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10.0 Appendices

10.0 Appendices

10.1 Housing Quality Assessment

The following document breaks down the areas of each
apartment to demonstrate compliance with. Sustainable
Urban Housing: Design Standards for New Apartments
(2018).
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Proposed Rathcoole Age-Friendly Development

PAC2001 DESIGN STATEMENT

Riverside Projects Limited - Tay Lane, Rathcoole, County Dublin

August 2022




 zzozisnBny

ulign@ Ajuno? ‘aj00oyjpy ‘auni Ap] - pajwi] sjoaloid apIsiaAly
juawdojaaaq Ajpuang-aby ajoodyjpy pasodoid

INIW3LVIS NOIS3a

L00ZOVd

Sl b

Albwwns 0 SZmZzom;zw+mmfumtxu~_<&

olIpnjsoe

anN3oa

%004 | ‘ONBS iOL _
%99 | ‘ONBE INIWLHVY 038 omL [
 wee | onoz INaWLHvdY 038 N0 [
%| sunn  a
NOISIAOYd ONISNOH

| erewo | vauy 3Ls |
ONOL f INIWLNYAY 038 OML
ONY | INIWLMvdva3gano [

‘ON6
‘ON9

IN3WLYVdY 038 omL [0

© IN3WLvdva3sano [

ININLEVAY 038 omL [0

IN3WLHvdy a3g 3no [

| one
| one

INIWLHVDY 038 omL [T
IN3WLEYdv a3a3ano ]|

40074 ANNOUD

d4007d Lsyid

¥00714 ANOD3S

¥007T4d QYIHL

‘Apog BuisnoH paroiddy ay) pue |1ounon Aunon
ulgn@d Yyinos yum passnosip Se ‘awayds ay) uiyyim uoisinoid
Buisnoy ay} Jo umopyea.q ay} seulino Aiebew Jusoelpe ay |

Buisnoy |esauan

Alewwnsg 0'6



Rathcoole Age-Friendly Housing
Apartment Type Description Area m2 No.] Mix
Type A 1Bed / 2P 49.4 m2 8
Type AT 1Bed / 2P 51.5 m2 4
Type A2 1Bed / 2P 52.1 m2 4] 34%
Type A3 1Bed /2P 50.8 m2 2
Type A4 1Bed / 2P 51 m2 2
Type B 2Bed / 3P 66 m2 4
Type B1 2Bed /3P 67.7 m2 8
Type B2 2Bed / 3P 67 m2 1
Type B3 2Bed /3P 69.3 m2 3 66%
Type C 2Bed /3P 70 m2 12
Type C1 2Bed / 3P 70 m2 4
Type C2 2Bed /3P 70.7 m2 4
Type C3 2Bed /3P 69.2 m2 2
Apartment Area 3635 m2 58
Apartment Circulation Area 589.1 m2
Apartments Including Circulation Area 4224 m2
Ancilliary Accomodation
Cycle Storage 36 m2
Refuse/General Storage 26.9 m2
Plant Room 46.2 m2
Sub. Station 14 m2
Switch Room 16 m2
Total Ancilliary Accomodation 139.1 m2
|Community Centre [ 993 m2 | |
Car Parking Age-Friendly Housing 24
*refer to Transport Mgmt Plan Community _umn::% 2
Building Manager 1
Visitor Spaces 3
TOTAL 30|Spaces
Communal Open Space Required
1 Bed Apartment 5 m2 100 m2
2 Bed Apartment (3P) 7 m2 266 m2
Total 366 m2
Site Area 0.473 |Hectares
Plot Ratio 0.03
Density (per Hectare) 123
Site Coverage 30%
Public Open Space 19%| 907.4 m2 min 10% required
Communal Open Space 1226 m2  |min 366m" required

_:o_.uOmmn_ Rathcoole Age-Friendly om<m_003m3

m + C Q — O Riverside Projects Limited - Tay Lane, Rathcoole, County Dublin

ARCHITECTURE + ENVI _N O NMENTS Summary PAC2001 DESIGN STATEMENT &c‘m‘c&‘ 2022
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7.0 Proposed 3D Imagery - View towards entrance from private open space
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7.0 Proposed 3D Imagery - Entrance View from Tay Lane
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6.0 Architectural Impact Statement

As outlined in section 13.2.7 for Architectural Conservation Areas of the South Dublin County Council
Development Plan 2022-2028, an Architectural Impact Statement is required to be submitted as part of the
application if the proposed development is immediately contiguous to an ACA. The Rathcoole ACA runs
along the southern boundary of the site, focusing primarily on the main street which includes the adjacent
Glebe House (a protected structure). See adjacent extract of Zoning Map Sheet 8 from South Dublin
County Council Development Plan 2022-2028.The topics to be addressed include the following:

Urban Structure and Grain

The adjacent apartment development at Eaton Drive is predominantly four story blocks which sets a
general precedent for the area. The urban grain of Rathcoole village is low rise buildings situated within an
Architectural Conservation Area (please refer to Section ‘5.0 Planning Design - Building Height'’ for further
details) with taller developments of apartments and housing estates generally located to the north, nearest
the N7 dual carriageway, or to the outskirts of the village. The proposed scheme is senstively designed
to fit within both urban forms while setting back from the boundaries of the adjacent two-storey buildings.
The proposed design has taken into consideration the granted planning permission for Glebe House with
the cranked facade opening out the space facing the protected structure while staying away from the linear
blocks forming the apart-hotel to either side of Glebe House itself.

Density and Mix

The density, at 123 units/Ha, is within the scope of the development plan for the area. The building itself
is quite compact despite its density, maximising the open space afforded the scheme at ground level. The
adjacent granted permission of Glebe House, a protected structure, achieved a density of 98 units/Ha.
The apartment mix was discussed at pre-planning phase where a maximum of 50% one-bedroom
apartments was permitted. The mix was also discussed with an Approved Housing Body that is intending
to purchase the development on completion.

Being an age-friendly scheme, the increased density of an older generation to the community can add
vitality and engagement with improved activity of people to shops and the main street.

Scale

The scale is generally in keeping with the prevaling building stock in the immediate area, particularly when
taken in context of the granted planning permission for the adjacent Glebe House site (see adjacent image
of proposed development as viewed from Glebe House) and the adjacent development at Eaton Drive.
The building is quite compact despite the density, particularly in relation to its impact on Glebe House. The
‘short’ elevation faces Glebe House minimising over-looking and the four storeys is only marginally taller
than the ridge of the protected structure. The width of the proposed block is 19.5m (Glebe House is 22.5m
wide) and approx. at an angle of 15 degree to Glebe House, thereby reducing the impact on the protected
structure.

Height

The building is of a similar height to the adjacent Eaton Drive development however, through careful
design, it provides a variety of angles and recesses of the facade which helps breakdown the mass and
add interest and variety to the elevation. The entire block is only 3.2m above ridge level of the adjacent
Glebe House while it is set back over 32m away.

Please refer to Section ‘5.0 Planning Design - Building Height’ for more details.

Materials

The materials selected are very much in keeping with the existing village. There is a mix of brick and
render from both modern and historical buildings (Glebe House itself is a rendered Georgian building). By
having the horizontal banding, we remove the need for visible movement joints in the facade. The mix of
render and brickwork (within the horizontal banding) is using the prevalent materials from the locality while
integrating into a well considered facade.

Please refer to Section ‘4.3 Form and Materiality’ of this document for more detail.

Landscape

The landscape has been carefully designed to make use of the large south-west facing communal courtyard
and landscaped areas throughout the scheme. There is pedestrian access at each end of the site allowing a full
circuitous route around the building with seating at various points. The archaeological monument, St. Brigids

Well, situated (but sealed) on the site, will also be opened up and integrated into the landcaping design.

Views and Landmarks

Considering the site is located at the outer edge of the ACA along with the low-rise nature of the village, there
are few views and landmarks to consider. To the north of the site is the N7 dual carriageway which requires
noise mitigation to the apartments at the north of the apartment building while the adjacent Glebe House has

been sensitvely considered as previously outlined.

Historic Development

Historically, the proposed site was a single family dwelling which was demolished some time ago. It has since
been left untended and is a prime development site due to its ideal location in close proximity to Rathcoole

Village. Please refer to Section ‘2.3 Planning History’ of this document for further information.

o
-

Conservation

Record of Protected Structures
@ (See Written Statement for Details)

AN

-
/" "\ Record of Monuments and Places
\ 97921 | (5ee Written Statement for Details)
7/ (For Areas of Archaelogical Potential see Index Map)

—

Architectural Conservation Areas (ACA)
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Scale - Visual impact of proposed development from Glebe House
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5.5 Best Practice Urban Design Manual - Compliance

07 Layout
The landscaping provides a very enticing space while the accessibility car parking spaces will use the =
4.,..\“ yue ~ = - : ._‘

same stone paving as the entrance path to create a more pleasant approach, making the public entrance

feel more generous. The front of the site, and main entrance facing Tay Lane, provides the public open _ e \
space and car parking, the middle of the site provides the community centre and landscaped gardens while ‘ .
the rear of the site provies the main accommodation building and linear gardens.

The inclusion of raised beds for the occupants of the apartment building is good for inclusivity and a sense
of ownership of the space. The raised bed also create a community activity and focal point of the open

space.

08 Public Realm
The public realm of the scheme has been developed within the constraints of all other planning requirements

while taking advantage of the excellent aspect of the site. Itis a well-designed landscape proposal providing
mulitple rectreational oppourtunities throughout the development, including a circuitous pedestrian
routearound the building. The public realm is over-looked throughout with the apartments providing passive
surveillance to all corners of the site. The layout of the public space has been designed to integrate with
the specifics of the site, including the historical monument St. Brigids Well. The existing large conifers to
tne northern boundary facing the N7, has been retained where possible to create a buffer to the large road
with high speed traffic and an acoustic wall at ground floor. In addition, the acoustic report that is included
as part of this application outlines that traffic noise will be within acceptable parameters.

For more details on the landscape, please refer to the landscape report by Jonathan Gannon and Associates

which has been submitted as part of this application.

09 Adaptability
The apartments have been designed to allow flexible positioning of furniture with large balconies (generall .
P g p 9 g (9 y 08 Public Realm / 10 Privacy and Amenity Public Open Space :

in excess of the minimum standards). 50% of all units have the bathroom directly adjoining the main

bedroom which can be opened up to provide direct access if required. All apartments are wheelchair -
friendly with level access throughout. All bathrooms will be wetrooms for ease of adaptability. Communal Open Space

The generous areas of the apartments (including storage) means it would be equally suitable for general

housing if required.

10 Privacy and Amenity
Each apartment has a private balcony directly accessed from the main living / dining / kitchen area.

All balconies are covered other than the top floor apartments. Windows have been positioned to avoid
overlooking of adjacent properties and providing sufficient separation. Sound attenuation measures have
been included to prevent any impact on the N7 on the immediately adjacent apartments (please refer to
acoustic report for more details). And, as previously mentioned, 50% of the apartments are dual aspect

with no single-aspect, north facing apartments included at all.
Due to the careful design of the scheme, there is no loss of amenity for neighbouring sites.

Please refer to section 5.1 of this document for details of the privacy and amenity space.

Proposed Rathcoole Age-Friendly Um<m_003‘m3
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5.4 Access Strategy

Ground Floor Access Diagram
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5.2 Sustainability Strategy

The proposal has been designed as a low energy scheme
from first principles. The single bar of accommodation
running north / south provides 50% dual aspect apartments.
The east / west orientation of the apartments allows each
to take advantage of solar gain and provides bright warm
spaces. Each unit has their living spaces arranged onto
east, west or south facing balconies, these heavily glazed
facades allow significant solar gains which will heat the units
naturally. The heavy concrete structure will provide thermal
mass which will absorb any excess heat from the solar gains
during the day, and slowly release over the evening to help
maintain a comfortable temperature throughout. The use of
low-temperature radiators by an internal heat pump and heat
recovery in each apartment will reduce the energy demand /
load further. Passive cooling is provided via opening windows
which will control the temperature in summer months.

Itis proposed to provide a heavily externally insulated and air-
tight envelope to the buildings with high performance glazing
to ensure that all heat harnessed or created within the units is
retained. The scheme will meet with the requirements of the
South Dublin Co. Co. and as well as the Technical Guidance
Documentation in this regard.

Proposed Rathcoole Age-Friendly Development
t m ﬁ m C — o Riverside Projects Limited - Tay Lane, Rathcoole, County Dublin
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5.0 Planning Design - Building Height
Building Height and Density Guide - Appendix 10 of Development Plan

Guidelines on Quality Housing for Sustainable Communities, DEHLG (2007)
Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas, DEHLG (2009)
Urban Development and Building Height Guidelines (2018)

Building Height

Many of the elements raised within ‘Appendix 10: South Dublin County’s Building Height and Density Guide’ are reiterated in
the Best Practice Urban Design Manual. These have been addressed in more detail in Section ‘5.5 Best Practice Urban Design
Manual - Compliance’ of this document.

Through extensive analysis of the existing urban context, the prevailing height of the locality varies significantly between 1.5-2
storey single occupancy residences or retail units up to 4-storey apartment buildings (see adjacent diagram).

The adjacent residential development to the East at Eaton Close is 4 storeys in height with a further mix of one to two storey
dwellings to the south and west adjoining properties. The site to the south behind the Glebe House has been granted permission
for a mix of two and three storey buildings as a 69 unit apart-hotel please refer to Section ‘3.2 Design Considerations - Glebe
House’ of this document.

Our proposal is to maintain the height of Eaton Close in a new apartment block running North / South along the eastern edge of
the site. This mitigates the impact on the neighbouring Tuath Housing property to the west of the development site, maximising
the distance from the existing building. The horizontal banding exentuates the linearity of the building making it appear lower.

There is a general prevalence of three to four-storey buildings towards the N7 dual carriageway to the north of the village,
particularly the adjacent Eaton Drive development which is four storeys high throughout. There are other four storey developments
to the south of the high street however, the prevaling height to the village is of low rise singe residence dwellings one to two-
storeys in height. This sets a precedent for this part of the town and particularly to the north, adjacent to the N7, where taller
buildings have become more prevalent.

The proposed building fits in contextually within the local context as outlined in this document and has been carefully designed
to create a balance between density and open space for a high quality development.

ELDERLY HOUSING
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Four Storey Development
Three Storey Development
Two Storey Development
Single Storey Development
Proposed Site

Proposed Three Storey Development (granted planning permission)

hacstudio

ARCHITECTURE + ENVIRONMENTS 5.0  Planning Design

Proposed Rathcoole Age-Friendly Development

=y ey

PAC2001 DESIGN STATEMENT

Riverside Projects Limited - Tay Lane, Rathcoole, County Dublin

August 2022




270z IsnBny

INIW3LVIS NOISId

100ZOVd

ulIgn@ Ajuno? ‘2j002YIDY ‘@up] AD] - pajwl] s§oa[0ld SPISIDALY

juswidojaAaag Ajpuaug4-aby ajoooyjoy pasodold

adA] wewpuedy peg g [eaidA |

B

adA] yuswypedy pag | |eoidA|

awayos pasodoiyg

oy

e e —) S
» w bs 2 = 2 wbsg
o Auoojeg = Auoojeg
T Y —————=u e e
e OEl 009t 0082 0EL 0ZEE
W
| B
wbs . wbs i LL ”
woolpag woolipag V O
2 w bs ge 5
Buiuig /Buinr jusyony | i =
| wbs ppp : |
= = ‘w bs gg
s _ it Buiui@ /BuiAr usyony
b i o s ]
m __B
== ; 7
: ! e .
n bt wbsg:eo | n wbsg =
s sl gl ~ebeioig | °  woolyreqg abeiois Ann
_ B
00¥'¢ ot} 0497 =t 0l 00¥'2 \“

SINIWNOMYIANT + 334NLIDILIHDYY

OIpN{S

‘uoneydepe
Asea 10} |lem 8y} ul pajelul jods-4os e yum Alessaosu i
woolpaq ey} wolj papiaoid g 0} SS8I0€ 108.IP 10} SMOJE
siIy| ‘sjuswyede ay) JO %0F Aj@lewixoidde uo woolpaq
Arewnd ay) 0} Juaoelpe pajeoo| usag aAry SwWooyleq ay |

‘sjnoAe| ay} Buunbijuoo
uaym xoogpueH ubiseq piniD ey} pue ubiseq |esieAiun
UOIJBISPISUDD OJUl UBXE) OS|e 8ABY SIN0AR| 8y} ‘sjuswnedy
MaN Jo} spiepuels ubissq eyl ulyum  sjuswsalinbal
pue suoneinbas Buiping | yum BulAidwoo woi pedy

‘sa|A1sa}l| Buibueyo 1ins 0} s|geidepe
pue a|qixal} agq 0} peubisep ueaq aaey sjuswyede ay|

NDIS3A ATAN3IH4-39V

(8102) senuoyiny

Buiuueld 1o} seuleping sjuswpedy maN 10} SpJepuels

ubisaq :Buisnoy uegln 8jgeUIBISNS, Yl UIYIM SWOOo. |[e

0} $8zIs eale wnwiuiw yum Ajny Aldwoo sjuswyede ay|
sallljenb Alosuas pue Alljigeinp 10} pasn sjeusjew [einjeu -

lleyojesym Aq sjqisseosoe Ajginus
8le S8IU0DBQ pue SIaMOys ‘sWwoolpaq ‘sjuswpede | -

SpJEpUB]S Wo0Ipaq YDIH Juslind paaodxa seale juswuede -
syuawyede Buioej-yuou ou -

seale padeospue| Bujoolen0
saluooeq ‘Buioe} 1sem pue jsea Ajueuiwopaid ‘eyeaud -

(lenuew
ubisap Buisnoy gHY 2ul Yiim 20Uepiodde Ul) ainjuin} umo
llay) Bulg 0} sjuspisal MO|e 0} pazis ale SWool ayl -
suonyisod Juaiaylp 0 Jequinu e ul paoe|d aq ueo spag ay} -

saoeds wuem ybuq - Buluip ; Buial ; uayoyy ueld uedo -
aoeds ay) asijeuoslad 0} Juapisal ay) 1o} sanunyoddo -
:leonoeud pue Buneinwns ‘Ayyeay ‘ybuqg si jeyy soeds

[euosiad e 81e810 0} SWO0J 8y} Jo ubisap sy} ul usye] usaq sey
aled jealn) ‘aiayds ajeald ay) Jo 8100 8y} S| 8oeds Buial| sy |

NOIS3A ALITVND HOIH

1noAeT uswiiedy |eoIdA] G ¢




4.4 Typical Bay Design

The buildings are designed as an insulated render or brick external cladding between horizontal bands of
render. With a subtle adjustment in texture and relief, this will create a varied and interesting elevation that
will subtly change throughout the day with the moving shadows of the sun

The construction is intended to be a traditional 215mm masonry wall structure with in-situ concrete floors.
The 600mm deep horizontal banding zone will house all the plant and service zones within the apartment
in order provide full floor-to-ceiling windows to each apartment, maximising daylight.

The break-down of the elevation will remove the need for movement joints while the change in material will
provide a dynamic feel to the elevation.

Balcony Elevation

The inset balconies are proposed to be almost fully glazed to the apartments with small sections of render
with differing textures. The balustrade is designed to be open, flat bar metal balustrades between

the full length of the balcony to maximise light into the recessed balconies while providing privacy from an
angle.

Dark coloured glazing system

Continuous concrete string
course

Dark coloured render banding

Brick finish

White render

PPC flat bar metal balustrade

pacstudio

ARCHITECTURE + ENVIRONMENTS 4.0 Proposed Scheme

Proposed Rathcoole Age-Friendly Development

Riverside Projects Limited - Tay Lane, Rathcoole, County Dublin

PAC2001 DESIGN STATEMENT

August 2022




Zz0Z isnBny INIWALVIS NOISIa L00ZDVd

ulgng Ajuno) ‘9|00dYy|py ‘aun] Ap) - pajwl] sjoafold SpPISIDALY
juawdojaaaq Ajpuaug-aby ajoooyjpy pasodoid

~ sweydspasodoly 0% | SINIWNONIANI + JANLOILIHDAVY | |

1noybnouyy epensnieq / sbuijiel 1eq yejy pareos-lepmod yieq
sluswipede |je 0} ysiul 100}) [9AeT]

S100p / SMoOpuIm paze|b ajgnop DA

8s1n0o Bulys [ejuozioy 81810u09 seo8id snonuuon

AHoug

(Ysiuly 1ep pue aulj 8)iym ‘9SIN0D SHYM) JSpUSY [BUIBIXT

NOLLYDId103dS ANITLNO

awel} Buipueq paispual Aaib yum pueq
sepeJisnjeg Jeg ie|d  3JBep YIM SMOPUIM PazZeln) a|gnog osinod Buuls 8)elouod jsed-aid

ysiui4 auld - Jopuay alUM

iR

041 - %oug peiosles

‘Juswlede ay) 0] SS820E |9Ad| yum Bunjosp |elaw

aq pjnom ysiuly Jooj} Auoojeq ay] "a|bue ue woly Aoeaud Buipiaoid ajiym saluoofeq passaoal ayl ojul b
aSIWIXewWw 0} awWel) 8]810U00 8y} USBMIaQ Sapelisn|eq |elew Jeq Je ‘uado aq o) paubisap s| epeJisnjeq ay |
uonjeaa|3 Auoojeg

81181 painixa] pue Je|} Yyioq aleald 0] ¥0Lq pue 1apual Jo aoueleq e aq ||im anajed

Iyul lreusiew Arewnd ay) esinod Bulis pajuasweulo syuelb, leuonipel e Bulouaialal ‘|10 pue peay ylog se
Bunoe ‘Buipueq [eyuozuoy Buoss e Aq Jay}ebo) umelp sAeq pue sessa08l OJul USX0IQ 8q ||IM UOIIBAS|S 8Y |
uoljeAa| /apeaed

"uonjejuaLio wnwido 1oy sjuswuede mau ay) o) Bunybiiep
asiwixew pue 1xajuod Buipunouns wolj uoiieredss apiaoid 0} SI SIY] "©100 UONEINDIID [BAUSD PajOsuU0d
e Ag yids sbBuim om} uj papialp WoJj [eluoziuoy e ul SA810)S INoj Jo wnwixew e aq |m Buiping pasodoid
ay} Jo ybiay ay} 1ey} pasodoid Si I ‘IX8jU0d UISpOW puB [BIOISIY 8y} Ylog Jo Buipeas paiapisuod e u|

wod

ISNOdS3H NDIS3a

"SJ004 payond pue Je|} JO XIW B pue 321iq JO Seale pasnoo)

Ulim sapeoe} palapual Ajabie| yym panuiuod si WO [BIUOZIIOY 8y} Sjualudojaasp ulapow u| ‘sjood (yoreys)
pa|il payoud yum uoljeasie ul jejy Ajjeisuab aie saoeung "suionb jo sejdwexa awos Yym sasinod Buins
‘speay J00p ‘s||I0 mopuim s|iejap (ayuelb sdeyiad) auoy Aa16 Aq peyusweulo Jepual painixs) Aaib seyuym Jo
Xiw e yum siseydwa |eouolsiy buols e st alay) ‘xajuod Buipunouns ay) ul malA Jo julod Ajljelisiew e wol
Ayjeusren

"sBuim om] wioy 0} sAeq Yum papuax00oq SSeuw |esjuad e Buirey se paquosep
8Q p|no2 Yolym wioj @snoH age|o eyl ul palosjjel Jayuny si siyl ‘suonosioid Aeq Aq apialp siseydwa
[ejuoziioy e sjussald aso|) uojed wioy Jo Joadal u| "sAa10)s 8a1y) 0} pajenbe aq ueD (W10} ||BISAC UI) 8SNOH
aga|n ayl yum ‘shalols Inoj jo Juapadaid Jybiay e sjes juswdojaasp aallq uoje] ayl Alwixoid 1S8soj0 u|

wJo4

‘Aljeus)ew e pue wioj ‘e[eoas Buip|ing e yloq
Buiysijqeisa 1xe1u00 [einjoaliydle [eoo| ay) Buliepisuoo paubisap si Ajijelaiew apeoe) pue wioy Buipjing ay |

Allleuele|y ® wio4 €'y



4.2 Proposed Site Section

The below diagram outlines the spatial separation and building height relationship between the two existing
buildings at the East and West boundaries.

On the Western boundary the clear seperation mitigates overlooking issues from the proposed residential
apartments with the adjacent Tuath Housing institutional building (off St. Bridgets Tay Lane).

To the Eastern boundary the seperation distance isnt required as the proposed building faces the windowless
gable end of the Eaton Drive residential development.

Both East & West of the proposed building has a landscaped buffer, incorporating communal open space.
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4.1 Proposed Floor Plans
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4.1 Proposed Floor Plans
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4.0 Proposed Scheme - Development Overview

Second Floor Plan
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The adjacent plans outline the proposed development with the area schedule below.
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3.2 Design Considerations - Glebe House

Adjacent Site - Glebe House ({Protected Structure)

Directly to the south of the site is the protected structure, Glebe House.
Due to the orientation of the site, Glebe House is located directly to the south of the proposed building and
therefore, would have no impact on daylight or overshadowing on the neighbouring site.

The building has been designed on an east/west orientation to remove any north-facing single-aspect
apartments. This also provides the narrowest side of the building to face Glebe House, mitigating the massing
and general impact on the property. This also minimises the number of apartments ‘over-looking’ the Glebe
House site itself (a total of 6no. apartments have directly south-facing windows set back a minimum of 3.5m
from the boundary). The original Glebe House is set back a little over 28m from the site boundary and is part
of a separate planning permission (SD17A/0036) for an Apart-Hotel that was granted on 2nd October 2017.

Appraisal from National Inventory of Architectural Heritage

This building, though altered, retains a striking presence in the village due to its imposing size and stately,
balanced massing, providing a variety of historic scale so often lacking from villages of this size. A purpose
built Charter School, commenced 1744 and opened 1745, it played a significant role in the social history of the
surrounding area. Mary Mercer, who founded a school for poor children in Stephen’s Street which later became
the Mercer Hospital, established a trust to administered her fortune. The trustees appointed Mr Cummins to
design this school on Church lands in Rathcoole. It was designed to accommodate a Master, Mistress and
twenty-five girls who were to be trained as servants. At the time of its relocation in 1826 to Castleknock, the
school accommodated forty-five girls. It was subsequently used as a rectory until the 1950s.

A

~ 28 metres

Ground Floor Plan of Proposed Planning Permission (Planning Ref SD17A/0036)

m_:E_o
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3.0 Design Development

Scheme Design Conclusion
Taking into consideration the site constraints and opportunities, we looked Option 03 has been selected as all apartments have an east / west orientation
at various massing models to explore how best to take advantage of potential which allows for bright, warm apartments harnessing solar gains. All parking can

oppurtinuties within the site location.

be accommodated at the front of the site onto Tay Lane, allowing the remainder of
the site to be enjoyed as a large and varied gardens.

The adjacent imagery shows a sample of some of these developments and how
they fitted, diagrammatically, on the site.

Each proposal responds in slightly different ways to the opportunities presented
on the site.

@..;.ml\m@i:.,

o b oop 9 i RO

s e AR 1
C) ]
..ma ? n o
"
“9 .
e ¢
A [
OPTION 01 OPTION 02 OPTION 03
Advantages Advantages Advantages
+ General housing with good apartment apartment mix + Elderly housing scheme with reduced car parking provision « Elderly housing scheme with reduced car parking provision
« All apartments dual aspect with south-facing living space * Good separation from adjacent properties * Quality housing with good apartment mix
» Circulation through site possible (from Tay Lane to Eaton Place) » Circulation through site possible (from Tay Lane to Eaton Place) « Good separation from adjacent properties
* 100% dual aspect apartments * Large communal outdoor space « Circulation through site possible (from Tay Lane to Eaton Place)
» 50% dual aspect apartments = Large communal outdoor space
Disadvantages * 50% dual aspect apartments
» Small open space / courtyard overshadowed by southerly apartment building. Disadvantages
» Large parking area at entrance *» Open space / courtyard overshadowed by southerly apartment building. Disadvantages
» Proximity of proposal to adjacent property * Parking area at entrance « Proximity of proposal to adjacent property
+ Extensive over-looking to adjacent property to south * Proximity of dual carriageway to north of building « Large parking area at entrance
* Proximity of dual carriageway to north of building + Proximity of dual carriageway to north of building

rih
. Proposed Rathcoole Age-Friendly Development

Riverside Projects Limited - Tay Lane, Rathcoole, County Dublin
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2.6 Site Analysis - Constraints & Opportunities

Site Constraints and Opportunities

The site is a large plot to the rear of Glebe House and to the north of Rathcoole Main Street,
South of the N7 dual carriageway. The adjacent diagram outlines various site constraints
which create opportunities to maximise the potential benefits of its current location. lllustrated
is the sites proximity to Rathcoole villages rich and characterful Main Street which has a
number of amenities and buildings of historical significance. Coupled with this Rathcoole has
multiple options for transport, with a bus stop at the end of St. Bridgets Tay Lane conecting to
Saggart Luas (tranto city centre) and on via Tallaght to Dublin city centre.

The site benefits from good sunlight exposure and low rise buildings located on the adjacent
southern land and minimally overshading the applicantion site. This gives good opportunity for
excellent quality open space and comfortable, bright and warm living spaces.

To the north the site runs along the N7 dual carriageway which requires sound attenuation
measures to be implemented to mitigate road noise. An acoustic report by Allegro Acoustics is

~included as part of this application, please refer to this for further detail on acoustic measures
addressed in the schemes design.

Aerial view of proposed development site indicated in red

mexi Proposed Rathcoole Age-Friendly Development

Riverside Projects Limited - Tay Lane, Rathcoole, County Dublin
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2.4 Pre-Planning Submission

Previous Scheme Design - 48 Unit Apartment Building

The pre-planning document (submitted on the 5th May 2020 with the meeting taking
place on 6th April 2020 - PP028/20) proposed a 48 unit apartment building on the site.
The feedback was generally positive and pointed towards a general feeling that the
proposal would be a good, well intentioned intervention for the site and Rathcoole itself.

\\(\,

c_wwwzmwﬂzﬁhzmc ﬂmo_“_ anP_.q
. . | CARRIA( /AY. ADDITIONAL MITI 1ON
An updated proposal was subsequently submitted to address the commentary received. ELEMENTS TO BE INCLUDED AS

| RECOMMENDATION BY ACOUSTICIAN

PROPOSED TREES FOR SCREENING

. . . i i Z :_z_!c: SEPARATION DISTANCE TO
Since that pre-planning consultation, the new South Dublin County Council Development . ADJACENT PROPERTY EXCEEDED | _

Plan 2022-2028 has been implemented. The majority of the context of the application has

not changed from the initial pre-planning proposal and those that have altered have been e
modified to address the changes in the new development plan. e
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2.2 S

Above: View

Above: View from north east along Tay Lane, towards existing site entrance

ite Photos

from west along Tay Lane

Above: View from west towards m_ﬁm, mﬁ:qm:om

M c
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2.0 Site Location and Context

Site Location

The site is located on the edge of west Dublin, adjacent to Saggart and Citywest, in the district of South
Dublin County Council. The site, now in a disused condition, formerly housed a single family dwelling (now
demolished) off St. Bridgets Tay Lane south of the N7 and north of the Glebe house on Main Street in
Rathcoole. The site topography slopes gently up from St. Bridgets Tay Lane and is bounded by adjacent
sites north and south opening up to a larger area which remains relatively level towards the northern N7
dual carriageway boundary.

Sited alongside the well established residential developments of Eaton Drive to the east and Hillview to
the west, the location offers excellent connectivity to local amenities and transport links to the wider area.

Aerial view of Rathcoole and environs, proposed development indicated in red

north
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