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1.

INTRODUCTION
The purpose of this report is to describe and assess the effects of the project on the landscape and
visual amenity of its environs and receiving environment. The landscape and visual effects
assessment has been prepared by Declan O’Leary B.Agr.Sc. Landscape Horticulture, (University
College, Dublin) 1986, Post Graduate Diploma Landscape Architecture (University of Central
England) 1993, Chartered Landscape Architect, MLI (UK) 1994, Member of the Irish Landscape
Institute MILI 1997.
Declan has over 30 years’ experience in development, landscape design, urban and environmental
renewal. This includes masterplanning and design to implementation, and landscape and visual
impact assessment of a broad range of strategic environmental improvement schemes to
industrial, highway and urban regeneration sites as well as reclamation, amenity,
rural/countryside, educational and housing projects. He is experienced in working closely with
developers, community organisations and statutory agencies to deliver local environmental, social
and economic development.

2.

ASSESSMENT METHODOLOGY
This landscape and visual impact assessment follows the guidance from the EPA and/or
Landscape Institute and is a commentary on the landscape and visual effects of the proposed
development. The purpose of the assessment is to describe the existing character of the receiving
environment and to comment on the appropriateness of the proposed development in terms of that
character and potential visual issues and effects arising.
The Guidelines for Landscape and Visual Impact Assessment (2013) prescribe that landscape and
visual impacts be assessed by separate, although linked, procedures. Landscape assessment
considers the effects deriving from alterations to the elements and characteristics of the landscape,
which may give rise to changes in its character, how it is experienced and hence the ascribed
value of the landscape. Visual assessment is concerned with changes that arise in the composition
of available views, the response of people to these changes and the overall effects on the area’s
visual amenity.
A detailed description of the approach and methodology, and accompanying definitions is set out
in Appendix A.

3.

RECEIVING ENVIRONMENT

3.1

Relevant Planning Policy
South Dublin County Council Development Plan 2016 – 2022 (CDP)
The SDCC CDP contains a range of policies relevant to establishing the landscape values and
sensitivities for the study area / and site environs. These are set out below:
Chapter 1 Introduction and Core Strategy
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The SDCC Core Strategy identifies the Saggart Citywest area as an “Emerging Moderate
Sustainable Growth Town” reflecting its key location on the N7 to the west and LUAS redline
centrally in the area, and the N81 to the east. The plan identifies its capacity to accommodate a
moderate scale of new residential development and an increased population.
CS Policy 3 Emerging Moderate Sustainable Growth Town sets out Objectives to support and
facilitate development on zoned lands subject to approved Local Area Plans.
Chapter 2 Housing
The CDP H Policy 7 Urban Design in Residential Developments requires new residential
developments to be of a high quality design and comply with Government guidance i.e.
“Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas,
DEHLG (2009) (or any superseding document) including the urban design criteria as illustrated
under the companion Urban Design Manual – A Best Practice Guide, DEHLG (2009)”
A range of policies and objectives to deliver residential density and variety, quality and public
realm are set out and these are interpreted in more site specific detail in the Fortunestown Local
Area Plan adopted previously in May 2012.
Chapter 3 Community Infrastructure
Key Community facilities of relevance to Landscape Assessment are parks and open spaces
Section 3.13 and Table 3.2. of the CDP sets out an Open Space Hierarchy to be reflected in
development areas including Regional, Neighbourhood, Local, and Small Parks as well as
Squares and Plazas.
C Policy 12 Open Space states “It is the policy of the Council that a hierarchical network of high
quality open space is available to those who live, work and visit the County, providing for both
passive and active recreation, and that the resource offered by public open spaces, parks and
playing fields is maximised though effective management.”
Objectives with this policy include objectives to improve the provision of childrens play
“including the provision of appropriate facilities for both young children and older
children/teenagers, ensuring that all new facilities are accessible to all children of that age
cohort, irrespective of ability, and to include play equipment of features suitable for children with
disabilities.”
Chapter 7 Infrastructure and Environmental Quality
IE Policy 2 Surface Water & Groundwater regarding the management of surface water includes:
Objective 3: “To maintain and enhance existing surface water drainage systems in the County
and promote and facilitate the development of Sustainable Urban Drainage Systems (SUDS),
including integrated constructed wetlands, at a local, district and County level, to control surface
water outfall and protect water quality”.
Objective 4: “To incorporate Sustainable Urban Drainage Systems (SUDS) as part of Local Area
Plans, Planning Schemes, Framework Plans and Design Statements to address the potential for
Sustainable Urban Drainage at a site and/or district scale, including the potential for wetland
facilities”.
Chapter 8 Green Infrastructure
“The term Green Infrastructure is used to describe an interconnected network of waterways,
wetlands, woodlands, wildlife habitats, greenways, parks and conservation lands, forests and
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other open spaces that adjoin and are threaded through urban areas. The Green Infrastructure
network supports native plant and animal species and provides corridors for their movement,
maintains natural ecological processes and biodiversity, sustains air and water quality and
provides vital amenity and recreational spaces for communities, thereby contributing to the
health and quality of life of residents and visitors to the County”.
The CDP sets out SDCC commitment to proactively promoting and developing Green
Infrastructure and ecological connectivity in the County by requiring the retention and
enhancement of substantial networks of biodiversity in urban and rural areas through a range of
interrelated Policies and Objectives.
G Policy 1 Overarching
“It is the policy of the Council to protect, enhance and further develop a multifunctional Green
Infrastructure network by building an interconnected network of parks, open spaces, hedgerows,
grasslands, protected areas, and rivers and streams that provide a shared space for amenity and
recreation, biodiversity protection, flood management and adaptation to climate change”.
G1 Objective 1: “To establish a coherent, integrated and evolving Green Infrastructure network
across South Dublin County with parks, open spaces, hedgerows, grasslands, protected areas,
and rivers and streams forming the strategic links and to integrate the objectives of the Green
Infrastructure Strategy throughout all relevant Council plans, such as Local Area Plans and other
approved plans”.
G Policy 2 Green Infrastructure Network
It is the policy of the Council to promote and develop a coherent, integrated and evolving Green
Infrastructure network in South Dublin County that can connect to the regional network, secure
and enhance biodiversity, provide readily accessible parks, open spaces and recreational
facilities.
G2 Objective 1:
To reduce fragmentation of the Green Infrastructure network and strengthen ecological links
between urban areas, Natura 2000 sites, proposed Natural Heritage Areas, parks and open
spaces and the wider regional Green Infrastructure network.
G2 Objective 2:
To protect and enhance the biodiversity value and ecological function of the Green Infrastructure
network.
G2 Objective 3:
To restrict development that would fragment or prejudice the Green Infrastructure network.
G2 Objective 4:
To repair habitat fragmentation and provide for regeneration of flora and fauna where
weaknesses are identified in the network.
G2 Objective 5:
To integrate Green Infrastructure as an essential component of all new developments.
G2 Objective 6:
To protect and enhance the County’s hedgerow network, in particular hedgerows that form
townland, parish and barony boundaries, and increase hedgerow coverage using locally native
species.
G2 Objective 7:
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To incorporate items of historical or heritage importance in situ within the Green Infrastructure
network as amenity features.
G2 Objective 8:
To provide for the incorporation of Eco-ducts and/or Green Bridges at ecologically sensitive
locations on the County’s road and rail corridors that will facilitate the free movement of people
and species through the urban and rural environment.
G2 Objective 9:
To preserve, protect and augment trees, groups of trees, woodlands and hedgerows within the
County by increasing tree canopy coverage using locally native species and by incorporating
them within design proposals and supporting their integration into the Green Infrastructure
network.
G2 Objective 10:
To promote a network of paths and cycle tracks to enhance accessibility to the Green
Infrastructure network, while ensuring that the design and operation of the routes responds to the
ecological needs of each site.
G2 Objective 11:
To incorporate appropriate elements of Green Infrastructure e.g. new tree planting, grass verges,
planters etc. into existing areas of hard infrastructure wherever possible, thereby integrating
these areas of existing urban environment into the overall Green Infrastructure network.
Chapter 8 Section 8.3 Public Open Space Hierarchy and Landscape Setting
G Policy 4 Public Open Space and Landscape Setting
It is the policy of the Council to provide a hierarchy of high quality and multi-functional public
parks and open spaces.
G4 Objective 1:
To support and facilitate the provision of a network of high quality, well located and
multifunctional public parks and open spaces throughout the County and to protect and enhance
the environmental capacity and ecological function of these spaces
G4 Objective 2:
To connect parks and areas of open space with ecological and recreational corridors to aid the
movement of biodiversity and people and to strengthen the overall Green Infrastructure network.
G4 Objective 3:
To enhance and diversify the outdoor recreational potential of public open spaces and parks,
subject to the protection of the natural environment.
G4 Objective 4:
To minimise the environmental impact of external lighting at sensitive locations within the Green
Infrastructure network to achieve a sustainable balance between the recreational needs of an
area, the safety of walking and cycling routes and the protection of light sensitive species such as
bats.
G4 Objective 5:
To promote the planting of woodlands, forestry, community gardens, allotments and parkland
meadows within the County’s open spaces and parks.
G4 Objective 6:
To take steps, in conjunction with communities and businesses, to plant existing areas of grassed
open space to promote the development of multifunctional amenity areas with enhanced
biodiversity value.
G4 Objective 7:
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To avoid the cumulative fragmentation and loss of ecologically sensitive areas of the Green
Infrastructure network to artificial surfaces and to position recreational facilities that
incorporate artificial surfaces at appropriate community-based locations.
Chapter 8 Section 8.4 Sustainable Urban Drainage Systems
The CDP states “Sustainable Urban Drainage Systems (SUDS) drain surface water in an
environmentally friendly way by replicating natural systems in managed environments. SUDS
systems seek to collect, store and clean surface water using natural systems and to release it back
into the environment in a slow and controlled way, thereby reducing the risk of fluvial and pluvial
flooding. Key features, such as Integrated Constructed Wetlands, permeable surfaces, filter
strips, ponds, swales and basins are easy to manage, environmentally friendly and aesthetically
attractive. To be effective, SUDS should operate on a district and/or countywide scale and form
part of the wider Green Infrastructure network.”
Supporting policy and objectives include:
G Policy 5 Sustainable Urban Drainage Systems
It is the policy of the Council to promote and support the development of Sustainable Urban
Drainage Systems (SUDS) in the County and to maximise the amenity and biodiversity value of
these systems.
G5 Objective 1:
To promote and support the development of Sustainable Urban Drainage Systems (SUDS) at a
local, district and county level and to maximise the amenity and biodiversity value of these
systems.
Chapter 8 Section 8.5 Green Infrastructure within Urban Areas
G Policy 6 New Development in Urban Areas
It is the policy of the Council to support the protection and enhancement of Green Infrastructure
in all new development in urban areas, to strengthen Green Infrastructure linkage across the
wider urban network and to achieve the highest standards of living and working environments.
G6 Objective 1:
To protect and enhance existing ecological features including tree stands, woodlands, hedgerows
and watercourses in all new developments as an essential part of the design process.
G6 Objective 2:
To require new development to provide links into the wider Green Infrastructure network, in
particular where similar features exist on adjoining sites.
G6 Objective 3:
To require multifunctional open space provision within all new developments that includes
provision for ecology and sustainable water management.
Chapter 9. Heritage, Conservation and Landscapes
This chapter of the CDP sets out a range of policies and objectives to protect and conserve the
built, cultural and natural heritage of the county. The proposed development location does not
raise any specific issues in relation to protected monuments, archaeology, and built heritage, nor
any special landscape protections or protected views and prospects. In addition it is not, does not
contain nor is it in close proximity to any Natural Heritage Sites, Natura 200 sites, NHAs or
Special Amenity Areas. However HCL Policy 15 in relation to Non-Designated Areas is relevant:
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It is the policy of the Council to protect and promote the conservation of biodiversity outside of
designated areas and to ensure that species and habitats that are protected under the Wildlife
Acts 1976 and 2000, the Birds Directive 1979 and the Habitats Directive 1992 are adequately
protected.
Supporting objectives relate to the avoidance of adverse impacts on rare species, and the
protection of existing trees, hedgerows, and woodlands which are of amenity or biodiversity value
and/or contribute to landscape character and ensure that proper provision is made for their
protection and management in accordance with Living with Trees: South Dublin County
Council’s Tree Management Policy 2015-2020.
There are no Rights of Way or Permissive Access Routes identified on the site nor any Tree
Preservation Orders. The site is of no Cultural Value nor of Geological Interest.
Chapter 11. Implementation
Section 11.1 The site is Zoned Objective Res-N “To provide for new residential communities in
accordance with approved area plans”. (In this instance the Fortunestown Local Area Plan –
May 2012)
Section 11.2 Place Making and Urban Design distils the policies of the CDP into urban design
guidance and a requirement for developments to prepare Design Statements to include:
•
A Site Analysis
•
A Concept Plan or Masterplan
•
A statement based on the design criteria set out in the relevant National Planning Guidance
documents listed in Section 11.2.0 and/or tables 11.17 and 11.18 as outlined below.
•
A statement or Quality Audit addressing street design as outlined within the Design Manual
for Urban Roads and Streets.
The following Masterplan Considerations are required in CDP Table 11.17
Table 1 EXTRACT FROM CDP – TABLE 11.17
Key
Considerations
Access and
Movement

Key Outcomes
Identification of the major strategic links throughout the area for different modes,
showing key points of access and links between key destinations.
Identification of a street hierarchy showing the function of streets and the appropriate
design responses.
Creation of a highly walkable and cycleable environment that offers pedestrian and
bicycle users direct access and route choice throughout.

Open Space and
Landscape

Creation of an open space network with a hierarchy of spaces suited to a variety of
functions and activities.
Retention of significant natural features and Green Infrastructure links, such as trees,
hedgerows and watercourses and their integration within the open space network.
Careful placement of major parks and squares so that they function as focal points and
central features within neighbourhoods and centres.

Land Use and
Density

Distribution of land uses to create a sustainable and efficient urban structure by
directing more intensive uses and higher densities towards centres, transport nodes
and along key movement corridors.
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Facilitation of a range of uses to promote integrated and active places.
Provision of a range of dwellings and/or commercial unit types and sizes to support a
balanced mix of household types and market choice.
Built Form

Clear definition of streets and spaces (public, semi-private and private) to create a
legible and secure environment.
Distribution of heights to reinforce the urban structure with taller buildings located
along key movement corridors and within centres and nodes.
Use of landmarks, gateways and other changes in built form and landscaping to
promote a legible structure.

Phasing

Division of the site/development into manageable sections for detailed design and
assessment.
A logical programme for development that ensures the coordinated and incremental
development of the lands.
Identification of critical infrastructure (such as streets, parks, schools and community
facilities) with delivery linked to the completion of individual phases.

Landscape Character Assessment of South Dublin – May 2015
The above study, a guidance document for the CDP landscape policy, describes the Landscape
Character Area in which the proposed development site lies as
“Suburban Lowlands: extensive urbanised area radiating from the east this area has historically
functioned as the hinterland to the city; variety of housing estates and styles largely dating from
the late 19th and early 20th century, with major communications corridors including roads, trains
and tram routes. Green corridors are of great significance given their relative rarity within this
LCA, the prime example being the River Dodder; other green spaces relate to golf courses,
amenity and recreational facilities.”
Whilst the analysis of this LCA describes an existing developed area some aspects are relevant to
a new evolving sub-urban area – See Figure 1.1.
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Figure 1.1 Extract from Landscape Character Assessment Map – site highlighted in red

Key Characteristics relevant to the proposed site include:
•
Built – up urban area with extensive housing estates and industrial /commercial parks.
•
Settlements ……..with important historical legacy and remnants
•
Major traffic corridors
•
Corridors of natural and semi natural vegetation
•
Grass open spaces in gardens, industrial parks, golf courses, school playing fields, and
miscellaneous spaces in housing areas
•
Street tree planting
Landscape Values relevant to the proposed site include
•
Recreational and ecological resources
•
Views out to Dublin Mountains and agricultural hinterland
The proposed development is part of Forces for Change described:
•
West boundary is set against agricultural and mountain hinterlands. Untidy urban
developments can adversely impact on the character of the hinterlands.
•
Urban developments can impact on open views to the hinterlands.
•
On-going urban infrastructure developments notably road improvements generate increasing
volumes of traffic and detract from opportunities to create or maintain tranquil settings
•
New infill or other built developments can be insensitive to remnant historical or vernacular
features
•

Mitigation measures suggested include:
Grassland and other amenity area open spaces should be managed for the dual benefits of
public access and biodiversity
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•
•
•
•
•

Tree and shrub planting should be an integral component of amenity grasslands (schools
recreational grounds, golf courses and playing fields)
The development of green infrastructure to connect different habitats within the urban
context.
Tree planting on streets and open spaces – particularly on ‘miscellaneous ‘open space in
housing areas- to improve their character
Enhance connectivity between open spaces as a means of enhancing biodiversity while
providing off road connections for pedestrian and cyclists.
Proposed developments should be audited for their impact on views particularly those to the
rural hinterland of the county

Fortunestown Local Area Plan 2012
The CDP was adopted in 2016. Development at Fortunestown Lane is guided by the pre-existing
Fortunestown Local Area Plan (FLAP). Many of the Policies and Objectives set out above in the
CDP to guide development are set out in terms of specific concepts and masterplans for the FLAP
area, setting out a vision for the expansion and development of the zoned lands between the recent
new residential areas to the north of Saggart, centred on the Luas line and its terminus at
Cooldown / Citywest. The FLAP is divided into 5 sub-areas encompassing an overall vision and
specific structural plans for each of the 5 sub-areas. The vision is summarised in the title page
text below:
“A vibrant district ... focused on the Luas ... neighbourhoods with individual character ... strong
links ... balanced mix of residential accommodation ... good community, civic and school facilities
... good quality streets and spaces ... existing and new neighbourhoods that are knitted together
... network of safe usable green spaces”
The FLAP sets out a framework for Green Infrastructure and Open Space Hierarchies, Built Form,
Transport and Access, Grid Layouts and Street Hierarchies as well as detailed development
guidance for the design of generic elements of the framework.
In relation to Framework 5: Saggart-Cooldown Commons Neighbourhood the following
objectives are set out:
Accessibility and Movement
•
Access to and through this neighbourhood shall be provided off Garter Lane, Fortunestown
Lane, Bianconi Avenue and Citywest Avenue. These access points will allow for the
provision of intersecting east-west and north-south secondary streets that serve tertiary
streets and link the neighbourhood with the Fortunestown Centre.
•
Secondary streets will be accessed from Garter Lane, Fortunestown Lane, Citywest Avenue
and Bianconi Avenue. (Objective SCCN 1)
•
Development along Citywest Avenue and Fortunestown Lane will include for the provision
of cyclist and pedestrian crossing points that integrate with existing and proposed pedestrian
and cycle routes. (Objective SCCN 2)
•
The alignment and width of Garter Lane shall be retained in a manner that preserves its
narrow and winding rural character. (Objective SCCN 3)
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•

In considering planning applications in the vicinity of the Luas terminus, consideration will
be given to the possibilities of future extension of the Luas beyond the existing terminus
should demand exist for such in the future. (Objective SCCN3a)

Integration – by way of a grid of open ended vehicular, pedestrian and cyclist routes.
Guidance as to densities and housing types is proposed.
Development of the northern portion of the Cooldown Commons- Saggart Neighbourhood shall
include for the provision of sports pitches with changing room facilities and a neighbourhood
park with children’s play facilities. (Objective SCCN 5)
Green Infrastructure
The network of green spaces through this neighbourhood will include a twin neighbourhood park
that flanks the eastern and western sides of the TLC nursing home; a hard and soft landscaped
plaza adjacent to the Saggart Luas stop; a neighbourhood park adjacent to the junction between
Garter Lane and Bianconi Avenue and sports pitches within a district park. Garter Lane will retain
much of its narrow tree lined rural character.
It is an objective of the Local Area Plan that a 10 metre (min) biodiversity strip (measured from
the top of the bank) shall be reserved on both sides of the designated sections of stream(s), for
flood management, landscaping, pedestrian/cyclist movement and biodiversity reasons.
(Objective SCCN 5a)
Built Form
•
Grid like format with perimeter blocks and a hierarchy of streets
•
Fortunestown Lane will act as a main street or primary street.
•
Building heights 2-3 stories with higher buildings close to Fortunestown Centre and then
Luas
•
Two storey dwellings shall largely front Garter Lane with the exception of street corners
where three storey buildings may be considered.
•
Avoid negative impacts on Garter Lane particularly within the vicinity of Saggart House and
Tassagart House and their setting
A range of frameworks for the various development components is provided in the overall
framework plan 2.
Strategic Environmental Assessment
Appendix 5 of the FLAP contains a Strategic Environmental Assessment. In this the landscape is
described as being a mix of the Dublin Metropolitan Area agglomeration and urban in character
and to the south and west part of rural lands in the Saggart area. A Green Infrastructure approach
is set out as one of the development scenarios to ensure the incorporation of best practice in the
development process and mitigation of impacts in landscape terms and related topics –
biodiversity, flooding and cultural heritage.
3.2

Description of Site and Environs
Location (see Figure 1.2)
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The proposed development site occupies an area of 4.167ha and is located between Saggart
village and the N7 to the north. It is bordered by Fortunestown Lane and the Luas to the south.
To the west lies a small rectangle of land on the corner of Garter Lane surrounded by evergreen
cypress trees, and beyond that the Citywest Hotel and Golf Club . To the north lies the permitted
and under construction Phase 1 development lands leading to Bianconi Avenue and Citywest
Business Park to the north. To the east the site abuts the access to the recently constructed Cúil
Dúin housing development. It should be noted that not all the lands within the above boundaries
is part of the development site. In addition lands to the north east coloured yellow on the FLAP
extract in Figure 2.2 are part of a separate and existing permission for a new school.

Figure 1.2 Site and Context
Topography
Visually the site appears level, with a gentle even gradient from west to east. The site is scattered
with mounds and bunds from previous disturbances and stockpiling of excavated material.
Visual Amenity
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There are no trees on the site which is currently used as a compound servicing the Phase 1 housing
currently under construction.

Plate 1 – The site in its current condition as Phase 1 gets underway.
The southern boundary with Fortunestown Lane is enclosed only by a post and rail timber fence
and generally open to views looking in, however, as a result the site enjoys open views south to
the Slade Valley and the surrounding Crooksling and Lugg hills, and the wider Dublin Mountains.

Plate 2 – Panoramic view of the site looking south from Phase 1 towards the Heritage
Village, Saggart, Crooksling and Lugg Hill (prior to works commencing in Phase 1)
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Plate 3 – Looking east along Fortunestown Lane adjacent Luas Stop and Heritage Village.

Plate 4 – View looking north from Heritage Village opposite Luas stop illustrating developed
character of Luas corridor and prior to commencement of works on Phase 1 and the
proposed site to the north of the Luas line.

Plate 5 – Looking east between proposed site and Luas stop and tramline.
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Vegetation and Site Structure
There are no trees on the site itself, and any vegetation present has been cleared as part of the
permitted Phase 1 development. On lands to the south west corner a row of mature cypress trees
screen an adjacent property. In general other than the peripheral vegetation the site is open and
devoid of any significant upstanding vegetation.
Environs
The apparently flat topography of the site extends into the immediately surrounding areas. These
areas are occupied by distinctive development types and uses. Two key pieces of transport
infrastructure are found in the environs. South of the site and running from the terminus at
Fortunestown Lane east through the wider FLAP lands and on to the city is the LUAS tramline..
The site links directly to the LUAS stop and terminus on Fortunestown Lane. North of the site
beyond the Citywest Business Park lies the N7 Naas Road linking west and south to the M7 and
Cork, Waterford and Limerick, and to the east and north to Dublin City and the M50 and the
remainder of the national road infrastructure. Garter Lane to the sites western boundary links the
N7 Naas Road with Fortunestown Lane, and on to Saggart village.
Residential development is found predominantly to the south and east of the site off Fortunestown
Lane including Carrig Court, the Heritage Village and the Cúil Dúin development under
construction to the east.
A small apartment development is found at the corner of Garter Lane and the Naas Road. North
and north east of the site lies the Citywest Business Campus, presenting a high quality of corporate
architecture set in a parkland landscape. Units immediately adjacent Phase 1 and Bianconi
Avenue are more mainstream industrial in character. West of Garter Lane lies the Citywest Hotel
and Golf Club. This is a significant hotel, conference centre of national reputation with a golf
course, leisure centre and dining facilities, set in a demesne parkland landscape behind boundary
stone walls of Garter Lane. The boundary tree cover and the high stone walls mean that there are
no views in and out of the hotel grounds to the wider area.

Plate 6 – Established Carrig Court housing
area

Plate 7 – Recent Cúil Dúin housing
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Plate 8 – Parking area at Heritage Village

Plate 9 – looking west towards Tassagart
and Citywest demesne

Plate 10 – Garter Lane at Tassagart House
Business Park

Plate 11 – Bianconi Avenue, Citywest

The topography means that walls, mature hedges and trees, and 2 and 3 storey buildings creates
a visual envelope constraining views towards the site from all but the immediately adjacent roads
and overlooking buildings e.g. there are no views from the historic village of Saggart, although
the church tower can be seen from the site, providing a useful reference landmark for the new
community. However, just as the adjacent hills of Lugg and Crooksling provide an attractive
backdrop to views from the site, and an attractive countryside amenity, they also offer views over
the lowlands and developing suburban areas of Saggart including the site.
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Plate 12 – Saggart church tower and Lugg Hill viewed from the adjacent Phase 1 site prior
to construction. Phase 2 lies left of the conifer trees in the middle of the view.
It should be noted that development in the Environs in recent years has been very varied in form,
style and layout. As the Luas corridor matures a new urban sense of place is developing. This is
reinforced and enhanced by the most recent developments, including the adjacent Cúil Dúin and
nearby Citywest Village developments, as well as the new works commencing at Phase 1.
3.3

Summary of Landscape Characteristics and Values
Guidelines suggest that the landscape values and characteristics of the receiving environment can
be divided into:
•
Conservation values (concerned with natural landscape integrity and the inclination towards
constraint in terms of environmental change).
•
Enhancement values which reflect where policy, inevitable change or degraded features
provide the scope to restore, or the opportunity to alter, or create, a new characteristic. The
enhancement values reflect change that is already occurring, as well as potential capacity of
parts of the receiving environment.
The conservation values indicate those aspects of the receiving environment which are sensitive
and could potentially be negatively impacted on by the proposed development. These values form
the landscape and visual constraints to the proposed development.
The following summarises the characteristics and values of the receiving environment as derived
from the analysis in Section 1.3.1 and 1.3.2 above:
Conservation Values
•
Maintenance and development of the sites Green Infrastructure – SUDS strategy,
Biodiversity, Green and Open Space multifunctional networks
•
Historic Saggart Village and locally important estate lands at Citywest Hotel.
•
Intervisibility with nearby hills – visual and recreational amenity.
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Enhancement Values
•
Integration with Phase 1 development strategy.
•
A significant body of policy including zoning supporting the development of the lands as
proposed for new residential communities.
•
An LAP setting out a framework for the development site including built form, circulation
and open space structure.
4.

CHARACTERISTICS OF PROPOSED DEVELOPMENT
The proposed development is described in detail in the accompanying Design Statement.
Key elements of relevance to this study include:
•
5 residential apartment blocks with three (A, C & D) at 5 storeys, Block E at 4 storey but
part 5 storey, and one urban marker part block rising to 9 storey.
•
Interfaces with adjacent roads / streets and the surrounding existing development.
•
A distinctive urban landscape including communal courtyards, link spaces between blocks
creating permeability through the development, a new plaza servicing a small commercial
and neighbourhood centre and the Luas station, a distinctive urban promenade adjacent a
flood conveyance channel reimagined as a dry river corridor, and a frontage streetscape to
Phase 1..

5.

CONSTRUCTION IMPACTS, MITIGATION AND MONITORING MEASURES

5.1

Construction Impacts
The site has been until recently semi-derelict in character and is now proving a space for the
construction compound of the adjacent permitted Phase 1 development. Construction stage will
involve further site clearance and the erection of relatively large new buildings. Any such effects
will be neutral or beneficial in character (given the “under construction” nature of the site
currently.

5.2

Mitigation
Mitigation will consist of good site management during the construction period.

5.3

Monitoring Measures
None required.

6.

OPERATIONAL IMPACTS, MITIGATION AND MONITORING MEASURES

6.1

Operational Impacts
Landscape Effects
The sites Enhancement Values reflect a significant body of policy that is supportive of major
landscape change at this location to a new residential community extending and integrating with
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the permitted Phase 1 development to the north. The site currently presents an undeveloped and
neglected landscape. Surrounding infrastructure, roads and the area plans support the
development of the site and set out a framework for that development.
The sites Conservation Values predominantly reflect its potential to contribute to the Green
Infrastructure opportunities and requirements of the County Development Plan and Local Area
Plan rather than intrinsic features or characteristics. With regard to more specific characteristics
of the site to be conserved these relate to changes to Garter Lane, visibility and links to the
adjacent historic village and nearby Citywest Hotel and environs. Intervisibility with nearby hills
is also of value.
The Impact of the Phase 2 development is the change of the site from open field south of what
will be a new residential community in Phase 1 to a highly urban new environment with buildings
ranging from 4-5 storeys and 1 landmark block rising to 9 stories. The Effects of this in terms of
alteration of the landscape character are assessed below (refer to Appendix A for definition of
terminology):
Landscape sensitivity is Low - the landscape has few valued elements, features or characteristics
and the character is weak. The character of the landscape is such that it has capacity for change;
where development would make a positive change. The principle management objective (i.e.
policy) is to facilitate change through development.
The Magnitude of Change is High – Change that is moderate to large in extent, resulting in major
alteration to key elements features or characteristics of the landscape and/or introduction of large
elements considered uncharacteristic in the context. Such development results in change to the
character of the landscape.
The Significance of Change is Moderate.
Conservation Values are assessed in the visual assessment below. The Enhancement Values and
development guidance is reflected in the site masterplan and proposals.
Qualitatively the landscape effect is Beneficial - improves landscape(townscape)/view quality
and character, fits with the scale, landform and pattern (as set out in local policy).
This effect would be Permanent.
Visual Effects
Based on the assessment of the landscape characteristics, values and sensitivities, 10
representative viewpoints were selected to assess visual impact and effects. These are scheduled
below and existing photographs and proposed photomontages are provided by 3D Design Bureau
in a separately bound A3 document:
Table .2 PHOTOMONTAGE VIEWPOINTS
Location / Description
1
Junction of Fortunestown Lane and Carraig More Glen
2
Junction of Fortunestown Lane and Citywest Avenue
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3
4
5
6
7
8
9
1
0

Entrance to Cúil Dúin
Fortunestown Lane – outside Heritage Village
Fortunestown Lane / Garter Lane junction
Fortunestown Lane – Pedestrian Crossing
Fortunestown Lane – Luas Stop
Coldwater Lakes Golf Course
Coldwater Commons
Local Road, Boherboy

Refer to Appendix A for definitions of the Viewpoint Sensitivity and Visual Change Table used
below.
Viewpoint 1 Junction of Fortunestown Lane and Carraig More Glen
Existing View
The view represents views from the nearby Carraig More Glen housing development to the
south east – a residential development looking obliquely at a framed view of the site, across
the Luas corridor and Fortunestown Lane.
In the foreground can be seen the existing road junction and entrance to Carraig More and
the road/LUAS corridor. The site occupies a central framed view beyond this and the large
advertisement for the Cuil Dui development can be seen as well as hoarding around the new
Phase 1 development. To the right can be seen the access road to Cúil Dúin which will also
access the new development.
Overall the view is a developed and mature urban corridor, enclosed by development on
either side contrasting with the site centrally in the view clearly awaiting development.
Visual Effects
Block E would create a prominent new 4 and 5 storey building closing the view centrally.
Three storey housing and associated new streets and landscaped areas associated with Phase
1 would also occupy the view to the right (north) of Block E. From this location new tree
planting would soften the view of the new buildings and hard and soft landscaped areas
create a distinctive new urban place.
The viewpoint sensitivity is classified as Medium to High – occupiers of residential
properties as well as the along the road and LUAS.
The magnitude of change is classified as High - Extensive intrusion of the development in
the view.

The change is regarded as Very Significant and Permanent.
The quality of change is Beneficial - Scheme improves landscape(townscape)/view quality
and character, fits with the scale, landform and pattern and repairs / removes damage
caused by existing land uses.
Landscape and Visual Impact Assessment for Strategic Housing Development at Fortunestown Lane, Saggart, Co. Dublin
For Greenacre Residential DAC - Cunnane Stratton Reynolds Ltd

23

Viewpoint 2 Junction of Fortunestown Lane and Citywest Avenue
Existing View
The view represents views further west among the Luas corridor and Fortunestown Lane.
In the foreground can be seen the expansive road junction and the road/LUAS corridor. The
site occupies a central framed view beyond this and the large advertisement for the Cuil Duin
development can be seen as well as hoarding around the new Phase 1 development. To the
right can be seen the access road to Cúil Dúin which will also access the new development.
Overall the view is an underdeveloped, open and somewhat bleak or unfinished setting with
poor enclosure around wide streets. The site sits centrally in the view clearly awaiting
development.
Visual Effects
Block E would create a prominent new 4 and 5 storey building in the centre of the view. To
the left (south and west) the remaining blocks of the development create new frontage to
Fortunestown Lane providing new structure and enclosure to the streetscape culminating in
the landmark 9 storey block in the middle distance by the Luas plaza. From this location
new tree planting would soften the view of the new buildings and hard and soft landscaped
areas in combination with the buildings create a distinctive new urban place.
The viewpoint sensitivity is classified as Medium – representing the road and LUAS users.
The magnitude of change is classified as High - Extensive intrusion of the development in
the view.

The change is regarded as Significant and Permanent.
The quality of change is Beneficial - Scheme improves landscape(townscape)/view quality
and character, fits with the scale, landform and pattern and repairs / removes damage
caused by existing land uses.

Viewpoint 3 Entrance to Cúil Dúin
Existing View
The view represents views from the adjacent Cúil Dúin housing development to the east – a
residential development facing the site, looking west across what will be a shared junction
with the development site.
In the foreground can be seen the existing road and roundabout. The site occupies much of
the view beyond this and is currently defined by the hoarding around the Phase 1 building
compound. Beyond the site can be seen The Heritage Village development on Fortunestown
Lane and the nearby hills beyond.
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Overall the view combines more distant settled urban and upland elements with new roads
and site under development.
Visual Effects
The impact of the first phase of site development would see the foreground roundabout
converted into a crossroads serving the new development. A new tree lined road would travel
into the site. Blocks E and D would be clearly be visible closing the view to the south and
west and providing a strong urban enclosure to the evolving streetscape. From this location
locally dense tree planting and vegetation proposed would soften the view of the new
buildings.
Whilst distant attractive views would be lost, more localised enhancements of the urban
environment would be enjoyed.
The viewpoint sensitivity is classified as Medium to High – occupiers of residential
properties as well as the along the road and school access.
The magnitude of change is classified as High - Extensive intrusion of the development in
the view.

The change is regarded as Very Significant and Permanent.
The quality of change is Neutral - Scheme complements the scale, landform and pattern of
the landscape(townscape)/view and maintains landscape quality
Viewpoint 4 Fortunestown Lane Adjacent Heritage Village
Existing View
The view represents views from adjacent the Heritage Village on Fortunestown Lane – a
residential and commercial development facing the site, looking north-east across
Fortunestown Lane, the LUAS corridor and the development site.
In the foreground can be seen the main road. Beyond that lies the LUAS line and to the right
(east) the terminus station. To the right (east) Fortunestown Lane and the LUAS travel east.
The cable posts can be seen and the local substation. Beyond the corridor of the Luas to the
north, lies the site, poorly discernible from this location.
Overall the view is of a contemporary transport corridor of road and tramline, with young
trees and landscape behind which lies an empty site clearly awaiting development.
Visual Effects
The impact of the site development would see the full frontage of Blocks A – E presented to
the Luas corridor and Fortunestown Lane. Block B would provide a distinctive landm,rk
building defining the LUAS stop and local plaza. Overall the composition of a well
considered urban edge of buildings and associated landscape and tree planting would
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enhance the Fortunestown Lane streetscape and LUAS corridor. The sub-station would
remain as a large and incongruous feature but not necessarily ugly.
The viewpoint sensitivity is classified as Medium – occupiers of adjacent commercial
properties as well as users of the road and LUAS line.
The magnitude of change is classified as Very High - Full or extensive intrusion of the
development in the view …..to the extent that the development becomes the dominant
composition and defines the character of the view and the visual amenity.
The change is Very Significant
The quality of change is Beneficial - Scheme improves landscape(townscape)/view quality
and character, fits with the scale, landform and pattern and repairs / removes damage
caused by existing land uses.
Viewpoint 5 Fortunestown Lane / Garter Lane junction
Existing View
The view represents views from the junction of Fortunestown Lane with Garter Lane to the
west of the site.
In the foreground can be seen the main road. Beyond that lies the LUAS line and the terminus
station. Fortunestown Lane and the LUAS travel east from the terminus here. The cable posts
can be seen and the local substation generally well landscaped. In the distance along
Fortunestwon Lane can be seen the Carrig Court apartments.
Overall the view is of a contemporary transport corridor of road and tramline, with young
trees and landscaped areas.
Visual Effects
The impact of the site development would see partial frontages of Blocks A – E presented
to the Luas corridor and Fortunestown Lane. Block B would provide a distinctive landmark
building defining the LUAS stop and local plaza. Overall the composition of a well
considered urban edge of buildings and associated landscape and tree planting would
enhance the Fortunestown Lane streetscape and LUAS corridor and the existing maturing
landscape from this viewpoint would help settle the new elements into the landscape.
The viewpoint sensitivity is classified as Medium – reflecting local road users.
The magnitude of change is classified as Medium - Partial intrusion of the development in
the view, or introduction of elements that may be prominent but not necessarily
uncharacteristic in the context, resulting in change to the composition but not necessarily
the character of the view or the visual amenity.
The significance of the change is Moderate.
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The quality of change is Beneficial - Scheme improves landscape(townscape)/view quality
and character, fits with the scale, landform and pattern and repairs / removes damage
caused by existing land uses.

Viewpoint 6 Fortunestown Lane – Pedestrian Crossing
Existing View
The view represents views from the Pedestrian Crossing on Fortunestown Lane leading to
the Luas stop south of the site. The view looks north across Fortunestown Lane, the LUAS
corridor towards the LUAS platform (terminus) and the development site.
In the foreground can be seen the main road. Beyond that lies the LUAS line and the terminus
station. To the right (east) Fortunestown Lane and the LUAS travel east. The cable posts can
be seen. Beyond the corridor of the Luas to the north, lies the site, visible as a grassy
unkempt serous of mounds from this location.
Overall the view is of a contemporary transport corridor of road and tramline, with young
trees and landscape behind which lies an empty site clearly awaiting development.
Visual Effects
The impact of the site development would see the full frontage of Blocks B - C presented
to the Luas corridor and Fortunestown Lane. Block B would provide a distinctive landmark
building defining the LUAS stop and local plaza to the right of Block B. Bl;ock C is visible
further to the right (east) and the proposed promenade and private courtyard. Overall the
composition of a well-considered urban edge of buildings and associated landscape and tree
planting would enhance the Fortunestown Lane streetscape and LUAS corridor.
The viewpoint sensitivity is classified as Medium – users of the road and LUAS line.
The magnitude of change is classified as Very High - Full or extensive intrusion of the
development in the view …..to the extent that the development becomes the dominant
composition and defines the character of the view and the visual amenity.
The change is Very Significant
The quality of change is Beneficial - Scheme improves landscape(townscape)/view quality
and character, fits with the scale, landform and pattern and repairs / removes damage
caused by existing land uses.
Viewpoint 7 Fortunestown Lane – Luas Stop
Existing View
The view represents views from the Luas stop south of the site. The view looks north across
the LUAS corridor towards the second platform and the development site.
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The Luas shelters and platform furniture can be seen as well as the cable posts. Beyond the
platform to the north, lies the site, visible as a grassy unkempt serous of mounds and
construction activity of Phase 1 from this location.
Overall the view is of a contemporary tramline and station in the foreground and beyond lies
an empty site clearly awaiting development.

Visual Effects
The changed view would look directly down the ne Plaza between Blocks B – C. Block B
would provide a distinctive landmark building defining the LUAS stop and local plaza.
Block C is visible further to the right (east) and the start of the proposed promenade. Overall
the composition of a well-considered urban village centre, and an edge of buildings and
associated landscape and tree planting which would enhance the LUAS corridor.
The viewpoint sensitivity is classified as Medium – users of the LUAS line.
The magnitude of change is classified as Very High - Full or extensive intrusion of the
development in the view …..to the extent that the development becomes the dominant
composition and defines the character of the view and the visual amenity.
The change is Very Significant
The quality of change is Beneficial - Scheme improves landscape(townscape)/view quality and
character, fits with the scale, landform and pattern and repairs / removes damage caused by
existing land uses.
Viewpoint 8 Coldwater Lakes Golf Course
Existing View
The view represents the Coldwater Lakes Golf Course to the south of the site, Fortunestown
Lane and the Heritage Village.
This is an important local amenity for recreation in the urban area of Saggart. The view looks
north towards the development site. In the foreground can be see paths trees and rough
grassed areas associated with the golf course landscape. In the middle distance and closing
the view north are the buildings of the Heritage Village, the roofscape and dormer windows
forming a prominent feature on the skyline.
The view is of an attractive semi-natural landscape although its location in an urban or suburban context clear.
Visual Effects
The tall elements of Block B (upper floors) would be visible above the Heritage Village roof.
To the east there would be some partial visibility of the tops of Blocks D & E. Other than
this partial visibiloity there would be no other change to the character and quality of the
view.
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The viewpoint sensitivity is classified as High representing a recreational resource.
The magnitude of change is classified as Low (Minor intrusion of the development into the
view, or introduction of elements that are not uncharacteristic in the context, resulting in
alteration to the composition but not the character of the view or the visual amenity.),
The significance of the change is regarded as Slight-Moderate and Permanent.
The quality of change is Neutral - Scheme complements the scale, landform and pattern of
the landscape(townscape)/view and maintains landscape quality

Viewpoint 9 Coldwater Commons
Existing View
The view represents a residential area to the west of Coldwater Commons Golf Club.
The foreground shows a local parking area and a gateway leading to an adjacent apartment
complex.
Visual Effects
Block A would be partially visble behind the existing apartments in the view. Trees along
the boundary with the LUAS would also be visible. The change would have little impact
qualitatively on the view.
The viewpoint sensitivity is classified as High representing a residential area.
The magnitude of change is classified as Low (Minor intrusion of the development into the
view, or introduction of elements that are not uncharacteristic in the context, resulting in
alteration to the composition but not the character of the view or the visual amenity.),
The significance of the change is regarded as Slight-Moderate and Permanent.
The quality of change is Neutral - Scheme complements the scale, landform and pattern of
the landscape(townscape)/view and maintains landscape quality
Viewpoint 10 Local Road, Boherboy
Existing View
The view from a local road represents more elevated lands further south from the site and
overlooking the wider landscape of Saggart. It presents a panoramic view over this part of
west Dublin and the nearby Saggart area. The urban areas and rural areas clearly contrasting
– green fields and hedgerows and built elements.
The Heritage Village building complex is clearly visible centrally in the view and the empty
field further north that forms Phase 1 of the overall development. The Citywest Hotel
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complex is visible to the left (West) and further north the industrial complex of the wider
Citywest business park and adjacent areas of Baldonnel.
The view is an interesting panorama of the rural edge of Dublin and at this location suburbs
and commercial uses nestling in the landscape.
Visual Effects
The overall array of Blocks A-E would be partially visible from this location although the
intervening Heritage Villlage buildings substantially screens the central part of the
development. B;ock B would create a distinct local land,ark, rising to 9 storeys.
The overall new character in the view would be to reinforce the existing elements – the
disparate urban elements along Fortunestown Lane becoming joined up / consolidated.
The viewpoint sensitivity is classified as Medium representing a local road.
The magnitude of change is classified as Low (Minor intrusion of the development into the
view, or introduction of elements that are not uncharacteristic in the context, resulting in
alteration to the composition but not the character of the view or the visual amenity.),
The significance of the change is regarded as Slight-Moderate and Permanent.
The quality of change is Neutral - Scheme complements the scale, landform and pattern of
the landscape(townscape)/view and maintains landscape quality

6.2

Mitigation
The development is overwhelmingly beneficial from a landscape and visual perspective.
Mitigation of potential adverse effects is achieved by design, layout and compliance with national
and local design guidance.

6.2.1

Monitoring Measures
None required.

6.3

RESIDUAL IMPACTS
Residual impacts would be benign and reflect the maturation and establishment of the landscape
and new urban form.

6.4

‘DO NOTHING’ SCENARIO#
In the absence of this development, this site, characterised by semi-dereliction reflecting its urban
fringe location, would continue to decline in terms of landscape quality and visual amenity
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6.5

REFERENCE LIST
Guidelines for Landscape and Visual Impact Assessment, 3rd Edition 2013, published by the UK
Landscape Institute and the Institute of Environmental Management and Assessment (hereafter
referred to as the GLVIA).
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Appendix A
STUDY METHODOLOGY
1.
Definition of Landscape
Ireland is a signatory to the European Landscape Convention (ELC). The ELC defines
landscape as ‘an area, as perceived by people, whose character is the result of the action
and interaction of natural and/or human factors’. This definition is important in that it expands
beyond the idea that landscape is only a matter of aesthetics and visual amenity. It
encourages a focus on landscape as a resource in its own right, a shared resource providing
a complex range of cultural, environmental and economic benefits to individuals and society.
As a cultural resource, the landscape functions as the setting for our day-to-day lives, also
providing opportunities for recreation and aesthetic enjoyment and inspiration. It contributes to
the sense of place experienced by individuals and communities and provides a link to the past
as a record of historic socio-economic and environmental conditions. As an environmental
resource, the landscape provides habitat for fauna and flora. It receives, stores, conveys and
cleans water, and vegetation in the landscape stores carbon and produces oxygen. As an
economic resource, the landscape provides the raw materials and space for the production of
food, materials (e.g. timber, aggregates) and energy (e.g. carbon-based fuels, wind, solar),
living space, industrial activities and for recreation and tourism activities.
2.
Forces for Landscape Change
Landscape is not unchanging. Many different pressures have progressively altered familiar
landscapes over time and will continue to do so in the future, creating new landscapes. For
example, within the receiving environment, the environs of the proposed development have
altered over the last thousand years, from wilderness to agriculture and settlement or
townscape.
Many of the drivers for change arise from the requirement for development to meet the needs
of a growing population and economy. The concept of sustainable development recognises
that change must and will occur to meet the needs of the present, but that it should not
compromise the ability of future generations to meet their needs. This involves finding an
appropriate balance between economic, social and environmental forces and values.
The reversibility of change is an important consideration. If change must occur to meet a
current need, can it be reversed to return the resource (in this case, the landscape) to its
previous state to allow for development or management for future needs.
Climate change is one of the major factors likely to bring about future change in the
landscape, and it is accepted to be the most serious long-term threat to the natural
environment, as well as economic activity (particularly primary production) and society. The
need for climate change mitigation and adaptation, which includes the management of water
and more extreme weather and rainfall patterns, is part of this.
3.

Guidance
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Landscape and Visual Impact Assessment (LVIA) is a tool used to identify and assess the
significance of and the effects of change resulting from development on both the landscape
as an environmental resource in its own right and on people’s views and visual amenity.
The methodology for assessment of the landscape and visual effects is informed by the
following key guidance documents, namely:
•

Guidelines for Landscape and Visual Impact Assessment, 3rd Edition 2013,
published by the UK Landscape Institute and the Institute of Environmental
Management and Assessment (hereafter referred to as the GLVIA).

•

EPA Draft Guidelines on the Information to be Contained in Environmental Impact
Assessment Reports, August 2017

•

South Dublin County Council Development Plan 2016-2022

Key Principles of the GLVIA
Use of the Term ‘Effect’ vs ‘Impact’
The GLVIA advises that the terms ‘impact’ and effect’ should be clearly distinguished and
consistently used in the preparation of an LVIA.
‘Impact’ is defined as the action being taken. In the case of the proposed development, the
impact would include the construction of the buildings and associated boundaries and
external areas.
‘Effect’ is defined as the change or changes resulting from those actions, e.g. a change in
landscape character, or changes to the composition, character and quality of views in the
receiving environment. This report focusses on these effects.
Assessment of Both ‘Landscape’ and ‘Visual’ Effects
Another key distinction to make in a LVIA is that between landscape effects and the visual
effects of development.
‘Landscape’ results from the interplay between the physical, natural and cultural components
of our surroundings. Different combinations of these elements and their spatial distribution
create distinctive character of landscape in different places. ‘Landscape character
assessment’ is the method used in LVIA to describe landscape, and by which to understand
the potential effects of a development on the landscape as ‘a resource’. Character is not just
about the physical elements and features that make up a landscape, but also embraces the
aesthetic, perceptual and experiential aspects of landscape that make a place distinctive.
Views and ‘visual amenity’ refer to the interrelationship between people and the landscape.
The GLVIA prescribes that effects on views and visual amenity should be assessed
separately from landscape, although the two topics are inherently linked. Visual assessment
is concerned with changes that arise in the composition of available views, the response of
people to these changes and the overall effects on the area’s visual amenity.

4.

Methodology for Landscape Assessment
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In Section 13.9 of this report the landscape/townscape effects of the development are
assessed. The nature and scale of changes to the landscape elements and characteristics
are identified, and the consequential effect on landscape character and value are discussed.
Trends of change in the landscape are taken into account. The assessment of significance of
the effects takes account of the sensitivity of the landscape resource and the magnitude of
change to the landscape which resulted from the development.
Sensitivity of the Landscape Resource
The sensitivity of the landscape is a function of its land use, landscape patterns and scale,
visual enclosure and the distribution of visual receptors, and the value placed on the
landscape. The nature and scale of the development in question is also taken into account.
For the purpose of assessment, five categories are used to classify the landscape sensitivity
of the receiving environment.
Table 1 Categories of Landscape Sensitivity
Sensitivity
Description

Very High

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

High

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

Medium

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

Low

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

Negligible

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

Magnitude of Landscape Change
The magnitude of change is a factor of the scale, extent and degree of change imposed on
the landscape with reference to its key elements, features and characteristics (also known as
‘landscape receptors’). Five categories are used to classify magnitude of landscape change.
Table 2 Categories of Landscape Change
Magnitude of
Description
Change
Very High

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

High

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

Medium

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

Low

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

Negligible

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

Significance of Effects
In order to classify the significance of effects (both landscape and visual), the predicted
magnitude of change is measured against the sensitivity of the landscape/viewpoint, using the
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following guide. There are seven classifications of significance, namely: (1) imperceptible, (2)
not significant, (3) slight, (4) moderate, (5) significant, (6) very significant, (7) profound.
Table 3 Guide to Classification of Significance of Landscape Effects
Sensitivity of the Landscape Resource
Very High

High

Medium

Low

Negligible

Profound

ProfoundVery
Significant

Very
SignificantSignificant

Moderate

Slight

High

ProfoundVery
Significant

Very
Significant

Significant

ModerateSlight

Slight-Not
Significant

Medium

Very
SignificantSignificant

Significant

Moderate

Slight

Not
Significant

Moderate

ModerateSlight

Slight

Not
significant

Imperceptible

Slight

Slight-Not
Significant

Not
significant

Imperceptible

Imperceptible

Magnitude of Change

Very High

Low

Negligible

The matrix above is used as a guide only. The assessor also uses professional judgement
informed by their expertise, experience and common sense, to arrive at a classification of
significance that is reasonable and justifiable.
Landscape effects are also classified as positive, neutral or negative/adverse (See definitions
in Section 6). Development has the potential to improve the environment as well as damage
it. In certain situations, there might be policy encouraging a type of change in the landscape,
and if a development achieves the objective of the policy the resulting effect might be positive,
even if the landscape character is profoundly changed.
5
Methodology for Visual Assessment
In Section 9 of this report the visual effects of the development are assessed. Visual
assessment considers the changes to the composition of views, the character of the views,
and the visual amenity experienced by visual receptors. The assessment is made for a
number of viewpoints selected to represent the range of visual receptors in the receiving
environment. The significance of the visual effects experienced at these locations is assessed
by measuring the viewpoint sensitivity against the magnitude of change to the view resulting
from the development.
Table 4 Categories of Viewpoint Sensitivity
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Sensitivity

Description

Very High

Viewers at iconic viewpoints - towards or from a landscape feature or area
- that are recognised in policy or otherwise designated as being of high
value or national value. This may also include residential viewers who are
focussed to a large extent on the view.

High

Viewers at viewpoints that that are recognised in policy or otherwise
designated as being of value, or viewpoints that are highly valued by
people that experience them regularly (such as views from houses or
outdoor recreation features) and views which are highly valued by the
local community. This may also include tourist attractions, and heritage
features of regional or county value, and viewers travelling on scenic
routes.

Medium

Viewers considered of medium susceptibility, such as locations where
viewers are travelling at slow or moderate speeds through or past the
affected landscape in cars or on public transport, where they are partly but
not entirely focused on the landscape, or where the landscape has some
valued views. The views are generally not designated, but which include
panoramic views or views judged to be of some scenic quality, which
demonstrate some sense of naturalness, tranquillity or some rare element
in the view.

Low

Viewers at viewpoints reflecting people involved in activities not focused
on the landscape e.g. people at their place of work or engaged in similar
activities such as shopping, etc. The view may present an attractive
backdrop to these activities but there is no evidence that the view is
valued, and not regarded as an important element of these activities.
Viewers travelling at high speeds (e.g. motorways) may also be generally
considered of low susceptibility.

Negligible

Viewpoints reflecting people involved in activities not focused on the
landscape e.g. people at their place of work or engaged in similar activities
such as shopping where the view has no relevance or is of poor quality
and not valued.

Magnitude of Change to the View
Classification of the magnitude of change takes into account the size or scale of the intrusion
of development into the view (relative to the other elements and features in the composition,
i.e. its relative visual dominance), the degree to which it contrasts or integrates with the other
elements and the general character of the view, and the way in which the change will be
experienced (e.g. in full view, partial or peripheral, or glimpses). It also takes into account the
geographical extent of the change, the duration and the reversibility of the visual effects. Five
categories are used to classify magnitude of change to a view:
Table 5 Categories of Visual Change
Magnitude
Description
of Change
Very High

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

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

Medium

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

Low

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

Negligible

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

Significance of Visual Effects
As for landscape effects, in order to classify the significance of visual effects, the magnitude
of change to the view is measured against the sensitivity of the viewpoint, using the guide in
Table 3 above.
6
Quality and Timescale
The predicted impacts are also classified as beneficial, neutral or adverse. This is not an
absolute exercise; in particular, visual receptors’ attitudes to development, and thus their
response to the impact of a development, will vary. However, the methodology applied is
designed to provide robust justification for the conclusions drawn. These qualitative
impacts/effects are defined as:
•

Adverse – Scheme at variance with landform, scale, and pattern. Would degrade,
diminish or destroy the integrity of valued features, elements or their setting or cause
the quality of the landscape(townscape)/view to be diminished;

•

Neutral - Scheme complements the scale, landform and pattern of the
landscape(townscape)/view and maintains landscape quality;

•

Beneficial – improves landscape (townscape) / view quality and character, fits with
the scale, landform and pattern and enables the restoration of valued characteristic
features or repairs / removes damage caused by existing land uses.

Impacts/effects are also categorised according to their longevity or timescale:
•

Temporary – Lasting for one year or less;

•

Short Term – Lasting one to seven years;
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•

Medium Term – Lasting seven to fifteen years;

•

Long Term – Lasting fifteen years to sixty years;

•

Permanent – Lasting over sixty years.

A statement is made as to the appropriateness of the proposed development based on the
combined assessment of the predicted landscape and visual effects. This methodology, in
accordance with the various guidelines for LVIA, results in a conclusion as to the
appropriateness of the proposed development based on objective assessment of its likely
landscape and visual impacts.
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