising	 a	 warm,	 rich	
materials	palette,	skilfully	articulated	facades	
and	characterful	overhanging,	canopied	roof,	
would see the development appear as a local 
landmark	 in	 the	 view,	 which	 would	 bring	
visual	 interest	 and	 enhanced	 legibility,	 and	
contribute to an overall improvement in the 
aesthetic and character of the townscape. 
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 VIEW 7: BUS STOP AT JUNCTION OF BURTON HALL ROAD AND ARENA ROAD, LOOKING WEST

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

The Avid development would appear centrally 
in	 the	 view,	 where	 it	 would	 entirely	 screen	
the proposed development. The development 
at the former Aldi site would be obscured 
behind the foreground trees and intervening 
townscape.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

EXISTING

Existing

The tarmacadam surfaces of Heather Road 
and Fern Road provide this view with an 
open	 foreground,	which	 is	 framed	on	 the	 left	
by the contrasting forms of the Toyota car 
dealership	and	the	modern	office	development	
of	Heather	House,	 the	 views	most	 prominent	
foreground buildings. The right side of the 
view	is	less	distinctive,	its	built	forms	partially	
obscured by foreground tree planting. In the 
central	 distance,	 the	 view	 terminates	 with	
the upper levels of The Chase and The Forum 
developments,	each	 located	to	the	 immediate	
north of the development site.

 VIEW 8: LOOKING NORTH ALONG HEATHER ROAD FROM JUNCTION WITH FERN ROAD



MARCH 2022

DESIGN, TOWNSCAPE AND VISUAL ASSESSMENTRAVENS ROCK ROAD - DÚN LAOGHAIRE–RATHDOWN COUNTY COUNCIL

43

5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 VIEW 8: LOOKING NORTH ALONG HEATHER ROAD FROM JUNCTION WITH FERN ROAD

PROPOSED

Proposed

The proposed development would appear in 
the	 central	 distance,	 rising	beyond	 the	 low-
rise	 business	 units	 on	 Blackthorn	 Road	 and	
to the fore of the The Chase and The Forum 
developments,	both	of	which	it	would	partially	
obscure.

Effect

The proposed development would appear 
of a scale and form that is comfortably 
accommodated within the view and would 
take	 over	 from	 The	 Chase	 as	 the	 most	
prominent	building	north	of	Blackthorn	Road.	
Its	 stepped,	 11-storey	 form	 would	 also	
lessen	 the	 visibility	 of	 The	 Forum	 building,	
whose upper levels are currently a detracting 
feature	 in	 the	 view.	 The	 skilful	 manner	 in	
which	the	development’s	mass	and	scale	has	
been	broken	down	would	be	clearly	evident	in	
this	view,	its	form	appearing	as	three	distinct	
elements as its scale reduces in gradual 
steps	 towards	 the	southern	end	of	 the	site;	
an L-shaped upper section with bronzed 
cladding,	 a	 broad	 and	 lighter	 coloured	 buff	
brick	mid-section	animated	with	fenestration	
and	balconies,	and	a	lower	component,	again	
in	a	bronzed	material,	at	 the	development’s	
south-eastern end. Though reading as three 
distinct	 elements,	 these	 component	 parts	
harmonise	 to	 form	 a	 single,	 unified	 piece	
of	 architecture.	 With	 its	 well-articulated,	
attractive facades and well-chosen materials 
palette,	 and	 general	 high	 quality	 of	 design,	
the proposed development would represent a 
positive addition to the view. 
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 VIEW 8: LOOKING NORTH ALONG HEATHER ROAD FROM JUNCTION WITH FERN ROAD

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

The development at the former Aldi site and 
Avid development would both be partially 
visible	in	the	view,	where	there	presence	would	
combine with the proposed development to 
hint at the larger scale context emerging 
along Carmanhall Road.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 9: JUNCTION OF THREE ROCK ROAD AND RAVENS ROCK ROAD, LOOKING NORTH

Existing

This	 view	 looks	 north	 along	 Ravens	 Rock	
Road	from	the	junction	with	Three	Rock	Road.	
Exposed	on	 the	 left	of	 the	view	 is	 the	broad,	
horizontal	red	brick	form	of	Chadwick’s	hardware	
suppliers,	 beyond	 which	 the	 neighbouring	
properties	on	the	western	side	of	Ravens	Rock	
Road,	 including	 that	which	 currently	 occupies	
the	 development	 site,	 are	 less	 visible,	 owing	
to the roadside tree planting and the slight 
change in topography. A strong presence at 
the	centre	of	the	view	is	The	Chase,	a	modern	
8	 storey	 office	 building	 that	 overlooks	 the	
junction	of	Ravens	Rock	Road	and	Carmanhall	
Road.	More	distant,	 and	appearing	above	 the	
development	site,	are	 the	very	upper	extents	
of	The	Forum,	a	large	residential	block,	whose	
drab rear elevations are a detracting element in 
the	view.	To	the	right	of	the	view,	street	trees	
and well-maintained hedgerows and grass 
verges provide a verdant setting to those units 
that	line	the	eastern	side	of	Ravens	Rock	Road.

EXISTING
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

  VIEW 9:  JUNCTION OF THREE ROCK ROAD AND RAVENS ROCK ROAD, LOOKING NORTH

Proposed

The proposed development would appear at 
the	centre	of	 the	view	middle-ground,	where	
it would screen the more distant form of The 
Forum,	 and	 also	 partially	 obscure	 the	 very	
western extents of The Chase development. 
The	development’s	layered	southern	elevations	
would	 be	 clearly	 visible,	 while	 its	 eastern	
elevations	would	be	discernible,	obliquely.

Effect

The proposed development would introduce 
a	building	of	high	design	quality	 to	 the	view,	
and	would	block	views	through	to	the	distant	
poor quality upper levels of The Forum. It 
would have a much greater presence than the 
existing	building	on	the	site,	whose	small	scale	
and	 unremarkable	 architecture	 makes	 little	
contribution to the townscape composition 
in	 this	 view,	 and	 fails	 to	 adequately	 address	
its prominent corner siting or respond to the 
emerging taller built context along Carmanhall 
Road.	 In	 this	 close	 range	 view,	 the	 intricate	
composition and sculptural qualities of the 
architecture are immediately apparent. The 
considered	manner	in	which	the	development’s	
scale	 and	 mass	 is	 broken	 down,	 its	 form	
stepping down from its north-eastern corner 
and	 its	 facades	 skilfully	 articulated	 with	 a	
vertical	emphasis,	would	be	 fully	appreciated	
in	 this	 view,	 as	would	 the	 richness	 and	 high	
quality	of	materials,	with	buff	brick	and	bronzed	
cladding representing the two primary façade 
treatments. The proposed development would 
result in a much-improved condition to the 
corner	 of	 Carmanhall	 Road	 and	Ravens	 Rock	
Road,	marking	this	junction	with	a	building	of	
distinction	 and	 elegance,	 that	 would	 create	
visual interest in the townscape and contribute 
to a more legible townscape. 
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 9:  JUNCTION OF THREE ROCK ROAD AND RAVENS ROCK ROAD, LOOKING NORTH

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

Cumulative effect

The development at the former Aldi site would 
appear	 as	 a	 distinct	 background	 element	
to the left of the proposed development. Its 
17-storey residential form would join the 
proposed	 development	 and	 The	 Chase	 office	
building in contributing to the emergence of 
a	 larger	 scale,	mixed-use	 townscape	 of	 high	
quality along Carmenhall Road.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 10: LOOKING EAST ALONG CARMANHALL ROAD FROM OPPOSITE THE COURTYARD AT THE BEACON SOUTH QUARTER

EXISTING

Existing

In	 this	 view	 looking	 east	 along	 Carmanhall	
Road,	 the	 lower	floors	of	 the	 large,	 landmark	
development	 of	 the	 South	 Beacon	 Quarter	
occupy the entire righthand side of the view 
and	 loom	 over	 the	 neighbouring	 buff	 brick	
Sandyford	 Office	 Centre,	 whose	 northern	
extents	 creep	 into	 view.	 By	 comparison,	 the	
left	side	of	the	view	is	much	less	remarkable	in	
its content. It is currently devoid of built forms 
and	 comprises	 a	 stretch	 of	 blank	 hoarding	
fronted	 by	 low-lying	 hedgerows	 and	 backed	
by trees. The land behind this hoarding has 
planning permission for a large apartment 
complex,	which,	if	constructed,	would	give	this	
northern side of Carmanhall Road a built edge 
of	 similar	 scale	 to	 the	 existing	 South	 Beacon	
Quarter	 development	 that	 lies	 opposite.	 A	
series of mature trees in the central distance 
help to denote the location of the development 
site while simultaneously screening the existing 
building that currently occupies it. Opposite this 
distant cluster of trees on the southern side 
of	Carmanhall	Road,	there	is	a	glimpse	of	the	
western	 elevation	 of	 The	 Chase,	 an	 8-storey	
modern	office	development.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

  VIEW 10: LOOKING EAST ALONG CARMANHALL ROAD FROM OPPOSITE THE COURTYARD AT THE BEACON SOUTH QUARTER

Proposed

The proposed development would emerge 
in	 the	 distance,	 beyond	 the	 dominant	
foreground	form	of	the	South	Beacon	Quarter	
buildings	 and	 the	more	 subdued	Sandyford	
Office	 Centre.	 The	 building’s	 very	 southern	
extents,	as	well	as	its	lower	levels	would	be	
screened	from	view,	but	much	of	the	upper	
parts of its western elevations would be 
visible,	while	its	northern	façade	would	just	
be visible from this position. 

Effect

The proposed development would stand 
as	 a	 handsome	 addition	 to	 the	 view,	 that	
would respond positively to the emerging 
larger-scale,	 modern	 architecture	 that	 is	
coming to characterise Carmanhall Road. 
Appearing	 between	 the	 Beacon	 South	
Quarter	 development	 and	 The	 Chase	 office	
building,	 the	 proposed	 development,	 by	
way	 of	 its	 similar	 height	 and	 elegant,	
contemporary	 aesthetic,	 would	 unify	 the	
view	 and	 contribute	 to	 Carmanhall	 Road’s	
status	as	one	of	Sandyford	Business	District’s	
most visually stimulating and architecturally 
dynamic street environments. Though 
only	 partially	 visible	 from	 this	 position,	 the	
development’s	 richness	 in	 its	materials	and	
detailing	would	still	be	discernible,	with	the	
adjoining	slender	bronzed	cladding	and	buff	
brick	components	seen	in	the	view,	each	with	
a	 distinctly	 vertical	 character,	 illustrating	
the high quality of design. The warmth and 
richness	of	 the	brick	and	bronzed	exteriors	
would contrast positively with the colder 
grey	 and	 black	 tones	 of	 the	 Beacon	 South	
Quarter	 and	 The	 Chase	 developments,	
while still appearing harmoniously alongside 
these modern developments. By way of this 
distinct	materials	 palette	 and	 the	building’s	
sculptural	 form,	 the	 development	 would	
function	 as	 a	 local	 landmark	 in	 this	 view,	
enhancing legibility and improving the overall 
townscape character.  
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 10: LOOKING EAST ALONG CARMANHALL ROAD FROM OPPOSITE THE COURTYARD AT THE BEACON SOUTH QUARTER

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

Both the development at the former Aldi 
site and Avid development would appear in 
the	view,	the	former	prominently	on	the	left	
of	 the	 view,	 and	 the	 latter	 a	more	 distant	
feature	 in	 the	 townscape,	 emerging	 from	
behind the proposed development. These 
emerging	developments,	in	conjunction	with	
the	 existing	 buildings	 at	 the	 Beacon	 South	
Quarter,	 The	 Chase	 office	 building	 and	 the	
proposed	 development,	 would	 serve	 to	
provide	Carmanhall	Road	with	a	high	quality,	
mixed-use street edge comprising modern 
buildings of similar scale.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 VIEW 11: JUNCTION OF CORRIG ROAD AND CARMANHALL ROAD, LOOKING EAST

Existing

This	 view,	 looking	 east	 along	 Carmanhall	
Road	 from	 its	 junction	 with	 Corrig	 Road,	
is	 characterised	 by	 two	 decidedly	 differing	
aesthetics;	the	left	of	the	view,	featuring	street	
signage,	blank	site	hoarding,	the	brooding	and	
boxy	grey	form	of	The	Hive	development,	and	
the	more	distant	office	building	of	The	Chase,	
possesses	 a	 rather	 harsh,	 urban	 character	
of	 little	 townscape	 quality,	 while	 the	 context	
at	 the	 right	 of	 view,	 on	 the	 southern	 side	 of	
Carmanhall	 Road,	 is	much	more	 verdant	 and	
leafy,	its	built	forms	seen	amongst	the	mature	
trees that inhabit this side of the road.

EXISTING
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

 VIEW 11: JUNCTION OF CORRIG ROAD AND CARMANHALL ROAD, LOOKING EAST

Proposed

The lower and middle sections of the principal 
northern end of the development would be 
largely screened in this view by the trees 
on	 Carmanhall	 Road,	 which	 includes	 a	
particularly	tall	Scots	Pine	that	rises	up	to	the	
upper	levels	of	the	building.	Resultantly,	only	
the upper two levels of the 11-storey element 
will	 be	 unobscured	 in	 the	 view.	 The	 lower,	
southern extents of the building are more 
visible,	 appearing	 to	 the	 right	 of	 the	 Scots	
Pine. 

Effect

The proposed development would nestle 
behind	a	verdant,	wooded	veil	of	tree	planting	
and	 handsome	 landscaping,	 beyond	 which	
the	 building’s	 upper	 levels	 would	 emerge,	
including its distinctive canopied crown. The 
narrow,	slender	openings	to	the	bronze-clad	
section of its western façade would serve 
to	 enhance	 the	 development’s	 verticality	
and heighten the elegance of the 11-storey 
element. Beyond those trees that populate 
its	 western	 setting,	 the	 development’s	
stepped	 form	 would	 be	 discernible,	 which	
sees	 it	 gradually	 rise	 from	5	 to	 11-storeys,	
and a similar vertical emphasis is achieved 
in	 the	 lower	 brick	 proportions,	 resulting	 in	
a development of considerable elegance 
and	 finesse.	 In	 tandem	 with	 The	 Chase	
development that lies opposite on the 
northern	 side	 of	 Carmanhall	 Road,	 the	
proposed development would frame views 
east	along	this	key	route.	By	way	of	its	rich	
palette	 of	 materials,	 handsome	 sculptural	
form	and	high	quality	of	architecture,	it	would	
provide visual interest and serve as a positive 
addition to the view.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

 VIEW 11: JUNCTION OF CORRIG ROAD AND CARMANHALL ROAD, LOOKING EAST

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

The development at the former Aldi site would 
frame	the	left	side	of	view,	while	the	southern	
extents of the Avid development would 
appear behind the proposed development and 
terminate the view along Carmanhall Road. 
Together	 with	 the	 proposed	 development,	
these cumulative developments would 
contribute	 to	 Carmanhall	 Road’s	 emerging	
larger-scale,	mixed-use	character.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 12: JUNCTION OF CARMANHALL ROAD AND BALLYMOSS ROAD, LOOKING SOUTH-EAST

EXISTING

Existing

This short-range view towards the development 
site highlights the handsome wooded character 
of	 this	 stretch	 of	 Carmanhall	 Road,	 where	 a	
variety	of	mature	trees,	including	several	oak,	
line the northern boundary of the development 
site. Obscured behind this tree planting is the 
existing	 building	 on	 the	 development	 site,	
while	the	right	of	the	view,	and	more	visible,	is	
the	neighbouring	Step	Enterprises	building.	On	
its	left	side,	the	view	is	enclosed	by	The	Chase	
office	 building,	 which	 is	 set	 behind	 a	 public	
footpath and planted grass verge. 
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 12:  JUNCTION OF CARMANHALL ROAD AND BALLYMOSS ROAD, LOOKING SOUTH-EAST

PROPOSED

Proposed

This angled view towards the proposed 
development allows for an appreciation of 
both	 its	 northern	 and	 western	 elevations,	
though the lower levels of the former are 
mostly screened from view by the retained 
mature trees along Carmanhall Road. On its 
outer	 left	 and	 right	 extents,	 the	 proposed	
development	 would	 appear	 largely	 of	 brick,	
between which is a linear bronzed aluminium 
clad strip vertically spanning its centre. 
This horizontal rooftop canopy would be a 
particularly	striking	in	this	view.

Effect

In this close range view the excellence of the 
development’s	 architecture	would	 be	wholly	
apparent,	its	sculptural	form	and	high	quality	
materials on full display. Its 11 and 10-storey 
northern parts would be seen to elegantly 
rise	up	from	behind	a	skirt	of	mature	trees,	
the	 slender,	 vertical	 character	 of	 their	
components parts reinforced by the choice 
and	arrangement	of	fenestration,	and	the	use	
and	 composition	 of	 differing	 materials.	 The	
central bronzed-aluminium strip enlivens the 
development’s	 western	 elevation	 while	 also	
serving	 to	break	up	 the	areas	of	brickwork.	
The	overall	effect	on	the	view	would	therefore	
be	 an	 enhancement,	 introducing	 a	 visually	
engaging,	attractive	residential	development	
of	high	design	quality,	which	would	gracefully	
mark	 the	 junction	 of	 Carmanhall	 Road	 and	
Ravens	Rock	Road.

EXISTING	 FENCING	 AND	 BUS	 TO	 BE	 REMOVED	 AS	 PART	 OF	 DEVELOPMENT	 PROPOSALS,	
LEAVING	VIEWS	THROUGH	TO	TOWNSCAPE	EAST	OF	SITE
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 12:  JUNCTION OF CARMANHALL ROAD AND BALLYMOSS ROAD, LOOKING SOUTH-EAST

CUMULATIVE

ABP-303467-19 (Avid Technology International)

Cumulative effect

The Avid development would appear in the 
space between The Chase building and those 
mature trees that populate the proposed 
development’s	 northern	 setting.	 The	
introduction	of	the	9-storey	Avid	development	
to	 the	 view	 would,	 in	 conjunction	 with	 the	
proposed development and existing The 
Chase	 building,	 contribute	 to	 Carmanhall	
Road’s	emergence	as	a	 larger-scale,	mixed-
use neighbourhood and townscape of high 
quality design.

EXISTING	 FENCING	 AND	 BUS	 TO	 BE	 REMOVED	 AS	 PART	 OF	 DEVELOPMENT	 PROPOSALS,	
LEAVING	VIEWS	THROUGH	TO	TOWNSCAPE	EAST	OF	SITE
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 13: LOOKING WEST FROM THE EASTERN END OF CARMANHALL ROAD

Existing

This	 view	 looks	 west	 along	 Carmanhall	 Road	
toward	the	development	site,	from	the	junction	
with	Blakcthorn	Road.	On	the	right	of	the	view	
appears the small retail parade on Carmanhall 
Road,	with	its	curved	roof	profile,	above	which,	
in	the	middle	distance,	appears	the	more	sub-
stantial	form	of	The	Chase,	and	8-storey	office	
development.	 Toward	 the	 centre	 of	 the	 view,	
built forms are hidden by the mature tree plant-
ing that lines the southern edge of Carmanhill 
Road	and	its	junction	with	Ravens	Rock	Road,	
except for the top storeys of the distant Beacon 
South	Quarter	residential	tower	that	is	just	vis-
ible above the treeline. The current building at 
the development site and also the more distant 
townscape	 of	 the	 Beacon	 South	 Quarter	 are	
also largely screened from view by the dense 
canopies,	which	are	near	visually	impenetrable	
even	in	their	leafless,	winter	condition.

EXISTING
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

  VIEW 13: LOOKING WEST FROM THE EASTERN END OF CARMANHALL ROAD

Proposed

The mid and upper levels of the proposed 
development would emerge from behind 
the retained mature trees that populate the 
junction	of	Ravens	Rock	Road	and	Carmanhall	
Road,	while	its	lower	levels	would	be	largely	
screened by this planting. The development 
would appear as being of equivalent scale to 
The Chase development that frames the right 
side of the view. The distant and previously 
visible residential	tower	at	the	South	Beacon	
Quarter	would	be	obscured	from	view,	hidden	
behind the proposed development.

Effect

The proposed development would appear as 
a	high	quality,	distinctive	residential	building	
at	the	centre	of	the	view.	It	would	confidently	
but	 sensitively	mark	 the	 corner	 of	 Carman-
hall	 Road	 and	 Ravens	 Rock	 Road,	 its	 lower	
levels shrouded in a rich band of landscaping 
that	 incorporates	 several	 fine	mature	 trees,	
from	behind	which	its	elegant,	buff	brick	and	
bronzed-aluminium form emerges. The de-
velopment’s	 skilfully	articulated	eastern	and	
northern facades would be easily appreciated 
in	this	view,	which	would	also	represent	one	
of the best positions from where its distinc-
tive canopy can be seen to rise vertically 
at	 its	 north-western	 corner,	 before	 extend-
ing horizontally above its upper level. This 
framing	 canopy	 feature,	 combined	 with	 the	
building’s	 similar	 scale,	 results	 in	a	 synergy	
and harmonious relationship with The Chase 
development	on	the	right	of	the	view,	whose	
form is similarly enclosed by a bold border 
feature. The development would ultimately 
provide	the	view	with	an	elegant	landmark	at	
its	centre,	replacing	the	unremarkable	profile	
of the distant Beacon	South	Quarter	tower. 
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 13: LOOKING WEST FROM THE EASTERN END OF CARMANHALL ROAD

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

ABP-303467-19 (Avid Technology International)

Cumulative effect

The Avid development would appear 
prominently	 at	 the	 left	 side	 of	 the	 view,	
occupying much of the previously open 
skies.	 Its	 9-storey	 form	 would	 guide	 the	
eye	 forward	 towards	 the	 elegant	 profile	 of	
the	 proposed	 development,	 which	 would	
then resultantly be framed on either side 
by	 modern	 developments	 of	 similar	 scale,	
i.e. the Avid development and The Chase. 
Cumulatively the proposed development and 
Avid development would further contribute 
to	Carmanhall	Road’s	emerging	larger-scale,	
mixed-use character.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 14: LOOKING WEST FROM THE JUNCTION OF ARKLE ROAD AND CARMANHALL ROAD

Existing

Taken	from	the	immediate	north-eastern	setting	
of	the	development	site,	this	view	is	framed	on	
the	right	by	the	modern,	crisp	aesthetic	of	The	
Chase	 office	 building,	 beyond	 which	 appears	
the landscaped junction of Carmanhall Road 
and	 Ravens	 Rock	 Road,	 with	 its	 broad	 grass	
perimeters and multitude of mature trees. 
Visible	through	the	leafless	winter	trees	are	the	
horizontal	brown	and	red	brick	business	units	
that currently occupy the development site and 
the	 neighbouring	 plots	 to	 the	 south,	while	 in	
the far distance glimpses are available of the 
upper	levels	of	the	Beacon	South	Quarter.

EXISTING
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

PROPOSED

  VIEW 14: LOOKING WEST FROM THE JUNCTION OF ARKLE ROAD AND CARMANHALL ROAD

Proposed

The proposed development would emerge behind 
and	 above	 the	 leafless,	 mature	 winter	 trees	 at	
the	junction	of	Carmanhall	Road	and	Ravens	Rock	
Road.	The	predominantly	buff	brick	northern	and	
eastern elevations would appear within the band 
of	bronzed-aluminium,	which	frames	the	11-storey	
southern	part	of	the	development,	and	which	gives	
the building its distinctive canopied top. Whereas 
the canopies of the mature trees would screen 
much	 of	 the	 development’s	middle	 section,	 their	
branchless lower extents would allow visibility of the 
ground	floor	elevations	and	their	active	frontages,	
whilst	 the	 development’s	 distinctive	 upper	 levels	
would	rise	unconfined	above	the	treeline.	

Effect

The proposed development would provide a high 
quality	built	backdrop	to	the	rows	of	mature	tree	
planting that dominate the view foreground. 
Whereas the existing building disengages with 
its	 townscape	 setting,	 and	 offers	 little	 in	 terms	
of contribution to the streetscape or the visual 
quality	 of	 the	 local	 environment,	 the	 proposed	
development embraces its prominent corner 
setting,	offering	active	frontages	on	to	Ravens	Rock	
Road	 and	 Carmanhall	 Road,	 which	 can	 be	 seen	
through	 the	 trees,	 resulting	 in	 a	much	 improved	
ground	 level	 condition	 along	 the	 site’s	 eastern	
and	 northern	 perimeters.	 Similarly,	 where	 the	
building’s	mid	and	upper	levels	are	visible	beyond	
and	above	the	mature	tree	canopies,	it	succeeds	in	
being a positive and visually engaging addition to 
the	view.	 Its	warm	buff	brick	elevations,	 skilfully	
articulated	 and	 adorned	 with	 bronzed	 cladding,	
glazing-enclosed	balconies,	with	a	strong	bronzed	
framing	 element,	 provide	 it	 with	 a	 rich,	 inviting	
aesthetic.	The	glazed,	set-back	upper	level	serves	
to	accentuate	the	overhang	of	the	bronze	canopy,	
heightening the dramatic quality of this rooftop 
feature.
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5.0 ASSESSMENT OF VISUAL EFFECTS (CONT)

  VIEW 14: LOOKING WEST FROM THE JUNCTION OF ARKLE ROAD AND CARMANHALL ROAD

CUMULATIVE

 ABP-305940-19 (Former Aldi site)

Cumulative effect

The former Aldi site and Avid developments would 
not	 appear	 in	 this	 view.	 Therefore,	 there	 is	 no	
cumulative	effect.
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6.0 CONCLUSIONS

6.1 This	 fully	 illustrated	 document	 examines	 the	 visual	 effects	 plus	 the	
townscape	and	design	qualities	of	the	proposed	scheme,	for	which	planning	
permission is now sought. It does so by extracting the essential illustrative 
material	from	the	architect’s	Architectural	Design	Statement,	adding	further	
visual material and by assessing 14 views.

6.2 A	methodology	for	the	assessment	is	set	out,	together	with	the	skills	applied	
to accomplish it. The scheme is found to be of a high order of design quality 
in a number ways using this method.

6.3 The	success	of	the	design	is	confirmed	in	the	assessments	set	out	with	the	
images of the 14 views. In each case it has been possible to be positive about 
the	scheme,	in	terms	of	its	height,	massing,	and	elevational	compositions,	
materiality and	 landscaping.	Views	6,	9,	11,	12,	13,	and	14	are	 the	key	
views which most fully illustrate these successes.

6.4 It has been possible through these objective studies to provide the 
application with full support and to highly recommend it to An Bord Pleanála 
for its positive consideration.
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APPENDIX 1 - VISUAL LAB METHODOLOGY
PHOTO-MONTAGE REPORT: Ravens Rock, Dublin

Prepared by
Seamus O’Callaghan

B. Eng
Visual Lab Limited

Mazars Place, Salthill, Galway
    T: 091 726928

E: info@visuallab.ie
W: www.visuallab.ie

Location of Camera’s 

Photomontage Methodology

3D Modelling
2D CAD drawings were supplied by Henry J. Lyons Architects. Visual Lab used these drawings to produce a detailed 3D model of the proposed 
building and associated landscaping. Existing topographical surveys were also provided by Henry J. Lyons Architects.

Photography
All photographs were taken by BML Media using a high resolution Sony 7R2 35mm Camera with a 24 mm Cannon mark 2 shift lens.
Locations where the photographer used a 24mm shift lens with shift applied were views 12 & 14.

at each camera position and a photograph taken of the camera position for reference. Additional detail photographs of the site area and surrounds 
were also taken for reference purposes using a variety of lenses.

Survey Information
In all cases the camera positions and control points were surveyed by CSS Surveys. Key static points that were visible in the photographs were 
also surveyed to serve as control points. The camera positions and control points were then related back and aligned into the Base Model (all at 
National Grid).

Base Model

the accurate alignment of the proposed buildings, camera positions and reference points. This Base model was updated throughout the design 
process.

Photo matching

between the camera and the photograph was achieved by precisely matching the surveyed static features (control points) in the rendering to the 
corresponding points in the background photograph. 

Rendering
The models were textured and rendered using VRAY rendering engine. The materials and lighting were adjusted to try an mimic real work 
scenarios - building within the scene were used as a reference to obtain valuable visual clues as to how the light would react with the proposed 
building. A computer image was produced (rendered) and then combined with the background photograph using digital compositing software. 
Using the detail photographs for reference the images were then cropped to remove any parts that would be screened by existing trees, topography 
or buildings, leaving only the parts, which would be visible. The photomontages are presented as “proposed”, with additional proposed planting.

Presentation
As photography cannot present what the eye sees in reality, it is intended that the photomontages are used as a tool to aid visual assessment. 
They should be viewed on site and compared with the real scene.

Each view is presented on 2 sheets:
Sheet 1 - Existing site pre construction 
Sheet 2 - Proposed scheme 

Conclusion

give a fair and true representation of the proposed development.

Notes

Visual Lab recommends that all parties are mindful that Environmental Statement photomontage should be used as a complement to site based 
assessment.

 

21MAY

Photo-montage Report 
Ravens Rock, Dublin
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APPENDIX I1 - NON-ASSESSED VIEWS
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The views selected for visual assessment in this report have been 
decided based on the professional judgement of the assessor and 
informed	by	site	visits,	desktop	research	of	the	immediate	and	wider	
context,	land	contours,	map	analysis	and	early	extrapolations	from	
computer model view studies in order to identify views that may 
potentially	be	affected	by	the	proposed	development,	depending	on	
their sensitivity and their location in relation to the site.

A total of 23 views were initially selected for exploratory purposes 
and	 design	 development,	 and	 these	 were	 shared	 with	 Dún	
Laoghaire-Rathdown County Council during the pre-application 
process.	 Of	 these,	 14	 views	 are	 assessed	 in	 this	 report,	 the	
remainder disregarded owing to the limited visibility of the proposed 
development	 when	 tested	 in	 preliminary	 verified	 visualisations.	
Those	 9	 views	 considered	 early	 in	 the	 design	 process,	 but	 not	
taken	forward	for	assessment	in	this	report,	are	shown	in	the	map	
opposite	(see	viewpoints	A	-I),	and	photographs	of	these	views	are	
provided across the pages that follow.

Map showing the assessed viewpoints, denoted by a yellow arrow, and those other viewpoints also considered for assessment but ultimately discarded, denoted by a blue arrow..The site is shown in red.
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APPENDIX I1 - NON-ASSESSED VIEWS (CONT)

View A View B

View C View D
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View E View F

View G View H

APPENDIX I1 - NON-ASSESSED VIEWS (CONT)
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View I

APPENDIX I1 - NON-ASSESSED VIEWS (CONT)


