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1.0 Introduction
This Statement of Evidence by Richard Butler MILI MIPI has been prepared in response to the agenda issued
by An Bord Pleanála (ABP) for an Oral Hearing in respect of Strategic Housing Development (SHD) application
ABP-311540-21, for a proposed development at St Joseph’s House and Adjoining Properties.
The addendum addresses the following specific items contained in the ABP agenda (note, the following are
excerpts from the agenda relevant to the Landscape and Visual Impact Assessment):
“(c) assessment of the visual impact of the proposed development from a wider number of
viewpoints
(d) the proposed density, scale, height and design of the scheme, specifically to address access
to quality public transport and the vision for the area, and roles played by this area and others
in the vicinity as outlined below –
(c) Visual Impact While the Board may not necessarily concur with all concerns expressed
regarding the height and associated visual impact, The applicant is requested to consider
elaborating on it’s analysis and justification with respect to the height of the proposal in terms
of its potential visual impact. The applicant’s attention is drawn to the following key points
It is stated (by the Planning Authority and third parties) that the proposed development would
result in a visually dominant and overbearing form of development when viewed from
Leopardstown Road, Sir Ivor Mall, Minstrel Court, the Anne Sullivan Centre and Leopardstown
Lawn and would seriously injure the amenities of the area.
It is noted that the Planning Authority, recommend that Block F be omitted in its entirety; the
fourth, sixth, seventh and nineth floors of Block D be omitted; the first floor in Block C be
omitted; and the first floor in Block B be omitted so that the maximum permitted height of the
entire development would be 6 no. storeys.
While a viewpoint has not been submitted from the perspective of the Anne Sullivan Centre, it
is noted that the potential visual impact from this building may be ascertained having regard
to 3D aerial images which have been submitted in the Architectural Master planning and
Design Statement, and the oblique angle offered of the eight storey section of Block D when
viewed from the entrance at Silver Pines in View 14 of the photomontages. The applicant is
requested to further elaborate and provide additional CGIs from this viewpoint.
(d) Density, Height & Sustainability The applicant is requested to consider the appropriateness
of this in terms of reduced density and design, and to respond accordingly. This may require
presentation/submission at the Oral Hearing of further photomontages/ CGIs...”
The Statement of Evidence seeks to address the points raised in the agenda with the following additional
information:
•

Assessing the visual impact from a wider number of viewpoints: Photomontages have been prepared
for 12 no. new viewpoints in the receiving environment. For one of these locations (11c) two
photomontages have been prepared for two directions of view. Combined with the 18 no. viewpoints
originally addressed, a total of 30 no. viewpoints are now assessed. The new viewpoints were selected
to address the potential impacts on:
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-

Silver Pines, particularly the entrance to the estate and the nearest houses to the site;
Minstrel Court;
The Anne Sullivan Centre;
Leopardstown Lawn;
Woodford, to the west of Brewery Road;
Tudor Lawns, to the east of Leopardstown Road;
Leopardstown Link Road;
Leopardstown Road west of the Leopardstown junction;
Brewery Road.

Maps of 30 no. viewpoints assessed in expanded visual impact assessment contained in EIAR addendum
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It is considered that the increased number of viewpoints should provide ABP with sufficient information to
make its decision with a good understanding of the proposal’s potential visual. The selection of viewpoints
should also allow for an understanding of the proposal’s effects in respect of the vision for the area, and the
roles played by this area and others in the vicinity.
•

Consideration of reduced density and design: The proposed development seeks to make optimal use
of a site of strategic scale, located close to the core of an evolving urban district, with 262m frontage
to a major urban thoroughfare, within walking distance of two Luas stations and directly served by a
quality bus route, adjacent to a greenway and with direct access to existing public open space.
National planning policy and the County Development Plan encourage compact growth and
densification through infill development and increased building height where opportunities such as
the site exist. Implementation of the policy will inevitably result in changes to townscape character
and the composition of views. Where an area is characterised by low density, low rise development,
densification will unavoidably introduce new, taller buildings into views from both the public realm
and private properties. The proposed development is a manifestation of this policy.
It is however recognised that there are sensitive receptors in the receiving environment, particularly
to the west and south west of the site, which would experience significant visual effects. In response
to the ABP agenda, an adjusted proposal has been prepared to consider the effects of a development
of reduced density on the site.
For each of the 30 no. viewpoints photomontages have been prepared showing the proposed
development and the adjusted scheme. These photomontages and their assessment are provided in
the form of an addendum to the EIAR, which has been submitted for the Oral Hearing.
In Section 2.0 below the key findings of that assessment are discussed.

1.1

The Adjusted Scheme

With regard to the scheme’s potential townscape and visual impacts the key adjustments are as follows:
•

Reductions to Block B: The top floor of Block B has been changed from a full storey to a setback
penthouse storey to slightly lower and soften its profile. Additionally, a four storey projection from
the main block (into the courtyard between Blocks B and C) has been removed.

•

Reductions to Block D:
- A full storey has been removed from the main frontage of Block D to Leopardstown Road, so that
the building is seven storeys, the same height as Block C which also fronts Leopardstown Road.
The reduction would reduce the visual enclosure and potential for visual ‘dominance’ along the
street. The reduction would also reduce the visual effect of the building in views from the
residential neighbourhood to the west.
- The accent volume of Block D, set back from Leopardstown Road at the main entrance to the
scheme, has been reduced by one storey from 10 no. to nine storeys. This volume is intended to
function as a visual marker (in more distant views) and to provide articulation and visual interest
in the built form of the development.

•

Reductions to Block F:
- One ‘bay’ of the three storey duplex terrace of Block F, inside the western site boundary has
been removed, i.e. the terrace has been shortened by one unit. This would increase the
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separation distance of the block’s gable wall from the nearest neighbouring house (no. 25 Silver
Pines). The adjustment also allows for the retention of an existing mature tree inside that
boundary, to provide visual screening/softening of the development.
The corner/accent volume of Block F, where the building fronts Leopardstown Road and projects
past the neighbouring terrace of houses on Sir Ivor Mall, has been reduced from six to five
storeys. The cladding of the building has also been changed from light to dark grey brick.

-

2.0 Summary of Key Visual Impacts
2.1

Leopardstown Road

Seven viewpoints have been assessed along Leopardstown Road. These include:
•
•
•
•
•
•

The view approaching the site from the north (Viewpoint 01);
A view of the north east corner of the site (02);
Views along the site frontage to the road (03, 04);
A view of the site’s south west corner (05);
A view from the Leopardstown junction (06);
The view approaching the Leopardstown junction and the site from the west (06b).

Collectively, the existing/baseline views show that Leopardstown Road is a wide road (3-4 lanes with cycle and
pedestrian paths on both sides) with a distinctly urban character where it approaches the central
Leopardstown junction (formerly a roundabout, now a 5-point junction with Brewery Road, Burton Hall Road
and the access road to South County Business Park, crossed by the Luas overpass).
In contrast, only a short distance from the central junction, where it passes along the 262m frontage of the
site, it has a weak, suburban character which is out of sync with both the urban thoroughfare itself and the
urban core. There are no buildings fronting the street on either side. The now disused houses on the site and
the Laura Lynn hospice complex across the road all defend themselves from the street behind high walls. This
is an anti-urban condition and as a result the street has a desolate quality inappropriate to its location in the
evolving urban structure.
To either side of the Laura Lynn complex, opposite the site, are open spaces which will not be developed.
These include a broad, wooded open space through which the access roads pass to Tudor Lawns and
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Leopardstown (racecourse and business park), and the Silverpark GAA grounds. It can thus be assumed that
no development is likely to take place on the south east side of the road, opposite the site.
The photomontages (e.g. Viewpoints 02 and 05 below) show that the wide road can accommodate the
proposed building height without any sense of excessive enclosure or dominance.

ABP-311540-21: Proposed SHD at St Joseph’s House and Adjoining Properties
Statement of Evidence by Richard Butler MILI MIPI: Landscape and Visual Impact Assessment

5

Both views above show the adjusted scheme. The effect of the adjustments on View 05 in particular is notable.
The step up in height from the neighbouring house would be less pronounced, and the change in colour would
further reduce the building’s presence. It would also add to the visual interest of the new street elevation,
improving the composition overall.
The design measures taken to avoid an unbroken, monolithic built frontage to Leopardstown Road are
successful. These include (a) the folded floorplans of Blocks C and D, (b) the variations in height, façade design
and materials on either side of the folds, (c) the gaps between the blocks forming the gateways into the new
neighbourhood, and (d) the broad green verge and tree line in front of the buildings, supplementing the two
most significant copses of trees, which would be retained.

It is true that the buildings would dramatically change the character of the Leopardstown Road corridor along
its 262m frontage. However, such prominence of buildings, and the related streetscape enclosure, do not
necessarily constitute ‘dominance’, ‘overbearing’, or injury to the area’s visual amenities. The location, and
the opportunity presented by the site, warrants this approach, and the design is of appreciably high quality.
Viewpoint 06b shows the character of the townscape approaching Leopardstown from the M50. Currently,
there is an absence of built form on the far side of the junction. The photomontage shows that the
development would subtly expand the evolving urban core beyond the junction, complementing the
developments in the foreground and contributing to the legibility of the urban structure. The taller
development as originally proposed would arguably be more successful in this view than the adjusted scheme.
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2.2

Silver Pines, Minstrel Court, Sir Ivor Mall and the Anne Sullivan Centre

In response to the observations, the DLRCC report and the agenda for the oral hearing, the number and spread
of viewpoints assessing the sensitive area to the west and south west of the site have been expanded.
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Before focussing on the views which would be significantly affected, it should be noted that none of the
‘protected views’ identified in the Arkle Square ACA (Section 4.10 of the ACA document) would be affected by
the proposed development. Only one of the viewpoints selected by the project’s conservation architect, would
be affected. This is Viewpoint 15H.

This view, as well as other views of the protected structure (such as 14b below) show that St Joseph’s House
itself would benefit from the removal of untidy modern extensions and garden vegetation, de-cluttering its
immediate context, and the refurbishment of the building for re-use.
The photomontages show that while the new buildings would protrude above the roofline of the protected
structure in certain views, the separation distance is sufficient and the architecture and materials sufficiently
contrasting, to ensure that St Joseph’s would remain legible - and a valuable feature of the new
neighbourhood and the evolved townscape. (The photomontages for Viewpoint 15H and 14b above and
below show the adjusted scheme.)
The retention of the majority of the pine trees surrounding St Joseph’s contributes to the ability of the
protected structure – and the adjacent Silver Pines estate – to accommodate the change.
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The area which would experience the most significant visual effects as a result of the development is a pocket
of land that juts into the site from the west. This area is occupied by Nos. 19-25 Silver Pines and the Anne
Sullivan Centre. Nos. 22-25 Silver Pines in particular, are highly exposed to any development on the site as
their gardens back onto the site boundary.

The photomontages for Viewpoint 11c show that Block D would be prominent behind the houses, protruding
well above their roofline. At is nearest point Block D would be 41.5m behind the houses, beyond an area of
open space inside the site’s west boundary. A number of mature trees would be retained along this boundary
but the new building would protrude above these. The 10 storey volume would be visible in the middle
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distance to the left, further from the houses but prominent due to its height. In the foreground to the right of
View 11c-2, the gable end of the 3 storey duplex element of Block F is visible just behind the wall on the shared
boundary.
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The reduction in height of Block D by one storey would make a noticeable difference to the extent of
protrusion of the building above the houses’ roofline. The shortening of Block F (to the right in View 11c-1)
would also pull that building further back from the gable wall of no. 25 Silver Pines - and allow for the retention
of an existing mature tree on that boundary. The adjustments would make a meaningful reduction in the sense
of built enclosure.
The photomontages show that this small part of Silver Pines would experience very significant visual effects
as a result of the development. The new buildings would not be unsightly (the form and facades are wellarticulated and the landscape buffer inside the west boundary would soften the transition), but they would
shift the townscape character from suburban to urban. This localised effect has to be considered against the
sustainability gains of a high density development on the large, strategically located site.
The view taken from the Anne Sullivan Centre (the adjusted scheme is shown below) shows a similar
composition, although the juxtaposition of form and scale is greater due to the centre being comprised of a
complex of very low buildings. The accent volume of Block D is 80 m from the viewer. Of note in this view is
(a) the articulated form of the buildings, (b) the gap between Blocks D and B – where the main access road
and a public through-route for pedestrians and cyclists are proposed, and (c) the retained and supplemented
trees inside the boundary.

Again, while the visual effects are significant, they are not necessarily negative, and the following factors
should be considered. The first is the small part of the receiving environment which would be affected in this
way (i.e. the Anne Sullivan Centre and Nos. 19-25 Silver Pines). The second is whether the change can and
should be considered appropriate given the importance of the opportunity presented by the site. Densification
of former suburban areas is a necessary part of the climate change response. The introduction of new building
typologies and greater built enclosure to views from the public and private realm are unavoidable effects of
compact growth policy. The key question is whether the design represents a balanced response to the
combination of opportunity and sensitivities in the area.
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The localised nature of the visual effects is emphasised by the viewpoints addressing Minstrel Court just to
the south of the Anne Sullivan Centre and Nos. 19-25 Silver Pines. Both views below (both showing the
adjusted scheme) show that the effects on the public realm in Minstrel Court would be negligible.
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The development would be visible in views from the rear windows and gardens of the terraced houses on
Minstrel Court and Sir Ivor Mall. This sensitivity has been recognised in the design process and, accordingly,
Block F - where it lies directly to the rear of these neighbouring houses - is limited to three storeys. This is in
keeping with the Building Height Guidelines, which state:
“these guidelines require that the scope to consider general building heights of at least three to four storeys,
coupled with appropriate density, in locations outside what would be defined as city and town centre areas,
and which would include suburban areas, must be supported in principle at development plan and
development management levels.”
The two views below show that while the context of the houses on Minstrel Court and Sir Ivor Mall would be
changed – with new higher density housing introduced to the rear of these properties, increasing the
built/visual enclosure – the development would not be visually dominant or overbearing. The proposal also
allows for the retention of a number of trees and hedges along these boundaries, and this would be
supplemented by additional planting.
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2.3

Leopardstown Lawn

There are 11 no. houses on the south side of Leopardstown Lawn, the back gardens of which back onto the
greenway (the former railway line) outside the northern site boundary. The photomontages for Viewpoints
10 and 10b (both showing the adjusted scheme below) show the relationship of the proposed development
to these houses.
Blocks B and C (both 7 storeys) would protrude above the trees, some 40m to the rear of the houses,
presenting their narrow elevations towards the houses. Although less prominent than in some views from
Silver Pines, the development would similarly change the character of the view, causing a shift towards a more
urban condition. In the context this is not inappropriate. With the permeability of the built form, the
separation distance and the retained trees, the transition would not be overly abrupt.
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Viewpoint 9 is a view from Leopardstown Park. The large public open space adjoins the site and is connected
to Sandyford by the greenway. This view from a central position in the park, surrounded to the west, north
and east by the low density Leopardstown estate, shows that the visual amenities of the area can be
maintained and the landscape/townscape character in fact enhanced by the introduction of good quality high
density development.
ABP-311540-21: Proposed SHD at St Joseph’s House and Adjoining Properties
Statement of Evidence by Richard Butler MILI MIPI: Landscape and Visual Impact Assessment

15

The development would contribute to the ongoing trend of change in the area – visible in the aerial photo
below, strengthening the emerging urban structure and character.

End.
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