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LANDSCAPE / TOWNSCAPE & VISUAL ASSESSMENT REPORT

1. Introduction
1.1 Terms of Reference

Murray and Associates were engaged by the applicant, Dublin City Council, to complete a Landscape
/ Townscape and Visual Impact Assessment for the proposed development at Glovers Court Estate.

The landscape/townscape and visual assessment of the proposed development is a means of
appraising the effect the proposed development would have on the receiving environment in terms of
the quality of landscape— both physically and visually. Also considered are the construction, light
emissions and any other relevant landscape and visual factors.

This report is completed by Valerija Ivanova, Project Landscape Architect, Keelan Walsh, Project
Landscape Architect and Mark Boyle, Director & Senior Landscape Architect of Murray & Associates
Landscape Architecture, a firm registered with the Irish Landscape Institute and with more than 30 years
of experience in Landscape & Visual Assessment. All personnel involved are full members of the Irish
Landscape Institute.

The site is located at Glovers Court, York Street, Dublin 2, Co Dublin. It is bound by commercial /
residential buildings on all sides, with urban streetscapes to the south (York Street) and east (Mercer
Street Lower).

The proposed development comprised of renewal of an existing housing complex of 2no. residential
blocks. The proposed building will range from 5-7 storey block, with proposed new vehicular entrance
and associated landscape and street/road works at Glovers Court Estate.

This report should be read in conjunction with the separate booklet: Glovers Court — Verified Views,
CGls and Presentation Montages produced by specialist computer modelling company 3D Design
Bureau which contains Verified Views and CGI’s of the proposed development.

1.2 Methodology

Computer Generated Images which adhere to the Landscape Institute’s guidance for production of
Verified Views are included and have aided in the assessment of visual impact. These can be
considered a true and accurate representation of the proposed buildings, scaled appropriately and set
in photographs of the existing townscape. Please see the separate booklet: Glovers Court — Verified
Views, CGls and Presentation Montages produced by specialist computer modelling company 3D
Design Bureau for these images.

1.21 Terminology

The UK Landscape Institute’s Technical Information Note Townscape Character Assessment (2018)
recommends that where a proposed development is within or dominated by built elements that the term
‘Townscape’ is used instead of ‘Landscape’. Therefore, for the purposes of this study the term
‘Townscape’ will be applied, and the term ‘Landscape’, wherever used, should be read as being
equivalent, describing the urban fabric of the city and the built environment and any landscape elements
such as trees within that context.

Townscape impacts are defined as changes in the fabric, character and quality of the landscape as a
result of the development. This includes direct effects on townscape receptors and indirect effects that
can alter the wider distinctiveness of the townscape. Townscape receptors are the physical or natural
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resource that will experience an impact. The sensitivity of a townscape receptor is its vulnerability to
change.

The extents of townscape effects are assessed by first establishing the baseline conditions by
classifying baseline data according to its importance and sensitivity. Secondly, evaluation of the
landscape impact on the baseline environment using the terminology defined in Tables 1, 3 and 4.

Table 1 — The extent of Townscape Impact (based on ratings from the EPA Guidelines, 2022)

Extent Description

Level 1 An effect capable of measurement but without noticeable consequences.
Imperceptible There are no noticeable changes to landscape context, character or
Effects features.

Level 2 An effect which causes noticeable changes in the character of the

L townscape but without noticeable consequences.
Not significant

There are no appreciable changes to landscape context, character or
features.

Level 3 An effect which causes noticeable changes in the character of the

i townscape without affecting its sensitivities.
Slight Effects

There are minor changes over a small proportion of the area or moderate
changes in a localised area or changes that are reparable over time.

Level 4 An effect that alters the character of the townscape in a manner that is

consistent with existing and emerging trends.
Moderate

Effects There are minor changes over some of the area (up to 30%) or moderate
changes in a localised area.

Level 5 An effect which, by its character, magnitude, duration or intensity alters a
o sensitive aspect of the townscape.
Significant
Effects There are notable changes in townscape characteristics over a substantial
area (30-50%) or an intensive change over a more limited area
Level 6 An effect which, by its character, magnitude, duration or intensity

o significantly alters the majority of a sensitive aspect of the environment.
Very Significant

Effects There are notable changes in townscape characteristics over a substantial
area (50-70%) or a very intensive change over a more limited area

Level 7 An effect which obliterates sensitive characteristics.

Profound Effects | There are notable changes in townscape characteristics over an extensive
area (70-100%) or a very intensive change over a more limited area

Visual impacts relate solely to changes in available views of the townscape and the effects of those
changes on people, viewer group or special interest groups. They include the direct impact of the
development on views, the potential reaction of viewers, their location and number and the impact on
visual amenity. The intensity of the visual impacts on the baseline visual environment is assessed by
using the terminology defined in Tables 2, 3 and 4.

murray & associates landscape architecture 4



Landscape / Townscape & Visual Assessment Glovers Court, Dublin 2

Table 2 — The extent of Visual Impact (based on ratings from the EPA Guidelines, 2022)

Extent Description

Level 1 There are no noticeable changes to views in the visual townscape.

Imperceptible
Effects

Level 2 An effect which causes noticeable changes in the character of the visual

o environment but without noticeable consequences.
Not significant

The proposal is adequately screened due to the existing landform,
vegetation or constructed features.

Level 3 An effect which causes noticeable changes in the character of the visual

, environment without affecting its sensitivities.
Slight Effects

The affected view forms only a small element in the overall visual
composition, or changes the view in a marginal manner.

Level 4 An effect that alters the character of the visual environment in a manner
that is consistent with existing and emerging trends.

Moderate

Effects The proposal affects an appreciable segment of the overall visual
composition, or there is an intrusion in the foreground of a view.

Level 5 An effect which, by its character, magnitude, duration or intensity alters a

o sensitive aspect of the visual environment.

Significant

Effects The proposal affects a large proportion of the overall visual composition,
or views are so affected that they form a new element in the physical
landscape.

Level 6 An effect which, by its character, magnitude, duration or intensity

significantly alters the majority of a sensitive aspect of the visual

Very Significant environment.

Effects
The proposal affects the majority of the overall visual composition, or
views are so affected that they form a new element in the physical
townscape.

Level 7 An effect which obliterates sensitive characteristics.

Profound Effects | The view is entirely altered, obscured or affected.

Table 3 — Quality of the Townscape and Visual Impact (EPA Guidelines 2022)

Extent Description

Neutral Effect Neither detracts from nor enhances the townscape of the receiving
environment or view

Positive Effect Improves or enhances the townscape of the receiving environment or
a particular view

Negative Effect Detracts from the quality of the townscape or view
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Table 4 — The Duration of Townscape and Visual Impact (EPA Guidelines 2022)

Extent Description

Momentary Effects lasting from seconds to minutes

Brief Effects lasting less than a day

Temporary Effects lasting one year or less

Short-term Effects lasting one to seven years

Medium-term Effects lasting seven to fifteen years

Long-term Effects lasting fifteen to sixty years

Permanent Effects | Effects lasting over sixty years.

Reversible Effects Effects that can be undone, for example through remediation or
restoration.

Please note: “Momentary” and “Brief” Effects as defined in the EPA Guidelines (2022) are not
considered relevant to Townscape & Visual assessment as effects of such short duration are
extremely unlikely to generate appreciable landscape / townscape or visual effects.

The Townscape and Visual assessment methodology will be utilised in conjunction with a professional
evaluation of the proposed development to determine the degree of impact.

The term ‘study area’ as used in this report refers to the site itself (i.e. the extent of the planning
application) and its wider townscape context in the study of the context, physical townscape and
townscape character. This may extend for approximately 1km or more in all directions from the site in
order to achieve an understanding of the overall townscape. In terms of the visual assessment, the
study of visual amenity may extend outside the study area, from areas where views of the site are
available, but the majority of visual impacts for a development of this nature would be most likely within
the local context, as this townscape is relatively flat and enclosed. Please see plate 7 for a map
indicating the study area with reference to identified receptors.

The methodology employed in the townscape and visual impact assessment is as follows:

a) Desktop survey of detailed maps, aerial photography and other information relevant to the study
area.

b) Site survey and photographic survey to determine landscape character of the general study
area and specific landscape.

¢) Indetermining visibility, the views to and from the proposed development areas are considered
based on the heights, finishes, design and other visual characteristics of the proposed
structures and setting. Verified Photomontages have been prepared by a specialist 3-D
Visualisations company to represent selected views which are typical of the views within the
area and are intended to demonstrate the scale of the buildings in the wider landscape. The
extent of visual effects of the proposed development on the built environment is demonstrated
through a selection of representative view locations around the proposed development. The
photomontages on which the following assessments are based are provided in the CGls and
Verified Views issued by 3D Design Bureau.

d) Assessment of the potential impacts of the proposed scheme utilising the plan and elevation
drawings of the scheme to determine the main impacting features and the degree to which
these elements would be visible in relation to observations made during the field survey, and
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how they compare with the permitted development. In determining visibility, the views to and
from the proposed development site are considered and the heights of the proposed structures.

e) A scheme of mitigation measures is proposed, where relevant. These will be defined as
measures which will be generally implemented and specific landscape measures which would
be site-specific and address particular townscape or visual issues identified.

f)  An evaluation of the impacts of the scheme with and without amelioration. For the purposes of
assessment, the residual visual effects of the scheme are assumed at 10 years following the
completion of the proposed development.

1.2.2 Specific Considerations from the EPA Guidance 2022

The EPA Guidance 2022 suggests that the following should be considered in Townscape and Visual
Assessments, and these are considered in the assessment where relevant:

Visual Effects: The Townscape:
e Context e Townscape Appearance and Character
e Character e Townscape Context
¢ Significance e Historical Landscapes
e Sensitivity
e Views & Prospects

Landscape Amenity:
e Public access
e Public amenities
e Recreation
e Tourism

1.2.3 Significance & Sensitivity of the Local Landscape and Visual Amenities

In townscape and visual assessments, one of the key factors is the sensitivity of a landscape to change,
where the proposed development will inevitably result in adding a new element to the townscape. The
publication Guidelines for Landscape and Visual Impact Assessment (2013) defines sensitivity as: “A
term applied to specific receptors, combining judgments of the susceptibility of the receptor to the
specific type of change or development proposed and the value related to that receptor.”

Sensitivity refers to the inherent sensitivity to change of the landscape resource, as well as the visual
sensitivity in terms of views, visibility, number and nature of viewers and scope to mitigate visual impact.

During the initial research and evaluation of the suitability of the subject site for the development, a
typology was developed based on the fieldwork and research into the site. These categories will help
to identify the sensitivity of the existing receptors.
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Table 5: Baseline Evaluation — Sensitivity of Townscape Receptor (developed by the author for

the proposed development with reference to fieldwork and research)

Townscape typology / Receptor Category

ACA and/or Urban Landscape associated with listed or protected buildings | Very  High
(IV)

Key Public Urban Spaces/ Historic Character Street/ Local Parks/ Tourist | High (ll1)
Attractions/Routes, Mature trees in the public realm, Local Landmark

Local Streets, Residential Landscapes, Early mature trees in the public realm | Medium (II)

Degraded urban townscapes/ streetscapes, Arterial Roads, Car Parks, Semi- | Low (I)
mature trees in the public realm

A low-quality landscape, e.g. Industrial landscape, derelict site, etc. Not sensitive

Table 6: Baseline Evaluations — Sensitivity of Visual Receptors (developed by the author for the

proposed development with reference to fieldwork and research)

Receptor Category

Listed Views in Relevant Planning Documents Very High

v
Good quality / extensive views from listed buildings, within 50m (V)

Planned view corridor / Views of important buildings

Local receptors within 100m of the site (residential properties, nursing | High (lll)
homes, residential care units, schools, cemeteries, tourist accommodation,
tourist facilities, parks) with direct views of the development

Publicly accessible viewpoints identified in the study with high-quality views
or within a high-quality visual environment.

Views from Key Public Urban Spaces

Incidental views of important buildings in the streetscape or townscape

Local receptors within 100m of the site with oblique or compromised views of | Medium (II)
the development, or more than 100m from the site with existing high-quality
views, or from a primary pedestrian route. Existing views from elevated
viewpoints, within 1.5 km

People travelling through the area. Low (I)

People working in the area. Not sensitive

It should be noted that existing adverse factors can reduce the baseline evaluation of the sensitivity of
a landscape or visual receptor. For instance, if there are unsightly or low-quality elements in the
landscape or view such as car parking, industrial elements or derelict structures, this can result in an
alteration to the sensitivity rating applied in the assessment.

The significance of effects can be measured as a function of the magnitude of change and the sensitivity
of the receptor. The following table 7 acts as a guide for the assessor. It is important to note that the
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assessor’s professional judgement, common sense and experience are also factors in ascribing rational
judgements for the significance of effects.

Table 7: Level of Impact resulting from combination of Sensitivity Rating & Magnitude of Change

Magnitude of Change

Sensitivity Very High High Medium Low No appreciable
change

Very High B{ei{el¥]sle Significant Moderate Slight

[\

High (111) Significant Significant Moderate Slight

Medium (II) Significant Significant Moderate

Low (1) Moderate Moderate Slight Imperceptible

No sensitivity | Slight Slight Imperceptibl

e

Imperceptible

2. Planning Context relevant to Townscape and Visual
Assessment

The Dublin City Development Plan 2022-28 sets out the planning context for the subject site. Of
greatest relevance to this study are policies around protected Views and Prospects, adjacent
conservation areas and building heights.

Policy GI20 in Chapter 10 states: “To protect and enhance views and prospects which contribute to the
appreciation of landscape and natural heritage.” With reference to figure 4.1: Views and Prospects, it
can be seen that the site is not within the viewshed of any of the views and landmarks identified.

With regard to Conservation and Built Heritage, this report does not hold itself out as assessing the
impact of the proposed development on conservation or architectural values, but is a visual assessment
of townscape and the effects of the development. In this context, the presence of Conservation Areas
and protected structures is taken as an indication of sensitivity and cultural value which informs the
visual assessment.

In terms of building height policy, Policy SC17 “Building Height” gives the following guidance to protect
and enhance the skyline of the city, and to ensure that all proposals with enhanced scale and height:

o follow a design led approach;

e include a masterplan for any site over 0.5ha (in accordance with the criteria for
assessment set out in Appendix 3);

e make a positive contribution to the urban character of the city and that responds
positively to the existing or emerging context;

e deliver vibrant and equitable neighbourhoods that are walkable, compact, green,
accessible, mixed and balanced;

¢ Do not affect the safety of aircraft operations at Dublin Airport (including cranage); and

e have regard to the performance-based criteria set out in Appendix 3.

All new proposals in the inner city must demonstrate sensitivity to the historic city centre, the River Liffey
and quays, Trinity College, the cathedrals, Dublin Castle, the historic squares and the city canals, and
to established residential areas and civic spaces of local and citywide importance.
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Plate 1: Figure 4-1[from DCDP2022-28]: Key Views and Prospects (site indicated as red dot); shows that the site
is not in the viewshed of any listed views.

Appendix 3: Height Strategy gives the following definition of Prevailing Height: “This is the most
commonly occurring height in any given area. It relates the scale, character and existing pattern of
development in an area. Within such areas, there may be amplified height. This is where existing
buildings within the streetscape deviate from the prevailing height context, albeit not to a significant
extent, such as local pop up features. Such amplified height can provide visual interest, allow for
architectural innovation and contribute to a schemes legibility.”

Table 3 of Appendix 3 notes the following Performance Criteria in Assessing Proposals for Enhanced
Height, Density and Scale:

1. To promote development with a sense of place and character
2. To provide appropriate legibility
3. To provide appropriate continuity and enclosure of streets and spaces
4. To provide well connected, high quality and active public and communal spaces
5. To provide high quality, attractive and useable private spaces
6. To promote mix of use and diversity of activities

7. To ensure high quality and environmentally sustainable buildings

8. To secure sustainable density, intensity at locations of high accessibility

9. To protect historic environments from insensitive development

10. To ensure appropriate management and maintenance
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3. Baseline Environment
3.1 Site Setting / Landscape Context

The site of the proposed development, Glovers Court, is located in the south side of Dublin city centre.

Dublin City is characterised by many features. The River Liffey and the canals are a large part of its
character and identity. Due to the Cities age, it has gone through many changes throughout the years
with most eras leaving their mark in the townscape of Dublin. Edwardian, Victorian and Georgian
buildings are most prevalent, with some recent developments mimicking these styles to keep the
character and identity of the Dublin townscape. The western side of the site abuts the adjoining city
block which includes a public house and other commercial / residential buildings, many of which are
protected structures, including the public house (The Swan; c.16m high). The Swan Public House and
Whitefriar Street Church have character, and the more contemporary buildings nearby are varied and
visually lighter compared to the existing Glovers Court buildings.

The current Glovers Court buildings are c. 15m in height. Existing buildings on Mercer Street Lower and
York Street (east) are generally 5-6 storeys (16-21m high), while on Mercer Street Upper, the housing
complexes and apartments are 4-5 storeys generally. Bow Lane is to the north, with the 6- to 7-storey
Marlin Hotel (c.24m high). Low rise buildings in Dublin are typical of Dublin’s Townscape and character.

[RRnr e ST et e

e
Photograph 1: View of site with The Swan Public House in foreground.
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Photograph 2: View of site from Mercer Street Lower.

Photograph 3: View of site from Mercer Street Upper.
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3.2 Description of Site Character

Glovers Court is an existing housing complex of two residential blocks at Glovers Court Estate. The site
is an existing Dublin City Council residential development built in 1976 and is comprised of two blocks
containing 38 flats.The site is currently accessed from York Street with Grafton Street 250m northeast
of the site, St. Stephen’s Green 200m to the east and Aungier Street 30m west. Aungier Street is
designated as a Conservation Area in the Dublin City Development Plan 2022-28 and there are a
number of protected structures as outlined previously. The site area is approximately 0.22 Ha and
approximately 70m long on the southern side which addresses York Street, and 35m long on Mercer
Street to the east.

The existing landscape of the site is low quality, being primarily parking court with playground spaces.
The existing building fagcade is primarily of brown brick, with vertical and horizontal framing elements in
white and a regular pattern of windows and recesses. The building has no remarkable visual features
that distinguish it in the context of the surrounding townscape. There is a small space of c.4m wide
between the site and the public house which is hoarded off and appears to surround buttresses
supporting the public house structurally. The context is urban, with some mature Cherry trees to the
eastern fagade of the building and smaller fruit trees in the courtyard.

3.3 Views and Visual Environment — including views of and from the
Site

All views to and from the site are from street level, these include views to and from the following areas:
St Stephens Green, the junction with Aungier St Conservation Area, the listed building on the corner
with York Street and a general spread of views from adjoining streets from Cuffe St to the south, Mercer
St north and south and York St east of the site.

The existing views onto the site consist of the boundaries, the buildings and in some cases the
courtyard.

There are physical boundaries along the entire development. The northern boundary consists of a fence
(approximately 2m high) with vertical slats and a formal hedge on both sides of the fence. This fence
transitions to a recently constructed rendered wall with vertical accents and is approximately 3-4m tall.
The boundary then transitions to an older existing brick wall with concrete buttresses and chipped
rendering for the northeast corner. This wall is similar height to the recently constructed wall with small,
stepped increments in height when it changes direction. There is a section of hoarding on the east
boundary. The southern boundary consists of an approximately 2m high gate that matches the fence
on the northern boundary at the vehicular entrance. There are terraces to the front with a low brick wall
with concrete capping and an approximately 1m tall railing that match the fences on site. This boundary
treatment carries on along the western boundary and part of the northern boundary where it connects
with the fence on the northern boundary. The brick wall varies in height along the boundary to
accommodate changes in level of the street. The western boundary has 4no. cherry trees within the
terrace area.

The building blocks are 5 storeys tall, with dark brown brick with white joints. The ground floor is painted
in a dark brown that matches the brick. There are vertical and horizontal strips of white on the fagade.
The windows and doors are white. The white features break up the fagade and add contrast to the
building.

The courtyard is divided into 3 clear sections. The first is the playground which includes a low chestnut
pale fence on three sides within the courtyard. The fence is divided in sections alternating yellow and
grey in colour and includes a hedge that is lower than the chestnut pale fence along most of the length.
On the Northern side of the playground in front of the boundary fence and hedge there is a planting bed
with textured planting and young tree planting. There are two play structures.
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The second section is majority of the courtyard and consists of Asphalt surfacing with paving bands.
This area is used as a road and car parking area.

The last area is a pedestrian section with concrete flags outside the building outline and cobblestone
paving in the covered sections. The doorways have a concrete slab and steps leading to them. The
paving overall is uneven in colour, with multiple flags broken and weeds growing along the joints
throughout the path.

All views from inside the courtyard are towards existing buildings, including the Glovers court building.
The view to the west is of a derelict structure and an exposed concrete wall of The Swan. The view to
the north of the site is towards a newly constructed Marlin hotel. The view to the west from the courtyard
is toward Stephen’s Green Car Park entrance and one of the blocks of the existing building. The
Southern view is of the existing Glovers Court building.

Due to the site having buildings along all the boundaries or opposite it is very enclosed and there are
no high quality views out. Most of the views are short-distance street level views to the nearest buildings
and St. Stephens Green.

In general terms, the quality of the existing building and landscape / townscape unit is considered to be
of low to medium value in the city context.

3.4 Sensitivity of the Landscape And Visual Receptors

A selection of representative viewpoints surrounding the building were identified with reference to the
site context and city planning context. The selection of viewpoints represents a spread of different
receptor types and sensitivities, and directional views along street axes.

The site development proposals won't have any effect on listed views and prospects in the city
development plan as noted above, so the most important views are from streetscapes with listed
structures / buildings and conservation areas, important public spaces and parks, main streets and local
streetscapes. Thus, views from St Stephens Green must be considered, as should the view from the
junction with Aungier St Conservation Area and the listed building on the corner with York Street. A
general spread of views from adjoining streets from Cuffe St to the south, Mercer St north and south
and York St east of the site would capture the important street level views.

Residential views from existing apartments and housing complexes are also considered to be captured
by the selected viewpoints.

Given the built-up nature of this part of the city, there are no views to the site from locations further
afield at street level in parallel streets or other parts of the city.

In townscape and visual assessments, one of the key factors is the sensitivity of a townscape to change,
where the proposed development will inevitably result in adding a new element to the landscape. The
publication Guidelines for Landscape and Visual Impact Assessment (2013) defines sensitivity as: “A
term applied to specific receptors, combining judgments of the susceptibility of the receptor to the
specific type of change or development proposed and the value related to that receptor.” Sensitivity
refers to the inherent sensitivity to change of the landscape resource, as well as the visual sensitivity in
terms of views, visibility, number and nature of viewers and scope to mitigate visual impact.

Visually sensitive receptor groups include users of the city, local residents and tourists. In general, the
conventions in relation to sensitivity would suggest that tourists and local residents would have the
highest sensitivity, but in inner city locations, the expectations of locals and visitors are somewhat
tempered in a townscape, where the built forms are part of an overall context and individual buildings
can form focal elements or part of the urban fabric. Adding to this, as the existing building is not
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considered distinctive or as adding much of visual merit to the specific value of the streetscape. Thus,
there is generally considered to be low sensitivity associated with this site.

Table 8: Visual Receptors
Ref. | Location Category Distance | Visibility of | Quality | Scenic | Likely
from site in view | of View | Value | Sensitivity
Site
V1 | Aungier St/ York | Conservation | 40m Medium, Framed | Low Low
St / Whitefriar St | Area / Middle
junction Protected ground
Buildings
V2 | King Street South | Streetscape 110m Low, Middle | Framed | Low Very Low
| Mercer Street ground
Lower / Johnson
Place
V3 | Mercer Street | Streetscape, | 30m High, Open Low Medium
Lower Residential Foreground
V4 | St Stephens | Conservation | 200m Low, Framed | Low None
Green West /| Area / Park / Background
York St Streetscape
V5 | York Street Streetscape 60m Low, Middle | Framed | Low Low
ground
V6 | York Street Streetscape, 20m High, Open Low Medium
Residential Foreground
V7 | Mercer Street | Streetscape, | 95m Medium, Framed | Low Medium
Upper / Digges St | Residential Middle
Upper ground
V8 | Mercer Street | Streetscape 190m Medium, Framed | Low Low
Upper / Cuffe Middle
ground
V9 | York Street Streetscape, | 20m High, Open Low Medium
Residential Foreground
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. L
Diagram 1: Location of Visual Receptors

4. Characteristics of the Proposed Development
4.1 Description of Proposed Development

This project is a proposed estate renewal of housing and public realm of an existing housing complex
of two residential blocks at Glovers Court Estate. The site area is approximately 0.22 Ha.

The project comprises of the retrofit and amalgamation of the existing blocks, with the addition of new
bays, additional floors, a new core, new access decks and balconies. The proposal is to provide 53
residential units comprising of 15 no. 1 bed apartments, 30 no. 2 bed apartments, 8 no. 3 bed
apartments. The York Street block will be extended at both ends and by one additional upper floor. The
upper floor on the York Street block will be held back on the new build section of the western boundary
to create a stepping down in height in respect of the protected structure context to Aungier Street which
includes the Swan Public House. The Mercer Street block will be extended on the corner with York
Street and by two additional upper floors. The amalgamated building will comprise of a 5 and 6 storey
block to York Street and a 7-storey block to Mercer Street. New stairs and lift cores are to be
accommodated within the grid of the existing frame, one in each block. A new external fagade is
introduced throughout the building with access provided by a new access deck to the internal courtyard
and balconies to the street facing facades.

Pedestrian access is provided by single point controlled access from York Street. A new vehicular
entrance and pedestrian fire exit is proposed for Bow Lane, with associated street/road improvement
works. Provision of 9 no. new designated resident car parking spaces, to include 1no. accessible and
4no. EV charging spaces with 100% ducting infrastructure is included. The proposal includes an
upgrade of the communal amenity space to inner courtyard, with new landscaping, ancillary structure/
pavilion for secure resident bicycle parking, associated site infrastructure works/ supporting
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infrastructure, public lighting, revision to access, pavements, boundary treatments and all other
necessary enabling works and associated public realm improvements.

41.1 Inherent Mitigation by Design
It should be noted that the architectural, engineering and landscape architectural proposals include
strategies to avoid, reduce or remedy potential effects that were identified at earlier stages of the design
process. Such strategies include:

- Urban design
- Reference to the architectural heritage of the site and the wider city

- Biodiverse Planting

Mitigation of potential effects have been incorporated into the development proposals and includes the
following measures:

¢ Variation of building heights, creating hierarchy and legibility in the urban context.

e The proposed development represents a high quality of design and the quality of materials
proposed throughout reflect this quality. See Architects’ Design Statements for full details of
buildings and urban design strategies.

e Landscape planting of trees and shrubs, notably on the interface with the public realm will
create an attractive immediate visual environment and will, over time as hedges and trees
mature, will give further relief and variety in the visual presentation of the development in views
from outside and in. Planting will also create shelter and reduce wind speeds, thus increasing
pedestrian comfort and amenity value. See Landscape Architect’'s drawings and report for full
details.

e Use of native trees, shrubs and wildflowers and non-native pollinator-friendly plants where
possible will enhance the landscape and biodiversity value of the proposed development and

add to wider landscape quality.

4.1.2 Landscape and Visual Characteristics of the Proposed Development

As noted above, the proposed development extends both the footprint and height of the existing
buildings. In plan, along York Street the new building extends closer to the neighbouring listed building,
the Swan Public House, closing off the existing entrance area with a 5-storey extension. This block
steps up a floor moving east along York Street and the block facing onto Mercer Street steps up to 7
storeys.

The building’s proposed maximum height is 22.1m, facing onto Mercer Street, which compares with
c.15m for the existing building. The ridgeline of the proposed building steps down to 19m for most of
York Street, and the final step down to 16m for the 5-storey section, adjoining the Swan, which has a
low two-storey annex adjoining the main building which is 4 storeys and ¢.16m in height.

The building facades’ primary materials include red brick (light tone) and glazing with metal frames. A
concrete frame projects out from the building and houses balconies and winter gardens. Vertical
balustrades and screens in metal are coloured a muted shade of pink.
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Plate 2: Contextual elevation of proposed building — see DTA Architects’ drawing no.
GCD _DTA ZZ ZZ DR A 2050 for greater detail. This small-scale reproduction illustrates the
relationship between the proposed building heights and adjacent existing buildings.

The boundary with Bow Lane East remains more open in character than the other boundaries, and is
redesigned to include more street planting, metal railings, gates, vehicular access and a storage
building. [See Plate 6 for Computer Generated Image (CGl) of this elevation and boundary treatment.]

Within the courtyard, there is an allocation of parking spaces to approximately 50% of the available area
to the eastern side, with permeable paving and some buffer planting. A plaza area with seating and an
equipped play area is to the west. Tree and shrub planting creates a buffer with the building. The
remaining spaces include access paths to the building and cycle parking. The materials proposed in
the landscape are varied and the planting proposed is biodiverse and includes native plants. [See Plate
7 for CGI within the courtyard.]

Plate 3: CGI of proposed building, viewed from the junction of Mercer Street UpperLower and York
Street; illustrating the architecture, materials and landscape; courtesy of 3D Design Bureau
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Plate 4: Cropped version of Verified View of proposed building, viewed from the junction Mercer Street
Lower at exit from Stephen’s Green Car Park; illustrating the architecture, materials and landscape of
the 7-storey fagade facing onto Mercer Street; courtesy of 3D Design Bureau
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Plate 5: CGI of proposed building, store and boundary treatment, viewed from Bow Lane East;
illustrating the architecture, materials and landscape; courtesy of 3D Design Bureau; note: trees shown
at early stages of establishment and will increase in size over time.
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Plate 6: CGI of proposed building, store and courtyard, viewed from interior of courtyard looking north
towards Mercer Street; illustrating the architecture, materials and landscape; courtesy of 3D Design
Bureau; note: trees shown at early stages of establishment and will increase in size over time.

4.1.3 Landscape Architectural Proposals

The landscape design proposals have been developed to enhance the comfort, quality and flexibility of
the space available. The primary focus of the landscape design is on the courtyard and the terraces /
interfaces with the townscape.

Hedges are proposed in the courtyard design as a way to create spaces. This includes a playground, a
community garden, several smaller gathering niches and a large central multifunctional space for pop-
up events. The spaces reflect the needs for the community and encourage pop-up events, active
recreation and passive recreation.

Ground floor terraces have planters proposed with evergreen hedge to allow for privacy. These spaces
are offered to ensure a large range of the users are included. Sunlight in the courtyard is often scarce.
Areas for activity were carefully positioned to allow for maximum sunlight. There is emphasis on health
and having spaces that are safe and have the residents interact with the space which can lead to
creating a strong community. Trees are incorporated into the design layout, including Tilia cordata
‘Winter Orange’, Pyrus calleryana ‘Chanticleer’ and Prunus avium ‘Plena’.

On the eastern side of the development, along Mercer Street Lower, the landscape includes trees and
hedging to the terraces which will compensate for the Cherry trees removed as result of the
development. Overall, the number of trees on the streetscape and site in general will increase from the
current situation.

4.2 Magnitude of Change in the Landscape and Visual Environment

As described above, the proposed development increases the scale of the buildings on this site. In
overall terms, however, the magnitude of change in terms of physical size is considered low. Given the
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change in visual form, materiality and building structure the magnitude of change is considered to
increase to medium.

The proposed development will result in a change to the townscape and visual environment, which will
give rise to townscape and visual effects. This change will be experienced at the street/adjacent and
neighbourhood scale. The development is not within any major vistas or views of notable value and
will not block long-distance views from any receptor.

It should also be noted that the proposed development accords with the Prevailing Height of the
surrounding buildings, as per the DCC Building Height Strategy (see section 2.2 above). As can be
seen in the verified views, the building is in scale with the heights of buildings surrounding it and
acknowledges the smaller scale of the protected Public House building and conservation area
immediately west of the site by stepping up from a lower height. As can be seen in Verified View V1,
this design fits with the townscape in this location, and is considered to be of an appropriate scale. The
Victorian public house remains the dominant feature of the view, and the proposed development looks
to be in harmony as it recedes in terms of colour and appears to accord with the height due to the effect
of perspective. The 7-storey section creates additional variety and interest in the townscape and
roofscape.

The proposed development is considered to represent an overall positive change to the townscape,
with a more varied palette of materials, striking colour selections and elements within the architecture
and landscape that enhance the townscape and create a more distinctive sense of place in relation to
this city block.

4.3 Quality of Change

In accordance with the criteria used in Environmental Impact Assessment, “Likely and Significant
Impacts” are those which are expected to be experienced by the sensitive receptors.

As set out in the foregoing sections, this development is considered to be in scale with the prevailing
height of other buildings in the vicinity and is a positive change to the local character as it replaces a
visually unremarkable building with relatively poor quality associated landscape. The proposed
development represents an intensification of the existing site’s usage but is not in itself an over-
intensification which is out of scale with the townscape.

The verified views confirm that the proposed buildings are generally in keeping with the prevailing height
set by the buildings surrounding, including the Marlin Hotel and the general commercial and residential
buildings. Only in close views is the building fully visible and dominating, which is of course true of
every building in the townscape context. Due to the increase in height, the building will change the
skyline in the views where it is visible, but it makes the skyline appear more orderly and structured in
these views, compared to the existing background. (Please see separate booklet containing Verified
Views.)

The identified user groups are not considered to be sensitive, in the context of the low visual quality of
the existing site, and the general quality of the urban townscape, where views are constantly changing.

The impact on the city’s tree resource of the removal due to the development of the mature Cherry trees
on Mercer Street and other site vegetation is more than compensated for by the proposed planting.

Quality of Landscape Amenity values is considered to be positive, with an overall improvement in the
landscape for residents. Public realm amenity values are unchanged.

The orientation of the building may mean that the sunlight on the proposed open space areas is
somewhat limited, and although the landscape design seeks to locate the spaces in which people spend
the most time to “catch” the most sunlight through the day, there may be a lack. However, in a city
centre site with St. Stephen’s Green a short walk away, the significance of this issue is reduced.
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With reference to DCDP Appendix 3 Height Strategy, Table 3 the following performance criteria are
considered to have been achieved by the proposed development:

respect and complement existing and established surrounding urban structure, character and
local context, scale and built heritage

have a positive impact on the local community and environment and contribute to ‘healthy
placemaking’

create a distinctive design and add to and enhance the quality design of the area

be appropriately located in highly accessible places of greater activity and land use intensity
have sufficient variety in scale and form and have an appropriate transition in scale to the
boundaries of a site/adjacent development in an established area

not be monolithic and should have a well-considered design response that avoids long slab
blocks

ensure that set back floors are appropriately scaled and designed

make a positive contribution to legibility in an area in a cohesive manner

reflect and reinforce the role and function of streets and places and enhance permeability.
enhance the urban design context for public spaces and key thoroughfares

provide appropriate level of enclosure to streets and spaces

not produce canyons of excessive scale and overbearing of streets and spaces

provide adequate passive surveillance and sufficient doors, entrances and active uses to
generate street-level activity, animation and visual interest.

The only potentially negative effect is a minor one: the view into the courtyard from Mercer Street is
open and could benefit from additional urban greening. As an additional mitigation measure, we would
recommend further structural planting or green walls to be included at detailed design stage.

Please see Table 9 for a summary of the visual assessment.

In conclusion, the proposed development is considered to have an overall positive effect on the south
city area in which it is located, and improves the visual and landscape/townscape quality in comparison
with the existing building which is being replaced.

5.

Predicted Impacts

The predicted impacts are the impacts that the development is most likely to have on the receiving
environment. For the sake of clarity, these shall be considered under the following headings: Landscape
Impacts and Visual Impacts.

These impacts are measured under the following categories:

e Construction Stage

e Operational Stage

5.1 Construction Stage

The construction stage may last up to five years in total, but is more likely to be in the region of two
years, so any impacts generated at this stage will be short term in duration, save for some landscape
effects which will be permanent.
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Landscape impacts during construction will involve site clearance and removal of existing vegetation.
This will be considered a moderate negative effect.

Visual impacts will be more acute than in the operational stage, but short term in duration. This is due
to the construction traffic, site hoarding, cranes, etc. Cranes will be taller than the proposed buildings
and therefore more visible in the landscape. There will also be vehicular and crane movement and
changes to the configuration of the site, typical of building sites.

The most substantive effects during construction will be experienced by the adjacent residential and
commercial receptors. The receptors which are nearest to the development and have direct views will
experience profound short term visual impact during construction due to the very high level of change
in the environment and their proximity.

See Table 9 for a summary of all likely construction impacts on the visual receptors.

5.2 Operational Stage

Following construction, the main landscape effects of the proposed development are associated with
the completion of the development, and the proposed enhancements to the existing building and
landscape.

The character of the completed development will have a positive effect on the site and the increase in
street-level activity that the development will bring will have a positive benefit to the public realm in
terms of animation and activity.

Landscape amenity values will experience positive impacts due to the new communal open space in
the courtyard.

The proposed trees and vegetation will be a positive effect on the landscape of the site, despite the
removal of the existing early mature Cherry trees from the site. Over time, the trees and hedges will
grow and mature, so will more than compensate for the trees to be removed.

Verified views have been prepared in accordance with the relevant methodologies to ensure that the
photomontage are accurate. It should be noted that — in an urban landscape — views are part of a
continuum of constantly evolving and changing views. The viewpoints selected are representation of
the views available within and around the site.

See Table 9 for a summary of all likely operational stage impacts on the visual receptors.

6. Mitigation and Monitoring Measures

6.1 Construction Stage

Mitigation

e During the construction phase, all site areas within the viewshed of any local dwelling will be
enclosed with robust and visually impermeable hoarding to a minimum height of 2m.

o Trees will be planted in tree pits appropriate to the size and scale of the proposed tree species.

e Planting specifications, if species are altered from the lists in the planning documentation, will
retain similar sizing, screening, biodiversity and pollinator values to those proposed in this
application.

murray & associates landscape architecture 23



Landscape / Townscape & Visual Assessment Glovers Court, Dublin 2

Monitoring Measures

e Monitoring of visually impermeable hoarding by visual inspection should be carried out through
the duration of the project.
¢ Inspections to ensure works are properly carried out.

6.2 Operational Stage

There are no relevant mitigation measures over and above the measures integrated into the design of
the scheme including — as discussed earlier — landscape works, visual variety in the building, height
limitations, breaking down of visual massing and variation of materials.

Monitoring Measures during operational stage

e Inspections of the site and ongoing maintenance to ensure that the communal area remains in
good condition and the site vegetation is managed appropriately.

7. Residual Impacts

As there are no substantive mitigation measures that would alter the assessment over and above those
incorporated into the design of the proposed development, the impacts will be as per the predicted
impacts. This is considered to be in accordance with best practice for design and landscape / visual
assessment, that the designers incorporate all meaningful mitigation measures into the design of the
project.

In conclusion, the proposed development is considered to have an overall positive effect on the south
city area in which it is located and improves the visual and landscape/townscape quality in comparison
with the existing building which is being replaced. Effects will be negative during construction, but the
duration of the construction works will be short, and the long term improvements to the urban fabric of
the city would outweigh the short term effects for all receptors. Table 9 provides a summary of all
residual impacts.
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Table 9: Landscape / Townscape Assessment Summary of Visual Assessment Results

Verified | Location | Nature of Key Visual Degree of | Nature of Effect, Magnitude of | Residual Magnitude of Residual Operational Impact
View Receptor Factors Sensitivity | Description Change to Construction Change to view -
Ref. View — Impact Operational
Construction
Aungier Townscape, | Low quality of | Low Oblique view along York St, | High Moderate (-) Medium Moderate, Positive, Long Term
V1 St/ York | streetscape | existing building on with The Swan Public House | Visibility of New building forms a | Improved quality of architecture results
St/ sequence, the site. on corner and in foreground. | cranes, taller and longer | in improvements to townscape and
Whitefriar | Oblique Note that the Proposed building appears | scaffold, element in the | streetscape, with upward modifier on
St view existing building in scale with the corner | construction townscape; corner enhancing wayfinding and
junction appears taller than building which  remains | plant & activity, variations in roofline, | identity.
due to effects of dominant in the view; and in | lighting, etc. on punctuation and
perspective in photo scale with buildings behind, | the site. structure reduce the
with 7-storey section forming visual mass.
focal element on corner with
Mercer Street, in keeping
with good urban design and
placemaking principles.
King Townscape, | Building is hardly | Very Low Oblique view along | Low Not Significant | Very Low Negligible to Slight, Neutral, Long Term
V2 Street streetscape | visible from this streetscape will not be | Visibility of | (-) Building is not visible | Building is in scale with the existing
South / sequence, public space affected from this point. | cranes, or only partially | heights and is screened by existing
Mercer Oblique Walking closer to the site the | scaffold, visible and is in scale | buildings on the street; where it would
Street view building would come into | construction with adjoining | be visible, it will appear in scale and as
Lower / view obliquely. plant & activity, buildings, prevailing | part of the streetscape, creating a
Johnson lighting, etc. on height. distinct block end where there is
Place the site. something of a void on the opposite
corner (parking on street widens public
realm and York St flats courtyard).
Mercer Townscape, | Low quality of | Medium Proposed building | High Significant (-) Medium Moderate, Positive, Long Term
V3 Street streetscape | existing building on dominates the view from | Visibility of New building forms a | Improved quality of architecture results
Lower sequence, the site. close range; and forms a | cranes, taller and longer | in improvements to townscape and
Direct view | Trees are a positive distinct block, with 7-storey | scaffold, element in  the | streetscape, with upward modifier on
element in the section as focal element on | construction foreground; corner enhancing wayfinding and
streetscape and will corner, in keeping with good | plant & activity, variations in roofline, | identity. New planting on Mercer Street
be removed by the urban design and | lighting, etc. on punctuation, likely to be smaller than existing but has
development. placemaking principles. the site. structure and | good presence on streetscape; other
View into courtyard and of planting reduce the | planting will mature in medium to long
rear elevations is less visual mass. term further enhancing screening
satisfactory, and overall effects. Distinctive block end where
there is a reduction in there is something of a void on the
vegetation in the view. opposite corner (parking on street
widens public realm and York St flats
courtyard).
St. Townscape, | Building is not | None The building is not visible | Low Not significant | None No appreciable change
V4 Stephens | streetscape | visible from this from this location and St | Possible -)
Green sequence, public space Stephen’s  Green  more | visibility of
West / Oblique generally. cranes,
York St view construction
plant.
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York Townscape, | Building is partially | Low Limited effects on views | Medium Slight (-) Low Slight, Neutral, Long Term
V5 Street streetscape | visible from this along streetscape - building | Visibility of Building is in scale with the existing
sequence, street location obliquely visible. 7-storey | cranes, heights and is patrtially screened by
Oblique section forms focal element | scaffold, existing buildings and trees on the
view on corner, in keeping with | construction street. The rooflines appear in scale
good urban design and | plant & activity, and as part of the streetscape, with the
placemaking principles. lighting, etc. on distinct 7-storey block creating a focal
the site. element.
York Townscape, | Low quality of | Medium Proposed building | High Significant (-) Medium Moderate, Positive, Long Term
V6 Street streetscape | existing building on dominates the view from | Visibility of New building forms a | Improved quality of architecture results
sequence, the site. close range; and forms a | cranes, taller and longer | in improvements to townscape and
Direct view | Trees are a positive distinct block, with 7-storey | scaffold, element in  the | streetscape, with upward modifier on
element in the section as focal element on | construction foreground; corner enhancing wayfinding and
streetscape and will corner, in keeping with good | plant & activity, variations in roofline, | identity. New planting on Mercer Street
be removed by the urban design and | lighting, etc. on punctuation, likely to be smaller than the existing
development. placemaking principles. the site. structure and | trees [in the longer term] but has good
View along York Street is planting reduce the | presence on streetscape, and greater
improved from existing due visual mass. biodiversity value and visibility at close
to lighter structure, more range as the current trees are in a
sympathetic materials and cobble area, where there is diverse
interesting architecture and groundcover planting proposed here.
colour scheme.
Mercer Townscape, | Low quality of | Medium Building terminates the view, | High Significant (-) Medium Moderate, Positive, Long Term
V7 Street streetscape | existing building on modifying the skyline Building is in scale with the existing
Upper / sequence, the site. substantially, with 7-storey heights. The rooflines appear in scale
Digges Direct view section forming new focal and as part of the streetscape, with the
St Upper element on corner, in distinct 7-storey block creating a focal
keeping with good urban element which has positive effects on
design and placemaking the skyline.
principles. Change to
architecture and skyline
creates greater harmony in
the view, where the existing
view has blank gables and
ridgelines of several
buildings visible, the
proposed building creates a
unified skyline.
Mercer Townscape, | Low quality of | Low Building terminates the view | Medium Slight (-) Low Slight, Positive, Long Term
V8 Street streetscape | existing building on at a distance, modifying the Building is in scale with the existing
Upper / sequence, the site. skyline substantially, with 7- heights. The rooflines appear in scale
Cuffe Direct view storey section forming new and as part of the streetscape, with the
focal element on corner, in distinct 7-storey block creating a focal
keeping with good urban element which has positive effects on
design and placemaking the skyline.
principles. Change to
architecture and skyline
creates greater harmony in
the view, where the existing
view has blank gables and
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ridgelines of several
buildings visible, the
proposed building creates a
unified skyline.
V9 York Townscape, | Low quality of | Medium Proposed building | High Significant (-) Medium Moderate, Positive, Long Term
Street streetscape | existing building on dominates the view from New building forms a | The building height increase is most
sequence, the site. close range; and forms a taller and longer | obvious from this angle of view, but with
Direct view distinct block, with 7-storey element in the mid/ | the improved quality of architecture
section as focal element on foreground; there are moderate improvements to
corner, in keeping with good variations in roofline, | townscape and streetscape. Note that
urban design and punctuation, the upward modifier on the corner
placemaking principles. structure and | enhancing wayfinding and identity is
View along York Street is planting reduce the | not visible in photomontage due to
improved from existing due visual mass. angle / constraints of photograph,
to lighter structure, more which will be visible to a receptor
sympathetic materials and standing in this location and will
interesting architecture and improve the visual perception of the
colour scheme. changed view. Currently there are no
planting or green elements on York
Street; the proposed building elevation
incorporates planting which enhances
biodiversity value and improves visual
quality.
(+) Positive (-) Negative (o) Neutral
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8. Summary

The proposed development will have an overall positive effect on the landscape character and visual quality of the
overall area. Elements such as the introduction of more plants and trees, improving green infrastructure, architectural
enhancements, using a lighter fagade brick and introducing street entrances increase positive impact on the townscape.

In considering the EPA Guidance 2022 the following topics have should be considered in the Townscape and Visual
Assessment, and these are the summary outcomes for each criterion:

Table 10: Summary
Visual Effects:

a) Context a) Medium, Positive, Long-Term improvement
b) Character b) Medium, Positive, Long-Term improvement
c) Significance ¢) Medium
d) Sensitivity d) Not sensitive, robust city / townscape
e) Views & Prospects e) No significant views or prospects
Landscape Amenity: Landscape Amenity:
f) Public access f) No change — public realm unaltered
g) Public amenities g) No change; visual amenity is improved
h) Recreation h) No change
i) Tourism i) Medium positive localised impact on tourist’'s

visual experience of the city

The Townscape: The Townscape:
j) Townscape Appearance & Character j)  Medium, Positive, Long-Term improvement
k) Townscape Context k) Medium, Positive, Long-Term improvement
I) Historical Landscapes I) The city as an historical landscape is constantly

evolving; not specifically relevant to this study
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