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2 SITE ANALYSIS

2.1 SITE LOCATION

ALDI

BELGARD HEIGHTS

HOUSING ESTATE
BELGARD LUAS STOP

76 / T6A BUS ROUTE

PROPOSED SITE

EXISTING OPEN SPACE BELGARD RETAIL PARK

ROUTE TO TALLAGHT
TOWN CENTRE
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2 SITE ANALYSIS

2.2 SITE DESCRIPTION AND FEATURES

The site occupies a very prominent position on Cookstown
Road, the primary approach to the regeneration-zoned lands
of Cookstown Industrial Estate from Belgard Road. Currently
the site is occupied by under-utilised industrial/distribution
buildings, ancillary offices and hard standing. It is in close
proximity to the Belgard Luas Station, the 76 and 76a Dublin
Bus route on Belgard Road and a wide range of community,
educational, recreational and retail amenities and services as
outlined in the Brock McClure planning report that
accompanies this application.

The existing boundary to First Avenue and Cookstown Road
consists of a high steel railing and tall mature poplar trees
directly behind. The site is on axis with Cookstown Road, the
main approach for pedestrians, cyclists and motorists and the
vista is currently closed by tall poplar trees along the site
boundary.

To the west the site adjoins a commercial site with a low,
single storey warehouse structure set on hardstanding. To the
south the site adjoins the blank, profiled panel-clad, rear
elevation of the ‘Cookstown Square’ enterprise centre.

SITE PHOTOS, CLOCKWISE FROM TOP: EXISTING BOUNDARY
TO FIRST AVENUE, EXISTING AREA OF HARDSTANDING WITH
PARKING, EXISTING AREA OF HARDSTANDING, WITH
BOUNDARY POPLAR TREES TO SOUTH
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2 SITE ANALYSIS

2.3 PLANNING CONTEXT

The scheme is proposed in the context of the Tallaght Town Centre

Local Area Plan 2020, and forms part of a development parcel mwm%wﬁww@mﬂmwgi
labelled CT-C in the Cookstown neighbourhood. The LAP views the BELGARD LUAS STOP

Cookstown area as “an attractive mixed-use residential and
employment led neighbourhood with distinctive urban qualities and
high levels of access to public transport and the urban centre,” with
objectives focussing on the desire to create a vibrant mixed-use
neighbourhood, with an urban feel and a variety of building types and
uses.

The proposed layout reflects the LAP vision to facilitate connectivity
and linkages on these lands within the plan area, and involves the
FOOTPATH AND CYCLEWAY

creation of a tertiary route from Cookstown Road to the proposed UPGRADES TOWARDS
pocket park. TALLAGHT TOWN CENTRE

The proposed scheme creates a strong basis for the re-development
of adjoining sites through the upgrade of roads/streets, provision of
tertiary routes and a public pocket park. The block formation does not
impact the development of adjoining sites and the proposal maintains
good setbacks from the site perimeter where required as part of the
LAP. The proposal establishes a new building line and a clear urban
character along First Avenue, and sets out the design basis for
residential development on the north-east portion of the (this will be
subject to a separate LRD application).

TOP: EXTRACT FROM THE
CURRENT LOCAL AREA PLAN
WITH SITE OUTLINE IN RED.
BOTTOM: PROPOSED PLAN
OVERLAID ON LAP.
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3 PROPOSED DEVELOPMENT

3.1 OVERVIEW

The proposed Transitional Care Facility is a specialised healthcare unit providing
the following services:

+ Step-down facility bridging the gap between the local healthcare
setting/hospital and home environment;

+ Mobile diagnostics including x-ray and ultrasound tests;
» Specialised dementia care unit; and
* Respite services

The proposed unit differs substantially from the traditional nursing home having
regard to the clinical healthcare environment and range of services listed above.

A Transitional Care Facility in this rapidly developing area answers the need for
such a service within a growing area of significant population. As detailed in the
planning report, this Transitional Care Facility is in line with the vision of
Slaintecare and the HSE Annual Service Plan, delivering enhanced community
care and reducing our dependence on the current hospital-centric model of
care. Its proximity to Tallaght hospital means it can also be used as a step-
down facility allowing patient recovery within their community while also serving
as a step-up facility.

The site owned by the applicant is a corner site at the junction of First Avenue
and Cookstown Road. The care facility is designed as a T-shape placed on the
west side of this plot, and is predominantly five storeys with a green roof (over a
small single storey element) enclosing a communal residents garden which has
a south westerly aspect. An area of Public Open Space is to the south of this.

The development as a whole is tied together with a landscape plan designed
with Ait U+L which includes privacy planting, quality hard landscaping, a
generous secure courtyard for facility residents, and a public open space which
forms part of the new pocket park in the area.

ABOVE: DEVELOPED SITE PLAN AS SUBMITTED
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3 PROPOSED DEVELOPMENT

3.2 SITE STRATEGY AND DESIGN EVOLUTION (CONT’D)

The design team have prioritised the provision of quality amenity spaces,
landscaping and the support of sustainable transport means throughout the design
process. A large quantity of bicycle parking is provided for both residents and
visitors, and permeability through the site will enable new connections through the
site to the Belgard Luas stop currently a short walk away. The new tertiary routes
through the site provide linkages from one urban block to the next and prioritise
pedestrians and cyclists, and will ensure the various elements of the wider
neighbourhood (pocket parks, urban squares, facilities) are easily accessible.

A substantial length of footpath and cycleway upgrades will be undertaken as part
of the application in order to improve connectivity to the Luas and Tallaght Town
Centre - please refer to details provided separately by O'Connor Sutton Cronin
Consulting Engineers.

The landscaped garden, a valuable amenity for residents, will get ample south
westerly sunlight, while any bedroom windows facing the western boundary are set
back over 18m from the boundary wall which will ensure privacy. The roof of the
single storey element to the south is a green roof with an integrated south-facing
planted pergola. This further enhances the aspect from upper floors, contributes to
biodiversity and allows flora and fauna to flourish around the facility to benefit
residents, visitors and the public.

Another significant landscape feature is the 2-storey high landscaped pergola
addressing south over the public open space. This will integrate with the green roof
behind and along with the residents’ communal garden provides extensive
landscape views from much of the rooms and accommodation in the care facility.

¥
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ABOVE: VIEW OF CARE FACILITY
FROM PUBLIC OPEN SPACE
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3 PROPOSED DEVELOPMENT

3.4 HEIGHT AND MASSING

The height and form of the building has been informed from the early
design stages by sunlight and shadow tests; the southern block is kept
lower in height to ensure quality sunlight into the courtyard. Sunlight and
shadow tests have been conducted by JV Tierney Consulting Engineers to
examine the quality of the courtyard space, and the design has been
developed in response to this.

The Transitional Care Facility is designed as a T shape and is predominantly
five storeys with a green roof (over a small single storey element) enclosing
a communal residents garden which has a south westerly aspect. Along
First Avenue this scale provides a civic presence while a glazed
accommodation stairs marks this prominent corner and the main entrance
to the overall site. The central spine of the home ends in a five storey gable
looking south over the proposed pocket park, and includes social space,
bedrooms and a second feature glazed stair. The lower height of the
southern wing maximises direct sunlight within the courtyard. This
approach is further enhanced by a two-storey planted pergola, integrated
with the green roof, completing the edge to the public park and addressing
the amenity and privacy of residents.

TOP RIGHT: VIEW OF THE NORTH-EASTERN
APPROACH ALONG COOKSTOWN ROAD.

RIGHT: VIEW FROM SECOND AVENUE TO THE SOUTH;
VIEW FROM WESTERN END OF FIRST AVENUE

em




"3LIS FHL NOY4 ANV OL 13AVYHL JAILOV 3A0YdWI OL
d3S0dO¥d SYHOM 3AVYOdN 40 LNILX3 ONIMOHS VI3V :3A08Y

‘Bunueld pue Suired ajedoidde A)eIUSWIUOIIAUS PUE ‘DiN}UIN) 188J1S PUE S8INJed) 1eUlaIXd
1NJBSN UYlIM ‘JBS PUB SAIOBJIIIE WAY) 9YBW ])IM Sededs apisino 8yl JO ugisep ayl 11eddA0

'sjulod sse00e Aoy Je saoe)|d 3ulisal
pUB sjelalew dijs UOU ‘SB0BJNS 19A3] YIM SSa00e Jo AJijenba Joj suiie ugissp oyl jesausg ul
‘a1doad paJsredwi Ajiensia 1sisse 03 papirold ag im Buinygdn arenbepe pue ‘seinol 8uiloNIISqo
ploAe 01 pauonisod pue padnolg ale spuels peleys pue guiess guipnioul ainjuiny 19911S

‘Buised Jeo dn yeaiq 01 pue 19A9] JOO)} PUNOIZ JB SW00Jpaq Aue JOJ Yoeqlaes pue
Aoeaud apinoid 01 ‘@nNuUsAY 1sii4 03 SUlUSIOS JO4 puUe Juswilesl) Alepunog e se guiueld pasn
aABY Wea] uSisep 8yl Syl Yum Suoly ‘punos-seak A3ijioe) ayi oy SNO0) PUB 843Udd B sapiaoid
SIY1 ‘uoneluaIo AUBYIN0S B YlIM SIUSPISaL JO4 PaIEaID U] SBY UspJed pJeklunod snoJsuss v

"$18110A0 pue suelsapad saspoud Ydlym 83nod ,8uozauoy, Aem-auo e se paugisep uas(q
sey 19aJ1S Jeusaqul 8y MJed 19x00d 8yl Se yons sealte ojgnd SpPJeEMO] SIONSIA SpINg pue 81s
ay1 ysnouyl senos ayy aresunap gunueld jo sduis pue Suired ‘sigsils JeussiIul 8yl UO 3)IYym
‘syrediooy ongnd snoJausg S4B SNUSAY 31Sii4 PUB PeOY UMOISY00D SuOje 81S 8yl JO So3pd
1eussIxe oyl ‘Aoe) 8yl Jo sjuspisad 4oy Aoeaud pue Ajundes guiurelulewd a)iym SIOYISIA 104
AINiqissaooe ainsua M yoiym pasodold s| seoeds Jeulaixe Jo Ayoueldaly e ‘J)esil 81ls 8yl uQ

‘pooyinoqygdieu ulpunolins
8yl 01 AIARNOBUUOD SA0JdWl 0 PBOY UMOISHO0D JO pue WISyuou 8yl 01 SNUBAY yir WOJ]
sepesgdn Aema)oko pue yiedioo} jo yigua) Juedliudis e sepnjoul mou uoneondde pasodoud
8yl ‘Bleuesld pJog uy pue )1ounod Aunod ungnd Yinos Wwou) Xoegpes) 01 asuodsas Ul

"SY00]q UBQJN 8yl Usamiaq ul) Aoy e apiaoid 1)im JuawudolaAsp asn-paxiw
SIU1 1B8Y] PBUOISIAUS S| 11 PUEB ‘eate ay3 ygnouyy anow a)doad Aem a3 a3ueyo AJjedneudelp 1)im
UMO1SY00D) JO uonesauadal ayl yum noge ygnolq 8ulaq sagueyd ayl ‘dv @yl JO UOISIA a8yl
JO 1ed se syuswdolaAsp palejal 83ell|lo.) PUE BaJE JSPIM By} 03 91NQLIIU0D 1)IM JusuldolaAsp
SIYl MOy paJapisuod sey Wesa) 9yl aus syl Joj adeospue) pue s3uipling ayl gulugisep U

SS3D00V ANV NDIS3IA NvadNn S°€

INIWNJOT1IAId d4SOdOUd &




3 PROPOSED DEVELOPMENT

3.6 DAYLIGHT AND SUNLIGHT

For a full discussion of the daylight analysis please refer to the separate
report from JV Tierney Consulting Engineers. A brief summary of some items is
presented here for context and ease of reference.

Considerable work has been undertaken by the design team to ensure that
the development provides quality of light for residents of the care facility and
their amenity areas. The result is a final daylight analysis that indicates 98.1%
of all occupiable rooms in the Transitional Care Facility will meet target
daylight levels when assessed against BS EN 17037. Any rooms which fall
below this level are also considered by the design team to be reasonably well
lit. As noted in the daylight standards used, “natural lighting is only one of
many factors in site layout design” and the standards are not designed to be
used as instruments of planning policy, but the high compliance rate will

nonetheless ensure quality spaces for residents.

ABOVE: EXTRACTS FROM ANALYSIS BY JV
TIERNEY. RIGHT: EXTRACT FROM EARLY
SUNLIGHT STUDIES BY EML ARCHITECTS.
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4 CONCLUSION

The publication of the Tallaght Town Centre Local Area Plan
2020 has provided an opportunity to review and evolve
designs for this site on the junction of First Avenue and
Cookstown Road.

The design aims to follow the vision and structure of the
LAP with proposals for urban street edges, permeability,
and open space as part of a larger neighbourhood pocket
park. The proposed use as a Transitional Care Facility will
add to the diversity of uses as the Cookstown area
regenerates and ensure a vibrant neighbourhood develops
with new locals enjoying the benefits of the pocket park
and safe, accessible streets.

It is envisaged that when complete, the proposed
development will positively contribute to the sustainable
development and enhancement of the Cookstown area.
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Drawing Description Drg. No. Size | Scale | Latest Revisions
Proposed Section AA & DD - Transitional Care Facility 3514-EML-ZZ-2Z-DR-A-0201 Al | 1:200 X
Proposed Section EE - Transitional Care Facility 3514-EML-ZZ-2Z-DR-A-0202 Al | 1:200 X
Proposed East and West Elevations - Transitional Care Facility 3514-EML-ZZ-ZZ-DR-A-0301 Al | 1:200 X
Proposed North and South Elevations - Transitional Care Facility 3514-EML-ZZ-7Z-DR-A-0302 Al | 1:200 X
Design Statement 3514-EML-ZZ-ZZ-RP-A-0900 A4 | N/A X
Schedule of Accommodation 3514-EML-ZZ-2Z-RP-A-0901 A4 N/A X
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