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10. LANDSCAPE & VISUAL  

10.1 Introduction  
This Landscape and Visual Impact Assessment (LVIA) prepared by Cunnane Stratton Reynolds Ltd (CSR) 

was informed by a desktop study and a survey of the site and receiving environment in June 2019. The 

assessment is in accordance with the methodology prescribed in the Guidelines for Landscape and Visual 

Impact Assessment, 3rd edition, 2013 (GLVIA) published by the UK Landscape Institute and the Institute 

for Environmental Management and Assessment.  

The report identifies and discusses the landscape and visual constraints effects in relation to the proposed 

development at Cornamagh, Coosan, Athlone.  

10.1.1 Statement of Authority  

CSR provides specialist landscape and visual services for projects from inception, through site/route 

selection, environmental impact assessment (EIA) and the planning process, to detailed design and 

construction. The company specialises in landscape character assessment (LCA) and landscape and visual 

impact assessment (LVIA) ð for a wide variety of projects. The company also specialises in the 

assessment and planning of scenic and heritage-rich landscapes, for conservation and/or tourism facilities 

development.  

Evelyn Sikora MILI is the chapterõs main author, and Alastair Ferrar CMLI provided oversight and 

review. Evelyn Sikora is a qualified landscape architect and town planner. She is also a Corporate 

Member of the Irish Landscape Institute. She has specialised in Landscape and Visual Assessment  

(LVIA) and has five yearsõ experience in a range of projects, including Strategic Infrastructure Projects 

throughout Ireland. Alastair Ferrar is a qualified landscape architect and urban designer with 20 yearsõ 

experience. He is a Chartered Member of the Landscape Institute (CMLI) having worked predominantly 

within the UK but also in South Africa. Alastairõs project experience ranges from large scale strategic 

design, master planning and detailed design to LVIA and landscape planning.  

10.2 Methodology  
Ireland is a signatory to the European Landscape Convention (ELC). The ELC defines landscape as ôan 

area, as perceived by people, whose character is the result of the action and interaction of natural and/or 

human factorsõ. This definition is important in that it expands beyond the idea that landscape is only a 

matter of aesthetics and visual amenity. It encourages a focus on landscape as a resource in its own right - 

a shared resource providing a complex range of cultural, environmental and economic benefits to 

individuals and society.  

As a cultural resource, the landscape functions as the setting for our day-to-day lives, also providing 

opportunities for recreation and aesthetic enjoyment and inspiration. It contributes to the sense of place 

experienced by individuals and communities and provides a link to the past as a record of historic socio-

economic and environmental conditions. As an environmental resource, the landscape provides habitat 

for fauna and flora. It receives, stores, conveys and cleans water, and vegetation in the landscape stores 

carbon and produces oxygen. As an economic resource, the landscape provides the raw materials and 

space for the production of food, materials (e.g. timber, aggregates) and energy (e.g. carbon-based fuels, 

wind, solar), living space and for recreation and tourism activities. 

The GLVIA notes that Landscape is not unchanging. Many different pressures have progressively altered 

familiar landscapes over time and will continue to do so in the future, creating new landscapes. For 

example, within the receiving environment, the environs of the proposed development have altered over 

the last thousand years, from wilderness to agriculture and settlement. 

Many of the drivers for change arise from the requirement for development to meet the needs of a 

growing population and economy. The concept of sustainable development recognises that change must 

and will occur to meet the needs of the present, but that it should not compromise the ability of future 
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generations to meet their needs. This involves finding an appropriate balance between economic, social 

and environmental forces and values. 

The reversibility of change is an important consideration according to the GLIVA. If change must occur 

to meet a current need, can it be reversed to return the resource (in this case, the landscape) to its 

previous state to allow for development or management for future needs. 

Climate change is one of the major factors likely to bring about future change in the landscape, and it is 

accepted to be the most serious long-term threat to the natural environment, as well as economic activity 

(particularly primary production) and society. The need for climate change mitigation and adaptation, 

which includes the management of water and more extreme weather and rainfall patterns, is part of this. 

10.2.1 Guidance  

Landscape and Visual Impact Assessment (LVIA) is a tool used to identify and assess the significance of 

and the effects of change resulting from development on both the landscape as an environmental 

resource in its own right and on peopleõs views and visual amenity. 

The methodology for assessment of the landscape and visual effects is informed by the following key 

guidance documents, namely: 

 Guidelines for Landscape and Visual Impact Assessment, 3rd Edition 2013, published 

by the UK Landscape Institute and the Institute of Environmental Management and 

Assessment (hereafter referred to as the GLVIA). 

 Guidelines on the information to be contained in Environmental Impact Assessment 

Reports (Environmental Protection Agency, 2017 Draft) 

References are also made to the ôLandscape and Landscape Assessment ð Consultation Draft of 

Guidelines for Planning Authoritiesõ document, published in 2000 by the Department of Environment, 

Heritage and Local Government.   

 

Use of the Term ôEffectõ vs ôImpactõ 

The GLVIA advises that the terms ôimpactõ and effectõ should be clearly distinguished and consistently used 

in the preparation of an LVIA. 

 ôImpactõ is defined as the action being taken. In the case of the proposed works, the impact would include 

the vegetation clearance and construction of the proposed development and associated site works.  

 ôEffectõ is defined as the change or changes resulting from those actions, e.g. a change in landscape 

character, or changes to the composition, character and quality of views in the receiving environment. This 

report focusses on these effects. 

Assessment of Both ôLandscapeõ and ôVisualõ Effects 

Another key distinction to make in a LVIA is that between landscape effects and the visual effects of 

development. 

ôLandscapeõ results from the interplay between the physical, natural and cultural components of our 

surroundings. Different combinations of these elements and their spatial distribution create distinctive 

character of landscape in different places. ôLandscape character assessmentõ is the method used in LVIA 

to describe landscape, and by which to understand the potential effects of a development on the 

landscape as ôa resourceõ. Character is not just about the physical elements and features that make up a 

landscape, but also embraces the aesthetic, perceptual and experiential aspects of landscape that make a 

place distinctive.  

Views and ôvisual amenityõ refer to the interrelationship between people and the landscape. The GLVIA 

prescribes that effects on views and visual amenity should be assessed separately from landscape, although 

the two topics are inherently linked. Visual assessment is concerned with changes that arise in the 
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composition of available views, the response of people to these changes and the overall effects on the 

areaõs visual amenity. 

The assessment of landscape and visual effects included a desktop study, review of the proposed 

development drawings and visualisations, and a site visit which was carried out in June 2019.  

10.2.2 Methodology for Landscape Assessment  

In Section 10.6 of this report the landscape effects of the development are assessed. Landscape impact 

assessment considers the likely nature and scale of changes to the main landscape elements and 

characteristics, and the consequential effect on landscape character and value. Existing trends of change in 

the landscape are taken into account. The potential effect is assessed based on measurement of the 

landscape sensitivity against the magnitude of change which would result from the development. 

Sensitivity of the Landscape Resource 

Landscape Sensitivity: Landscape sensitivity is a function of its land use, landscape patterns and scale, 

visual enclosure and distribution of visual receptors, scope for mitigation, and the value placed on the 

landscape. It also relates to the nature and scale of development proposed. It includes consideration of 

landscape values as well as the susceptibility of the landscape to change. 

Landscape values can be identified by the presence of landscape designations or policies which indicate 

particular values, either on a national or local level. In addition, a number of criteria are used to assess the 

value of a landscape. These are described further in Section 10.6 below. 

Landscape susceptibility is defined in the GLVIA as the ability of the landscape receptor to accommodate 

the proposed development without undue consequences for the maintenance of the baseline scenario 

and/or the achievement of landscape planning policies and strategies. Susceptibility also relates to the type 

of development ð a landscape may be highly susceptible to certain types of development but have a low 

susceptibility to other types of development.  

For the purpose of assessment, five categories are used to classify the landscape sensitivity of the receiving 

environment. 

Sensitivity is therefore a combination of Landscape Value and Susceptibility.  

 
Table 10-1 : Categories of Landscape Sensitivity 

Sensitivity Description 

Very High Areas where the landscape exhibits a very strong, positive character with 

valued elements, features and characteristics that combine to give an 

experience of unity, richness and harmony. The character of the landscape is 

such that its capacity for accommodating change in the form of development is 

very low. These attributes are recognised in landscape policy or designations 

as being of national or international value and the principle management 

objective for the area is protection of the existing character from change. 

High Areas where the landscape exhibits strong, positive character with valued 

elements, features and characteristics. The character of the landscape is such 

that it has limited/low capacity for accommodating change in the form of 

development. These attributes are recognised in landscape policy or 

designations as being of national, regional or county value and the principle 

management objective for the area is conservation of the existing character. 

Medium Areas where the landscape has certain valued elements, features or 

characteristics but where the character is mixed or not particularly strong. The 

character of the landscape is such that there is some capacity for change in the 
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form of development. These areas may be recognised in landscape policy at 

local or county level and the principle management objective may be to 

consolidate landscape character or facilitate appropriate, necessary change. 

Low Areas where the landscape has few valued elements, features or characteristics 

and the character is weak. The character of the landscape is such that it has 

capacity for change; where development would make no significant change or 

would make a positive change. Such landscapes are generally unrecognised in 

policy and where the principle management objective is to facilitate change 

through development, repair, restoration or enhancement. 

Negligible Areas where the landscape exhibits negative character, with no valued 

elements, features or characteristics. The character of the landscape is such 

that its capacity for accommodating change is high; where development would 

make no significant change or would make a positive change. Such landscapes 

include derelict industrial lands or extraction sites, as well as sites or areas that 

are designated for a particular type of development. The principle 

management objective for the area is to facilitate change in the landscape 

through development, repair or restoration. 

 

Magnitude of Landscape Change: The magnitude of change is a factor of the scale, extent and degree of 

change imposed on the landscape with reference to its key elements, features and characteristics (also 

known as ôlandscape receptorsõ). Five categories are used to classify magnitude of landscape change. 

 
Table 10-2: Categories of Landscape Change 

Magnitude  Description 

Very High Change that is large in extent, resulting in the loss of or major alteration to key 

elements, features or characteristics of the landscape (i.e. landscape receptors), 

and/or introduction of large elements considered totally uncharacteristic in the 

context. Such development results in fundamental change in the character of 

the landscape with loss of landscape quality and perceived value. 

High Change that is moderate to large in extent, resulting in major alteration or 

compromise of important landscape receptors, and/or introduction of large 

elements considered uncharacteristic in the context. Such development results 

in change to the character of the landscape with loss of landscape quality and 

perceived value. 

Medium Change that is moderate in extent, resulting in partial loss or alteration of 

landscape receptors, and/or introduction of elements that may be prominent 

but not necessarily substantially uncharacteristic in the context. Such 

development results in change to the character of the landscape but not 

necessarily reduction in landscape quality and perceived value. 

Low Change that is moderate or limited in scale, resulting in minor alteration of 

landscape receptors, and/or introduction of elements that are not 

uncharacteristic in the context. Such development results in minor change to 

the character of the landscape and no reduction in landscape quality and 

perceived value. 

Negligible Change that is limited in scale, resulting in no alteration to landscape 

receptors, and/or introduction of elements that are characteristic of the 

context. Such development results in no change to the landscape character, 

quality or perceived value. 
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Significance of Effects 

In order to classify the significance of effects (both landscape and visual), the predicted magnitude of 

change is measured against the sensitivity of the landscape/viewpoint, using the following guide. There are 

seven classifications of significance, namely: (1) imperceptible, (2) not significant, (3) slight, (4) moderate, 

(5) significant, (6) very significant, (7) profound. This is as set out in the EPA (2017 Draft) Guidance.  
 
Table 10-3: Significance of Effect 

 
Sensitivity of the Landscape Resource 
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Not 
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Imperceptible Imperceptible 

 

Table 10-3 above indicates how sensitivity of the resource/receptor, and the magnitude of the change, are 

combined to assess the significance of the effect. It should however be noted that this is a guide only and a 

degree of professional judgement is also applied.  

Landscape effects are also classified as positive, neutral or negative/adverse. Development has the 

potential to improve the environment as well as damage it. In certain situations, there might be policy 

encouraging a type of change in the landscape, and if a development achieves the objective of the policy 

the resulting effect might be positive, even if the landscape character is profoundly changed. 

Methodology for Visual Assessment 

In Section 11.6 of this report the visual effects of the development are assessed. Visual assessment 

considers the changes to the composition of views, the character of the views, and the visual amenity 

experienced by visual receptors. Visual receptor sensitivity is a function of two main considerations: 

 Susceptibility of the visual receptor to change. This depends on the occupation or 

activity of the people experiencing the view, and the extent to which their attention or 

interest is focussed on the views or visual amenity they experience at that location. 

 

Visual receptors most susceptible to change include residents at home, people engaged in outdoor 

recreation focused on the landscape (e.g. trail users), and visitors to heritage or other attractions and places 

of community congregation where the setting contributes to the experience. 

Visual receptors less susceptible to change include travellers on road, rail and other transport routes (unless 

on recognised scenic routes which would be more susceptible ), people engaged in outdoor recreation or 

sports where the surrounding landscape does not influence the experience, and people in their place of 

work or shopping where the setting does not influence their experience. 

 Value attached to the view. This depends to a large extent on the subjective opinion of 

the visual receptor but also on factors such as policy and designations (e.g. scenic 

routes, protected views), or the view or setting being associated with a heritage asset, 

visitor attraction or having some other cultural status (e.g. by appearing in arts). 
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The significance of the visual effects experienced at these locations is assessed by measuring the visual 

receptor sensitivity against the magnitude of change to the view resulting from the development. Five 

categories are used to classify a viewpointõs sensitivity: 

 
Table 10-4:Categories of Visual Receptor Sensitivity 

Sensitivity Description 

Very High Iconic viewpoints - towards or from a landscape feature or area - that are 

recognised in policy or otherwise designated as being of national value. The 

composition, character and quality of the view are such that its capacity for 

accommodating change in the form of development is very low. The principle 

management objective for the view is its protection from change. 

High Viewpoints that that are recognised in policy or otherwise designated as being 

of value, or viewpoints that are highly valued by people that experience them 

regularly (such as views from houses or outdoor recreation features focussed 

on the landscape). The composition, character and quality of the view may be 

such that its capacity for accommodating compositional change in the form of 

development may or may not be low. The principle management objective for 

the view is its protection from change that reduces visual amenity. 

Medium Viewpoints representing people travelling through or past the affected 

landscape in cars or on public transport, i.e. viewing but not focused on the 

landscape which is regarded as moderately scenic. The views are generally not 

designated, but which include panoramic views or views judged to be of some 

scenic quality, which demonstrate some sense of naturalness, tranquillity or 

some rare element in the view 

Low Viewpoints reflecting people involved in activities not focused on the 

landscape e.g. people at their place of work or engaged in similar activities 

such as shopping, or on heavily trafficked routes etc. The view may present an 

attractive backdrop to these activities but is not regarded as particularly scenic 

or an important element of these activities. 

Negligible Viewpoints reflecting people involved in activities not focused on the 

landscape e.g. people at their place of work or engaged in similar activities 

such as shopping where the view has no relevance or is of poor quality. 

 

Magnitude of Change to the View 

Classification of the magnitude of change takes into account the size or scale of the intrusion of 

development into the view (relative to the other elements and features in the composition, i.e. its relative 

visual dominance), the degree to which it contrasts or integrates with the other elements and the general 

character of the view, and the way in which the change will be experienced (e.g. in full view, partial or 

peripheral, or glimpses). It also considers the geographical extent of the change, the duration and the 

reversibility of the visual effects. 

Five categories are used to classify magnitude of change to a view. 

 
Table 10-5:Magnitude of Visual Change 

Sensitivity Description 

Very High Full or extensive intrusion of the development in the view, or partial intrusion 

that obstructs valued features or characteristics, or introduction of elements 

that are completely out of character in the context, to the extent that the 
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development becomes the dominant the composition and defines the 

character of the view and the visual amenity. 

High Extensive intrusion of the development in the view, or partial intrusion that 

obstructs valued features, or introduction of elements that may be considered 

uncharacteristic in the context, to the extent that the development becomes co-

dominant with other elements in the composition and affects the character of 

the view and the visual amenity. 

Medium Partial intrusion of the development in the view, or introduction of elements 

that may be prominent but not necessarily uncharacteristic in the context, 

resulting in change to the composition but not necessarily the character of the 

view or the visual amenity. 

Low Minor intrusion of the development into the view, or introduction of elements 

that are not uncharacteristic in the context, resulting in minor alteration to the 

composition and character of the view but no change to visual amenity. 

Negligible Barely discernible intrusion of the development into the view, or introduction 

of elements that are characteristic in the context, resulting in slight change to 

the composition of the view and no change in visual amenity. 

 
Significance of Visual Effects 

As for landscape effects, in order to classify the importance of visual effects, the magnitude of change to the 

view is measured against the sensitivity of the viewpoint. This is set out in Table 10.3 above, though as noted 

this table is a guide only.  

10.2.3 Quality and Timescale  

The predicted effects are also classified as positive, negative or neutral. This is not an absolute exercise; in 

particular, visual receptorsõ attitudes to development, and thus their response to the impact of a 

development, will vary. However, the methodology applied is designed to provide robust justification for 

the conclusions drawn. These qualitative impacts/effects are defined as: 

 Negative/Adverse ð Scheme at variance with landform, scale, pattern. Would degrade, 

diminish or destroy the integrity of valued features, elements or their setting or cause 

the quality of the landscape(townscape)/view to be diminished; 

 

 Neutral - Scheme complements the scale, landform and pattern of the 

landscape(townscape)/view and maintains landscape quality; 

 

 Positive/ Beneficial ð improves landscape(townscape)/view quality and character, fits 

with the scale, landform and pattern and enables the restoration of valued characteristic 

features or repairs / removes damage caused by existing land uses. 

 

Effects are also categorised according to their longevity or timescale: 

 Temporary ð Lasting for one year or less; 

 

 Short Term ð Lasting one to seven years; 

 

 Medium Term ð Lasting seven to fifteen years; 

 

 Long Term ð Lasting fifteen years to sixty years; 

 

 Permanent ð Lasting over sixty years. 
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A statement is made as to the appropriateness of the proposed development based on the combined 

assessment of the predicted landscape and visual effects. This methodology, in accordance with the 

various guidelines for LVIA, results in a conclusion as to the appropriateness of the proposed 

development based on objective assessment of its likely landscape and visual impacts. 

10.3 Receiving Environment ǧ Policy Context  
The following section includes policies and objectives from the Westmeath County Development Plan  

(hereafter referred as the Plan) and the Athlone Town development Plan 2014-2020 (TDP) which relate 

to the site, including policies relating to the core strategy, landscape, views and prospects, and green 

infrastructure. The Plan includes policies relating to landscape character, protected views and general 

landscape policies, whereas the Athlone TDP includes more specific policies including a Local Area Plan 

for the vicinity of the proposed development site.  

 

Westmeath County Development Plan 2014-2020.  

 

The Plan includes a number of policies and objectives relating to landscape and natural heritage:  

 

P-NH7: To provide for the creation of a network of green infrastructure to serve the Gateway 

Towns of Athlone and Mullingar and their environs and to prepare Green Infrastructure 

Strategies for these areas, in conjunction with adjacent local authorities. 

 

P-TWH 1 : To preserve and enhance the amenity and biodiversity value of the county, by 

promoting the protection of trees, groups of trees and woodlands, in particular native and 

broadleaf species. The felling of trees and the removal of hedgerows will be discouraged in new 

developments. A Management Plan will be required for all new developments to ensure that all 

trees to be retained on a site are adequately protected during development. 

 

P-TWH 3:  To discourage the felling of mature trees to facilitate development and to encourage 

tree surgery rather than tree felling, where possible. 

 

P-TWH 4:  To protect and preserve existing hedgerows in new developments and seek their 

replacement with new hedgerows with native species indigenous to the area, where their removal 

is necessary during the course of road works or other works. 

 

P-TWH 5:  To protect hedgerows in all new developments, particularly species rich roadside 

and townland boundary hedgerows 

 

Chapter 6 of the Plan contains a map of Landscape Character Areas, which divides Westmeath into 11 

Landscape Character Areas  (LCAs) The site and the eastern portion of Athlone is located within LCA 6 

Lough Ree/Shannon Corridor. The LCA map is included below: 
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Figure 10-1:Landscape Character Areas in Co. Westmeath 

 

The Character Area 6 is described as the area including Lough Ree, the Shannon corridor north and 

south of Athlone town and the associated Callows. The Plan notes that there are lakes and some villages 

to the east, with areas of pastureland scattered around the remainder of the area with small inland 

marshes, coniferous forestry and other agricultural uses. The plan notes the importance of the Shannon 

and Lough Ree in terms of natural heritage, recreation and amenity value, and notes the development 

pressure around the lakeshore and floodplain and the associated risk of landscape deterioration. There is 

one Objective relating to this area regarding Lough Ree. To the east of the site, on the other side of the 

N55,  lies LCA 7 Western Lowlands, characterised by eskers, lakes and bog, which also has similarity to 

the siteõs characteristics.  

High Amenity Areas 

The Plan designates areas of High Amenity in the County. The site is not within a High Amenity Area. 

The boundary of nearest High Amenity Area (Lough Ree) is located approximately 800 metres to the 

north of the site.  

Protected Views  

The Development Plan includes a map of protected views, also listed in Appendix 7. While there are no 

views in the immediate vicinity of the site, the closest protected views to the site include the following: 

View of Lough Ree and Inner Loughs from Coosan Point and Local Road L-1478 

View of Lough Ree from the N55 and Local Road L-1459 overlooking the lake 

These viewpoint locations are approximately 3.19 and 2.75 kilometres north and northwest of the site 

respectively and are unlikely to have any visibility of the proposed development. 

Athlone Town Development Plan 2014-2020 

Local Area Plan and Objectives 
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The Athlone TDP contains several Local Area Plans (LAP) to further guide the spatial development of 

the town. The site is located within the Cornamagh Local Area Plan, which establishes a framework 

which allocates land uses including residential uses (comprising low and medium density residential) as 

well as open space, community and commercial uses. There are 25ha of land zoned residential in this 

LAP. 

The site lies along the northern boundary of the Athlone TDP. The site of the proposed development 

(shown indicatively in a black dashed line) is a greenfield site, and zoned for low-medium density 

residential, medium density residential as well as several areas zoned as open space. This is shown in in 

Figure 10- 2 below:  

 

Figure 10-2:Site with LAP zoning       (Source: Athlone TDP) 
    

Table 6.1 of the TDP includes Objectives relating to a proposed road linking Cornamaddy with Coosan: 

O-TM20 Cornamaddy - Coosan Link Provision of Cornamaddy - Coosan Link 

This link is indicated to the north of the site in the Core Strategy Map of the Athlone TDP.  

 Residential Development Policies and Objectives: 

P-SR6 To ensure that new Greenfield residential estate development should be in accordance 

with the spatial framework established in the relevant Local Area Plan for the subject area. 

0-SR1:To promote connectivity and linkages between open spaces and existing residential 

developments in the town. 

P-RLS3: To require that appropriate provision is made for amenity and public open space as an 

integral part of new residential or extensions to existing developments. 

The Athlone TDP contains a number of policies and objectives of interest. The Strategic Aims which are 

listed under the Core Strategy include the following: 
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(viii) Protecting the townõs natural assets by preserving the quality of the River Shannon and its 

callows, landscape, parks, open spaces and the architectural, archaeological and cultural heritage 

of Athlone.  

Chapter 10 of the Athlone Town Development Plan includes policies and objectives relating to Amenity, 

Open Space and Recreation, while Chapter 11 relates to Natural Heritage. The following policies are 

relevant:  

P-AOR2:To employ a strategic approach to the delivery of open space, recreation and amenity 

facilities, thus ensuring that existing and future residents and visitors to the town are 

appropriately provided for and that such amenities are accessible by all members of society. 

P-AOR10: To integrate and link open space amenities within the town and to the surrounding 

countryside. 

P-AOR12: To develop and facilitate the provision of public open spaces in accordance with 

standards escribed in the Sustainable Residential Development in Urban Areas ðGuidelines for 

Planning Authorities 2009. 

P-NH17: To promote the provision of green infrastructure in Athlone, in the form of linear 

parks, nature trails, wildlife corridors, and urban woodlands. 

0-NH1: To ensure that existing biodiversity features such as watercourses, streams, hedgerows, 

trees, ecological corridors and linkages are incorporated appropriately into the design of new 

developments. 

P-TWH22 To provide continuity of tree cover throughout the town, promoting the use of native 

species where possible, with varied species and age distribution. 

P-TWH4  To preserve and enhance the amenity and biodiversity value of the town by 

preserving as far as possible trees, woodlands and hedgerows. 

0-TWH 5: To protect and preserve existing hedgerows in new developments particularly species 

rich roadside and townland boundary hedgerows and seek their replacement with new 

hedgerows with native species indigenous to the area, where their removal is necessary during 

the course of road works or other works. 

 

Below, shown in Figure 10-3, is an illustration from the TDP of open space in Athlone. This includes 

areas zoned for green space on the site of the proposed development.  
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Figure 10-3:Open Space Map         (Source: Athlone TDP) 

  
Chapter 12 Development Management contains policies and objectives relating to sustainable site design: 

The proposal should address how existing natural features of the site will inform sustainable urban 

design by exploring the potential for the integration of existing natural features of merit such as 

watercourses, mature planting and topography. Such an approach ensures that the landscape 

character of the area is maintained whilst also assisting biodiversity maintenance and more natural 

forms of surface water drainage. 

Effectively, the layout of the proposed development will be informed by the inherent natural 

characteristics of the site. Connectivity between proposed open spaces and adjoining existing 

open space or natural features should also be considered in the site design. 

Chapter 12 Development Management includes the following in relation to landscape: 

Trees and shrubs help blend new houses and buildings into the landscape and enhance the 

amenity, aesthetic quality and wildlife value of a development. Where possible, existing trees 

and fences/ hedgerows should be preserved and incorporated into the design. Detailed 

proposals providing for a mix of both hard and soft landscaped areas should form part of the 

development application. In the interests of sustainable development, existing trees or 

hedgerows should be retained. Additional planting should be selected from native species. 

Applicants may refer to Council Publications in this regard. 

 
Protected Views  

The TDP notes that the Planning Authority will generally require Visual Impact Assessments (VIAs) to 

be completed to illustrate the visual impact of proposals likely to have an impact on protected views.  

The LAP identifies a number of protected views within Athlone. The majority of views are located along 

the River Shannon close to the town centre. The only view close to the site is located approximately 700 

metres east of the site, along the N55 Ballymahon Road, and on the map is indicated as in the direction 
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towards the townõs skyline and not towards the proposed development. This is illustrated on the Natural 

Heritage Map, but the view is not described in the Plan. 

 
Implications of Development Plan Policy 

The Plan policy identifies a number of policies which should be considered as part of this Assessment.  

These include: 

 The site is within the Athlone Town boundary, located close to the northern boundary. 

 

 The site is zoned for residential development - low to medium and medium density - 

in the Cornamagh LAP as part of the Athlone TDP. 

 

 The LAP also indicates areas on the site zoned for open space and a road objective 

connecting Coosan to Cornamaddy.  

 

 A number of policies and objectives relate to the retention of trees and hedgerows, and 

the provision of watercourses and streams on development sites where possible. 

 

 The provision of linked open spaces is also encouraged, within the town and to the 

surrounding countryside, as well as between open spaces and existing residential areas 

in the town.  

 

 The nearest protected view in the Athlone TDP is located approximately 700 metres 

from the proposed development in the direction of the town but not in the direction of 

the proposed development Views and prospects in both the TDP and County 

Development Plan are unlikely to be affected.  

10.4 The Site  

10.4.1 Description of study area  

For the purposes of the Landscape and Visual assessment, a study area was defined. The study area 

includes the site itself, located on the eastern side of the Shannon in Athlone, and close to the townõs 

northern boundary. The immediate vicinity of the site, including the surrounding lands and residential 

and commercial areas, the N6 road to the south and N55 to the east, are included in the study area. This 

is shown in Figure 10-4 below.  

 

 
Figure 10-4:Site location and study area      (Image Source: Bing Maps) 
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This study area was determined following site visits and review of the proposed works as well as the likely 

landscape and visual effects. The characteristics of the wider setting of the site are discussed below, 

followed by a description of the site itself.  

The ôsiteõ and immediate surroundings are described below in terms of its location and access, as well as 

its character in terms of landform, landcover, built and cultural heritage, land use, which contribute to the 

description of the overall character. The wider landscape and townscape are then described under the 

same headings. 

10.4.2 Site Character  

The town of Athlone lies along both east and west banks of the River Shannon, which divides the 

Counties Roscommon and Westmeath.  

The site (outlined with a dashed red line in Figure10-4 above) is located in the northeast of Athlone town, 

east of the River Shannon, in the area of Coosan. The N6 Dublin-Galway road runs approximately 330 

metres to the south of the site. The site is accessed off the Coosan Road, and is surrounded by residential 

areas to the south and west.  

 Landform - Topography and Drainag e 
 

Wider context 

 

The surrounding topography in the areas of Coosan is relatively low-lying, and close to the Shannon, with 

the levels ranging from 30-40 metres above OD.  The land rises slightly to the north of the site and the 

north east, towards the N55, while the N6 corridor to the south of Coosan is at a lower level to the 

surrounds. 

The topography of the site is characterised by a number undulating fields which is typical of the low-lying 

esker landscape of the wider area. The southernmost field of the site is at a higher level than the Coosan 

Road which runs to the south, and the residential estates south of this. There is a considerably higher 

point in the centre of the field, as shown in Plate10-1 below:  

 
Plate 10-1:Topography ð field along Coosan Road at a higher elevation 

 

The remaining fields to the north range from a flatter field adjacent to the Athlone Rugby Club, as shown 

in Plate10-2 below, with more undulating lands to the west, as shown in Plate 10-3 below.  
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Plate 10-2:Topography ð gently undulating field adjacent to Athlone RFC 

 
 

 
Plate 10-3:Undulating field and woodland adjacent to Church Hills estate 

 Landcover ǧ Vegetation and natural heritage  
 

The landcover in the site is currently semi-natural grassland, the majority of which is categorised as dry 

meadows/grassy verges and some of which is calcareous grassland. A small area of woodland is located in 

the north west corner. The land was partly in use for grazing at the time of the site visit. The site consists 

of four large fields, divided by hedgerows with mature trees, one of which is a townland boundary.  There 

are scattered large trees along the Coosan road, with open sections where there is no vegetation, allowing 

views out to the surroundings, as shown in Plate 10-4 below.  

 

 
Plate 10-4:Mature trees with open sections along  Coosan Road 

 

Trees and vegetation also line the siteõs eastern boundary adjacent to the Bounty bar and restaurant in front 

of the Athlone RFC, as shown in Plate 10-5 below: 














































