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12.0 Detail Design

12.2 Urban Development and Building Heights

Development Management Criteria

This Section responds to the Development Management
Criteria of the Urban Development and Building Heights
Guidelines 2018 at the specified scales, as referenced in
Specific Planning Policy Requirement (SPPR) 3(a):

“It is a specific planning policy requirement that
where:

(A) 1. An applicant for planning permission sets
out how a development proposal complies with
the above criteria; and

2. The assessment of the planning authority
concurs, taking into account of the wider
strategic and national policy parameters set out
in the National Planning framework and these
guidelines then the planning authority may
approve such development, even where specific
objectives of the relevant development plan or
local area plan may indicate otherwise”

The above Urban Development and Building Heights
Guidelines 2018, SPPR(3)(A) is also reflected in SDCC
Appendix 10- Building Height and Density Guidelines
2022 SPPR3

The Development Management Criteria are addressed
in turn below:

At the scale of relevant city/ town

The criteria for assessment of developments at the scale
of the relevant city/ town are addressed below:

“The site is well served by public transport with
high capacity, frequent service and good links to
other modes of public transport,”

As previously set out, the site is currently well served
by public transport. Currently the No 175 Dublin Bus
runs east and west on Scholarstown Road. There are
currently 2 bus stops within approx 25m/50m to the
north east. There is also a No 15 Dublin Bus stop
within 50m of the site to the north west along St
Colmcille’s Way.

C+W OBRIEN

ARCHITECTS

A dedicated cycle lane also runs along

Scholarstown Road which encourages active transport.
Scholarstown Road forms part of the Bus Connects
plans with the A1 Spine/Branch route and the S8 Orbital
route running past the site on Scholarstown road. Please
refer to accompanying Traffic and Transport Assessment
for further detail. The subject lands are suited to higher
density development to maximise an efficient use of
these transport resources.

“Development proposals incorporating increased
building height, including proposals within
architecturally sensitive areas, should
successfully integrate into/ enhance the
character and public realm of the area, having
regard to topography, its cultural context, setting
of key landmarks, protection of key views. Such
development proposals shall undertake a
landscape visual assessment, by suitably
qualified practitioner such as a chartered
landscape architect”

The proposed scheme has been designed to respond to
site specific location, existing Scholarstown House,
orientation and context. The site is currently hidden from
the public realm with a c2 meter high harsh edge to the
public routes which hides Scholarstown House from the

Key

Proposed Site National Basketball
Motorway FHIETH

Wi liead WMMQQ Riverbank
Motorway Junction Eirtisisse

Application Site Tallaght Town

Knocklyon Centre

St Enda’s Park TU Dublin - Tallaght
Ballyboden —

MY Paik Nutgrove Shopping

Centre

streetsape. The proposal addresses this, reducing this
wall down to provide a dwarf wall with railings over and
opening up the site for both visual and physical links for
the public to enter the site and appreciate the high
quality setting within around Scholarstown House and
the new residential building.

The scheme has been designed based on best practice
placemaking principles creating an active urban edge to
Orlagh Grove with direct access to the ground floor units
opening onto and engaging with the existing route of
Orlagh Grove road. Engagement of the proposed
building form with the public realm has been considered
carefully by C+W O'Brien architects and Cunnane
Stratton Reynolds landscape Architects to design a high
quality public realm which offers significant public open
space enhancements.

The building forms have been designed to create a
place with unique identity, marking the edge of Orlagh
Grove while also integrating into both the existing and
developing/under construction buildings on adjoining
lands. This results in significant enhancement in the
character of the area.

The subject site is not within any significant views or
vistas externally. Cunnane Stratton Reynolds landscape

SCHOLARSTOWN HOUSE | ARCHITECTURAL DESIGN STATEMENT | OCTOBER 2022

Architects have been appointed to undertake a
Landscape and Visual Impact Assessment as part of the
planning application, and is a suitably qualified
practitioner.

“On larger urban redevelopment sites, proposed
developments should make positive contribution
to place making, incorporating new streets and
public spaces, using massing and height to
achieve the required densities but sufficient
variety in scale and form to respond to the scale
of adjoining developments and create visual
interest in the streetscape.;

The proposal incorporates a new public streetscape
along Orlagh Grove road with the building line set back
to provide quality landscape spaces to ground floor
apartments, space for appreciation of existing street
trees and an edge which resonates and creates a
balance between the set backs of the surrounding built
environment. A quality green landscape strategy
enhances the quality and bio diversity of the new
enhanced setting. The existing site topography has
been incorporated into the landscape strategy to
enhance the green spaces and soften boundary
treatments.

81



SLO3LIHOWHYYV

N3H9.0 M+D

Zz0Z ¥380.100 | INFW3ILVLS N9IS3A TVHNLIILIHOYY | 3SNOH NMOLSHVI0OHOS z8

Luonnjos

8dD2S193.)s pup ubisap UDGIN SAIJD84S UD JO
pup uonpiauabal ungin aalsusyaldwod bulndas
apnaul Jybiw saAn2alqo yans “saAiaalgo
Buiuupyd 1apim Buiaaiysp jo A}ljigplisap

Y} 1suIpbp Juswssasso 10y} Jo bupunipg sy pup
SJUIDJISUOD 3)IS d12ads bulpnaul S1012D4 [DIO]

03 pipbai Buinpy ‘uopalasip J1ey Ajddo pinoys
DIDUD3|4 pJog Uy J0 Ajsoyino Buiuupid ayl yaiym
JO 12adsal uj Ino }as aq 1snw suonnjos ubisap
A10]psuadwod ‘aARpUIS)D AUD 10) S|DUOIIDI

D pup payiusp! ALIDSID 8q ISNW SIYy} ‘9A0qD
suoysinoud ybiAop ayj jo sjuswsainbai ayj |1D
198W Ajny 0} ajgp aq jou Apw |psodoid D sy,

saoeds Ae|d - @oedS Aluswy [BUNWWOD/DIANd [luspadald

~bunybyAbg 104 82112014 BP0 :Z 1Dd

— sbuipjing 104 bunybi, — 800Z:Z-90Z8 Sg 10
(uonp3 puz) ybiuns puo ybiAog 104 bujuunid
1N0AD7 9IS S,jUDWYSIIgDIST Y2ipasay buipjing
ay] axi| sapinb ul pauljino uoisinosd 1ybiAop

0} sayoposddp 22uDWI0I2d SADIIUDND JO USXD]
ag pjnoys pipbau ajgpuospas pup a)pldoiddyy,

. 1ybBiy jo ssof pub BUIMOPDYSISAO

SZIWIUIW PUD SMSIA PpUD UOIIDJIIUSA

QybiAbp |piNIDU O} SSB2ID SSIWIXDW 0O} SD

0S palpinpow Aljnjeind aq pinoys sjuswdojanap
pasodo.d jo jJybisy pup Buisspw ‘wioy Y|,

:Buiping / aus au} Jo a|eds ayi 1e sjuawdoaasp
10} eu21110 BuIMO||0) BY] 1N0 185 0S|E saulapIng ay |

Buip|ing /a}is 8y} Jo 3|eds ay} Iy

'Sa||IWe} pue s|enpialpul jo abuel e

10e11R 0] papiroid salbojodAl Jo XIW B yum sjuswalinbal
Buiuoz ay) yum saydwod jesodoid ayi Aluswe
|[enuapisal anoldwi 1o/pue 10830.4d 0, sy, Buluoz

ue|d Juswdolaaap au Jo uondayal u| ybu syl o1 s|gey
UIYIIM UMOPXEa.Q 1IUn 23S "SpUB| ayl JO asn Juapia

%EL 0l sp=g €

1sow ay) ale syun adA] Juswiiede ‘ays Juswdo|aasp
%EY 23 (dp) spaa ¢ 3y} JO UOHEDO| URGIN U} UBAIS) ‘SHUN A 1ed %0Z
%L L (de)spag g yum juswdolaaap |85 o] pling e sapiacid |esodoud ay |
%t cE

Jooyinoqybrau ayj ur 8/gDJIDAD
salbojodA} Buljjamp /buipjing Jo /pup sasn
JO XjWw ay) 0} sapnqlyuod AjaAnisod jpsodoud ay |,

‘awayds adedspue| ayl ulylim PaleNwWio) S8IN0J SNOLIBA
0] a)s ay] punoJe Buidauuod ‘JuawdoeAap ay) youua
(1M U21ym AJIANDR JO BAIY |BJIUSD B 818aJD ||IM pUB 8SNOH
UMOISIRIOYDS YIM SWayds ayl Jo Leay ayi 1e adeds
uado jeunwwod/angnd abie| e swuojul sy "doipxoeq
pjing mau e yum Buiias ayi jo uonealasald sapiaoid
‘8SNOH 8y} JO U0} BY] 01 BISIA 84} JO UOIIRAISSUOD

3yl YlmM paulgquuiod ‘@snoH ayl JO 1Sam yliou ay] 0] 23]
alowedAs Juedilubis pue saal] ‘9SNOH UOMISIR|OYDS

Jo Bumas Bunsixa ay) 01 asuodsal ubisap au

‘1SB8 pue ylou auyl

01 sBuip|ing uononisuod Japun pue bunsixa A2101S +G/y
ay) pue 1sam ayl o} sbuljjamp A101s om} Ajjueuiwopald
3y} usamiaq adeds |_UONISURI] BU] SHJEW UOIIed0| SIY |
‘PROY UMOI]SIB|OYDS S1@aW anolo) ybeuo alaym uopoun!
1INOgepuUNOJ 8yl U0 apou Aay e 1e paledo| s| |esodold ay |

| JBUUDW 3AIS3YO02 D Ul paipJbajul pupb pajoniis si
juswdojanap ayl ydiym uryiim pain upngin 1apim
10 9)1s ayy ybnouy Ajjqibal jo juswanosduwll syl
03 uoiINGLIIUOD aAlsod b saxpw jpsodoud ay,

‘'saullaping %siy pool4 6007 a4l Yyiim

aoueplodoe Ul a|qiedwod ale sasn syl 0s ‘D) sUoZ pool
Ul pa1e20| aJe spue| ayl pue (Jodas buiAuedwodoe aas)
sieaulbug Bunnsuo) youk uebloH AQ JUBLWISSASSY %Siy
poo|4 oy0ads 81s e 4o 10algns aq |im uswdoPAsp a8y |

~(600&) sanuoyIny buluupid 104 saulsping
JUBWaBDUD XSIy POOIH PUD WSISAS Buluun|4
ayJ, 2y jo sjuawsadinbai ayy yum auy ur buisq
SJIYM 3INSO[IUD PUD IIDIS JO asuas D bupubyus
JO SWUd) Ul paiaplIsuod A|goinoAn) aq o}

wio) Juswdojanap ui ybiay [puonippo buygpus
Agaiay) ‘9bpjuoly sulpw ; ADMISIDM pUDjUl PUD
saunjybnosoy) Asx pup saopds diqnd 1oj 1x21U02
ubjsap upqun ayj sesupyua [psodold ay |,

‘uoISSaIdxa pue uoleINDILIE SPeIe)
padJueyua saleald siyl sspede) bBulping ayj jo Aljeusiew
pue ubisap Aljenb Ag padiojulay ‘swio} %20|q Jeiswnad
J1IyljouoW sploAe pue adedsiaals Bujisaislul ue saeald

wbiay pue Buissew »20|q jo Buikiea ay] ‘Buissew
pue 1NoAe| 320|d U] palwiojul SeyY Ydiym uoieiuauo
pue 1xa1u02 alIs ay) 0] spuodsa. wuoy bulping ay |

.‘paispIsu0l jjam ouqny Buipling

/ SIDLISIDW YM $X20|q GDJS 10 SX20|q Ja1swiiad
10 wuoy ayy ur Buipjing 4o sjipm pajdniiauiun
‘buo| spioAp pub 21youow jou st jpsodoud ay g,

‘adedsiaalis pue pooylnoqybiau

ueqin ayj 01 uonnguiuod aAsod jueayubis

S13}J0 0S|e 1ng saodeds Ajuawe juapisal Aljenb ybiy
31La.d UYdIym 8sSNoH UMOISIR|OYDS 811ndnJls pajoalold
Bunsixa ay) pue sadeds uado 2ignd-jwas/ognd

pue Wwioj }jing usamiaq adue|eq e saaalyoe |esodold sy

.-9dpos)os.is

pup pooysnoqyblau ubgin ayj 03 UOHNQLIIUOD
aA1jIS0d D S3YDW PUD JUSWUOIIAUS JJINg

pUD |DINIDU [|DJDAO S} 0} Spuodsal jpsodoid sy |,
Mojaq

pasSalppe aie 1Xa1u0d 19341s / pooyinogybiau /12111s1p Jo
a|eas ay) 1e sjuawdo|aaap JO JUSLLUSSSSSE JO) B1IBID By |

19a.1s /pooyinoqybiau /1513SIp JO B|eS 3y} Iy

‘'sabejuo.y apedey ayl Buoje uojssaldxa

|edn1oanyole ybnoayl 1saiaiul [ensiA Buiiesld ajiym syun
wawede ay) 03 papiacid s|10adse pue 1ybil sjqissod
1s8q ainsua 0] sdjay abeis ubisap Aluea wouy 1yby
uns/Aep 10 Apnis pue uolielapisuod siy] ‘neaing ubisag
ae Ag pa1e|dwod uaaq sey Apnis ybiunsaybiAep v

pES el

ay1 woll ubisap ay1 Buiwiolul Uy 9joJ Juenodw ue pakeid
os|e sa@aJ) pue sjuawa|a adedspue| Buisixs ay] ‘spue|
Buiuiolpe ojul SMaIA 8ZIWIUIW PUB 3SNOH UMOISIR[OYDS
JO JUOJ} 8Y) WoJ) pue 01 eisiA Bulisixa ayl 10adsal pue
ulelal 0} paleIuaLIO Usaq Os|e aARY $X20|q Bulp|ing ay |

‘BSNOH UMOISIe|oy2S JO Bunias ayl ulyim a1ediunuiwod
pue 1521 ‘dols 031 a|doad Joj saoeds juesea|d a1eald

os|e sy20|q Buiping ay1 Jo uoneualo ay] ‘susapieb
211gnd;/jeunwiwoD ayl ojul ajenauad o) 1ybi| uns 1a11p
10} Allunpioddo ay) aplaold sx20|q Su} JO UOIRIUSIO Y|
‘'seoeds uado o1gnd pue spieA1IN02 ALIUSLWE [BUNWLWOD
ay) o1ul Buimopeys JsA0 JO S12848 8yl aziwiuiw

0] SWie pue s1apisuod Ajnjaied buissew ay | "wieal
a1gnd ay) 0] siuswadueyus pue sajdipund Bupewsoeld
aAoqe ay) Jo Junodoe saxe) buissew pasodold ay|

siybieaH buip|ing pue juswdoeAsq ueqin z'zL

ubisaq |leeqg 0°zL




12.0 Detail Design

12.2 Urban Development and Building Heights

the proposed development has been
carefully designed as to maximise access to
natural daylight, ventilation and views and
to minimize overshadowing and loss of light.

As discussed above, the proposed building form,
massing and height has been carefully considered to
achieve the following:

«  Significant enhancement to the surrounding public
realm with legibility from street level.

«  Day/sunlight penetration from the south of the site,
through the amenity landscape spaces, into the
apartments and also down onto the landscape
spaces.

« A mass and form which responds to the surrounding
street frontage; creating an urban edge to the west
Orlagh Grove road with a celebrated vista with new
landscape planting from Scholarstown Road
Providing a strong architectural facade and massing
onto Orlagh Grove road which wraps and create a
sensitive contemporary backdrop to Scholarstown
House.

«  Offer a sensitive and responsive tranistional heights
pattern which fits in with the existing context
buildings. The subject site, with its strategic location
as a node,and absence of quality built form (and
slight level difference between site and Orlagh
Grove road) justifies the proposed height on the
subject site to maximise the amenity benefit and
create a strong backdrop and identity to
Scholarstown House.

3D Design Bureau have undertaken a sunlight and
daylight access analysis and have been involved in the
design development, to ensure the proposal will comply
with the BRE and BS standards for impacts on
neighbouring development and internal lighting to the
apartments and communal open space.

As such it is respectfully submitted that the proposed
development has been carefully designed as to
maximise access to natural daylight, ventilation and
views and to minimize overshadowing and loss of light.

C+W OBRIEN
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Specific Assessments

The Building Height Guidelines criteria also sets out that
for support proposals at some or all of the scales
outlined, specific assessments may be required:

“In development locations in proximity to
sensitive bird and / or bat areas, proposed
developments need to consider the potential
interaction of the building location, building
materials and artificial lighting to impact flight
lines and / or collision.”

An Appropriate Assessment Screening report and a Bat
Fauna Impact Assessment has been prepared by
Altemar Ltd Marine and Environmental Consultants.

The AA Screening report notes the subject site is not an
important foraging or roosting site for bird species
protected as qualifying interests in nearby SPAs. As
such, the proposed development project will not have a
significant impact on the conservation objectives of
Natura 2000 sites. The construction and operation of
the proposed development will not impact on the
conservation objectives of features of interest of Natura
2000 sites.

On the basis of the content of the report, the competent
authority is enabled to conduct a Stage 1 Screening for
Appropriate Assessment and consider whether, in view
of best scientific knowledge and in view of the
conservation objectives of the relevant European sites,
the Proposed Development, individually or in
combination with other plans or projects is likely to have
a significant effect on any European site.

The Bat Fauna Impact Assessment has been
undertaken by Altemar Ltd. The report presents the
results of site visits by Bryan Deegan (MCIEEM) on the
8th and 21st September 2022. Bat emergent and

SCHOLARSTOWN HOUSE | ARCHITECTURAL DESIGN STATEMENT | OCTOBER 2022
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Roof Plan - Building Block Heights

Key
= Site Boundary  [Jij 3 Storeys
1 Storey B 4 storeys

I 2 storeys B s storeys
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12.0 Detail Design
12.3 Daylight / Sunlight Study

Sunlight/Daylight

SDCC Development Plan Chapter 12.6.7 notes:

Residential Developments shall be guided by the
quantitative performance approaches and
recommendations under the ‘Site Layout Planning
for Daylight and Sunlight’ (2nd edition): A Guideline
to Good Practice (BRE 2011) and BS 8206-2:

2008 - ‘Lighting for Buildings — Part 2: Code of
Practice for Daylighting’ or any updated guidance.

« A daylight analysis will be required for all
proposed developments of 30+ units or in any
other case where the layout or design could
unduly impact on residential amenity.

- The impact of any development on existing
habitable rooms should also be considered.

It is for the proposer of residential applications

to demonstrate that the development can satisfy
the standards set out above in relation to

potential impacts on the quality and usability of
spaces including public open spaces and
communal spaces. This can potentially be achieved
through appropriate heights and orientation of
adjoining blocks to allow for adequate levels of
sunlight to reach communal amenity space
throughout the year.

C+W O'BRIEN
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3D Design Bureau were commissioned to carry out a
comprehensive daylight and sunlight assessment, along
with an accompanying shadow study for the proposed
residential development at Scholarstown Road, Dublin
16.

The assessment has been broken down into the
following two main categories, Impact Assessment and
Scheme Performance, of which there are subcategories
as summarised further below:

« Impact assessment: Effect on the surrounding
environment and properties, which includes Vertical
Sky Component (VSC), Annual and Winter Probable
Sunlight Hours (APSH/WPSH) and Sun On Ground
(SOG) analysis. The effects were assessed in the
baseline state versus the proposed state;

«  Scheme Performance: Daylight and sunlight
assessment of the proposed development, which
includes Sunlight Exposure (SE) and Spatial Daylight
Autonomy (SDA) to all the habitable rooms across
the entire scheme, and Sun On Ground (SOG) in the
proposed amenity spaces.

Please refer to architectural design statement section
Daylight / Sunlight Study and the accompanying
Daylight and Sunlight Assessment Report prepared by
3DDB for further information.

Effect on Vertical Sky Component (VSC)

The effect on VSC has been assessed for 104 no.
windows/rooms across the surrounding properties.
100% of the assessed windows will experience a
negligible level of effect. The layout of the proposed
scheme allowing sufficient separation of it from all the
neighbouring properties which could be affected.

This can be considered excellent results and can be
attributed to the design and layout of the proposed
scheme allowing sufficient separation of it from all the
neighbouring properties which could be affected.

Effect on Annual/Winter Probable Sunlight Hours
(APSH/WPSH)

The APSH/WPSH assessment has been carried out on
the relevant windows of the surrounding properties that
have an orientation within 90 degrees of due south. The
effect on APSH has been assessed for 50 no. of
windows/rooms of the surrounding existing properties
across 20,22 Orlagh Crescent, Orlagh Local Services,
Rossmore Lodge, Ros Mor View. 100% of the windows
assessed have met the criteria for effect on APSH as set
out in the BRE Guidelines.

The effect on WPSH has been assessed for the same
50 no. of windows/rooms of the surrounding existing
properties. 100% of these windows have met the criteria
for effect on WPSH as set out in the BRE Guidelines.

This can be considered excellent results and can be
attributed to reasons stated above for VSC impact.

Effect on Sun On Ground in Existing Gardens

This study has assessed the effect the proposed
development would have on the level of sunlight on
March 21st in the rear gardens of the neighbouring
properties .In total 6 no. spaces have been assessed.
100% of these outdoor spaces have met the criteria for
effect on sunlighting as set out in the BRE Guidelines.

This can be considered excellent results and can be
attributed to reasons stated above for VSC impact.

SCHOLARSTOWN HOUSE | ARCHITECTURAL DESIGN STATEMENT | OCTOBER 2022
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Effect on Sun On Ground in Proposed Outdoor
Amenity Areas

The BRE Guidelines recommend that for a garden or
amenity to appear adequately sunlit throughout the year,
at least half of a garden or amenity area should receive
at least two hours of sunlight on March 21st. The results
show Communal Open Spaces are quality spaces which
receives at least two hours of sunlight on March 21st
therefore are fully compliant with the requirement above.

Sunlight Exposure (SE)

A sunlight exposure assessment has been carried out on
all habitable rooms within the proposed new build, in
total 74 no. units have been assessed. The level of
sunlight exposure for 42-44 no. units is considered high,
9-13 no. medium, 5-7 no, have reached the minimum
recommendation with 12-16 units below the minimum
recommendation. The SE assessment has shown that
circa ~(78% - 84%) of the proposed units meet the criteria
for sunlight exposure as set out in the BRE Guidelines.

2 no. units located in the Scholarstown House have
been assessed. The SE assessment has shown that
100% of the proposed units meet the criteria for sunlight
exposure as set out in the BRE Guidelines.

Whilst, the criterion applies to rooms of all orientations, it
should be noted that if a room faces significantly north of
due east or west it is unlikely to be met. As such, it is not
always possible to achieve full compliance.

No recommendation is made regarding the performance
of a development as a whole for SE performance, but
3DDB consider the proposed development to perform
favourably in this regard. The proposed apartment block
presents a good number of dual and triple aspect units.
The noticeable difference between winter and summer
state compliance rates suggests that the large number
of trees in the surrounding context would contribute
towards a reduction of direct sunlight in some units
when trees are in full leaves during summer. However,
they also reduce the risk of potential heat gain and can
be considered to provide a favourable outlook for
occupants.
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12.0 Detail Design

12.3 Daylight / Sunlight Study

Unit 0003 - Kit/Liv/Din

The Kitchen/Living/Dining room within this unit is
provided with 34.5sgm floor area which is 4.5sgm above
the minimum 30sgm requirement. This unit is also
provided with a private garden of 61sgm which includes
a 12.6sgm terrace area and private access gate directly
onto Orlagh Grove.

Unit 0003 - Bedroom 1

This bedroom achieves the BRE 209 requirements in the
winter condition. Therefore the leaves on the street trees
create the shading and reduce the light into the
bedroom during the summer. We believe the amenity
benefits of the street tree outweigh the slight reduction i
daylight into the room in the summer condition. The
overall apartment is 5.5sgm above the minimum area
required.

Unit 0005 - Kit/Liv/Din

The Kitchen/Living/Dining room within this unit is dual
aspect and provided with 27.2sgm floor area which is
4.2sgm above the minimum 23sgm requirement. This
unit is also provided with a private garden terrace of
9.2sgm with surrounding buffer low level hedge and
accessed directly from the living space. This unit also
benefits from attractive views of Scholarstown House
and associated landscaping.

Unit 0006 - Kit/Liv/Din

The overall floor area of this dual aspect apartment is
99sgm which is 26sgm above the minimum required.
The living space overlooks the existing heritage building
Scholarstown House and associated vista, quality
landscaping and preserved mature sycamore tree and
benefits from the addition of bay a window which
provides additional floor space to the internal living/
kitchen/dining but also offer significant dual aspect
views of these significant amenity spaces.

Unit 0006 - Bedroom 1

The overall floor area of this dual aspect apartment is
99sgm which is 26sgm above the minimum required.
The floor area of this bedroom is 7sqm above the
minimum area required which provides additional

C+W O’BRIEN
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internal space for the occupant but makes the inner
areas of the bedroom achieve less daylight.

Unit 0006 - Bedroom 2

The overall floor area of this dual aspect apartment is
99sgm which is 26sgm above the minimum required.
The floor area of this bedroom is 1sgm above the
minimum area required which provides additional
internal space for the occupant but makes the inner
areas of the bedroom achieve less daylight. This
bedroom achieves the BRE 209 requirements in

the winter condition. Therefore the leaves on the trees
create the shading and reduce the light into the
bedroom during the summer.

Unit 0106 - Kit/Liv/Din

The Kitchen/Living/Dining room within this unit is
provided with 34.9sgm floor area which is 4.9sgm above
the minimum 30sgm requirement. This unit is also
provided with a private balcony of 7.5sgm accessed
directly from the living space. This living space receives
a reduction of daylight due to the existing street trees,
we believe the amenity benefits of the street tree
outweigh the slight reduction in daylight into the room.

Unit 0107 - Kit/Liv/Din

The Kitchen/Living/Dining room within this unit is
provided with 34.5sgm floor area which is 4.5sgm above
the minimum 30sgm requirement. This unit is also
provided with a private balcony of 7.5sgm accessed
directly from the living space. This living space receives
a reduction of daylight due to the existing street trees,
we believe the amenity benefits of the street tree
outweigh the slight reduction in daylight into the room.

Unit 0107 - Bedroom 1

This bedroom achieves the BRE 209 requirements in the
winter condition. Therefore the leaves on the street trees
create the shading and reduce the light into the
bedroom during the summer. We believe the amenity
benefits of the street tree outweigh the slight reduction
in daylight into the room in the summer condition. The
overall apartment is 5.5sgm above the minimum area
required.

SCHOLARSTOWN HOUSE | ARCHITECTURAL DESIGN STATEMENT | OC

Unit 0118 - Kit/Liv/Din

The overall floor area of this dual aspect apartment is
46.5sgm which is 1.5sgm above the minimum required.
The apartment benefits from a south facing aspect at
first floor level. The living space of this apartment
receives a reduction in daylight ingress due to the
existing mature Monterey Cypress tree across the
access road. This Cypress tree will also be pruned to
arborist guidelines at the initial construction stage which
will increase daylight into the apartments further.

We believe the amenity benefits of the cypress tree
outweigh the slight reduction in daylight into the room
and offers a significant quality of visual amenity to this
apartment unit.

Unit 0210 - Kit/Liv/Din
The Kitchen/Living/Dining room within this unit is
provided with 34.9sgm floor area which is 4.9sgm above

CGl View from south west / Orlagh Grove

the minimum 30sgm requirement. This unit is also
provided with a private balcony of 7.5sgm accessed
directly from the living space. This living space receives
a reduction of daylight due to the existing street trees,
we believe the amenity benefits of the street tree
outweigh the slight reduction in daylight into the room.

Unit 0211 - Kit/Liv/Din

The Kitchen/Living/Dining room within this unit is
provided with 34.5sgm floor area which is 4.5sgm above
the minimum 30sgm requirement. This unit is also
provided with a private balcony of 7.5sqm accessed
directly from the living space. This living space receives
a reduction of daylight due to the existing street trees,
we believe the amenity benefits of the street tree
outweigh the slight reduction in daylight into the room.
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12.0 Detail Design
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Precedent: High quality landscaping

X

CGl excerpt of Communal Amenity Space in front of
Scholarstown House
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= —pantline

Precedent: External communal amenity space Precedent: Internal Communal Amenity Space

SCHOLARSTOWN HOUSE | ARCHITECTURAL DESIGN STATEMENT | OCTOBER 2022

Precedent: Private Amenity Balconies provide private external
amenity space but overshadow units below. The benefit of a
balcony as a private amenity space adjacent to the primary
living space is understood to be more beneficial to the
resident than excess daylight. The design creates a design
solution which aims to provide the best of both requirements.
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12.0 Detail Design
12.4 Existing Building - Design Proposal

Proposed Layout - Scholarstown House

Proposed First Floor Plan Proposed Second Floor Plan

Key Key

Internal fabric of existing return
to be stripped out and new
layout constructed

° Internal fabric of existing return
to be stripped out and new
layout constructed

© Newstairs Existing slate roof to be

refurbished and repaired

i I
o New layout to first floor to where necessary

create a comfortable family unit
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12.0 Detail Design

12.4 Existing Building - Design Proposal

Impact and Mitigation

Three storey rear return

The existing rear return contains no fabric of historic
significance, is not of good quality and is laid out in a
disjointed fashion with poorly located and
dis-proportioned rooms.

The proposed interventions seek to rectify the main
layout issues by stripping out all existing internal fabric
and reconstructing the internal layout with improved
amenity and interconnectivity. The new layout will
create an individual 2 bedroom residential unit over 3
levels suitable for domestic living. The existing internal
openings between the main house and the rear return
will be blocked up and made good.

To achieve the proposed layout the elevations will
require some works to introduce new or block up
some window openings to the external fagades. The
interventions to the fagades will primarily be to
accommodate the new stairs. The windows to be
removed are timber frame, single pane, 2 over 2
sliding sash windows and located in a section of the
rear facade which was historically less visible. The
opes that are proposed to be blocked up are not
detrimental to the character of the building or facade
articulation.

There will be no loss of historic fabric or undermining
of the buildings integrity from the proposed works
carried out to the internal fabric of the rear return.

C+W O'BRIEN

ARCHITECTS

Existing Front Elevation

Proposed Front Elevation

— S —

Existing Rear Elevation

s

Proposed Rear Elevation
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Existing Side Elevation

Proposed Side Elevation
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12.0 Detail Design
12.5 Proposed Site/Floor Layouts

Proposed First Floor Level

+ 1Building Form forming contemporary backdrop to
Scholarstown House

- Double Height vehicular access Located on
southwest onto Orlagh Grove with height provided
for service and fire tender vehicles

«  Existing Trees maintained provide high amenity
value to internal apartment units and shading in
summer.

+ Facade design responding to existing fagades of
Scholarstown House.

«  Multi-functional amenity space above ground level
communal amenity space with double height void
visual connection.

Key

Site Boundary

Re-configured Existing Protected House
Optimise Dual Aspect Units

Considered Balcony Strategy To Maximise Light
and Views

Void - Double Height Communal Amenity Space
Void - Double Height Vehicular Access Undercroft
Pedestrian Access

Optimise Dual Aspect Units

Green Landscape Buffer Zone To School

1 Bed Apartment Unit 1
2 Bed Apartment I Unit 2
3 Bed Apartment

Circullation

B Il 000000 00|

Communal Amenity Space
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12.0 Detail Design
12.5 Proposed Site/Floor Layouts

Proposed Third Floor Level

«  Building Form and massing reduced
responding to Scholarstown House front
facade alignment creating responsive
relationship of form.

+  Forms at third floor create contemporary
backdrop to Schlarstown House.

«  Building form along western Orlagh
Grove creating response to urban setting
and contextual buildings.

«  Green roof to second floor roof level.

Key
= Site Boundary
° Proposed Green Roof

Reduction In Massing Responding To Existing
Scholarstown House & Site Context

. 1Bed Apartment
I 2 Bed Apartment

. 3 Bed Apartment
Circullation

C+W OBRIEN

ARCHITECTS
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12.0 Detail Design
12.6 Site Sections

Site Section A-A

SITE BOUNDARY
SITE BOUNDARY

A number of Existing and Proposed site
sections have been created to illustrate
the design response within the
topography and associated building
context.

The heights and levels of the protected
structure and adjoining properties, have
a large influence on the massing of the

proposed building. On the basis of site

survey and investigation information,

=
T
e —

privacy, over shadowing, and views have * 44850 k 35750 +
been considered carefully to avoid X SCHOOL PLAY AREA X ST, COLNGILLE'S COMMUNITY SCHOOL )
adverse impacts on the protected
structure or adjoining properties.
[ sire secTion a4 (ExiSTING)
g
¢

T e —— — — — — - — G R L L R T S L S T L R R R ioar i SR MR S ARV S5y BN S0 5U S0 BanBeuS RS I RERSE COBT 5 51 313 A3 TAIE 15 1505 IS IepenalsnaiansisaEasadis;

>

SCHOOL PLAY AREA X ST. COLMCILLE'S COMMUNITY SCHOOL. b

I»W { ORLAGH GROVE % PROPOSED BUILDING

Key Plan
. SITE SECTION A-A ( PROPOSED)
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12.0 Detail Design
12.6 Site Sections

Site Section C-C

The proposed building’s ground level
and floor heights have been carefully
designed to respond to the existing floor
levels of Scholarstown House while also
integrating into the existing and
surrounding site topography and access
points. This insures level gently sloped
access for people of all mobility
requirements are provided. The
separation space between the proposed
building and Scholarstown House will
help to create a communal space, of
human scale while the driveway and
boundary treatments will create a
generous space between the boundary
with the school and the proposed
building, therefore, along with the
planting strategy avoiding any
overlooking issues.

Key Plan

C+W O'BRIEN

ARCHITECTS

5
T 1 “m
8 i 12
& E s
0 - a2 1]
| - 15700 . 28450
1 () 1

( scHooLcampark X EXISTING GARDEN X SCHOLARSTOWN HOUSE X EXISTING GARDEN

. SITE SECTION C-C ( EXISTING)

SITE BOUNDARY

—{~]
]

i ;
An [ |

EEEE

= T?Si‘ﬁa

( 5CHOOL CARPARK VA LANDSCAPED AREA vA PROPOSED BUILDING X SCHOLARSTOWN HOUSE PROPOSED BUILDING XPrivaTe ORLAGH GROVE

[l sire secrion cc (PRoPOSED)
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12.0 Detail Design
12.8 Access

Access

The entrances to the buildings have been designed to
respond to the site setting and contextual circulation routes.
This ensures easy access to all units from each of the three
site access points. This includes residents or visitors which
approach via walking, cycling or vehicle with cycle parking
areas being easily accessible from all directions. The cycle
storage areas have been separated to provide easy access
to bicycle, cargo bicycle and universal bicycle storage areas
which are covered and secure, visitor cycle parking is also
dispersed throughout the site and integrated into the
landscape design strategy. These design considerations
promote active modes of transport.

All of the entrances to the buildings will provide universal
access to Part M requirements providing accessible entrance
routes to all units for residents and visitors of a variety of
mobility abilities.

The surfaces to the bin stores will also provide accessible
access via the shared surface access route with no kerbs and
pedestrian priority.

Key

Site Boundary

Residents Access to Cores
Access to Amenity Units
Access to Bin Stores
Access to Plantrooms
Access to Bikestores
Emergency Exits

Vehicular Entrance into Car Park
Pedestrian/Cyclist Entrance
Pedestrian Only Entrance
Plantroom

Residential Binstore

Stair Core

Lift

Secure Bike Storage

b NIRRT TN

C+W OBRIEN
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Ground Floor Plan
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12.0 Detail Design
12.10 Dual Aspect Units

Dual Aspect Ratio

Overall Dual Aspect Unit Count

Specific Planning Policy Requirement of the “Sustainable
Urban Housing: Design Standards for New Apartments
Guidelines for Planning Authorities (2020)" states the

following: Single Aspect Units 0 34
“(i) A minimum of 33% of dual aspect units will be Busal Aspect Units 2 i
ﬁmnc,.ﬁmq in more ww:rd__ and anmmm,_o__.m urban Total Units 5 74
locations, where it is necessary to achieve a
quality design in response to the subject site Dual Aspect Percentage 100% 54%

characteristics and ensure good street frontage
where appropriate in.

(ii) In suburban or intermediate locations itis an
objective that there shall generally be a minimum
of 50% dual aspect apartments in a single
scheme.”

The submitted design has provided a total of 42no. Dual
Aspect units as outlined in the table below. An overall
percentage of 55% of the units within the proposed
scheme are dual aspect. It is submitted that this is fully
compliant with the above policy and is in excess of the
33% and also the 50% requirement stipulated within the
policy objectives.

Aspect

The aspect of all units has been considered carefully to
optimise the orientation of the site and sun/day light to
apartment units. See chapter 1.3 ‘Compliance with
development standards’ of the accompanying Housing
Quality Assessment for further information regarding unit
orientation.

Second Floor Plan
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Ground Floor Plan
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Third Floor Plan
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Fourth Floor Plan
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Key

Site Boundary

Dual Aspect Unit

Single Aspect Unit
Vertical Circulation Cores

Circulation Space
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With the intention of keeping much of the existing Architectural
Heritage, the proposed scheme has evolved around
Scholarstown house. In order to protect the main vista to the
historic building the proposed development has been positioned
to the rear and side of the existing house, retaining the
connection and approach of the house to the road. As
mentioned previously the existing building is proposed to be
retained and refurbished to reinstate the building so that it can
survive for many years to come.

The form and massing of the proposed scheme has been
carefully considered in conjunction with Scholarstown house to
minimise impace on the character and setting while also creating
a street edge to the west. Although taller than the existing house,
the scale and massing of the proposed has been stepped in form
to be more sympathetic to the immediate context, with
Scholarstown house being retained as the focal point of the
scheme to maintain a positive contribution to the setting. A
simply traditional material pallette for the new building will be of
good quality, low maintainence, durable products that will
compliment the existing fabric. The new building will be a
contemporary expression of new housing, forming a backdrop to
the historic house.

12.0 Detail Design

1 11 7 - | [ g ” NAatAar: i

12.11 Elevational Treatment - Materiality

Old & New AHRE N, sps oA | e . . g e B T e
Building Form : RN, itmy F et A : B 5 :

The form of the new building evolves in response to the . ] TG ) < - B S S ..
existing setting, location, orientation and form/pitched roof of : : ; i g . ; : : » : ‘ ¥ e - . T
Scholarstown house while also creating a reference to the . b k|- . o o : — -

pitched roofs of the vernacular out buildings from times past : ‘ : : (™ & e g T >

which would have stood with Scholarstown house when it was - W T ¥ &N e : : : ;

a farm holding. - o P 7 i e N

The context of the original building has changed dramatically s _,. : : v R T\ : .

in recent years with the construction of large residential g S g W/ : N !
developments, including both housing and apartments, in the pas ™ ¥ e il d g - E ]

surrounding area. The proposed new building will introduce a | o S P L o wa ” S
high-quality residential scheme that reflects the changing Fernbank House, Churchtown

enviroment and positivly contributes to the area. 0. T : ko -

Precedent: Clancy Quay, Dublin

The adjacent images are just a sample of schemes where old
and new can co-exist in their environment, without losing the
sense of place and how the juxtaposition of materials can forge
positive setting, highlighting the exsting building at the heart of e »
the scheme and establishing a clarity of hierarchy. Precedent: Bolton Park, Rathfarnham Dublin
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12.0 Detail Design

12.11 Elevational Treatment - Materiality

Proposed Roof Level

The urban analysis has fed into the scheme design, with
the complexity of the setting and surrounding context

cafefully considered so as to ensure that the new
development does not dilute the wider area.

Variations in prevailing heights helps to manage the
transition between the existing and new urban fabic
while providing a visual interest to the streetscape/
skyline. The variations in height will reduce the bulk,
mass and scale of the proposed in the immediate
context.

The roof form and elevation design has been further

explored to create a facade of visual interest with the

introduction of shaped parapets to compliment the
vernacular of pitched roofs in the area.

Facade Design: Typology- Horizontal/
Pitched Expression

Typology Description

Reduce overall perception of mass by controlling the
horizontal and vertical expression devices:

«  Varying Horizontal expression, a proportion used in

historic agricultural out buildings throughout the
world.

« Use of shade and colour of the same or different

material. Change of material from one storey to the

next mid way on the facade. This provides a

reduced height expression and offers a familiarity
between the height or the existing house and the

perceived height of the new build.

« Articulate the parapet to erode the perceived roof

line.

« Addition of an alternative material to add variety to

the overall composition

C+W O'BRIEN
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3D Sketch: South West View
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12.0 Detail Design

12.11 Proposed Materials Materiality

Materiality - Facade Expression

Each of the elevations are considered carefully regarding
aspect, massing and scale. High-quality materials are used
throughout the development. Brick is the predominant
material for facades with a metal cladding on the top storey.
The proposed building will have green roofs with spaces
reserved for PV panels.

« Brickwork fagades in various colour and finish creates a
dynamic, interesting character with tone and texture key
to promoting the censorial presence

« Inset panel to brickwork detailed to offer relief to punch
window elevations

«  Alternative material/finish to selected design elements
such as set back top floor levels and vertical circulation
cores in selected areas.

Materiality Key

Selected Brick Type 1
Selected Brick Type 2
Selected Brick Type 3

Profiled Metal Cladding

Boundary Walls

Green Roof

L

Green Roof with Solar Panels

Inset Brick Panels

Metal Balconies

Glass Railings

Metal Railings

Metal Copping

000000000000
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