
 
Killetrailtir Ltd. t/a Michael O’Boyle Architecture + Conservation         Company Reg. No.679259                
 

 
 

ARCHITECTURAL HERITAGE IMPACT ASSESSMENT  

IN RESPECT OF 

PROPOSED DEVELOPMENT AT DANESWELL PLACE, 

FORMER PRINTWORKS/SMURFIT SITE, 

GLASNEVIN, DUBLIN 9 
 

 

 

  
 

 

PREPARED BY 

 

Michael O'Boyle B.Arch MUBC FRIAI 

RIAI Grade 1 Conservation Architect 

Date: July 2022           Ref.: 21-365 

 

 

Michael O’Boyle 
Architecture + Conservation 

 

The Studio, 13 Hawthorn Manor, Blackrock, Co. Dublin A94 H3K2 

Phone: +353 87 7884429 Email: michael@moboyle.ie 



Ref:  21-365 Daneswell Place – Architectural Heritage Impact Assessment 
 

Michael O’Boyle RIAI Grade 1 Conservation Architect July 2022 

1. INTRODUCTION 

 

1.1 This Architectural Heritage Impact Assessment (AHIA) report has been prepared to accompany a planning 

application to Dublin City Council for the redundant Smurfit printworks site (Daneswell Place) at Botanic Road, 

Glasnevin, Dublin 9.  The site, which is roughly rectangular in shape, fronts onto Botanic Road to the west.  The 

north boundary abuts the Players factory site.  The east and south boundaries are bordered by the rear gardens 

of the late-nineteenth century/early-twentieth century houses on Iona Park and Iona Road respectively.  The 

proposed development will comprise a stepped five-storey block (Block A), containing residential apartments, 

with ground floor creche, café and residential amenity, fronting onto Botanic Road to the west; two six-storey 

blocks, with set-back top floor (Block B & C), containing residential apartments; a three-storey terrace of duplex 

residential units, located on the north side of a central landscaped square (Block E); and a stepped part-four-

storey/part-six-storey block, with set-back top floor (Block D), to the west of the site. 

 

1.2 Context and background: 

While the subject site does not include any protected structures, it is located in an area of high architectural 
sensitivity.  The redevelopment on this site has potential to impact on important buildings and streetscapes – 
including the Player’s Factory to the north (a Protected Structure), Botanic Road (an important arterial route into 
the centre of Dublin), the Iona Park and Iona Road Residential Conservation Area (to the south and east of the 
site), and Prospect Square / De Courcy Square and Environs Architectural Conservation Area (to the west of 
the site).  The sensitivity of this location is a fundamentally important consideration in the development of 
design proposals. The conservation strategy goes beyond analysis of the visual impact from key viewpoints, but 
also looks at the materials, architectural character and quality of the proposed blocks.  The grain and layout of 
the open space and pedestrian routes within the site should be compatible with the pattern of the existing 
residential streets within the area.  The intention is that this significant new development is a good fit for its 
location – that it consolidates and makes a positive contribution to the established residential suburb of 
Glasnevin. 
 

 
Fig. 1 Aerial photograph of site (viewed from west) 

 

1.3 The proposed development has been the subject of a number of pre-application consultation meetings with the 

planning department and Conservation Officer of Dublin City Council (DCC).  The feedback of the Architectural 

Conservation Officer arising from those meetings has been taken into account and the issues raised have been 

addressed in this report. 

 

1.4 The current planning application follows on from two unsuccessful SHD planning applications.  The following 

concerns, which were cited by An Bord Pleanala as reasons for refusal have been addressed in the preparation 

of this planning application and are discussed in this report: 
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• Materials and their relationship with the protected structure (both granite façade of factory and red brick of 
chimney)  
 

• The massing and scale of the proposed new buildings and their relationship with height and scale of the 
receiving environment – the established residential streets of Botanic Road, Iona Road, and the wider 
environs of Glasnevin; and the new-build houses that form the first phase of the Daneswell Development.  
 

• The height of the blocks located centrally on the site and their relationship with adjoining properties  
 

• General design, massing and scale of buildings in relation to architectural sensitive areas 
 

 

1.5 As part of the previous unsuccessful SHD application, the design team were requested to submit 3D 

photomontages to illustrate the potential visual impacts of the development from a number of key views. This 

AHIA follows the same approach based on the revised scheme.  Unlike the previous proposals, the application 

includes verified views illustrating the proposed development from within the Daneswell site.  It is important to 

note that these 3D photomontages have been used as a design tool throughout the process of preparing this 

application, with particular reference to the following: 

 

• The visual impact of the proposed development on the protected structures (RPS. 855) on the Players 

factory site to the north (the granite facade, railings, gate, granite piers, plinth walls and the red brick 

chimneystack, which is significantly higher than the surrounding buildings and is a notable landmark in 

the area). 

 

• The visual impact on the established residential conservation area of Iona Road and Iona Park (zoned 

Z2 in the DCC Development Plan), to include St. Columba’s Church, a protected structure (RPS. 4001) 

to the south and east. 

 

• The visual impact on the Prospect Square/De Courcey Square and Environs Architectural Conservation 

Area to the west. 

 

• The appropriateness of the height of the proposed development for the site. 

 

• The architectural expression, proposed materials and articulation of the five proposed residential 

blocks. 

 

• The retention the mid-twentieth century Festival of Britain style railings and plinth on the west boundary 

of the site. 

 

1.6 I have visited the site on a number of occasions during the preparation of this planning application.  During 

these inspections, I walked through the neighbouring streets to the north, west, south and east of the site.  The 

purpose of these site visits was to identify the key features and characteristics of the site and its surrounding 

streetscape.  I also reviewed the most appropriate locations from which photomontages might fully explore the 

impact of the proposed development on the surrounding area. 

 

1.7 This AHIA report has been prepared in accordance with the guidance set out in the Architectural Heritage 

Protections Guidelines for Planning Authorities. (Department of Culture Heritage and Gaeltacht, 2011). The 

impact of the proposed development has been evaluated and mitigation measures, where possible and 

appropriate, have been identified.  Appendix A of this report contains photographs of the site and its environs. 

 
 

 

2. DESCRIPTION OF THE SITE AND ITS ENVIRONS 
 

2.1 The site (former printworks): 
  The former Smurfit factory site is circa 220 metres (east to west) and circa 85 metres (north to south).  The site 

is shown as undeveloped land on the 25-inch (first edition) Ordnance Survey map of 1907-08.  A printing 
factory was founded on the site 1922 by Alex Thom & Co., a long-established printing company that gave its 
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name to the annual Thom’s Street Directory1.  The printing works are shown on the 6-inch (revised) Ordnance 
Survey map of 1935-36 (fig. 2 below) and were operated by companies associated with the Smurfit family (most 
recently Smurfit Kappa Group) until the demolition of the buildings in c. 20082.  The first phase of development 
of the site, comprising 35 no. three-storey terraced houses on the southern and eastern perimeter, is currently 
under construction.  The remainder of the site is vacant, the only extant feature of the former printworks being 
the painted steel railings and plinth wall on the west boundary (to Botanic Road).  These railings, which 
incorporate a recurring inverted trapezoid shape, are a representative example of the type of decorative railings 
that were popular in Ireland during the 1950’s and 60’s, influenced by the design aesthetics of the post-war 
Festival of Britain exhibition (held in London during the summer of 1951). 

 

 
Fig. 2:  Extract from 6-inch (revised) Ordnance Survey map of 1935-36, showing site of printworks shaded red; the Players Tobacco factory is to its 

immediate north. 

 

The construction of three-storey terraced houses on the southern perimeter of the former printworks site 
was completed in 2020, with construction of houses to the east of the site ongoing at the time of writing.  
These houses were permitted under ABP Ref.: PL.29N.246124, DCC Reg. Ref.: 3665/15 (as amended by 
DCC Reg. Ref. 4267/17, 2133/18 and 4306/18).  These houses form part of the receiving environment for 
the proposed development. 

 
2.2 Players Factory (to the north of the site): 
  The former Players factory is located to the north of the subject site.  This tobacco factory was constructed in 

1923, one of a number of cigarette manufacturing plants that were constructed in Ireland by English tobacco 
companies in response to new excise duties on the international trade in tobacco products3.  The building was 
designed by the English architectural partnership of Hepworth & Rayson, with a later extension by Ashworth & 
Smith.  The site is rectangular, similar in shape and size to the printworks site to its south, running from Botanic 
Road (to its west) to Iona Park/Iona Crescent (to the east).  The front range, facing Botanic Road, comprises a 
seventeen-bay single-storey building of high-quality cut granite; with three-bay end projections; and a three-bay 
central breakfront with curved pediment over the central entrance, incorporating ornate carved stone 
decoration.  The building has a mansard roof of grey-green slate with pedimented dormer windows.  The front 
boundary comprises decorative iron railings on a cut granite plinth with substantial cut granite piers.  The 
buildings to the rear (east) of the front range comprise a collection of industrial buildings of limited architectural 
significance, primarily from the 1920’s with some additions.  There is a 34-metre-tall red brick chimney, located 
centrally in the Players site, close to its (southern) boundary with the adjoining printworks.  This chimney is a 
local landmark and is visible from key vantage points in the surrounding area.  The former Player’s factory was 

 
1 Bervie and Beyond: Thom Family History by Colin W. Thom (2013; Xlibris Corporation, page 57) 
2 The factory buildings are shown in aerial photographs up until 2005. 
3 The Leading Manufacturing Firms in 1920s Dublin (unpublished paper by Frank Barry, Trinity College Dublin, 2017) 
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acquired by the Smurfit Group in the 1980’s and operated as part of the printworks facility.  The Players’ 
Factory does not form part of the site of the proposed development. 

 

 
Fig. 3:  Historic photo of the Players Tobacco Factory, shortly after its construction in 1923 
 

 
Fig. 4:   View of vacant Smurfit Printworks site (looking northeast from junction of Botanic Road and Prospect Way); showing the former Players 

factory with its landmark red brick chimney.  This photograph was taken in 2019, when the houses on the south side of Daneswell Place 
were under construction. 

 
 
2.3 Iona Park and Iona Road Residential Conservation Area (to the south and east of the site): 
  Iona Road (to the south of the subject site) is a slightly curved street running eastwards from Botanic Road to 

St. Columba’s Church, from where it continues as St. Alphonsus Road eastwards to Drumcondra Road Lower.  
Iona Park (to the east of the subject site) runs northwards, intersecting Iona Road.  These residential streets, 
together with neighbouring streets (including Lindsay Road, Gartan Avenue, Iona Drive and Iona Crescent) 
were laid out in the period 1900-1920 as part of the expansion of Dublin City into the suburb of Glasnevin.  The 
houses on these streets are predominantly of red brick construction, some with bow windows and cut granite 
detailing, and are of particularly high quality.  The houses are set back from the road with mall railed front 
gardens.  The earliest houses on Iona Road are at its west end (close to the junction with Botanic Road) and 
are shown on the 25-inch (revised) Ordnance Survey map of 1907-08.  The subject site and the landmark 
Players’ factory chimney are for the most part, not visible from the public roadway of Iona Road and Iona Park.  
Views of the site (and of the red brick chimney) are limited to the passageways between the houses and at the 
gaps between the houses on the corners (junction of Iona Road and Iona Park, junction of Iona Park and Iona 
Crescent. 
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Fig. 5:  Iona Road, looking west from the junction with Iona Park 

 
 
2.4 Botanic Road (to the west of the site): 
 The western boundary of the site fronts onto Botanic Road.  This road forms part of a busy arterial route to the 

city (the R108), running from the junction of Saint Mobhi Road (to the north) to the intersection with the Finglas 
Road (to the south of the site).  The road was the main access route to the Botanical Gardens (founded in 
1795) and predates the late-nineteenth century suburban development of Glasnevin.  The carriageway is wider 
than on the surrounding residential streets, having formed part of a tram route during the first half of the 
twentieth century, and now comprises one vehicular lane and one cycle lane in each direction.  The section of 
Botanic Road to the north of the former Players Factory is bounded by two-storey terraced red brick houses, 
which are set back from the footpath with railed front gardens.  Botanic Road becomes less residential in 
character as it slopes upwards towards the Players site and the former printworks (subject site).  The houses 
opposite these twentieth century industrial sites are more varied in height and materials.  The coherence of the 
streetscape is further broken by the intersection with Prospect Way, a new roadway constructed in the 1980’s.  
The front range of the former Players Factory, which is set back from the road frontage behind railings, is the 
largest and most architecturally significant building on this part of Botanic Road.  

 

 

 
Fig. 6:  View south along Botanic Road towards junction with Prospect Way.  The former Players factory is on the right. 
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2.5 Prospect Square / De Courcy Square and Environs Architectural Conservation Area (to west of the site): 
 This ACA is located to the west of Botanic Road and is a short distance away from the subject site.  The area 

comprises a number of residential streets and squares centred on the section of Prospect Avenue to the north 
of Prospect Way.  Prospect Avenue was the access road to the main entrance to Prospect Cemetery (now 
known as Glasnevin Cemetery), which was established in 1832 following a campaign led by Daniel O’Connell.  
This was the primary entrance to the cemetery until a new entrance was formed on Finglas Road in 1846 and 
the oldest graves and funereal monuments are located within this part of the cemetery.  The ACA includes: 

 

• Prospect Square: a rectangular space, historically used as a gathering area for the cemetery; with two-

storey terraced housing and the early-nineteenth century entrance to the cemetery, a cut limestone arch, 

at its northwest corner.  

 

• De Courcey Square: a trapezoidal space, bordered on three sides by two-storey redbrick houses, with 

older single-storey red brick houses on its south side; surrounding a central open area, enclosed by 

railings on a  concrete  plinth. 

 

• Prospect Avenue:  The early nineteenth century approach road to Prospect Cemetery, with terraced 

houses of different styles and dates. 

 

• St. Teresa Road: A narrow street with two-storey yellow-brick terraced houses (on its west side) facing 

the stone rubble enclosing wall to an OPW depot.  

 

• St. Teresa Place:  A narrow street with two-storey yellow-brick terraced houses on each side. 

 
The character summary for the ACA states ‘This ACA is a residential enclave which is an oasis of calm and 
tranquillity with the organic form of Prospect Square at its heart set against the backdrop of the trees of 
Glasnevin Cemetery and the Botanic Gardens. The older vernacular houses of Prospect Square and Avenue 
are cheek by jowl with the polite red brick terraced houses of later times, either formally laid out as in De Courcy 
Square, or in simple rows as later interventions into Prospect Square and Prospect Avenue. The more modest 
yellow brick terraces found on St Teresa Road and St Teresa Place add to the variety and interest’4  Although 
not mentioned in Dublin City Council’s written description of the ACA, the red brick chimney of the former 
Players Factory is a feature on the skyline (to the east) within Prospect Square and De Courcey Square. 

 

 
Fig. 7:  Extent of the Prospect Square / De Courcy Square and Environs Architectural Conservation Area (Dublin City Council, 26th February 2007); 

the printworks site is at the bottom right of this map. 

 
4 Prospect Square / De Courcy Square and Environs Architectural Conservation Area, Dublin City Council (Adopted 26th February 2007) 
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3. SIGNIFICANCE – SITE AND SURROUNDING AREA 
 

3.1 The significant features of the subject site (Daneswell Place, formerly Smurfit printworks) and the 
surrounding area are noted as follows: 

 

Former Printworks Site: Vacant brownfield site, including 35 no. houses permitted 
and in various stages of construction.  The site contains no 
features of significance. 
 

Festival of Britain style railings to 
former printworks site: 

Mid-twentieth century railings on west boundary (to Botanic 
Road) of former printworks site.  This type of railing was 
briefly fashionable in the 1950’s and 1960’s and was 
influenced by the post-war Festival of Britain in London.  
The subject railings are of architectural interest as a good 
quality relatively rare example of their type and are of 
added significance as the only tangible surviving feature of 
the printworks that occupied the site for over eighty years.  
These railings add to the variety and interest of Botanic 
Road. 
 

Former Players Tobacco Factory: A complex of industrial buildings dating from 1923 onwards.  
Significant structures include the seventeen-bay cut granite 
office building (front range), by Hepworth & Rayson; the 
west boundary railings with granite plinth and piers (to 
Botanic Road); and the landmark red brick chimney.  These 
features are protected structures (RPS ref. 855) of 
architectural significance and add to the character and 
interest of Botanic Road and the surrounding streetscape. 

Iona Road / Iona Park (and 
associated streets): 

Residential streets with high-quality houses, primarily of red 
brick construction; incorporating architectural features such 
as cut granite sills, quoins and other details, bow windows, 
and gable fronts.  Many of the houses are of architectural 
significance in their own right.  Collectively, these 
streetscapes are of considerable architectural interest (as 
an exemplar of early-twentieth century house design).  
These streets, which are zoned ‘Z2 – Residential 
Conservation Area’, arguably merit designation as an ACA.  
Saint Columba’s Church (RPS ref. 4001) and Saint 
Columba’s National School (RPS. Ref. 4002) at the eastern 
end of Iona Road are protected structures. 
 

Botanic Road: The red brick two-storey houses of the north part of the 
road, give way to a more fragmented and varied 
streetscape between the junction with Marguerite Road and 
the junction with Prospect Way.  The frontage of the former 
Players Factory makes a significant contribution to the 
character of the road. 
 

Prospect Square / De Courcy 
Square and Environs Architectural 
Conservation Area: 

A cluster of nineteenth century streets and squares with 
terraced houses of varying dates and styles; of historic and 
social significance due to links to the foundation of the 
Prospect Cemetery in 1832.  The streetscape is of 
architectural significance and has been designated an ACA 
by Dublin City Council. 
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4. DESCRIPTION OF THE PROPOSED DEVELOPMENT 
 
4.1 The proposed development will comprise an amendment to permitted development DCC Reg Ref 3665/15 and 

the subsequent permission to provide 5 no. blocks of apartments and duplex apartments ranging in height up 
to 6 storeys. 35 no. permitted houses are currently completed/under construction on site. The proposed 
development will provide a total of 168 no. apartments, including studio, 1, 2 and 3 bed apartments along with 
a creche, café, and residential amenity space. All residential units are provided with associated private 
balconies/ terraces to the north/ south/ east/ west. Car and cycle parking will be provided at surface level and 
in the basement. Vehicular/ pedestrian/ cyclist accesses are from Botanic Road. All associated site development 
works, open spaces, roof gardens, landscaping, boundary treatments, plant areas, waste management areas, 
and services provision (including ESB substations) will be provided. 
 

 
Fig. 8:  Site plan for proposed Daneswell Place Development (reproduced from Landscape Design Statement) 

 
 
5. CONSERVATION PARAMETERS FOR THE PROPOSED DEVELOPMENT 

 
5.1 Scale, massing, and height: 
  The scale, massing and height, is recognised as a key factor in the decision to refuse previous SHD planning 

applications for the site (in 2019 and 2020).  The current proposals have a completely different starting point – 
comprising a part-five-storey/part-four-storey front building onto Botanic Road, with buildings of differing heights, 
forms, and massing located within the site (to the rear).  These new buildings will be grouped around clearly 
defined open space, including a central landscaped square.  The design addresses two important conservation 
considerations – the external visual impact of the development should be appropriate to the existing residential 
character of Botanic Road, Ionic Road, and the Prospect Square/De Courcey Square ACA; and, internally, the 
scale, massing, and layout of the buildings within this new urban block should be appropriate to the grain and 
character of the surrounding streets.  The inclusion of buildings of different heights, roof profiles, and 
architectural treatment, will help to break down the scale of the development and is more appropriate to the 
scale and materials of the existing three-storey houses that were constructed  

 
 The overall height of the development will be reduced from the (refused) 2019 and 2020 SHD applications, with 

the taller blocks limited to the Botanic Road frontage and the central part of the site.  The reduction in the height 
of the blocks abutting the northern boundary will reduce the impact of the proposed development on the 
adjoining former Players Factory site.  The planning application documents include photomontage views from 
Iona Road, Iona Park, Prospect Square and De Courcey Square.  Based on previous photomontage studies 
completed for the (larger) 2020 scheme, it is anticipated that the proposed design will not be visible from these 
viewpoints.  The development will front onto Botanic Road and the photomontages looking north and south 
towards the site will be critically important in determining whether the proposed scale, massing and height are 
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appropriate to the existing streetscape.  Any development on the subject site will form a new component on the 
streetscape of Botanic Road and should be carefully considered in relation to the finely detailed granite façade 
of the former Player’s Building. This is a protected structure and is a dominant landmark on Botanic Road.  The 
relationship between the new buildings and the single-storey former Players Building (to the north) and the 
terraced red brick houses (to the south) has been explored as part of the design development.  The intention is 
to subdivide the front block with vertical divisions and to step down towards the terraced houses to the 
house.  The mid-twentieth century Festival of Britain type railings will be retained and reused as part of the 
landscaping design to Botanic Road. 

 

 
Fig. 9 CGI drawing of Block A fronting onto Botanic Road, broken down into 4 four-storey bays, with setback fourth floor, 

stepping down to three storeys to the south.  The retention of the ‘Festival of Britain’ railings and the use of a red brick 
(to closely match the prevailing brick within the Iona Road residential conservation area) will help to anchor this block 
to the established residential character of Glasnevin, filling a long-standing gap in the streetscape of Botanic Road.   

 
5.2 Provision of open space: 
 The design strategy to create a new landscaped public space at the centre of the proposed development. This 

approach takes reflects the grain and character of the intimate neighbourhood open spaces at De Courcey 
Square and Prospect Square.  The dimensions of the proposed public space have been modelled on Havelock 
Square, a residential square on the south of the city which is of similar date to the late-nineteenth century inner 
suburb of Glasnevin.  The proposed public open space is a significant intervention at the heart of the site around 
which the proposed new development will be organised.  This is a significant departure from the (refused) 2019 
and 2020 applications, where the design of open space was dictated by the north-south orientation of the 
proposed blocks.  The design of this new square gives prominence to the red brick chimney of the former 
Player’s Factory and will facilitate future visual and physical connectivity into the adjoining brownfield site to the 
north. 

 
Fig. 10 The central landscaped square is modelled on the scale of the residential squares created in the inner suburbs of 

Dublin in the late-nineteenth and early-twentieth centuries.  The inclusion of blocks of different heights with differing 
roof profiles helps to break down the scale of the development  
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Fig. 11 The landscaping design gives prominence to the landmark red brick chimney of the adjoining Player’s site to the north 

 

 
5.3 Materials: 
 While the early stages of design development focused on scale, massing and the overall site layout, there is a 

clear understanding that the materials used within the development should reflect the established character of 
the surrounding streetscape. It is equally important that the proposed development is not excessively 
homogenous in its materials.  The recently completed houses to the south of the site (Daneswell Place, Phase 
1) have a different materiality.  The overarching strategy is that the materials used on the public frontage to 
Botanic Road (on the west side of the site) should reflect the dominant materials of brick and granite, found 
along Botanic Road and within the neighbouring Iona Road/ Iona Park Residential Conservation Area, and that 
an alternative material should be used within the centre of the site.  The introduction of some variety in the 
materials within the site will help to break down the visual scale and massing of the development and will create 
a more sympathetic relationship between the new development and the (Phase 1) houses on the south of the 
site, as follows: 

 

• Block A, fronting onto Botanic Road, will act as the public street frontage for the entire development.  The 
dominant material on the front (west) façade will be red brick, selected to match the colour, tone and size 
of the bricks in Iona Road and the surrounding residential streets.  Light grey granite will be sparingly used 
as a highlight material, to reflect the use of granite on architectural details – sills, stringcourses, quoins, 
plaques, etc. – on the Edwardian houses of Iona Road and the surrounding streetscape.  Where granite is 
used, this should match the granite used on the neighbouring Players Building.   

 

• A lighter brick is proposed within the centre of the site.  This reflects the historic use of brick in Dublin in 
the late-nineteenth and early-twentieth centuries, where red brick was used on the front facades and a 
lighter brick (often Dolphin’s Barn stock) was used to the rear.  The proposed brick to Blocks B, C, D & E, 
will be a light buff/cream colour.  This change in brick will help to break down the scale of the development 
and reflect (but not replicate) the more modern brick and painted render of the existing terraced houses of 
the first phase of Daneswell (constructed on foot of the previous parent permission).  The introduction of 
contemporary materials – glass, metal cladding, etc. – will be sparing but is important to ensure that the 
development has a strong architectural character, that is of its time but appropriate to its surroundings.    
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Fig. 12 Example of the transition from red brick to buff-coloured brick on the rear facades at Iona Road 
 

 
Fig. 13 Entrance to Daneswell Place from Botanic Road, showing transition from red brick (Block A, on right) to 

lighter coloured brick of Block B (behind).  This landscaped set back provides a point of arrival at Daneswell 
Place and acts as a buffer between the proposed development and the neighbouring Players Factory. 
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6. ASSESSMENT OF THE VISUAL IMPACT OF THE DEVELOPMENT ON THE SURROUNDING AREA AS 

SHOWN ON PHOTOMONTAGES FROM KEY VIEWPOINTS 
 

6.1 Overview: 

  

 The potential impact of the proposed development on the adjacent protected structure (former Players 

Factory), the established residential streets (to the south and east) and the Architectural Conservation 

Area (to the west), is key issue.  Any assessment of the development must take account of the height, 

massing, materials and elevational treatment of the proposed development.  To facilitate this assessment, 

3D photomontages have been prepared from a number of key viewpoints.  These viewpoints were 

identified during my visit to the site and the surrounding area on 19th December 2019 and represent 

locations where the potential impact of the development is most pronounced.  Additional viewpoints have 

been added to take account of issues raised in the refusal of the two previous SHD applications. In 

addition, I have reviewed the ‘existing’ and ‘proposed’ photomontages and note my comments below: 

 

 
 

 
Fig. 14: Location of photomontage viewpoints 

 
 

The ‘existing’ (baseline) and ‘proposed’ photomontages within this section are reproduced from the verified 

photomontage report prepared by Model Works Ltd. (June 2022).  
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6.2 Photomontage 01:  Junction of Botanic Road and Finglas Road: 

  
 This photomontage comprises a distant view towards the site from the south.  This view takes in the red 

brick two-storey houses on the east side of Botanic Road (between the junction with Lindsay Road and the 
junction with Iona Road.   

 
 The ‘proposed’ photomontage (Fig. 16) shows the proposed five-storey Block A as a new frontage onto 

Botanic Road.  The upper floor of the part five-storey/part six-storey Block B would be marginally visible 
above the roofs of the existing houses.  This is a significant improvement on the scheme submitted under 
the previous SHD application.  The taller Block C and Block D would not be visible from this location.   

 
 This photomontage shows that the visual impact of the proposed development from this viewpoint would 

be modest and in keeping with the established character of Botanic Road. 
 

 
Fig. 15:  ‘Existing’ view from junction of Botanic Road and Finglas Road (to south of site) 

 

 
Fig. 16:  ‘Proposed’ view from junction of Botanic Road and Finglas Road (to south of site) 
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6.3 Photomontage 02:  View from Finglas Road (boundary wall of Glasnevin Cemetery)  

  

 This is a relatively distant view from Finglas Road to the west of the site, opposite the southern corner of 

the enclosing walls of Glasnevin Cemetery.  This view was not included in the previous SHD applications. 

 

 The red brick chimney of the Players site is not visible from this vantage point in the baseline photograph 

(Fig. 17).   

 

 The proposed development will not be visible from this viewpoint (Fig. 18).  The proposed development 

will not impact on the character or streetscape of this location. 

  

 
 Fig 17:  ‘Existing’ view from Finglas Road (to the southwest of the site) 
 

 
 Fig 18:  ‘Proposed’ view from Finglas Road (to the southwest of the site) 
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6.4 Photomontage 03: De Courcey Square (north-west corner) 
  
 De Courcey Square forms part of the ACA to the west of the site.  Although this vantage point is some 

distance away, the central lawn of De Courcey Square and the low-rise character of the terraced houses 
allow distant views towards the Players site and the Players chimney is visible to the left of the end gable 
of the terraced houses on the east side of the square (Fig. 19).   

 
 The proposed development is not visible in the ‘proposed’ photomontage (Fig. 20) and the existing views 

of the Players chimney remain uninterrupted. 
 
 The proposed development will have no impact on the existing streetscape from this vantage point within 

De Courcey Square.  
 

 
 Fig 19:  ‘Existing’ view from north-west corner of De Courcey Square 
 

 
 Fig 20:  ‘Proposed’ from north-west corner of De Courcey Square 
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6.5 Photomontage 04: De Courcey Square (south-west corner) 
  
 This vantage point forms part of the ACA to the west of the site.  The red brick chimney of the former 

Players Tobacco Factory can be seen in the ‘existing’ photograph (Fig. 21) at the entrance to De Courcey 
Square from Prospect Avenue.   

 
 In the proposed photograph (Fig. 22), the top floor of Block A is visible (above the roofline of the terraced 

houses on the east side of Prospect Avenue).  The visible part of the proposed development does not 
impact on the established view of the Players chimney stack.  The visible part of Block A, in the distance, 
will appear lower than the ridgeline of the buildings on De Courcey Square (in the foreground).   

 
 As a consequence, the massing of the proposed development, although visible, does not significantly 

impact on the streetscape of De Courcey Square from this vantage point. 
 

 

 
Fig. 21:  ‘Existing’ view from De Courcey Square (south-west corner) 

 

 
Fig. 22: ‘Proposed’ view from De Courcey Square (south-west corner) 
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6.6 Photomontage 05:  Prospect Square 
 
 This viewpoint assesses the potential impact of the proposed development on the ACA to the northwest of 
the site.  The view is taken from the west side of Prospect Square, close to the original entrance to Glasnevin 
Cemetery.  The dominant features are the gable walls of the terraced houses on the east side of the square.   
 
The grounds slopes away from the square towards the subject site and the former Player’s Factory to the 
east.  As a consequence, the Players chimney is not visible from this viewpoint (Fig. 23). 
 
The proposed development is not visible from this vantage point (Fig. 24) and will not impact on the 
streetscape and character of Prospect Square. 
 

 
Fig. 23:  ‘Existing’ view from Prospect Square (part of ACA to northwest of site) 
 

 
Fig. 24:  ‘Proposed’ view from Prospect Square (part of ACA to northwest of site) 
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6.7 Photomontage 06:  Botanic Road / Front Range of former Players Tobacco Factory:  
  
 This is a key view of the proposed development.  The low-rise character of the seventeen-bay Players 

Building allows good views of the former printworks site.  The red brick chimney is not visible above the roof 
of the front building, which is the dominant structure on Botanic Road (Fig. 25).   

 
 The ‘proposed’ photograph (Fig. 26) illustrates that only Block A and Block B of the proposed development 

would be visible from this location.  Block A, which fronts onto Botanic Road, is separated from the south 
corner of the Players Building.  This set-back facilitates an appropriate transition between the low rise (single-
storey with mansard) protected structure and this proposed part three-storey/ part five-storey block.  Block B 
is set back behind the front range of the Players Factory.  The separation between Block A and Block B 
creates a clear gap and helps to break down the massing of the development (as viewed from this location).  
This helps to mitigate the impact on the protected structure. The reduction in height (from the previous SHD 
application) and the spacing between the proposed new buildings is such that Blocks C, D and E are not 
visible from this vantage point.   

 
 The construction of any development on the printworks site will change the setting of the 1920’s former 

Players Factory.  This is not necessarily a negative, as there is currently a gap in the streetscape and the 
protected structure is isolated from the terraced houses to its south.  These photomontages demonstrates 
that the massing and layout of the proposed new development will consolidate the streetscape of Botanic 
Road without overwhelming the Players Building.  The selection of materials for the proposed new buildings – 
red brick as the primary material, with light grey granite to highlight particular details – will help to ensure that 
the protected structure, with its cut granite façade, remains the dominant building on this section of Botanic 
Road.   

 

 
Fig. 25:  ‘Existing’ view towards Daneswell Place from Botanic Road and the former Players Tobacco Factory 

 
Fig. 26:  ‘Proposed’ view towards Daneswell Place from Botanic Road and the former Players Tobacco Factory 
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6.8 Photomontage 07:  Junction of Iona Park and Iona Crescent (to northeast of site) 
  
 Iona Park and Iona Crescent are zoned as a ‘Residential Conservation Area’.  This view was selected as 

the gap in the streetscape allows views into the former printworks site.  The ‘existing’ photograph (Fig. 27) 
shows the east-facing houses on Iona Park, with the cul-de-sac of Iona Crescent, leading to the east 
entrance to the former Players Tobacco Factory, allowing oblique views into the subject site (to the rear 
(west) of Iona Park).  The red brick chimney and raised water tank of the former tobacco factory terminate 
the views up Iona Crescent.   

 
 The ‘proposed’ photomontage (Fig. 28) shows the north facades of proposed Blocks E, D, C and B, which 

are visible on the south side of Iona Crescent.  The proposed buildings are well below the ridge line of the 
existing houses and are visibly lower than the landmark red brick chimney and the watertank. 

 
 From this viewpoint, the proposed development has the effect of infilling an open and undeveloped 

brownfield site, which is visible through the gap in the streetscape.   The new buildings are set back, some 
distance away, and are of an appropriate scale.  The use of a lighter colour brick on these ‘internal’ blocks 
provides an appropriate contrast with the established red brick of the house fronts onto Iona Park. 

 
 There will be no significant impact on the setting of the existing houses of Iona Park, as viewed from this 

location. 
 

 
Fig. 27:  ‘Existing’ view from junction of Iona Park and Iona Crescent (to northeast of site) 

 

 
Fig. 28:  ‘Proposed’ view from junction of Iona Park and Iona Crescent (to northeast of site) 
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6.9 Photomontage 08: Saint Columba’s Church 
  
 Saint Columba’s Church, located at the eastern end of Iona Road, is a protected structure and the most 

architecturally significant building within the environs of Iona Road.  A photomontage from this important 
location was requested by the DCC Architectural Conservation Officer in the pre-application report to the 
previous SHD application.   

 
 The subject site and the adjacent Players red brick chimney are not visible in the ‘existing’ photograph 

(Fig. 29).   
 
 The proposed development is not visible in the ‘proposed’ photomontage (Fig. 30).  The red line, which 

indicates the profile of the proposed buildings, is well below the eaves level of the existing houses on Iona 
Road from this vantage point.   

 
 The proposed development will not impact on the setting of Saint Columba’s Church and the east end of 

Iona Road.  
 

 
Fig. 29:  ‘Existing’ and ‘proposed’ views to the south of Saint Columba’s Church (Iona Road), a protected structure 

 

 
Fig. 30:  ‘Existing’ and ‘proposed’ views to the south of Saint Columba’s Church (Iona Road), a protected structure 
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6.10 Photomontage 09: Iona Road, at junction with Iona Park 
  
 This gap, between the houses on the north side of Iona Road and the houses on the west side of Iona 

Park, provides one of the only views of the site from Iona Road (which is zoned as a ‘Residential 
Conservation Area’.  The red brick Players chimney is not visible from this vantage point. 

 
 Block E is the only part of the proposed development that will be visible from this location and will be 

substantially concealed by the permitted three-storey terraced houses to the east of Daneswell Place, 
which are currently under construction and will act as a buffer for the proposed development.  The red line 
in the ‘proposed’ photomontage (fig. 29) shows the highest level of proposed Block E will be significantly 
below the eaves line of the houses on Iona Road from this vantage point.   

 
 The impact of the proposed development from this location on Iona Road will be minimal.   
 

 
Fig. 31:  ‘Existing’ view from Iona Road, at junction with Iona Park 
 

 
Fig. 32:  ‘Proposed’ view from Iona Road, at junction with Iona Park 
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6.11 Photomontage 10: Prospect Way, at junction with Botanic Road 
  
 Prospect Way was constructed as a new road during the 1980’s.  The loss of terraced streetscape on the 

west side of Botanic Road, combined with the undeveloped (subject) brownfield site of the former 
printworks on the east side, has contributed to a fragmentation of the streetscape of Botanic Road.  This 
can be seen in the ‘existing’ photograph (Fig. 33).  While the gable wall of the new-build terraced housing 
of Daneswell (phase 1) can be seen in this photograph, the substantially vacant site represents a gap in 
the streetscape.   

 
 The ‘proposed’ photomontage (Fig. 34) shows the new Block A providing an appropriately scaled frontage 

onto Botanic Road.  This new building will conceal views of the gable wall of the recently constructed 
three-storey terraced houses and will provide definition and enclosure on the east side of Botanic Road.   

 
 This view demonstrates that the proposed development will have a positive impact through the creation of 

a coherent streetscape along the east side of Botanic Road.  The modulation of the façade, together with 
the use of a red brick that matches the size and colour of the prevalent bricks of the early-twentieth 
century housing on Botanic Road and within the Iona Road residential conservation area, will help to 
integrate this new building into its surroundings. 

 

 
Fig. 33:  ‘Existing’ view from Prospect Way, at junction with Botanic Road 
 

 
Fig. 34:  ‘Proposed’ view from Prospect Way, at junction with Botanic Road  
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6.12 Photomontage 11:  Botanic Road (view into site to south of former Players Tobacco Factory):  
  
 This view explores the entrance to the proposed development from Botanic Road to the immediate south of 

the Players site.  The granite front piers and red brick chimney of the former Players Factory are visible on 
the left (Fig. 35).   

 
 The ‘proposed’ photograph (Fig. 36) illustrates that a new landscaped public space will be formed to the north 

of Block A, providing a clear separation between the proposed development and the Players site.  This 
provides a place of arrival to the development, creating an appropriate transition between the low rise (single 
storey with mansard) protected structure (i.e., Players’ front range) and this proposed new frontage onto 
Botanic Road.  Block B is set back behind the front range of the Players Factory, using a lighter brick which 
echoes the established materiality and character of the ‘internal’ facades to the rear of Iona Road and Iona 
Park.  The separation between Block A and Block B creates a clear gap and helps to break down the 
massing of the development (as viewed from this location), mitigating the visual impact on the protected 
structure.  

 
 These photomontages demonstrates that the massing and layout of the proposed new development will 

consolidate the streetscape of Botanic Road and provide an appropriate entrance to Daneswell Place without 
overwhelming the Players Building.   

 

 
Fig. 35:  ‘Existing’  view into Daneswell Place from Botanic Road, to immediate south of the former Players Tobacco Factory 

 
Fig. 36:  ‘Proposed’ view into Daneswell Place from Botanic Road, to immediate south of the former Players Tobacco Factory 
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6.13 Photomontage 12a:  Interior of Daneswell Place looking east:  
  
 This view explores the relationship between the proposed development and the new-build three storey 

houses on the south and east side of Daneswell Place, looking east.  The neighbouring older houses (on 
Iona Road and Iona Road) and red brick chimney of the former Players Factory are not visible from this 
viewpoint (Fig. 37).   

 
 The new three-storey houses constructed as Phase 1 of Daneswell Place have facades of a contemporary 

red brick (unrelated to the size and colour of the Edwardian red brickwork within the Iona Residential 
Conservation Area and white render.  The proposed development uses a buff colour brick with bronze finish 
window frames, providing a contrast with the red brick of the front facades of the Edwardian houses on 
Botanic Road (Fig. 38). 

 
 This view shows the central public space, which is sized to reflect other Edwardian garden squares within 

Dublin’s inner suburbs (Havelock Square, De Courcey Square, etc.).  This open space provides a gap 
between the different architectural treatments, massing and roof profiles within the Daneswell Place 
development, and is an important component of the overall development. 

 

 
Fig. 37:  ‘Existing’ internal view of Daneswell Place, with Phase 1 three-storey houses on right 
 

 
Fig. 38:  ‘Proposed’ internal view of Daneswell Place, with Phase 1 three-storey houses on right 
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6.14 Photomontage 12b:  Interior of Daneswell Place looking west:  
  
 This view explores the relationship between the proposed development and the new-build three storey 

houses on the south side of Daneswell Place, looking west.  The neighbouring older houses (on Iona Road 
and Iona Road) and red brick chimney of the former Players Factory are not visible from this viewpoint (Fig. 
39).   

 
 The new three-storey houses constructed as Phase 1 of Daneswell Place have facades of a contemporary 

red brick (unrelated to the size and colour of the Edwardian red brickwork within the Iona Residential 
Conservation Area and white render.  The proposed development uses a buff colour brick with bronze finish 
window frames, providing a contrast with the first phase of the development (Fig. 40). 

 
 This view shows the paved roadway, which serves the Phase 1 house, together with tree-planting along the 

new wide footpath to the south of Block B & C.  The view west is terminated by the east (rear) façade of 
Block A, which includes an arched pedestrian route through to Botanic Road. The space between the 
buildings allows the different architectural treatments, massing and roof profiles within the Daneswell Place 
development to co-exist and contributes to the variety and visual interest of the proposed development. 

 

 
Fig. 39:  ‘Existing’ internal view of Daneswell Place, with Phase 1 three-storey houses on left 
 

 
Fig. 40:  ‘Proposed’ internal view of Daneswell Place, with Phase 1 three-storey houses on left 
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6.15 Photomontage 12c:  Interior of Daneswell Place looking north towards Players’ chimney:  
  
 This view explores the relationship between the proposed development and the industrial buildings of the 

former Players Factory, including the landmark red brick chimney to the north (Fig. 41).   
 
 The existing red brick chimney will be a strong visual feature within the redeveloped site, framed by the six-

storey Block C to the west and the three-storey gable-fronted Block E to the east (Fig. 42). 
 
 The neighbouring chimney contributes to the setting of the central garden square of Daneswell Place.  In 

addition to its amenity and recreational value, this open space provides a breathing space between the 
different architectural treatments, massing and roof profiles within the Daneswell Place development, 
facilitating the architectural diversity and interest of the proposed development. 

 

 
Fig. 41:  ‘Existing’  internal view of Daneswell Place, looking north towards former Player’s Factory 
 

 
Fig. 42:  ‘Proposed’ internal view of Daneswell Place, looking north towards former Player’s Factory 
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6.16 Photomontage 12d:  Interior of Daneswell Place looking west:  
  
 This view describes the eastern part of Daneswell Place, exploring the relationship between the proposed 

development and the new-build three storey houses on the south side of Daneswell Place, looking west.  The 
neighbouring older houses (on Iona Road and Iona Road) are not visible from this viewpoint (Fig. 43). The 
red brick chimney and associated vacant industrial buildings are visible by virtue of the current undeveloped 
brownfield character of the site.  

 
 The ‘proposed’ view shows the relationship between the six-storey Block D and the three-storey houses 

constructed as Phase 1 of Daneswell Place (Fig. 44).  The existing houses have facades of a contemporary 
red brick (unrelated to the size and colour of the Edwardian red brickwork within the Iona Residential 
Conservation Area and white render.  The proposed development uses a buff colour brick with bronze finish 
window frames, providing a contrast with the first phase of the development.  The red brick chimney will not 
be visible from this vantage point when Block D is constructed but will be visible as a strong visual landmark 
on the adjacent central square (see Section 6.15 above). 

 
 This view shows the paved roadway, which serves the Phase 1 houses, together with tree-planting along the 

new wide footpath to the south of Block E.  The view west is terminated by the east (rear) façade of Block A, 
which includes an arched pedestrian route through to Botanic Road. The space between the buildings allows 
the different architectural treatments, massing and roof profiles within the Daneswell Place development to 
co-exist and contributes to the variety and visual interest of the proposed development. 

 

 
Fig. 43:  ‘Existing’  internal view of Daneswell Place, with Phase 1 three-storey houses on left 
 

 
Fig. 44:  ‘Proposed’ internal view of Daneswell Place, with Phase 1 three-storey houses on left 
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6.17 Photomontage 13: Laneway to west of No. 1 Iona Road 
  
 The impact of the proposed development on the streetscape of Iona Road will be minimal.  The new 

blocks will be concealed by the existing terraced and semi-detached red brick houses along the north side 
of Iona Road (no’s 1-65, odd numbers) and will only be visible in the gaps and laneways between the 
houses.  Photomontage no. 16 demonstrates the view of the proposed development that will be seen at 
one of these gaps – the laneway to the north of 1 Iona Road.  This laneway has been selected because it 
abuts the rear gardens of 23-31 Botanic Road and comprises the widest gap in the streetscape of Iona 
Road.   

 
 The ‘proposed’ photomontage (Fig. 46) shows the stepped upper floors of proposed blocks A and B will be 

visible at the end of the lane.  These blocks are set back, well behind the existing sheds and garages onto 
the laneway (in the foreground) and will have a modest impact on the character and setting of Iona Road.  
The inward-facing facades within the proposed development uses a buff colour brick with bronze finish 
window frames, echoing the colour of the brickwork to the rear of Iona Road and providing a contrast with 
the red brick front facades of the Edwardian houses. 

 

 
Fig. 45:  ‘Existing’ view looking north along laneway to west of 1 Iona Road 
 

 
Fig. 46:  ‘Proposed’ view looking north along laneway to west of 1 Iona Road 
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6.18 Photomontage 14:  View from Finglas Road  

  

 This is a relatively distant view to the southwest of the site, taken midway between the junctions with 

Botanic Road and Prospect Way.   

 

 In the ‘existing’ photograph (Fig. 47), the red brick chimney of the Players site is visible in the gap between 

the buildings but is not a significant feature on the streetscape.  The Players chimney remains visible in 

the ‘proposed’ photomontage (Fig. 48).  

 

 The proposed development will not be visible from this viewpoint and there will be no impact on the 

established streetscape and character of Finglas Road. 

 

 
Fig 47:  ‘Existing’ view from Finglas Road (to the southwest of the site).  The very top of the Players chimney is just visible (at apex of single-storey gabled 

garage structure)  
 

 
Fig 48:  ‘Proposed’ view from Finglas Road (to the southwest of the site).  The very top of the Players chimney remains visible. 

 

 

 
  



Ref:  21-365 Daneswell Place – Architectural Heritage Impact Assessment 
 

Michael O’Boyle RIAI Grade 1 Conservation Architect July 2022 

6.19 Photomontage 15:  View from Royal Canal at Eglington Terrace (close to Cross Guns Bridge): 

  

 This is a distant view to the south of the site, looking north from Eglington Terrace across the Royal Canal 

towards Daneswell Place.   

 

 In the ‘existing’ view (Fig. 49), the red brick chimney of the Players site is visible in the gaps between the 

mature planting of Charleville Tennis Club but is not a significant feature on the skyline.  The proposed 

new apartment blocks are not visible in the ‘proposed’ photomontage (Fig. 50) and the existing (distant) 

view of the Players chimney will be unaffected  

 

 The proposed development will not be visible from this viewpoint and there will be no impact on the 

established streetscape and character of Cross Guns Bridge and the Royal Canal. 

 

 
Fig 49:  ‘Existing’ view from Eglington Terrace on the south side of the Royal Canal, looking north across Whitworth Road towards Daneswell Place.  The 

Players’ chimney is visible in a gap between the trees of Charleville Tennis Club – a distant and not dominant feature on the skyline. 
 

 
Fig 50:  ‘Proposed’ view from Eglington Terrace on the south side of the Royal Canal, looking north across Whitworth Road towards Daneswell Place.  

The proposed development is concealed by the mature planting of the tennis club and the Players Chimney remains visible as a (distant) 
landmark 
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6.20 Photomontage 16:  View from Iona Villas (to north-east of site): 

  

 This is a relatively distant view to the north-east of the site, taken from the circular landscaped green of 

Iona Villas (a development of mid-twentieth century semi-detached houses to the north of Iona Park. 

 

 In the ‘existing’ view (Fig. 51), the red brick chimney of the Players site is clearly visible as a prominent 

feature above the roofs of the two-storey houses.   

 

 A small portion of the roofline of one of the proposed new apartment blocks. is visible in the ‘proposed’ 

photomontage (Fig. 52).   

 

 The visual impact of the proposed development will be minimal from this viewpoint.  The existing view of 

the Players chimney will be unaffected, and it will remain as a prominent feature on the skyline   

 

 
Fig 51:  ‘Existing’ view towards Daneswell Place from Iona Villas.  The Players’ chimney is prominent above the roofline of the houses. 
 

 
Fig 52:  ‘Proposed’ view towards Daneswell Place from Iona Villas.  The proposed developed will be barely visible above the houses with the Players 

chimney remaining prominent on the skyline 
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6.21 Photomontage 17:  View from side passage between No. 9 and 11 Cliftonville Road, to the north of 

Daneswell Place: 

  

 This is a relatively distant view to the north-east of the site, taken from a laneway between the terraced 

houses of Cliftonville Road, to the north of Daneswell Place. 

 

 In the ‘existing’ view (Fig. 53), the red brick chimney of the Players site is clearly visible as a prominent 

feature looking down the side passage between No. 9 and 11 Cliftonville Road.  The chimney is visually 

lower than the eaves of the terraced houses.  This north-to-south laneway provides the only view of the 

chimney from Cliftonville Road. 

 

 The development is not visible in the ‘proposed’ photomontage (Fig. 54) and the proposed development 

will have no visual impact from this viewpoint.  The existing view of the Players chimney will be unaffected. 

 

 
Fig 53:  ‘Existing’ view towards Daneswell Place from laneway between No’s 9 and 11 Clifftonville Road (to north of site) 
 

 
Fig 54:  ‘Proposed’ view towards Daneswell Place from laneway between No’s 9 and 11 Clifftonville Road (to north of site) 
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6.22 Photomontage 18:  View #1 from Griffith Park: 

  

 This is a distant view looking towards Daneswell Place across the River Tolka from Griffith Park, to the 

north-east. 

 

 In the ‘existing’ view (Fig. 55), the red brick chimney of the Players site is clearly visible as a very 

prominent feature projecting above the surrounding skyline.   

 

 The roof profile of the development will involve a slight, almost imperceptible change to the skyline in the 

‘proposed’ photomontage (Fig. 56).   

 

 The visual impact of the proposed development will be minimal from this viewpoint.  The existing view of 

the Players chimney will be unaffected.  The chimney will retain its prominence as a landmark on the 

skyline. 

 

 
Fig 55:  ‘Existing’ view towards Daneswell Place from Griffith Park (to north-east of site) 
 

 
Fig 56:  ‘Proposed’ view towards Daneswell Place from Griffith Park (to north-east of site) 
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6.23 Photomontage 19:  View #2 from Griffith Park: 

  

 This is a distant view looking towards Daneswell Place across the River Tolka from Griffith Park, to the 

north-east (a short distance to the east of Photomontage 18). 

 

 In the ‘existing’ view (Fig. 57), the red brick chimney of the Players site is a prominent feature on the 

skyline, visible between the winter trees  

 

 The roof profile of the development will involve no real change to the skyline in the ‘proposed’ 

photomontage (Fig. 58).   

 

 The visual impact of the proposed development will be minimal from this viewpoint.  The existing view of 

the Players chimney will be unaffected.   

 

 
Fig 57:  ‘Existing’ view towards Daneswell Place from Griffith Park (to north-east of site) 
 

 
Fig 58:  ‘Proposed’ view towards Daneswell Place from Griffith Park (to north of site) 
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7. OTHER IMPACTS OF THE PROPOSED DEVELOPMENT 
 

7.1 Impact on the surviving fabric and features of the former Printworks 
 The only surviving feature of interest within the subject site is the west boundary railings, which date from 

the 1950’s-60’s and are influenced by the 1952 Festival of Britain exhibition.  Initial design proposals for 
the site, as presented at pre-planning consultations with An Board Pleanála and DCC (prior to lodgement 
of the previously refused SHD application), included for the removal of this railing. The DCC Conservation 
Officer identified the railings as contributing to the character of the area and regarded their removal as 
regrettable.  I agree with this view.  The railings are a relatively rare example of their type and are an 
interesting survival from the site’s previous use as a large printworks.  The incorporation of these railings 
will introduce an element of variety and historical context to the completed development.  The proposed 
development includes for the retention of these mid-twentieth century railings and their extension along 
the existing vehicular access, which is to be closed, within the landscaping of the western boundary to 
Botanic Road.  This is a welcome development and will have a positive impact on the presentation of the 
site.  There are no other surviving features of note within the subject site. 

 

7.2 Impact on the former Players Tobacco Factory 
 The former Players Tobacco Factory is a protected structure – with the west boundary railings, the 

seventeen-bay front range, and the 34-metre red brick chimney being of particular significance.  The 
proposed development includes Block A (ranging in height from 1 to 5 storeys), Block B and Block C 
(stepping up from 5 storeys at the northern elevation to 6 storeys at the southern elevation), Block D 
(stepping up from 4 storeys on the northern elevation to 6 storeys on the southern elevation), and Block E 
(3 storeys in height, providing 4 no. ground floor apartments and 4 no. duplex units).  Blocks B, C and D 
(which are the tallest of the proposed blocks) will be significantly lower in height than the landmark red 
brick chimney (see fig. 8 above).  This will allow existing views of the chimney from the Prospect Square, 
De Courcey Square and Environs ACA to remain unobstructed. The creation of a central open space 
(between proposed Block C and Block D), with the chimney as its focal point, is an important and welcome 
proposal and will help to interpret the industrial heritage of the subject site and the neighbouring Players 
site. 

  
 The cut granite (west) façade of the Players Tobacco Factory, together with the granite piers and ornate 

railings, make a significant contribution to the streetscape of Botanic Road.   This highly detailed use of cut 
granite gives this important building an architectural significance (in common with Saint Columba’s Church 
on Iona Road), which contrasts with the use of red brick as the dominant building material throughout 
Glasnevin.  The architectural expression and materials of the proposed new-build development has been 
developed not to compete with the granite façade of the former Players Factory.  The proposed new 
buildings are set back from the front range of the former factory and are subservient to its more richly 
detailed granite façade.   

 
7.3 Visual impact on Iona Road / Iona Park (Z2 – Residential Conservation Area) 
 During my initial walk-through Iona Road, Iona Park and the surrounding streets, it became obvious that 

the 34-metre-high Players chimney was not generally visible and that views of this landmark structure 
were limited to isolated glimpses in the gaps between the red brick houses.  The tallest blocks within the 
proposed development (B, C & D) are significantly lower than this chimney and will not be visible from the 
general streetscape.  The construction of (previously permitted) three-storey terraced houses on the 
southern and eastern perimeter of the site creates a buffer between the proposed development and the 
rear gardens of the existing early-twentieth century houses.   On this basis, the proposed development will 
have a minimal impact on the character of the houses and streetscape of Iona Road and Iona Park. 

 
7.4 Visual impact on Botanic Road 
 Botanic Road is a heavily trafficked arterial route and is less architecturally coherent than the residential 

streets of Iona Road and Iona Park.  The streetscape immediately in front of the subject site is particularly 
varied and has suffered from some poor-quality development following the construction of Prospect Way 
and the associated one-way traffic system in the early-1980’s.   

 
 The proposed development will make a positive impact on the streetscape by filling a substantial gap on 

the east side of Botanic Road.  The front (west) façade of Block A (onto Botanic Road) will be broken up 
and modulated to create a finer grain elevational treatment.   The setback between each of the proposed 
five buildings, will allow the residential blocks to step up in height towards the centre of the site without 
significant visual impact on Botanic Road.  By adopting a limited palette of materials, with the predominant 
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use of a single red brick, the architectural treatment of the proposed new buildings will be restrained and 
sympathetic to the neighbouring buildings.   

 
7.5 Visual impact on Prospect Square/De Courcy Square & Environs Architectural Conservation Area 

 While the red brick chimney of the former Players Tobacco Factory lies outside this area and is not 
specifically mentioned in the written description of the ACA, views of this landmark structure contribute to 
the character and sense of place of Prospect Square and De Courcey Square in particular.  This AHIA 
includes analysis of three photomontages of the proposed development within the ACA (See Sections 
6.4, 6.5 and 6.6 above), which demonstrate that the new buildings will not significantly intrude on the 
character of the ACA and will not interfere with existing views of the Players chimney. 

 
8. RECOMMENDATIONS / ADOPTED MITIGATION MEASURES 

 

8.1 Materials  
The proposed development adopts a hierarchy of materials, with a clear differentiation between the 
materials used on the external west façade (fronting onto Botanic Road) and the buildings within the 
interior of Daneswell Place.  This echoes the materiality of the houses on neighbouring Iona Road and 
Iona Park, where red brick is used on the front facades and a lighter brick is used on the side and rear 
facades.  The selection of materials has been used to create three ‘character zones’ within the proposed 
development.  This approach will introduce a diversity to the architecture and streetscape, which will help 
to break down the scale of the new development. 
 

A. Botanic Road – The west façade of Block A will use a red brick, selected to reflect the colour, 
texture and size of the red brick early-twentieth century houses on Botanic Road, Iona Road and 
Iona Park.  The limited use of granite as a highlight material echoes the detailing of the 
neighbouring Edwardian houses.  Metal surfaces (railings, rainwater goods, soffits and fascias 
will be black and the windows frames will be black powder coated aluminium.  This approach 
identifies the new development as a continuation of the established residential character of 
Glasnevin and will ensure that the finely detailed granite façade of the adjoining Players Factory 
remains the dominant building of public character on the street. 
 

B. Daneswell Square – A light buff coloured brick is proposed around the new public garden square 
within the development, and on the east facing façade of Block A and on the main facades of 
Blocks B, C, D and E.   Granite detailing will be used to modulate the facades.  A bronze powder 
coated finish will be used on railings, metalwork and windows frames.  Metal cladding will be 
used on visible roof surfaces. 

 
C. The Residents’ Gardens – The facades facing into the semi-private open space to the rear 

(north) of Block B and C will use a lighter white buff brick with white mortar.  Granite detailing will 
be used to modulate the facades.  A bronze powder coated finish will be used on railings, 
metalwork and windows frames.   

 

   
Fig. 59 Contrasting materials and roof profiles on Block A (left), Blocks B, C & D (centre), and Block E (right) 
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8.2 Height, scale and massing  
The height of the blocks located centrally on the site has reduced significantly from previous SHD 
applications.  This has reduced the visual impact of the scheme from the surrounding streets.  The visual 
relationship between the existing (Phase 1) houses at Daneswell Place and the proposed new buildings has 
been carefully considered.  The design incorporates variations in height, massing and scale, to create a 
diversity of building types and roof profiles across the site.  The open space and landscaping between the 
buildings facilitates and supports the transition in scale and design from one part of the development to the 
next. 

 

8.3 Views of the red brick chimney from within the site 
The red brick chimney of the former Players factory is an important landmark within Daneswell Place, located 
just outside the site to the immediate north (Fig. 41).  The presentation of this chimney is a key component of 
the design strategy for the proposed public square (Daneswell Square) at the heart of the scheme.  Views of 
the chimney from the square will be framed between Block C and Block E.  This approach will ensure that the 
chimney is presented as a prominent landmark within the completed development at Daneswell Place, as a 
tangible reminder of the early-twentieth century industrial heritage of Glasnevin. 

 

8.4 Daneswell Square: 
The introduction of public open space is informed by historic precedent in other late-nineteenth century/early-
twentieth century inner suburbs of Dublin.   The dimensions of the proposed public space are comparable with 
the intimate neighbourhood open spaces at De Courcey Square and Prospect Square in Glasnevin and 
Havelock Square.   

 

 
Fig. 60 Site plan showing footprint of Havelock Square (in blue) and Prospect Square (in pink) overlaid on proposed Daneswell Square (source: 

Architectural Design Statement, July 2022) 

 

8.5 Measures to facilitate the future development of the neighbouring Players site to the north 
The proposed development takes account of the likely future development of the vacant neighbouring former 
Players factory site.  The masterplan includes an east-to-west pedestrian route along the north boundary of 
the site, which could in time be amalgamated into a pedestrian spine to be shared by both sites.  The north-to-
south axis from the proposed Daneswell Square to the Players’ chimney has the potential to be continued 
northwards, placing this landmark chimney at the heart of a co-ordinated and integrated residential quarter.  
While it is not possible to know the design strategy and direction of any future development of the former 
Players’ factory, these measures ensure that the proposed development can positively contribute to the long-
term sustainable development of the neighbouring site. 

 

8.6 Retention of Festival of Britain railings 
These railings are recognised as having significance as an exemplar of mid-twentieth century design and are 
influenced by a design aesthetic associated with the post-war Festival of Britain (held in London in 1951).  The 
railings will be retained and integrated into the landscaping of the street frontage onto Botanic Road. 

 

8.7 Landscaping 
The landscaping design supports and reinforces to sense of place within the different parts of the 
development (identified as character areas within the Architectural Design Statement) – the road frontage onto 
Botanic Road, Daneswell Square, the semi-private residents’ communal gardens, and the access road in front 
of the Phase 1 houses.  This approach gives each part of the proposed development a unique identity and will 
help to integrate this new development into the established residential suburb of Glasnevin. The retention of 
the existing row of mature trees along the frontage onto Botanic Road will help to integrate the new 
development into the established surroundings of Glasnevin. 
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8.8 Point of arrival / entrance to site from Botanic Road 
The proposed development is designed as a new residential neighbourhood within the established 
suburb of Glasnevin.  The entrance from Botanic Road (to the north of Block A) is treated as a public 
space, creating a point of arrival that is open, with no gates or barriers to public access.  The inclusion of 
a pedestrian route into the development through Block A increases the permeability of the site and will 
ensure that the new development is sensitively and sustainably integrated with the neighbouring streets.  
 

 
9. CONCLUSION 
 

The proposed development provides an opportunity to repair a gap in the streetscape of Botanic Road and to provide 
much-needed housing to augment the established residential suburb of Glasnevin.  Particular care has been taken in 
the height, massing, architectural form, scale, materials, and landscaping, to ensure that the new buildings are 
appropriate to their receiving environment.  The design development leading to the submission of this planning 
application has been informed by a process of conservation-led review, particularly in the key issue of how the 
proposed development impacts on the neighbouring buildings and streetscape.  The careful selection of materials, 
massing and roof profiles, is intended to ensure that the design and detailing of the development is of a high quality 
and that this new urban block becomes an appropriate and sympathetic contemporary addition to the early-twentieth 
century inner suburb of Glasnevin and Botanic Road. 
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APPENDIX A 
 
Photographs of the site and its environs 
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Fig. 34:  Marguerite Road (to north of Players site); view looking west towards Botanic Road 

 
Fig. 35:  Laneway (perpendicular to Marguerite Road), looking south towards former Players Tobacco Factory 

 
Fig 36:  Granite entrance piers, gates and railings of former Players Tobacco Factory, Botanic Road. 



Ref:  21-365 Daneswell Place – Architectural Heritage Impact Assessment 
 

Michael O’Boyle RIAI Grade 1 Conservation Architect July 2022 

 
Fig. 37:  Front range of the former Players Tobacco Factory 

 
Fig. 38:  West boundary of the subject site (onto Botanic Road), with mid-twentieth century Festival of Britain influenced railings 

 



Ref:  21-365 Daneswell Place – Architectural Heritage Impact Assessment 
 

Michael O’Boyle RIAI Grade 1 Conservation Architect July 2022 

Fig. 39:   Construction of three-storey terraced houses on southern perimeter of subject site; these houses provide separation between the early-
twentieth century houses of Iona Road and the proposed development.  The red brick chimney of the Players site is visible on the left. 

 
Fig. 40:  View from site towards the junction of Botanic Road and Prospect Way (a new road formed in the 1980’s).  The four-storey building on this 

corner uses a variety of materials and is out of character with the surrounding  residential streets. 

 
Fig. 41:  View north along Botanic Road, with the subject site on the right.  The houses on the west side of this section of Botanic Road are more varied 

in their height and use of materials than elsewhere on the road.  
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Fig. 42:  View looking north along Botanic Road, towards junction with Prospect Way; the junction with Iona Road is on the right (with car exiting).  The 

attractive red brick building with cut granite details (on left) was constructed in 1913. 

 
Fig. 43:  Iona Road, at junction with Botanic Road – the pitched roof of the previously-permitted three-storey terraced houses (under construction) are 

visible in the gap between the houses. 
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Fig. 44:  View east along Iona Road  

 
Fig. 45:  View west along Botanic Road 
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Fig. 46:  Glimpsed view of Players chimney in gap between houses on 
Iona Road  

Fig. 47: Roof of newbuild three-storey houses visible in gap between 
houses on Iona Road 

 
Fig. 48:  View west along curved section of Iona Road, close to junction with Iona Park 

 
Fig. 49:   Iona Park, at junction with Iona Road – the red brick chimney of the former Players Tobacco Factory is visible in the gap between the buildings.  

The new-build houses to the south of the subject site are visible on the right.  The terrace of houses on the eastern perimeter of the site are yet 
to be built.  
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Fig. 50:  Junction of Iona Park and Iona Crescent, looking towards the former Players site. 

 
Fig. 51:  Prospect Way (constructed as part of the Glasnevin one-way system in the 1980’s); looking east towards the site 

 
Fig. 52:  Prospect Way (at junction with Prospect Avenue), looking west towards site. 
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Fig. 53:  Prospect Avenue, looking west towards Prospect Square (part of the ACA) 

 
Fig. 54:   De Courcey Square (part of the ACA), looking east towards Prospect Avenue; the Players chimney is visible from this vantage point, but is not 

generally visible from within the square.. 

 
Fig. 55:  Prospect Square (part of the ACA), with entrance to Glasnevin Cemetery in north corner 
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Fig. 56:  Prospect Square (part of the ACA), looking south – the red brick chimney of the former Players Factory is visible in the distance 

 
Fig. 57:  St. Teresa Road (part of the ACA) 

 

 


