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14.0 EFFECT ON THE ENVIRONMENT: Landscape / Visual 

Impact. 

 

14.1 Introduction. 

14.1.1 This assessment is in accordance with the EPA’s Guidelines on the Information to 

be Contained in an Environmental Impact Statement, 2002, and the (UK) 

Landscape Institute Guidelines for Landscape and Visual Impact Assessment, 

Second Edition 2002 (the GLVIA), from which the methodology is derived. 

 

14.1.2 The assessment considers the potential landscape and visual impact of the Draft 

Planning Scheme for the Poolbeg Peninsula. The Draft Planning Scheme is 

intended to realise the following vision, adopted by the DDDA for the peninsula: 

 

  “To create an urban waterside quarter that facilitates sustainable and 

consolidated growth of Dublin City and articulates a new relationship 

between the City and the Bay. The quarter will provide for commercial, 

residential, cultural and amenity uses, whilst balancing the essential 

industrial and infrastructural requirements of the area. The recreational and 

amenity potential will be enhanced through a landscape and environmental 

framework, which optimises the natural resources and ecology of the 

peninsula”. 

 

14.1.3 Implicit in this vision, and in any redevelopment of the extensive brownfield lands 

on the peninsula, are significant landscape and visual impacts. The land use, 

landscape patterns and associated visual character of the peninsula would be 

altered, and these changes would be exposed to numerous sensitive visual 

receptors. These include the residents of the bayside neighbourhoods, the users of 

the coastal amenities, commuters using the coastal roads and railways, and visitors 

to Dublin travelling by sea and air. 

 

14.1.4 The assessment has been informed by survey of the site and receiving environment 

by professional landscape architects, observation of the Draft Planning Scheme 

design process, and illustrations of the potential visual effects prepared by ARC 

Architectural Consultants. 
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14.2 Assessment Methodology. 

14.2.1 The GLVIA prescribes that landscape and visual impacts be assessed by distinct 

although theoretically linked procedures. Landscape assessment considers the 

effects deriving from alterations to the elements and characteristics of the 

landscape, which may give rise to changes in its character, how it is experienced 

and hence the ascribed value of the landscape. Visual assessment is concerned with 

changes that arise in the composition of available views, the response of people to 

these changes and the overall effects on the area’s visual amenity. 

 

14.2.2 The format of the assessment is as follows. The methodology applied, including the 

criteria for decision making, is described where appropriate: 

 

  Section 14.3 The Receiving Environment - The landscape character of the 

Poolbeg Peninsula is described in terms of topography and drainage, land use 

and density, urban grain, block structure, building typology and architectural 

character. The immediate receiving environment, i.e. the landscape and 

waters connected to Poolbeg, are described, and the peninsula’s position in 

the landscape of the wider environment (the city) is discussed briefly. The 

potential visual receptors of change on the peninsula are identified. 

 

  Section 14.4 Relevant Characteristics of the Draft Planning Scheme - The 

characteristics and components of the proposed Planning Scheme that would 

have landscape and visual effects are described. Any ameliorative, remedial 

or reductive measures built into the Draft Planning Scheme in consideration 

of its potential impacts are also discussed. 

 

  Section 14.5 Likely Impact of the Draft Planning Scheme - The potential 

impact of the Draft Planning Scheme post-construction is discussed (the short 

term, variable impact imposed during construction has not been addressed 

specifically). Landscape and visual impact are discussed separately. 

 

  Section 14.6 Mitigation – The mitigation measures recommended to counter 

or limit any potential adverse landscape and visual impacts are identified. 
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14.2.3 The potential landscape impact is assessed based on: 

 

• The sensitivity of the landscape resource, which is a function of its land use, 

landscape patterns and scale, visual enclosure and distribution of visual 

receptors, and the value placed on the landscape. 

• The scale or magnitude of landscape effects or the quantity of change to be 

imposed on the landscape by the development. 

 

14.2.4 The landscape sensitivity is classified as high (exhibits a very strong positive 

character with valued elements and characteristics that combine to give an 

experience of unity, richness and harmony, therefore particularly sensitive to 

change in general), medium (exhibits positive character but has evidence of 

alteration to/degradation/erosion of elements and characteristics resulting in an area 

of mixed character, therefore potentially sensitive to change in general), or low 

(exhibits generally negative character with few valued elements or characteristics).  

 

14.2.5 The magnitude of change to the landscape is classified as high (total loss of or 

major alteration to the key elements or characteristics of the landscape, and/or 

introduction of elements considered totally uncharacteristic in the context of the 

receiving environment’s landscape character), medium (partial loss of or alteration 

to one or more key elements or features, and/or introduction of elements that may 

be prominent but may not necessarily be considered to be substantially 

uncharacteristic in the context of the receiving environment), low (minor loss of or 

alteration to one or more key elements or characteristics, and/or introduction of 

elements that may not be uncharacteristic in the context), or negligible (very minor 

loss, alteration or introduction of elements of the landscape). 

 

14.2.6 The visual impact assessment considers the changes in the character of the available 

views and the changes in the visual amenity of the visual receptors for a number of 

places/viewpoints selected to represent the receiving environment and its users. The 

potential visual impact on each viewpoint is assessed based on: 

 

• The sensitivity of the visual receptors, which is a function of the location and 

context of the viewpoint, the expectations and occupation or activity of the 

receptor, and the importance of the view. 
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• The magnitude of change to the field of view (towards the site) resulting from 

the development. This takes into account the extent of the view that would be 

occupied by the intrusion, e.g. full, partial, glimpse, etc. including the distance 

of the viewpoint from the development and its effect on the importance of the 

development in the field of view, the proportion of the development or 

particular features that would be visible, and whether the view of the 

development would be static, or a sequence or transient (as seen from a moving 

vehicle). 

 

14.2.7 Viewpoint sensitivity is classified as high (e.g. users of outdoor recreation facilities 

or centres of activity focussed on the landscape, and occupants of residential 

properties with views affected by the development), medium (e.g. people travelling 

through or past the affected landscape in cars or on public transport, i.e. viewing 

but not focussed on the landscape), or low (e.g. people at their place of work or 

engaged in similar activities such as shopping, etc., whose attention will be 

focussed on these activities). 

 

14.2.8 The magnitude of change to each view is classified as high (total loss of or major 

alteration to the key elements or characteristics of the view, and/or introduction of 

elements considered totally uncharacteristic in the context of the view), medium 

(partial loss of or alteration to one or more key elements or features, and/or 

introduction of elements that may be prominent but may not necessarily be 

considered to be substantially uncharacteristic in the context of the view), low 

(minor loss of or alteration to one or more key elements or characteristics, and/or 

introduction of elements that may not be uncharacteristic in the context), or 

negligible (very minor loss, alteration or introduction of elements of the view). 

 

14.2.9 The significance of the impacts (both landscape and visual) is determined based on 

the measurement of the magnitude of change against the sensitivity to change, as 

shown in Table 14.2.1 overleaf. 
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 Table 14.2.1 Assessment/Grading of Impact Significance. 

 Sensitivity 

 H M L 

 

H  

 

   High Significance 

M  

 

   Medium Significance 

L  

 

   Low Significance M
a
g

n
it

u
d
e 

N  

 

  

 

 

 

14.2.10 The predicted impacts are also classified as beneficial, neutral or adverse. This is an 

inherently subjective exercise; visual receptors’ attitudes to development will vary, 

and thus their response to the impact of a development will also vary. However the 

methodology applied is designed to provide robust justification for the conclusions 

drawn. 

 

14.2.11 Policy Context. 

14.2.11.1 In this section the policy relevant to the assessment of potential landscape and 

visual impacts of development in the Draft Planning Scheme Area is identified. 

National, regional and local statutory planning documents and guidelines have been 

considered. 

 

14.2.12 National Policy – National Spatial Strategy. 

14.2.12.1 The National Spatial Strategy (NSS) is the national planning framework designed 

to co-ordinate future development and planning in Ireland in a sustainable manner. 

The main purposes of the NSS are, through closer matching of where people live 

with where they work, to sustain a better quality of life for people, a strong, 

competitive economic position and an environment of the highest quality. 

 

14.2.12.2 The continued economic performance of the Greater Dublin Area (GDA) is 

identified as an essential driver in the realisation of these goals. However, it is 

acknowledged that the continued spread of the city physically, is counteractive to 

these goals. Therefore, the key objective in the further development of Dublin (and 

the GDA) should be the physical consolidation of the city. The NSS prescribes that 

planning for the metropolitan area should promote high density and mixed use 

development, particularly along public transport corridors and within the city 
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centre. Development should maintain a high quality environment and ensure 

opportunities for outdoor recreation within easy access. 

 

14.2.13 Regional Policy - Greater Dublin Area Regional Planning Guidelines 2004–2016. 

14.2.13.1 The Greater Dublin Area Regional Planning Guidelines 2004–2016 (RPG) propose 

an increased emphasis on the concentration of future development into the 

Metropolitan Area and into designated development centres. Development within 

the Metropolitan Area will be consolidated, supported by a much-enhanced multi-

modal transport system. For Dublin City Centre, this will require a further increase 

in overall residential development densities, with a high priority on the creation of 

elegant and exciting urban places, as well as measures to ensure priority for public 

transport. Further strategic policies relevant to this assessment include: 

 

• Economic development to be specialised in ways cognisant of the Metropolitan 

Area’s unique competitive strengths. For instance, special zones or cluster 

locations could be identified where generous height limits for buildings may be 

appropriate having regard to public transport accessibility and urban design 

criteria. 

• Urban design plans for renewal areas to ensure that intensification of 

development on sites can be achieved without negatively affecting amenity. 

• Promotion of employment and residential developments in proximity to each 

other in order to reduce the demand for travel and the dependence on private 

car transport. 

 

14.2.14 Local Policy - Dublin City Development Plan 2005–2011. 

14.2.14.1 The Dublin City Development Plan 2005–2011 (DCDP) sets out a spatial strategy 

to steer future growth of the city. It is stated in the introduction to the DCDP that 

the success of the framework will depend on the response to a number of ‘critical 

challenges’, including the following which are most relevant to landscape and 

development visibility: 

 

• The Challenge of City Identity: In a globalised open economy major cities trade 

on their differences. Urban regeneration should avoid causing the erosion of the 

particular qualities that make the place - the river, the building block of the 

street, the quality of architecture and the coherence of the urban structure. A 
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philosophy of urbanism which nurtures diversity, protects heritage, strives for 

unity and recognises and structures all the rich elements that make a city great 

and different, must inform the design process that drives urban regeneration and 

development. 

• The Challenge of Urban Structure: The expansion of the formerly contracted 

city core both eastwards and westwards along the river, combined with an 

intensive level of urban regeneration has resulted in a degree of confusion about 

the emerging urban spatial structure. The need to reflect and protect diversity 

must be balanced with the need for unity. The emergence of a series of local 

character areas in the inner city has the capacity to step down in scale and 

reflect local identity, while constituting strategic building blocks in the overall 

urban structure. 

 

14.2.14.2  Several Key Strategies are identified to respond to these challenges, including: 

 

• Urban Structure: Developing a coherent urban structure through the civic 

framework in the inner city and suburbs. 

• Character Areas: Developing the character area concept as a dynamic tool to 

assist urban management and the planning process at the local level and to 

integrate economic and cultural cluster thinking into the spatial landscape. 

Character area identification and development has been geared to promote 

diversity, build local identity and facilitate a focused area management 

approach. 

• Public Space: Making the provision, design and maintenance of quality public 

space central in the urban development and regeneration programme. 

Exploiting valuable elements such as the river, major urban spaces and key 

pedestrian routes geared to create unity in how the city is used. 

• Sustainable Density: Rising to the challenge of achieving sustainable density 

within development frameworks and in response to transport infrastructure. 

 

14.2.14.3 In describing the approach to developing the civic and urban framework of Dublin 

the DCDP makes particular reference to Dublin Bay and to the Poolbeg Peninsula. 

It states that the ongoing redevelopment of the Docklands has created a more 

immediate relationship between the city centre and the bay, and that the completion 

of the new tertiary wastewater treatment plant at Poolbeg has improved the 
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environmental quality of the bay, thereby creating the potential for exploiting its 

development and amenity possibilities. 

 

14.2.14.4 The DCDP states that the successful integration of Dublin Bay into the civic 

structure of the city will be promoted by the completion of a land use and urban 

design framework plan for an extensive area of the south bank adjacent to Poolbeg. 

(This policy led to the preparation of the Dublin South Bank Strategic Development 

Framework 2002, and Poolbeg Framework Plan 2003, which in turn informed the 

preparation of the Draft Planning Scheme.) The DCDP identifies the South 

Bank/Poolbeg area as a Framework Development Area (FDA13), for which the 

following guiding principles for development are prescribed specifically: 

 

1. To ensure that new development facilitates the implementation of a global 

landscape plan for the Poolbeg Peninsula developed in the context of the 

unique landscape qualities of the peninsula, river and bay area. 

2. To ensure that significant dimensions of the landscape framework are 

implemented as part of any future development in utilities. 

3. To support a ‘differentiated character’ approach within an overall landscape 

framework that will allow for the consolidation of specific activities. 

4. An urban scale and form of development with mixed use and defined areas of 

‘predominant character’. 

5. To allow for utilities operation and expansion within an overall environmental 

improvement strategy and landscape plan. 

6. To promote and protect the ecology of the area, while providing for recreational 

open space with public access (and provision of a pitch and putt course located 

on Poolbeg Peninsula) within a consolidation framework for public utilities, 

including the re-use of historic structures. 

7. To improve accessibility through the development of a movement framework 

with a strong emphasis on public transport, pedestrian/cycle networks and 

incorporating innovative approaches geared to developing sustainable modes of 

commuter movement and car parking. 

8. To initiate a phased development of both commercial development and public 

realm – landscape/road infrastructure. To ensure that key elements of the 

landscape framework are of the highest quality design and are implemented 

early in the overall phasing plan to set future precedent for area character. 
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9. To ensure phased implementation of major redevelopment sites can be linked to 

the implementation of significant public realm packages of the landscape 

framework plan identified outside of the commercial sites in question. 

10. To ensure that all development is compatible with the nature conservation 

designations of the south bay. 

11. To ensure that the unique landscape qualities of the Poolbeg Peninsula, rivers 

and bay area are recognised in any development proposals for the Poolbeg area 

and that the existing open character and nature of the views from Irishtown 

Nature Park are retained as far as practicable. 

 

14.2.14.5 Owing to the nature and scale of the development proposed in the Draft Planning 

Scheme, DCDP policy on high buildings is of some importance to this assessment. 

It is stated in the DCDP that the City Council recognises the growth of Dublin as a 

significant world financial/commercial centre and it is policy to allow for the 

development of high buildings in appropriate locations in order to promote 

investment, vitality and identity. The Council will consider the siting of high 

buildings in accordance with the principles and criteria enunciated in the document, 

Managing Intensification and Change: A Strategy for Building Height (refer to 

14.2.16 below). 

 

14.2.15 Local Policy - Dublin Docklands  Master Plan 2008. 

14.2.15.1 The Master Plan sets out the DDDA’s ambitions for the rejuvenation of the 

Docklands over the next five years and beyond. The overall objective of the Master 

Plan is to “secure the sustainable social and economic regeneration of the Area, 

with improvements to the physical environment being a vital ingredient”. Among 

the five Strategic Priorities of the Master Plan are the achievement of ‘genuine 

architectural legacy’ (and new city landmarks), and ‘creating a sense of place’ 

particularly by taking advantage of the waterfront. 

 

14.2.15.2 The Master Plan promotes the principle of mixed use. It states that new 

developments in the North Lotts and on the Poolbeg Peninsula will continue the 

transformation of Docklands from a residential and industrial harbour-front area to 

a mixed-use city community: “Future development in Poolbeg will offer living in 

close proximity to the City Centre with easy access to open space, shops, local 

services and public transportation”. 
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14.2.15.3 The Master Plan recognises that due to its industrial character, Poolbeg is not often 

perceived as part of the Docklands area, and that the perceived separation is 

emphasised by the wide and inhospitable nature of Sean Moore Road. It states that 

“Proposals for the development of residential and mixed-use areas on the Poolbeg 

Peninsula will reduce this separation and enhance Poolbeg’s image as part of the 

new Docklands”. 

 

14.2.15.4 The following aims and policies of the Urban Design Framework (Section Six of 

the Master Plan) are relevant to this assessment: 

 

• “Connectivity and Accessibility: Continue to improve connections between 

local communities and the surrounding city, through improved relationships 

between community, built form, space, and mix of use; the continued 

development of pedestrian, cycle and transport networks within an active and 

safe public realm; and the ongoing development of Docklands projects that act 

as a magnet for locals and visitors to the area”. 

• “Legibility: Enhance the legibility of the natural and built environment, 

including the River Liffey corridor, the surrounding natural and built 

landscape, and connections between place and space. In particular, enhance 

legibility by strengthening visual connections, facilitating coherent 

architectural form, responding to local landscape qualities and existing built 

form, and developing a hierarchy of indicators such as key public spaces and 

buildings”. 

• “Design, Scale and Use: Architectural design and scale shall evoke a sense of 

place within the Docklands, developed through the integration of appropriate 

form, function, and relationship with the surrounding context... Scale of 

development shall respond appropriately to the existing Docklands context 

while also continuing to build a character distinct to the area…”. 

• “Conservation: Continue to restore and conserve the unique historic identity of 

the Docklands”. 

• “Natural Heritage: Identification and enhancement of natural heritage areas 

and features, particularly where opportunities exist to improve nature and 

wildlife environments and provide for quality public realm”. 
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• “Open Space, Landscape and Amenity: The continued identification and 

implementation of strategic walking and cycling routes and networks, building 

strong links and connections with strategic nodes and other places of 

importance, while also assisting to strengthen local identity and opportunities 

for quality living. Building towards integrated public realm and 

interrelationship between public and private space, while incorporating 

initiatives for the development of open space for sports, community greening, a 

variety of play areas, and safe and friendly streetscapes”. 

• “Water Bodies: Continue to enhance the physical and psychological 

connections between the Docklands community and surrounding water bodies, 

enabled through ongoing improvements to public realm at the water edges; 

continued implementation of physical access; development of key public spaces 

and buildings…”. 

 

14.2.16 Local Policy Managing Intensification and Change, a Strategy for Dublin Building 

Height, 2002. 

14.2.16.1  Managing Intensification and Change, a Strategy for Dublin Building Height 2002 

is the product of a study commissioned by Dublin City Council in response to 

prevailing national and regional planning policy, and to growing pressure in the 

form of development proposals to increase city densities by building higher. The 

Strategy (a) identifies character areas within Dublin based on city-wide topography 

and morphological patterns, (b) considers the condition of these areas in terms of 

availability and ownership of lands and the value of existing character, and (c) 

suggests policy for change in terms of high building development: “Zones for 

change may vary from allowing minimum development to consolidate or retain the 

intrinsic character, to creating large scale new developments in brownfield sites, so 

creating new places”. 

 

14.2.16.2  The Docklands are identified as Character Area A, characterised by industrial use 

and new regeneration, harbour area and residential use sensitive to new 

development. A portion of the Docklands area, including Poolbeg Peninsula, is 

further categorised as a Large Brownfield Site, with potential for developing new 

morphologies and character due to a relative lack of contextual constraints: “Areas 

such as Heuston or the Docklands with large under-utilised sites are development 
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character areas with opportunity for considerable development (i.e. defined not by 

their historic value but also by use and an understanding of potential)”. 

 

14.2.16.3  Guidance in the Strategy discriminates between individual high buildings and high 

building clusters, the latter being relevant to this assessment. The report states that 

contrary to individual high rise buildings which fulfil primarily an image or 

landmark function, high rise clusters have the potential to significantly add to the 

density levels of a location, thereby impacting on the city-wide context. It 

continues… “This reasoning in itself shifts the reasoning for a group of high 

buildings beyond purely aesthetic and city design arguments” (p.54). Furthermore, 

the report stresses that whereas the single building has an impact on a specific 

location, the high cluster can generate its own environment and hence lead to the 

creation of a new place. The following criteria for identifying suitable locations for 

high building clusters are proposed: 

 

• “Direct access to public transport from regional and city-wide networks; 

• Availability of large brownfield sites to support the scale and extent of such 

development; 

• Relative distance of new activity places from established activity nodes within 

existing areas to ensure they are not compromised.” 

 

14.2.16.4  The Strategy identifies Heuston Station and the Spencer Dock transport interchange 

(in North Lotts) as locations with potential for development in the short term. In 

addition it states: “Further expansion of Dublin’s infrastructure to service new 

expansion sites toward the harbour, Poolbeg Peninsula, Grand Canal Dock and 

underdeveloped lands to the west of Heuston station, will create the potential for 

these locations to develop high cluster or core forms in the long term. While these 

locations have the potential for developing higher densities, their capacities will be 

ultimately defined by the transport infrastructure network”. 

 

14.2.16.5  Key factors needing rigorous evaluation through development control in relation to 

 high clusters are identified as follows: 

 

• “The type of development model adopted and its relevance and 

appropriateness to the European and Dublin context; 



Poolbeg Planning Scheme EIS  February 2009 

 

 

Cunnane Stratton Reynolds  Effect on the Environment: 

  Landscape/Visual Impact 

 

 

13 

• The grain, public accessibility patterns and city connections which are often 

compromised by large scale comprehensive development; 

• The treatment and character of the ground floor which is dependent upon use; 

• The micro-climatic conditions within and around the development; 

• Potential for added value from new facilities with city-wide demand; 

• City-wide regeneration objectives and the diversification of existing buildings 

stock and their implications on market demand; 

• The elegance of new skyline profiles and quality of building and outdoor space 

design” (p.60). 

 

14.2.16.6   These are the criteria (amongst others) by which any high building development on 

the Poolbeg Peninsula should be measured. Furthermore, it is stated in the Strategy 

that the balance between individual gain and public amenity should be achieved in 

high intensity cluster development: “Whilst high buildings provide spectacular 

views and landmark address for the inhabitants, they should also provide 

attractive, and safe open space network, and accessible views for the wider public” 

(p61). 

 

14.3  The Receiving Environment. 

 

14.3.1 The Landscape of the Poolbeg Peninsula. 

14.3.1.1  Among the elements that define urban landscape character at a local scale are the 

following: 

 

• Topography and drainage; 

• Land use (mix of functions, zoning, horizontal and vertical distribution); 

• Urban grain (street and block structure, block size, subdivision or plot sizes and 

scale of public spaces, etc.); 

• Block structure (height, massing, size of plot and site subdivision); 

• Density (amount of floor space per hectare); 

• Building typology (function, size, tenure and access); 

• Architectural character (form, set-back, profile, silhouette, colours, materials, 

textures and details). 
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14.3.1.2 Analysing the landscape in terms of these characteristics provides a clear 

understanding of the receiving environment, and of the potential effects of new 

development on the landscape character. 

 

14.3.2 Topography and Drainage. 

14.3.2.1 Poolbeg is a man-made peninsula. Its development began with the construction of 

the Great South Wall between 1703 and 1785 but the majority of the area was 

reclaimed from the sea in the twentieth century. There is little discernible variation 

in slope and elevation across the peninsula except at the Irishtown Nature Park and 

at the edges where the land meets the surrounding waters. The character of the 

land/water interface varies around the shoreline. To the north the edge is hard and 

industrial in character against the deep, canalised Liffey channel, allowing for the 

docking of large freight vessels. The southern edge is more gradual and natural in 

character, with sections of rock armour and elsewhere a sandy beach between the 

peninsula and the tidal flats off Sandymount. The Great South Wall extends from 

the eastern end of the peninsula towards the centre of Dublin Bay. 

 

14.3.3 Land Use. 

14.3.3.1 The predominant land use of the peninsula - industry and utilities - has influenced 

all other aspects of the landscape from urban grain to architecture. The cessation of 

operations on the large industrial sites towards the western end of the peninsula has 

created the opportunity for redevelopment which the Draft Planning Scheme is 

intended to facilitate. A number of industrial sites and utilities remain in operation 

on the peninsula. These include, along the northern edge, the Dublin Port freight 

yard and fuel storage area, towards the centre and east the Dublin waste water 

treatment works, and further east the ESB power station and storage tanks. Planning 

permission has been granted for a waste-to-energy power station at the centre of the 

peninsula. 

 

14.3.3.2  The other major land use is open space (see Figure 14.3.3.1 below), which provides 

for active and passive recreation as well as wildlife conservation. Sean Moore Park 

provides active recreation facilities and feeding for wild birds, and forms a green 

buffer between the industrial sites and the residential neighbourhoods of Irishtown 

and Sandymount to the west. A path along the southern foreshore of the peninsula 

provides access to Irishtown Nature Park (and an adjacent wild bird feeding area) 
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and beyond that to the South Wall, a recreation amenity of city-wide importance. 

Sandymount strand is connected to the southern foreshore. 

 

Figure 14.3.3.1 Existing Public Open Space. 

 

 

14.3.4 Urban Grain, Block Structure and Density. 

14.3.4.1 The urban grain on the peninsula developed incrementally as the land was 

reclaimed from the bay. The pattern of roads, blocks and plots is rectilinear and of 

low density, having been dictated by the industrial use of the lands. The main 

access road (Pigeon House Road) roughly follows the alignment of the Great South 

Wall, the original organising element of the landscape, along the northern side of 

the peninsula (the wall gave the peninsula its east-west aligned linear form, but a 

substantial section is now buried or only partially exposed beside Pigeon House 

Road and it no longer reads as a feature of the landscape). South Bank Road, White 

Bank Road and Shellybanks Road give lateral access from Pigeon House Road to 

the industrial plots south of the road. 

 

14.3.4.2 The large blocks/plots formed by the roads were each occupied by a single land 

owner. Development density on the plots is difficult to measure by typical urban 

standards. In some cases building coverage of the plot is high but the buildings are 

only single volume. In other cases the building footprint is small but the structures 

are tall. In most cases the remainder of the plot (outside of the building footprint) is 

occupied by hard-standing areas. A number of small, green open spaces do exist 

between roads and the plot boundaries – essentially left-over space, for example 
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around the northern and eastern edge of the sewage works. These are not zoned 

open space and have limited amenity or habitat value. 

 

14.3.5 Building Typology and Architectural Character. 

14.3.5.1 The building typology and architectural character on the peninsula are utilitarian 

and dictated by the particular function of each industrial plot/land use. They vary in 

scale, form and material composition, from extensive warehouse complexes (e.g. 

the IGB site - now demolished) to angular and cylindrical storage tanks and plant 

with tall chimneys (including Dublin’s tallest structures - the 207m ESB power 

station chimneys). The majority of the structures can be considered unsightly, 

although some, notably the ESB chimneys, have achieved landmark status due to 

their size and prominent location. The exceptions in terms of architectural character 

and aesthetic value are the historic structures on Poolbeg, notably the Pigeon House 

hotel and power station. Their value is however diminished by the quality of their 

immediate environs and lack of exposure to the public realm and visual receptors. 

 

14.3.5.2 In summary, the landscape of the Draft Planning Scheme Area is characterised by 

its peninsular structure and a history of industrial land use. This has given rise to a 

low density, rectilinear urban grain and a disparate arrangement of buildings of 

widely varying scale, typology and architectural character. Several open spaces 

connected by the southern foreshore have high recreation and conservation value. 

While individual cultural historic features such as the Great South Wall, Pigeon 

House Dock, hotel and power station are valuable, the landscape patterns and the 

general appearance of the peninsula are of limited value in terms of city-wide and 

local landscape character. 

 

14.3.6 The Landscape of the Immediate Receiving Environment. 

 

 North of Poolbeg. 

14.3.6.1 To the north of the peninsula on the far side of the Liffey River is Dublin Port, a 

man-made peninsula dominated by industrial use. The port functions as a freight 

shipping and passenger ferry terminal. The character of this landscape is similar to 

that of Poolbeg, i.e. large plots occupied by structures of variable scale and form 

and extensive hard open space. Unlike Poolbeg, there is no recreational and nature 

conservation use in the port area north of the Liffey. 
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14.3.6.2 Beyond Dublin Port are the suburban neighbourhoods of East Wall, Fairview, 

Clontarf, Raheny and Sutton spread around the northern coastline of Dublin Bay to 

Howth Head. In the shallows of the bay, parallel to the coastline, lies North Bull 

Island, a landscape used exclusively for recreation and nature conservation. 

 

 West of Poolbeg. 

14.3.6.3 There is little integration or connectivity between the Poolbeg Peninsula and the 

surrounding neighbourhoods. Sean Moore Road and Beach Road form a division in 

the landscape between the residential areas to the west and the industry and open 

space to the east. This line is crossed only for access to Sean Moore Park and the 

southern foreshore (connecting to Irishtown Nature Park and the South Wall). 

 

14.3.6.4 Immediately to the west of Sean Moore Road are the residential neighbourhoods of 

Irishtown and Ringsend. These areas are characterised by a fine urban grain and 

irregular street and block pattern, with mostly two storey terraced houses and some 

recent apartment developments. The residents of the houses fronting Sean Moore 

Road are among the most sensitive visual receptors of development on the 

peninsula. The neigbourhood residents are also among the main user groups of the 

recreation amenities of Poolbeg. These open spaces, particularly Sean Moore Park, 

form a green buffer between the residential landscape and the industry and utilities 

of the peninsula. 

 

14.3.6.5 Beyond Irishtown and Ringsend is the emerging high density mixed use landscape 

of Grand Canal Dock, incorporating some remaining industrial uses as well as 

residential, commercial and cultural. This area is characterised by a medium to 

large grain and regular grid of streets and blocks perpendicular to the waterfront. 

Buildings vary in form, scale and architectural style, depending on their use. Some 

of the new residential blocks (and some historic industrial buildings) are mid rise 

(16 storey), and a high rise building (the U2 tower) is due to begin construction. 

 

 South of Poolbeg. 

14.3.6.6 South of Irishtown and across Beach Road from the Draft Planning Scheme Area is 

the residential neighbourhood of Sandymount, which extends around the southern 

shore of Dublin Bay towards Booterstown and Blackock, Dun Laoghaire Harbour 
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and the headland at Dalkey. The landscape of Sandymount is characterised by a 

fine grain of blocks; the streets meet the coast roads (Beach Road and Strand Road) 

at right angles. The buildings are mostly two to three storey terraced and detached 

period houses set back behind mature front gardens. The residents of the houses 

fronting Beach Road and Strand Road are among the most sensitive visual receptors 

of development on the peninsula. 

 

 The Surrounding Waters. 

14.3.6.7 The water surrounding the peninsula to north, south and east varies in character and 

use. To the north and west is the deep, canalised Liffey River, an important 

transport route into the city for freight and passengers and the focal point of the 

emerging Docklands city quarter. To the south is Sandymount Strand, a broad 

intertidal area subject to multiple environmental designations and well-used as a 

recreation amenity at low tide. To the east the Great South Wall extends from the 

end of the peninsula into the centre of Dublin Bay. 

 

14.3.7 The Landscape of the Wider Environment. 

14.3.7.1 Dublin Bay and the Liffey River are two of the defining elements of the landscape 

of Dublin, having influenced the location, structure and orientation of the city’s 

urban development. As a man-made projection of the south bank of the Liffey into 

the centre of Dublin Bay, Poolbeg Peninsula is a landscape feature of city-wide 

significance. Its proximity to the city centre and particularly the regenerating 

Docklands areas lends further importance to the area. However as a result of the 

present use and environmental condition of the peninsula it acts as a buffer between 

the city and the bay rather than an element of integration. 

 

14.3.8  Visibility and Visual Receptors. 

 

 West of Poolbeg. 

14.3.8.1 As a result of the fine urban grain and high degree of enclosure generated by the 

terraced houses, the visibility of Poolbeg from within the neighbourhoods 

immediately west and south of the peninsula (Ringsend, Irishtown and 

Sandymount) is relatively limited. However, the eastern portions of Irishtown and 

Sandymount in particular (off Sean Moore Road and Beach Road), are highly 

exposed to landscape and visual change at Poolbeg by virtue of their proximity. 
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These areas are primarily residential, but include public facilities such as schools 

and churches. The majority of these visual receptors would be highly sensitive to 

landscape and visual change. 

 

14.3.8.2 A number of roads in these areas are aligned in such a way as to afford views to the 

east and north east, most notably Bath Avenue/Londonbridge Road and Ringsend 

Road/Bridge Street. Many of the lesser roads are either kinked or terminate at a T 

junction, in which case the views towards Poolbeg are obstructed by buildings in 

the foreground. Road users can generally be considered to be of medium sensitivity 

to visual change. 

 

 Dublin Bay Coastline. 

14.3.8.3 The concave form of Dublin Bay orientates all seaward views from the city’s 

coastline towards its centre, into which Poolbeg Peninsula projects. The peninsula 

is a prominent element of views from the coastline of Howth, Sutton and Clontarf, 

from the Liffey corridor east of the city centre, and from the coastline of 

Sandymount, Blackrock, Dun Laoghaire and Dalkey. According to the recent 

publication for consultation, A Vision for Dublin Bay, more than 150,000 Dubliners 

live and work in these coastal neighbourhoods, ‘the city’s window to the bay’. The 

view of Dublin Bay is one of the main motivating factors for people choosing to 

live in these areas. While the generally leafy and low rise character of the coastal 

neighbourhoods does restrict visibility of the peninsula to the houses closest to the 

coastline, these residents do represent a large and highly sensitive group of visual 

receptors. 

 

14.3.8.4 Another group of highly sensitive visual receptors is the recreational users of the 

coastal amenities including Howth Head, North Bull Island and Clontarf 

Promenade to the north, Sandymount Strand to the south and the Great South Wall 

extending into the bay east of the peninsula. In addition to the land-based activities 

there are bathing and other water sports facilities spread around the coastline of the 

Bay including sailing clubs in Clontarf, East Wall and Dun Laoghaire providing 

access to Bay. 

 

14.3.8.5 Clontarf Road (R105), Strand Road (R131) and East Wall Road as it crosses the 

East Link Bridge are important vehicular access routes to Dublin City Centre for 
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commuters and visitors, carrying a high volume of traffic. The DART between 

Merrion/Booterstown and Dun Laoghaire also follows the coastline, providing a 

view unobstructed by buildings across the Bay towards Poolbeg. Given the gateway 

status of these routes into the city (especially for new arrivals at Dun Laoghaire and 

Dublin Harbours and day-trippers to Howth, Dalkey, etc.), these visual receptors 

should be considered highly sensitive. 

 

 Dublin City Centre and the Liffey Corridor. 

14.3.8.6  The generally fine urban grain of Dublin restricts visibility of the peninsula from 

the city quarters removed from the coastline. However, certain areas characterised 

by broad open spaces afford more distant views. These include locations with high 

recreation amenity value such as the newly developed Grand Canal Square and the 

Liffey quays east of the city centre. These visual receptors are highly sensitive. 

Visibility along the rest of the river corridor is restricted as a result of its sinuous 

course which limits views to the short and middle distance. Certain elevated 

locations further west into the urban structure afford views of at least the taller built 

elements on the Poolbeg landscape, such as the Ringsend Power Station chimney 

stacks. 

 

 City Gateways. 

14.3.8.7  The peninsula is prominent in views from international sea and air routes to and 

from Dublin. The coastline of Dublin Bay including Poolbeg is the first part of the 

country seen in any detail by approaching ferry and airline passengers. 

 

14.3.8.8  The peninsula’s visual exposure to such a large number of people and from such 

critical vantage points has resulted in its tallest structures, the 207m Poolbeg 

chimneys, gaining iconic status. They are visible from a substantially wider area 

and are as recognisable as any of Dublin’s other tall structures (e.g. the Spire, 

Wellington Monument, Guinness Storehouse, Liberty Hall, etc.). Any high rise 

development on the peninsula will be similarly exposed. 
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14.4  Relevant Characteristics of the Draft Planning Scheme. 

14.4.1 The implementation of the Draft Planning Scheme would fundamentally transform 

the character and identity of the Poolbeg Peninsula. The main elements and 

characteristics of the Draft Planning Scheme are briefly described below. 

 

14.4.2 Landscape Framework. 

14.4.2.1 The Draft Planning Scheme is given structure by a landscape framework that 

connects the existing open spaces to new open spaces on the peninsula and in the 

surrounding landscape. 

 

Figure 14.4.2.1 Proposed Landscape Framework. 

 

 

14.4.2.2 The main components of the landscape framework are as follows: 

• Ringsend Park – Access to the presently underused facility will be improved by 

means of two pedestrian and cyleways linking it to the new urban quarter on 

Poolbeg. This is intended to maximise the value of the park by making it 

available to the new community, and to encourage interaction between the new 

community and the surrounding neighbourhoods. 

• Sean Moore Park – Along with the retention of the two existing playing fields, 

it proposed in the Draft Planning Scheme that a formal playground be 

developed and that pedestrian and cycle routes to and through the park be 

provided to improve access from the surrounding neighbourhoods. The park 
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would also be enhanced with tree planting in the form of a woodland corridor 

around the edges. 

• Irishtown Nature Park & Wild Bird Feeding Area – It is proposed that the 

topography of the park be adjusted to allow for improved access (nature walks) 

and that the biodiversity and amenity value be enhanced through additional 

planting. A strip of land between Irishtown Nature Park and the Dublin waste 

water facility is presently reserved and managed as a wild bird feeding area 

(and is the subject of a DoEHLG proposal for extension of the Dublin Bay 

SPA). This area would be retained in its present condition if included in the 

SPA, but if the designation is not extended to include the area, then one option 

of the Draft Planning Scheme is to provide a road through this strip, adjacent to 

the waste water treatment facility boundary. 

• Southern Foreshore, Beach Park – To the west of Irishtown Nature Park it is 

proposed to enhance the existing linear open space along the southern shoreline 

of the peninsula with a formal park (Beach Park) of some 40-100m width, 

extending back from the shoreline. The park would incorporate a sandy beach 

with dune-like landforms, as well as amenity grassland and hard landscaped 

areas. A promenade through the space would connect it to the southern 

foreshore to west and east. (See Figure 14.4.2.2 below.) 

• Beach Walk and Green Hill – East of the Beach Park and Irishtown Nature 

Park, it is proposed to improve the public walk along the southern shoreline 

connecting to the Great South Wall and Poolbeg Lighthouse. It is proposed that 

an area of land beside (to the north of) the Beach Walk, owned by the ESB, be 

visually enhanced by amenity grassland and tree planting. 

• Southshore Green – To the west of the wild bird feeding area it is proposed to 

create a linear park between the utilities and the new neighbourhood along the 

southern shore of the peninsula (Southshore Village). This area would be 

sloped and densely planted to create a visual and acoustic buffer between the 

utilities and the residential area, and to provide habitat for wildlife (see Figure 

14.4.2.2 below). 

• Dublin Bay Valley – One of two major urban open spaces proposed in the Draft 

Planning Scheme is a linear space extending from the southern foreshore and 

Sandymount Strand into the core of the new mixed use urban quarter in Zone 1. 

It tapers from a width of some 70m at the shoreline to a 20m pedestrian 

boulevard that meets Sean Moore Road to the north west. The character of the 
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space changes along its length from the boulevard to a hard-surfaced urban 

plaza (although densely planted with trees) in the centre of the urban quarter 

and a green ‘cascade park’ towards the southern foreshore. Water is 

incorporated into the space in a series of ponds serving amenity and water 

cleansing functions. (See Figure 14.4.2.2 below.) 

• Pigeon House Park – The other major urban open space proposed in the Draft 

Planning Scheme is at Pigeon House Dock. The waste water treatment 

overflow tanks would be covered and this large rectangular area developed as a 

green space at the centre of the new culture-orientated urban quarter 

(incorporating the rejuvenated dock, hotel, fort and power station as well as a 

range of new buildings). The green area would step down towards an urban 

plaza surrounding the dock itself. (See Figure 14.4.2.2 below.) 

 

Figure 14.4.2.2 Proposed New Public Open space. 

 

 

14.4.2.3 As well as these elements of a landscape framework, the Draft Planning Scheme 

proposes to use landform interventions to (a) create a buffer between the new 

development and the utilities on the peninsula, (b) contribute to the definition of 

urban character, and (c) to maximise amenity value (by creating elevated areas and 

southern aspect, specifically for views over Sandymount Strand). These are shown 

indicatively in Figure 14.4.2.3 below. 
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Figure 14.4.2.3 Proposed Topography. 

 

 

14.4.3 Development Zones. 

14.4.3.1 The Draft Planning Scheme is divided into four Development Zones, each of which 

would have a distinct character generated by its land use mix, urban grain, block 

structure and density, building typology and architectural character (see Figures 

14.4.3.1-4). The four zones are shown and described briefly below. 
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Figure 14.4.3.1 – Proposed Development Zones. 

 

 

Figure 14.4.3.2 – Proposed Indicative Block Structure of Development Zones. 
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Figure 14.4.3.3 – Proposed Height Strategy. 

 

 

Figure 14.4.3.4 – Proposed Architectural Variety. 
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• Zone 1, Bay View – This is an area of high urban intensity incorporating 

residential, commercial and retail land uses. Residential use is concentrated 

towards the west, interspersed with community facilities and small local parks. 

Commercial use is concentrated towards the north and east of the zone. The 

proposed urban grain, essentially a grid pattern, is aligned to connect to the 

streets in Ringsend and Irishtown to the north west (Pigeon House Road, Pine 

Road and Bremen Road). A series of new roads perpendicular to these create a 

grid of urban blocks. A pedestrian boulevard cuts diagonally through the grid 

from north to south to increase permeability. A broad corridor of open space 

(Dublin Bay Valley) penetrates the Zone from the south east, focussing the area 

towards the bay. In the predominantly residential western portion of Zone 1 is 

occupied by perimeter blocks with internal courtyards. In the predominantly 

commercial eastern portion there is more variety, including slender 

blocks/buildings fronting the urban plaza (with retail, restaurants, galleries and 

community facilities on the ground floor to animate the open space) and a 

double-sized block comprising a large retail unit wrapped by smaller units 

fronting the streets. The proposed buildings are lowest along the north western 

edge of Zone 1 fronting Sean Moore Road, and highest fronting the central 

urban plaza and Sean Moore Park to the south west. The Draft Planning 

Scheme encourages a wide variety of architecture to generate a distinct 

character for Poolbeg as a whole, and four ‘special buildings’ (described as 

having exceptionally high architectural and place-making qualities) are 

proposed in Zone 1. These parameters are shown in Figures 14.4.3.3 (Proposed 

Height Strategy) and 14.4.3.4 (Proposed Architectural Variety) above. Visual 

interpretation of how Zone 1 could be developed is shown indicatively in Plate 

14.4.3.1. 
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Plate 14.4.3.1 – Artist’s Impressions of Zone 1, Bay View. 

   

Above: Dublin Bay Valley – Plaza and Cascade Park. 

 

Above: Sean Moore Road. 

   

Above left: School and local park.         Above right: Promenade along Sandymount Strand 




