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ARC Consultants have been commissioned by the applicant, Randelswood Holdings Ltd, to prepare this visibility and visual 
impact assessment in relation to a proposed strategic housing development at lands at Palmerstown Retail Park, Kennelsfort 
Road Lower, Palmerstown, Dublin 20.

Receiving Environment

The Historical Development of Palmerstown
Palmerstown, also indicated on numerous maps and documents as ‘Palmerston’, has a rich history. Francis Elrington Ball in his 
1903 publication, A History of the County Dublin begins his description of the history of ‘Palmerston’ as follows:

The name Palmerston, which occurs more than once in the local nomenclature of the County Dublin, and also in that of the County 
Kildare, has its origin in the occupation of the lands to which the name has been given by the members of a religious house founded 
in connection with the Crusades of the middle ages. This house, which stood outside the western wall of the ancient City of Dublin in 
what is now known as Thomas Street, was modelled on a hospital established in Jerusalem about the middle of the twelfth century 
under the invocation of St. John the Baptist, and was founded by a palmer or pilgrim to the Holy Land, called Ailred, who is said to have 
been a Dane, and who appears first in 1174 as a witness to a grant made by Strongbow. In its early days the house was called the 
Palmers’ Hospital, but before long it was recognised under the same dedicatory name as its prototype, and was styled the Hospital 
of St. John the Baptist without the New Gate of Dublin. The active duty of the members of its community, who became ultimately 
merged in the Augustinian Order as crouched friars, and who were presided over by a prior, was the care of the sick, and in this work 
women as well as men were engaged. When the hospital became possessed of the lands now under review does not appear, but 
they were probably given to it in the twelfth century by the Crown, under which it held them at a yearly rent of half a mark.

The Hospital of St. John the Baptist was not, however, the only establishment of the kind owning lands within the limits of the present 
parish of Palmerston. The townland of Saint Laurence, which lies between the village of Palmerston and that of Chapelizod, was 
then the site of a House for Lepers, which was dedicated to St. Laurence, and there the members of another community devoted 
themselves to the care of those outcasts. In connection with the history of the lands of Leopardstown, the existence in mediæval times 
of the Leper Hospital of St. Stephen near the ancient City of Dublin has been mentioned, and it is somewhat surprising to find that 
the prevalence of leprosy in the neighbourhood of the Metropolis was then so great as to require two establishments, by no means 
ill-endowed, for the relief of those suffering from that dreadful disease. It was no doubt brought from the Holy Land by crusaders, and 
its prevalence in Dublin indicates that many crusaders settled there. 

Ball goes on to refer to an annual fair held in ‘Palmerston’ and the building of Palmerston House, now the central building at 
Stewarts Hospital:

The fair on St. Laurence’s day still survived in the eighteenth century as a relic of the Leper House. It had become known as 
Palmerston Fair, and was a place of great resort for Dublin citizens. Like Donnybrook Fair, it was often the scene of disgraceful 
occurrences. There in the year 1737 the Ormond and Liberty boys, two noted factions at the time, met and engaged, as we are told, 
with the result that several of them were wounded, and one man, whose legs had to be amputated, died next day (1). Houses of 
entertainment, needless to say, then flourished in the village, and amongst the names given to them we find the sign of the Swan, 
the Red Lion, the Black Bull, and the White Swan. There were also various industrial undertakings at Palmerston, as indicated in the 
existence of the French Mill and Linen Mill, the Plating Mill, the Brickfields, the Logwood Mill, and the Big Skin Mill.

...

The most important event in the eighteenth century history of Palmerston was the arrival of the Right Hon. John Hely Hutchinson, 
then Prime Serjeant at Law in Ireland and subsequently Provost of Trinity College and Secretary of State in this country, as occupant 
of Palmerston House. This occurred about the year 1763, when Hutchinson purchased from Robert Wilcocks and his son, who bore 
the same name, their fee simple interest in the Palmerston lands, together with all buildings and improvements thereon. It is curious 
to notice in the long list of offices then thought necessary adjuncts of a country residence the existence of a pigeon house, a cider 
house, and a granary, and to find the ownership of pews in Chapelizod Church considered worthy of transfer by a formal deed.

Another commentator on the history of Palmerstown is Samuel Lewis, who, in his 1837 publication, A Topographical Dictionary 
of Ireland, describes the village:

PALMERSTOWN, a parish, in the barony of NEWCASTLE, county of DUBLIN, and province of LEINSTER, 3 miles (w.) from Dublin, on 
the road to Lucan, and on the river Liffey; containing 1533 inhabitants. It comprises 1465 statute acres, as applotted under the tithe 
act, and valued at £3594 per annum. Near the village, which is irregularly built, and in which the dwellings are of a humble character, 



Extract from the First Edition Ordnance map of 1907-8, showing that the small village of Palmerston had not grown much since 1837.

Extract from the First Edition Ordnance map of 1837, showing the small village of Palmerston at that date.



there was an hospital for lepers, previously to the Reformation. At the commencement of the present century here were extensive 
printing-works, large iron-works, oil and dye stuff mills, and wash-mills; lead and copper works have been established for 16 years; 
there are large cotton-mills, employing about 120 persons, and a flour-mill on the Liffey, which bounds the parish on the north. A fair 
for the sale of cattle and horses takes place on Aug. 21st. The city police have a station near Chapelizod bridge. Palmerstown House, 
erected by the late Rt. Hon. John Hely Hutchinson, Secretary of State for Ireland, and Provost of Trinity College, Dublin, now the seat 
of his grandson, the Earl of Donoughmore, is a spacious mansion on elevated ground, commanding most extensive and rich views ; 
besides which there are several pleasing villas, including Riversdale, the seat of Gen. Sir Guy Campbell, Bart.

Palmerstown at Present
The present Palmerstown is a large suburb, with extensive areas of two storey suburban houses. At the site that is 
the subject of the current application and for a short distance to the west of the site, between the R148 Chapelizod 
bypass and the old Lucan Road there is a localised area of mixed use commercial and light industrial development. 
The old Palmerston village, as shown on the 25 inch Ordnance map of 1907-8, was very small and was centred 
around the present junction of the Lower Kennelsfort Road with the old Lucan Road, and stretching east only as 
far as Mill Lane. The townlands north and south of the village are marked on the historic maps, and on the current 
Ordnance maps as Palmerston Lower and Palmerston Upper, respectively. North of the village the land drops sharply 
into the townland of Palmerston Lower, which runs north to the River Liffey and is now mostly occupied by the large 
expanse of Waterstown Park.

Review of Statutory Designations

It is noted that, under the provisions of the South Dublin County Development Plan 2016 -2022,, Palmerstown 
is designated as a Consolidation Area within the Gateway for housing provision and it is noted that, under Core 
Strategy within the Plan, Policy 1: Consolidation Areas within the Gateway states:

It is the policy of the Council to promote the consolidation and sustainable intensification of development to the east of 
the M50 and south of the River Dodder.

This policy applies to Palmerstown, and under this policy CS1 Objective 1 seeks:

To promote and support high quality infill development.

Under Housing, the Plan includes Housing (H) Policy 7 Urban Design in Residential Developments:

It is the policy of the Council to ensure that all new residential development within the County is of high quality design 
and complies with Government guidance on the design of sustainable residential development and residential streets 
including that prepared by the Minister under Section 28 of the Planning & Development Act 2000 (as amended).

With specific reference to Palmerstown H7 Objective 4 states:

That any future development of both residential and/or commercial developments in Palmerstown Village and the greater 
Palmerstown Area shall not be higher than or in excess of three stories in height.

Again with reference to Palmerstown, under Urban Centres (UC) Policy 6 Building Heights theres is a specific 
objective, UC6 SLO 1: 

To preserve the character of Palmerstown Village by limiting any future development on the former Vincent Byrne site to 
three storeys in height, and two storeys where it backs or sides onto adjoining two storey housing.

If it is the policy of the Development Plan to ‘promote the consolidation and sustainable intensification of development’ 
in Palmerstown, restricting the height of such development to 2 to 3 stories seems counterproductive. It is noted in 
this regard that the Urban Development and Building Heights Guidelines for Planning Authorities, December 2018 
states at Section 1.4: 



... in recent years, local authorities, through their statutory development and local area plan processes, have begun to set 
generic maximum height limits across their functional areas. Frequently, such limits have resulted from local-level concerns, 
like maintaining the character of an existing built-up area, for example. However, such limits, if inflexibly or unreasonably 
applied, can undermine wider national policy objectives to provide more compact forms of urban development as outlined 
in the National Planning Framework and instead continue an unsustainable pattern of development whereby many of 
our cities and towns continue to grow outwards rather than consolidating and strengthening the existing built up area. 
Such blanket limitations can also hinder innovation in urban design and architecture leading to poor planning outcomes.

The Building Heights Guidelines go on to state at Section 3.1:

In relation to the assessment of individual planning applications and appeals it is Government policy that building heights 
must be generally increased in appropriate urban locations. There is therefore a presumption in favour of buildings of 
increased height in our town/city cores and in other urban locations with good public transport accessibility

At Section 3.2, the Building Heights Guidelines state:

In the event of making a planning application, the applicant shall demonstrate to the satisfaction of the Planning 
Authority/ An Bord Pleanála, that the proposed development satisfies the following criteria:

There are 17 criteria listed, the most relevant to the visual character and impacts of a proposed development being:

At the scale of the relevant city / town

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

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

At the scale of district / neighbourhood / street

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

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

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

This Visual Impact Assessment is prepared in response to the first of the criteria listed above.

Relevant Characteristics of the Proposed Development

The development will consist of the demolition of all existing structures on site and the construction of a residential 
development of 250 no. ‘build to rent’ apartments: 134 one bed apartments and 116 2 bed apartments in five blocks; 
with a café and ancillary residential amenity facilities, as follows:

• Block A:  Will contain a total of 27 apartments comprising in a building ranging from 3-6 storeys over basement 
in height, with a communal roof garden at third floor level. Block A will also provides a café, a reception/concierge 
with manager’s office and bookable space at ground floor level; meeting rooms and workspace/lounge at first 
floor level; a gym at second floor level; and a cinema and a games room at basement level;



• Block B:  Will contain a total of 46 apartments in a building 6 storeys over basement in height.

• Block C:  Will contain a total of 47 apartments in a building 6 storeys over basement in height.

• Block D:  Will contain a total of 67 apartments comprising in a building 7 storeys over basement in height.

• Block E:  Will contain a total of 63 apartments in a building 8 storeys over basement in height.

• Almost all apartments provided with private balconies/terraces.

The development also includes the construction of a basement providing 120 no. car parking spaces, 10 no. motorcycle 
spaces, 250 no. bicycle spaces, and a plant room and bin stores. The proposal also incorporates 5 no. car parking 
spaces and 26 no. bicycle spaces at surface level; upgrades and modifications to vehicular and pedestrian/cyclist access 
on Kennelsfort Road Lower; utilisation of existing vehicular and pedestrian/cyclist access via Palmerstown Business 
Park (onto Old Lucan Road); 1 no. ESB sub-station; landscaping including play equipment and upgrades to public 
realm; public lighting; boundary treatments; and all associated engineering and site works necessary to facilitate the 
development.

Previous Application

An application for a Strategic Housing Development on this site was made in 2018 - ABP-302521-18. The 2018 
application was refused for four reasons: Reasons related to Design; Pedestrian Cyclist and Vehicular Access; Traffic; 
and the Character of open space. The first reason for refusal raises concerns about several aspects of the design of 
the proposed development but also touches on issues related to visual impact. The text of the first reason for refusal 
is as follows:

1.  It is considered that the proposed design strategy as its relates to scale, mass and orientation of structures on the site 
does not provide an appropriate design solution having regard to the site’s locational context along the R-148 regional 
road and to the established character and pattern of residential development along the northern boundary which is 
located within an existing traditional village setting. It is considered that the arrangement and overall design of the 
scheme is monolithic and repetitive with unsympathetic proportions relative to the character of the properties located 
to the north, and would represent over development of this site. Furthermore, the proposed development would have an 
overbearing and overshadowing impact on the existing residential amenities of the properties to the northern boundary, 
particularly numbers 4 and 5 Roseview. The proposed development would be contrary the National Planning Framework 
and Ministerial Guidelines, which promote innovative and qualitative design solutions, and would seriously injure the 
amenities of property in the vicinity. The proposed development would, therefore, be contrary to the proper planning and 
sustainable development of the area.

In August 2018 ARC consultants prepared visual impact assessment of the 2018 application

The 2018 refused development was described as being a mixed-use development of 303 apartments, with a creche 
facility, a gym, a community/sports hall, a concierge office, and a community room, in 2 blocks. One block ranging in 
height from 6-8 storeys over basement and a second ranging in height from 4-8 storeys over basement. Both blocks 
were proposed as having community roof gardens. The 2018 refused development also included fro the provision 
of extensive basement car parking, motorcycle and bicycle parking, as well as surface car and bicycle parking and 
modifications to the vehicular access onto Kennelsfort Road Lower.

The 2018 application consisted of two very large blocks both rising to 8 storeys in height. The western block was 
proposed as being ‘U’ shaped on plan with the open side of the ‘U’ facing south. The eastern block was proposed 
as ‘L’ shaped with the foot of the ’L’ running north south at west end of the block.. As will be noted above An Bord 
Pleanála, in its decision, referred to the 2018 design as being ‘monolithic and repetitive with unsympathetic proportions’. 



Aerial view of the 2018 development, refused by An Bord Pleanála

Aerial view of the current proposed development.



The Current Proposed Development

The current application includes for 250 apartments instead of 303 and is proposed as being comprised of five 
separate blocks of varying height, with only the western block rising to 8 storeys. The eastern end of the scheme, at 
the junction of the Lower Kennelsfort Road with the Chapelizod Bypass, is propose as 3 storeys compared to the 
8 storeys of the 2018 scheme. The current proposal, in the words of the criteria under Section 3.2 of the Height 
Guidelines: ‘is not monolithic and avoids long, uninterrupted walls of building in the form of slab blocks’.

The Chapelizod Bypass as it passes through Palmerstown is a relatively featureless dual carriageway. The most striking 
feature is the overpass bridge just east of the junction of the junction of the Bypass with Kennelsfort Road. The site 
of the proposed development is at present open industrial lands characterised by large open areas of car parking and 
undistinguished industrial buildings,   all behind wire mesh security fencing along the Bypass. The present appearance 
of the site contributes nothing positive to the character of the area.

The existence of five substantial new residential building on the site will change the character of the area. Their      
presence will undoubtedly increase legibility along the Chapelizod Bypass at its junction with the Lower Kennelsfort 
Road, marking the entrance from the Bypass into the old Palmerstown Village. In this regard the proposed development 
is likely be seen as making: ‘a positive contribution to the urban neighbourhood and streetscape’ as called for by the 
Height Guidelines. It is also likely to be seen as making: ‘a positive contribution to the improvement of legibility through 
the site or wider urban area within which the development is situated’.

Potential Visibility and Potential Visual Impact

The proposed development ranges in height from 3 to 8 storeys and is located in an area where much of the surrounding 
development is 2 storeys. It is, therefore, to be expected that the upper levels of the proposed development might 
be reasonably visible from the surrounding area. This would be true of any substantial development on the site. It was 
true for the 2018 proposed development. However, the current proposed development is much lower and much 
less bulky than the 2018 refused development, and the potential visibility of the current proposal is much less than 
for the 2018 development, with a consequent reduction in potential visual effects.

The pattern of surrounding roads and streets, taken together with orientation of these roads and streets relative 
to the location of the proposed development will tend to reduce its visibility. In addition, the ridge that forms the 
southern edge of the lower lands at Waterstown Park and at the bottom of Mill Lane, combined with the fact that 
the site of the proposed development is set well back from these lower lands, will make visibility from these lower 
lands unlikely.

Definition of Effects on the Visual Environment

The assessment of visual impacts on landscape and on the built environment had regard to the Guidelines on the 
Information to be Contained in Environmental Impact Assessment Reports prepared by the Environmental Protection 
Agency (Draft of 2017), and to Directive 2011/92/EU (as amended by Directive 2014/52/EU) on the assessment 
of the likely effects of certain public and private projects on the environment.

The list of definitions given below is taken from Table 3.3: Descriptions of Effects contained in the Guidelines on the 
Information to be Contained in Environmental Impact Assessment Reports prepared by the Environmental Protection 
Agency. Some comment is also given below on what these definitions might imply in the case of visual impact or 
landscape and visual impact. The definitions from the EPA document are in italics.

Imperceptible: An effect capable of measurement but without significant consequences. The definition implies that the 
development would be visible, capable of detection by the eye, but not noticeable to the casual observer. If the 
development were not visible, there could be no impact.



Not Significant: An effect which causes noticeable2 changes in the character of the environment but without significant 
consequences (the footnote ‘2’ to the word ‘noticeable’ is: ‘for the purposes of planning consent procedures’). The 
definition implies that the development would be visible, capable of detection and of being noticed by an observer 
who is actively looking for the development with the purpose of assessing the extent of its visibility and visual effects..

Slight: An effect which causes noticeable changes in the character of the environment without affecting its sensitivities. For 
this definition to apply, a development would be both visible and noticeable, and would also bring about a change 
in the visual character of the environment. However, apart from the development itself, the visual sensitivity of the 
surrounding environment would remain unchanged.

Moderate: An effect that alters the character of the environment in a manner that is consistent with existing and emerging 
baseline trends. In this case, a development must bring about a change in the visual character of the environment; and 
this change must be consistent with a pattern of change that is already occurring, is likely to occur, or is envisaged 
by policy.

Significant: An effect which, by its character, magnitude, duration or intensity alters a sensitive aspect of the environment. 
The definition implies that the existence of the development would change an important characteristic of the visual 
environment in a manner that is not ‘consistent with existing and emerging baseline trends’. Whether an effect might 
or might not be significant can depend on the response of individual observers, since what one person might regard 
as a sensitive aspect of the visual environment, another might not.

Very Significant: An effect which, by its character, magnitude, duration or intensity significantly alters most of a sensitive 
aspect of the environment. The definition implies that the existence of the development would substantially change 
most of the visual characteristics of the environment in a manner that is not ‘consistent with existing and emerging 
baseline trends’.

Profound: An effect which obliterates sensitive characteristics. In visual terms, profound impacts are only likely to 
occur on a development site, in that it is only on the site that all previous visually sensitive characteristics could be 
obliterated. Outside the site, some visual characteristic of the original environment is likely to remain.

The range of possible visual effects listed above deal largely with the extent of effect; and the extent of visual effects 
related to a development is usually proportional to the extent to which that development is visible. The extent 
of visual effects will also, in part, depend on the sensitivity of the spaces from which the development is seen. 
This proportionality may be modified by the extent to which a development is regarded as culturally or socially 
acceptable. The character of visual effects: positive, negative or neutral, will depend on how well a development is 
received by the public, and on the general contribution of the development to the built environment. The character 
of a visual effect, and even the duration of a visual effect, is very dependent on the attitude of the viewer. If a viewer 
is opposed to a new building for reasons other than visual, that viewer is likely to see the building in a negative 
light, no matter how beautiful the building might be. Though buildings are intended to be permanent, and will be 
permanently visible, the extent of visual effects associated with a building often diminish with time, as other visual 
changes take place in the surroundings.

Where proposed new development is openly visible and a substantial element in a view, but where development of 
the scale proposed is supported by policy, the visual effects would usually be rated as ‘moderate’, that is, consistent 
with emerging trends. On the other hand, where proposed new development is openly visible and a substantial 
element in a view, but where development of the scale proposed is not supported by policy, the visual effects would 
usually be rated as ‘significant’,



Potential Visibility and Visual Effects from Photomontage Locations

A number of photomontages have been prepared by Digital Dimensions showing the proposed development as 
seen from a number of locations in the surrounding area. The potential visual impact from these locations is discussed 
below: The photomontages by Digital Dimensions are provided in a separate document.

Photomontage View 1
This view looks south from the old Lucan Road over a public green space in the foreground and towards terraces of 
two storey houses seen in the middle ground. The upper levels of three of the buildings of the proposed development 
are just visible to the right hand side of the view seen above and behind the two storey houses. The buildings of 
the proposed development are minor elements in the view. The extent of visibility of the proposed development 
will be even less in summer when foreground trees are in leaf. The visual effects arising from the existence of the 
development as seen from this view location is assessed as being ‘slight to ‘moderate’ in extent.

Photomontage View 2
This view looks south west along the Lower Kennelsfort Road. The upper levels of two of the blocks in the proposed 
development are visible in the centre of the view behind trees along Kennelsfort Road and two storey houses. in 
the middle distance. The proposed development is a minor element in the view and may not be noticeable at all in 
summer when foreground trees are in leaf. The visual effects arising from the existence of the development as seen 
from this view location is assessed as being ‘none to ‘slight’ in extent.

Photomontage View 3
This view looks north east towards the site of the proposed development from the overpass pedestrian bridge over 
the dual carriageway of the Chapelizod Bypass, from just east of the junction of the Bypass with Kennelsfort Road. 
The proposed development is the dominant element in the view. The scale of the proposed development appears 
to be greater than the modest scale of the two storey houses on Kennelsfort Road seen to the right, but the scale 
of the proposed development does not appear to be out of keeping with the grand sweep,of the Chapelizod Bypass, 
seen in the foreground and running away into the distance. From this location, the visual effects of the existence of 
the proposed development are considered to be ‘significant’ However, having regard to the Urban Development 
and Building Heights Guidelines for Planning Authorities, which seeks to drive a general increase in building heights 
(e.g. SPPR 2), it may be appropriate for the overall visual effects of the proposed development on the surrounding 
environment to be considered to be consistent with emerging trends for development and, therefore, ‘moderate’ in 
extent.

Photomontage View 4
This view looks north towards the site of the proposed development from the south east corner of the junction 
of the Bypass with Kennelsfort Road. The proposed development is the dominant element in the view. The scale 
of the proposed development appears to be somewhat greater than the scale of the two storey houses on Lower 
Kennelsfort Road immediately to the north of the subject site, though the development steps down where it 
comes close to these houses. The visual effects of the existence of the proposed development are considered to 
be ‘significant’ However, having regard to the Urban Development and Building Heights Guidelines for Planning 
Authorities, which seeks to drive a general increase in building heights (e.g. SPPR 2), it may be appropriate for 
the overall visual effects of the proposed development on the surrounding environment to be considered to be 
consistent with emerging trends for development and, therefore, ‘moderate’ in extent.

Photomontage View 5
This view looks north towards the site of the proposed development from the east side of Kennelsfort Road, a 
short distance south of its junction with the Chapelizod Bypass. The proposed development is a major element in the 
view. The scale of the proposed development appears to be somewhat greater than that of the existing buildings on 
Lower Kennelsfort Road to the north of the subject site, though the development steps down as it approaches the 



Kennelsfort Road. The scale of the proposed development does not appear to be inappropriate in the context of 
the major road junction in the foreground. The visual effects arising from the existence of the development as seen 
from this view location is assessed as being ‘moderate’ in extent.

Photomontage View 6
This view looks north west towards the site of the proposed development from the south side of the Chapelizod 
Bypass at a distance of some 250 metres from the proposed development. The proposed development is a relatively 
minor element in the overall view, and does not appear to be out of scale in the context of the Chapelizod Bypass. 
The visual effects arising from the existence of the development as seen from this view location is assessed as being 
‘slight to ‘moderate’ in extent.

Photomontage View 7
This view looks east towards the site of the proposed development from an elevated position on the north side of 
the N4 dual carriageway, west of the junction of the N4 and the M50. A small part of the proposed development is 
a just visible in the distance near the centre of the view, hardly noticeable in the context of the huge road junction in 
the foreground.  The location of the development is indicated by a red outline representing the hidden location and 
extent of the development. The visual effects arising from the existence of the development as seen from this view 
location is assessed as being ‘imperceptible’ in extent.. It should be noted that from ground level at this location, the 
proposed development is unlikely to be visible.

Photomontage View 8
This view looks south west along the Lower Kennelsfort Road, from a location very close to the proposed development. 
The proposed development is a substantial element in the view. The scale of the proposed development appears 
to be somewhat greater than that of the two storey houses on Lower Kennelsfort Road immediately to the north 
of the subject site and to the right in the view, though the development steps down as it approaches the Lower 
Kennelsfort Road. The scale of the proposed development does not appear to be inappropriate in the context of 
the major road junction of the Lower Kennelsfort Road with the Chalelizod Bypass. The visual effects arising from the 
existence of the development as seen from this view location is assessed as being ‘moderate’ in extent.

Photomontage View 9
This view looks south from within Waterstown Park from a point some 400 metres from the proposed development. 
The proposed development is not visible from this location and its hidden location is represented by a red outline. 
The proposed development will give rise to no visual effects from this location. It is possible that there may be 
some distant views of small parts of the proposed development from the northern side of Waterstown Park, from 
locations south of the mill race.

Photomontage View 10
This view looks north east from an area of green space near the north end of a residential cul de sac called The 
Glade, south west of the site of the proposed development and at a distance of some 350 metres from the proposed 
development. A small part of the upper levels of the most western building of the proposed development is seen 
in the middle distance near the centre of the view. The remainder of the proposed development is concealed by 
intervening buildings and planting and its hidden location is represented by a red outline. The proposed development 
is a minor element in the view. The visual effects arising from the existence of the development as seen from this 
view location is assessed as being ‘imperceptible’ to ‘slight’ in extent

The visual impact of aerial views of the proposed development has not been assessed.



Potential Visibility and Visual Impact from Local Structures on the Sites and Monuments Record

There are three local structures on the Sites and Monuments Record (SMR). all three are to the north east of the 
subject site and are close to Mill Lane.

DU017-025, Ring Barrow: situated on a hillock, overlooking the Liffey Valley on the grounds of Stewarts Hospital 
on the west side of Mill Lane. It is possible, but not likely that parts of the proposed development may be visible in 
the middle distance from the location of this monument. If visible from this location the existence of the proposed 
development is likely to give rise to ‘imperceptible’ visual effects.

DU017-026001, Church and DU017-026002, Graveyard: In the SMR the church is described as being located off 
Mill Lane on a natural shelf overlooking the River Liffey. The graveyard surrounds the Church. These monuments 
are some 675 metres from the proposed development and are on low ground near the bottom end of Mill Lane. 
A considerable amount of established planting and a substantial number of building intervene between the church 
and graveyard and the proposed development. Any inter visibility and any consequent visual effects are very unlikely.

Potential Visibility and Visual Impact from Local Protected Structures
Below is a list of protected structures located in the general area of the proposed development. In the case of each 
protected structure The number of the structure in the Record of Protected Structures is provided in bold italics 
followed in light italics by the location and description from the RPS. The likely visibility and visual impact from the 
location of the protected structure is then provided. Where the visual impact is given as ‘significant’ an alternative 
designation of (moderate) is also provided in brackets. This is provided because having regard to the Urban Design 
and Building Heights Guidelines for Planning Authorities, which seeks to drive a general increase in building heights (e.g. 
SPPR 2), it may be appropriate for the overall visual impact of the proposed development on the built environment 
to be considered to be consistent with emerging trends for development and, therefore, ‘moderate’ in extent.

006 Lower Road Palmerstown, Metal Bridge over River Liffey: Likely Visibility: some distant visibility may be possible; 
Likely Visual Effects: ‘imperceptible’ to ‘slight’

007 Fonthill/Palmerstown, Disused Mill Race: Likely Visibility: some distant visibility may be possible; Likely Visual Effects: 
‘imperceptible’

019 Palmerstown, Weir: Likely Visibility: none; Likely Visual Effects: none
027 Riversdale House, Lucan Road, Palmerstown,Three Storey House: Likely Visibility: none; Likely Visual Effects: none 
029 Mill Lane, Palmerstown,Victorian Style Mills, Lead & Copper Mill / Scutch Mill: Likely Visibility: none; Likely Visual 

Effects: none
035 Rose Cottage, Mill Lane, Palmerstown,Two Storey House: Likely Visibility: none; Likely Visual Effects: none
039 Off Mill Lane, Palmerstown, Ecclesiastical Remains, Stone Church (Ruin), Graveyard & Holy Tree (RM): Likely Visibility: 

none; Likely Visual Effects: none (see also DU017-026001 and DU017-026002 under the SMR above)
041 Lucan Barn (Former Riversdale Stables), Lucan, Barn: Likely Visibility some visibility may be possible; Likely Visual 

Effects: ‘slight’ 
042 Cottages 1-8, Mill Lane, Palmerstown, Cottage Terrace: Likely Visibility: none; Likely Visual Effects: none
043 Rivermount, Mill Lane, Palmerstown,Two Storey House With Basement: Likely Visibility: none; Likely Visual Effects: 

none
046 St. Philomena’s Church, Old Lucan Road, Palmerstown, Detached Gable-Fronted Church: Likely Visibility: relatively 

open; Likely Visual Effects: ‘significant’ (moderate)
051 Palmerstown Mills, Palmerstown, Stone Boiler House: Likely Visibility: none; Likely Visual Effects: none
055 Mill Lane, Palmerstown, Victorian Style Oil Mill Remains: Likely Visibility: none; Likely Visual Effects: none
060 Mustard Mills, Palmerstown, Brick & Stone Mills: Likely Visibility: none; Likely Visual Effectst: none 
064 Off Mill Lane, Palmerstown, Detached Three-Bay Two-Storey House: Likely Visibility: some visibility may be possible; 



Likely Visual Effects: ‘slight’ 
076 Milestone, Old Lucan Road, Palmerstown Lower, Granite Milestone: Likely Visibility some visibility may be possible; 

Likely Visual Effects: ‘slight’ 
078 Mill Lane, Palmerstown (Stewarts Hospital, Detached Three-Bay Two-Storey Red Brick House Former Superintendents 

House: Likely Visibility some visibility may be possible; Likely Visual Effects: ‘slight’
082 Palmerstown Barn, Palmerstown, Barn (Barn & Stableyard Of Stewart’s Institute): Likely Visibility some visibility may 

be possible; Likely Visual Effects: ‘slight’
086 Palmerstown House, Stewarts Hospital, Palmerstown, Detached Multiple-Bay Four Storey Former Country House 

“Stewarts”: Likely Visibility some visibility may be possible; Likely Visual Effects: ‘slight’
092 Buck House, Mill Lane, Lucan, Detached Three-Bay Single-Storey Former Gate Lodge: Likely Visibility: none; Likely 

Visual Effects: none 
420 Clarkeville Flower Shop, Main Street, Palmerstown, Detached, three-bay two-storey shop with residential at first 

floor level, c.1825: Likely Visibility: some visibility may be possible; Likely Visual Effects: ‘none to ‘slight’, see 
photomontage View 2.

421 Palmerstown House Public House, Main Street, Attached, eight-bay two-storey Public House (former coach-house): 
Likely Visibility: some visibility may be possible; Likely Visual Effects: ‘none to ‘slight’, see photomontage View 2. 

Potential Visibility and Visual Impact from the lands covered by the Liffey Valley Special Amenity Area Order

Section 9.3.3 of the South Dublin County Development Plan 2016 -2022 states: 

A Special Amenity Area Order (SAAO) was made for the Liffey Valley by Dublin County Council in 1990 and now 
straddles the administrative boundaries of South Dublin County Council and Fingal County Council. The extent of the area 
covered by the SAAO within the County is mapped on the County Development Plan maps that accompany this written 
statement. The SAAO includes an objective to preserve and enhance the character or special features of the area and 
objectives to limit development within the SAAO.

It is possible, but unlikely, that some parts of the upper elements of the proposed development will be visible in the 
distance from some restricted parts of the lands covered by the Liffey Valley Special Amenity Area Order. If visible, 
the likely visual effects would be considered ‘imperceptible’ to ‘slight’
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View looking towards the site of the proposed development from St. Philomena’s Church, The proposed development is likely to be visible from this 
location and the likely visual impact would be considered ‘significant’ (moderate)

View the south end of Mill Lane outside the former Palmerstown Barn- RPS 082. It may be just possible to see the proposed development from this 
location.



Cottages at the bottom of Mill Lane - RPS 042. The proposed development is very unlikely to be visible from this location.

View from outside the former gate lodge of Stewart’s Hospital - RPS 092. The proposed development is unlikely to be visible from this location.


