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U N I V E R S A L D E S I G N S TAT E M E N T
The proposed Strategic Housing Development has endeavored to
comply with the principles of Universal Design throughout the
scheme.
This is to provide access and use of the development regardless
of age, size, ability, or disability. “Building for Everyone: A
Universal Design Approach”, “Universal Design Guidelines for
Homes in Ireland” and Technical Guidance Document M have
been utilized throughout the design process and has influenced
the design of the scheme

The scheme has been influenced by the principles of Universal
Design through the following features:

Each apartment has been influenced by the principles of
Universal Design through the following features where possible:

• To provide amenities that meet design requirements to allow
people of all ages, sizes, abilities and disabilities to work, shop
and enjoy recreation locally or to travel with ease;

• Apartments are easily accessible via main entrance and the
ground level areas for bicycle and vehicular parking

• To facilitate a mix of apartment types, sizes and tenures that
allow all sections of society to remain part of the community
and use its facilities throughout the life cycles;
• To provide alternatives to the private car through siting
proximate to public transport and local services.
• To support the local pedestrian and cycling environment and
provide ample cycle parking facilities;
• To provide accessible open space for all kinds of activity;

• There is space for turning a wheelchair in dining areas and
living rooms and adequate circulation space for wheelchairs
elsewhere.
• Walls in the bathroom and WC are capable of taking
adaptations such as handrails.

• The approach to all principle entrances is level or gently
sloping when applicable, where full compliance to Part M will
be achieved.

• All apartments have entry level WC facilities in compliance
with Part M.

• All entrances are illuminated, have level access over the
threshold as well as a covered main entrance.

• The design and specification provides a reasonable route for a
potential hoist from a main bedroom to the bathroom.

• Communal stairs provide easy access and when apartments
are reached by a lift, the lift is fully accessible.

• Bathrooms have been designed for ease of access to the bath,
WC and wash basin.

• The width of internal doorways and hallways conform to Part
M.

• Living room windows are easy to open/operate.
• Switches, sockets, ventilation and service controls are
provided at a height usable by all.

Building for Everyone: A Universal Design Approach
Centre for Excellence in Universal Design
Universal Design Guidelines for Homes in Ireland
Centre for Excellence in Universal Design
Technical Guidance Document M
Department of Housing, Local Government and Heritage
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URBAN DESIGN MANUAL – a best practice guide
This Design Statement responds to the ‘Urban Design Manual - A Best Practice
Guide’ (DoEHLG, 2009), which provides best practice advice on the practical
implementation of the policies contained in the ‘Sustainable Residential
Development in Urban Areas’ guidelines. It’s focus is on creating well-designed
sustainable neighborhoods that will stand the test of time.
The guide contains twelve criteria split into three sections - Neighborhood, Site
and Home.
The following section sets out in detail how the proposed development
responds to these twelve criteria.
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INTRODUCTION

Prospect HillApartments

Glasnevin Oaks

TOLKA VALLEY PARK

Violet Hill
Tolka Vale Apartments

NATIONAL
BOTANIC GARDENS

VIOLET HILL PARK

Dublin Industrial Estate

GLASNEVIN CEMETARY

TOP VIEW OF THE SUBJECT SITE OUTLINED IN RED
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INTRODUCTION
The proposed development is located along a primary
Road, Finglas Road, on an urban site at intersection of
green linear public parks, River Tolka and one of the
main city traffic routes in Dublin. The site location is in
proximity of Glasnevin Cemetery and the National
Botanic Gardens.
The site is well served by public transport, mainly
buses, but there is also LUAS and Commuter rail
station within reasonable walking distance
approximately 15min..
The proposed development of 103 build-to-rent units
will improve the local provision of urban apartment
developments well located on urban areas adjacent
to large scale green public spaces.

"A good neighbourhood is one where people can
easily satisfy daily needs whilst feeling safe as
they do so. The most successful neighbourhoods
are well connected – to employment centres or
places people spend their leisure time. They are
places where people can live at any stage of their
lives – regardless of physical ability or social
status. Successful neighbourhoods also tend to
have a wide variety of things to do within them
and have a strong connection to the area in which
they sit – be it historical, cultural or visual space."

2

DEHLG - Urban Design Manual

This design report describes the proposed scheme
using the twelve criteria of the Department of
Environment, Heritage and Local Government 'Urban
Design Manual' as a set of evaluation criteria.
3

1

AERIAL VIEW OF THE SITE

EXISTING VIEW 1

EXISTING VIEW 2

EXISTING VIEW 3
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PLANNING CONTEXT
The design proposal for the project took as its starting
point, the requirement to meet the Dublin City Council
aspirations for the site as set out in the 2016 - 2022
Development Plan.
Dublin County Development Plan 2016-2022 sets out
Dublin County Council’s objectives
In the current Dublin County Development Plan 2016 2022, the site is zoned as RES-Z1 Sustainable
Residential Neighbourhoods and Z9 Amenity / Open
Space Lands / Green Network with the objectives:
• To protect, provide new residential communities in
accordance with approved area plans
• [...] the desire to develop a compact, clean, green,
connected city.

OPEN SPACE

• That land of different zonings is distributed
throughout the city such that the anticipated
development needs of the economy and society
within the lifetime of the plan .

• That development should be encouraged in
established centres, and the re-development of
under-utilised and brownfield land in these areas
should be promoted, with a view to consolidating
and adding vitality to existing centres, and ensuring
the efficient use of urban lands.

OPEN SPACE

• That intensification of sustainable development
should be permitted adjacent and close to public
transport nodes and corridors in order to maximise
the use of public transport, [...]
Please refer to extract from Dublin County
Development Plan 2016 - 2022 Zoning Map . The site
have been zoned for Residential Use which our
proposed development is aligned to. For complete
planning assessment please refer to the Hughes
Planning & Development Consultants report which
accompanies this submission

OPEN SPACE

PROPOSED SITE PLAN – ZONING AND DENSITY
Zone Z1 to protect, provide and improve residential amenities
Zone Z9 to preserve, provide and improve recreational amenity and open space and green networks

Total Number of units = 103
Planning Application Submission Area = 0.384 ha
Gross Density = 268 units/ha

Development at the site of the Former Royal Oak Public House, Finglas Road & Old Finglas Road, Glasnevin, Dublin 11 | Architectural Design Statement

7

01 CONTEXT –

How does the development respond to its surroundings ?

"Any new development should improve on the existing situation,
and at the same time be sensitive to its context."
DEHLG - Urban Design Manual
Context - Positive Indicators:
• A development should seem to have evolved naturally as part of
its surroundings
• Appropriate increases in density respect the form of buildings
and landscape around the site’s edges and the amenity enjoyed by
neighbouring users
• Form, architecture and landscaping have been informed by the
development’s place and time
• The development positively contributes to the character and
identity of the neighbourhood
• Appropriate responses are made to the nature of specific
boundary conditions

SITE LOCATION IN ITS URBAN CONTEXT

Green and Urban

INTERSECTION OF PRIMARY ROAD AND
GREEN AMENITIES

URBAN SPATIAL STRUCTURE WITH
EXISTING URBAN BUILDING LINES

PROPOSED URBAN EDGE INFILL

The site location in a sense may be considered as a meeting
point of two overlapping main city zones, the primary traffic
route connecting the city with suburban districts like Finglas
Village, and the main green amenity zones that includes
Tolka River, Tolka Valley Park, Glasnevin Cemetery and even
National Botanic Park in near walking distance proximity.
Urban Scale and Housing
It is a common approach in creating the urban structures of
the city to introduce urban scale buildings along primary
routes in the cities. This helps to organize the urban fabric by
introducing urban edges, building lines, higher density of
residential blocks but also by introducing patches of green
areas providing amenities and plazas that in turn gives a
sense of an unique placemaking. All these principals can be
already seen in the near and wider proximity of the site. The
Premiere Square, Prospect Hill Apartments, Tolka Vale
Apartments are already forming the Urban Scale edge to the
Finglas Road, providing higher residential density and also an
urban buffer to a “second line” of a smaller scale housing
estates, which together with high quality large scale public
parks provides very healthy and diverse mix of residential use
forms.

TOLKA VALLEY PARK

GREEN OPEN SPACES

The Gateway Landmark Building

GLASNEVIN CEMETARY

Considering the context and focal location between
overlapping urban zones the subject site presents
opportunity for a Gateway Landmark Building which
definitely can help to identify this unique spot in the city.

NATIONAL
BOTANIC GARDENS

URBAN CONTEXT OF THE SITE
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01 CONTEXT –

How does the development respond to its surroundings ?

Opportunities of immediate context

Creating urban façade

Greenfield Views

Urban infill

Overlapping mixed context provides opportunities
for unique placemaking scheme and connectivity
with surrounding amenities and existing urban
structures. This location can also be used for a
gateway or landmark building to enhance the local
identification.

The immediate context of higher density apartment
blocks provides opportunity to create strong urban
façade along the Finglas Road. Newly created urban
edge will balance the continuity of urban scale
structures along the road and will also work as a
contrast to the opposite greenfield entrance to the
Tolka Valley Park.

Tolka River Park Valley entrance located on the
opposite side of the Finglas Road provides
exceptional views for the future development and
visually bounds the development with adjacent
green open space amenities.

The design process analysis has led to conclusions
that because of the location and orientation of the
site, it creates a perfect opportunity for a
complementary urban infill. The recess of the front
façade will provide widening of the urban street
scape in respect to the greenfield on the opposite
side of the road. The site, even though it is adjacent
to the primary traffic route, provides unique
possibility to provide views to the open green spaces
and green areas almost to all directions.

EXISTING BUILDING LINES

URBAN EDGE INFILL

URBAN EDGES IN RELATION TO GREEN URBAN FRONTAGE

URBAN EDGE, OPEN SPACE AND GREEN FRONTAGE
SPATIAL RELATIONS
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01 CONTEXT –

How does the development respond to its surroundings ?

S I T E A N A LY S I S
B

Open Space
The Northern part of the site has been divided to provide two
separate section of open space amenity. Separate public
amenity open space is proposed at furthest to the North end
of the site which can be accessed from the public footpath,
extending the public realm in the area and providing
landscaped enclaves with seating.

B

The Communal Open Space has been provided on the
northern part of the proposed development and has been
separated and gated from the public open space at the
podium level over the underroof carpark. This is proposed to
be access and use for the residents only.
Place Making / Character
Unique location with close by green areas and the topography
of the land form provides an opportunity to create unique
identity to the future development, and to establish
placemaking urban character of the site by architecture and by
accessible Communal Open Space located at the podium level
with the view to the park and river.

B

Land Mark / Gateway Building
The prominent height and the focal point of the Southern
Corner of the development together with the design
treatment of the crown of the building will establish strong
architectural language which helps to create unique identity of
the place and create a building with a Landmark / Gateway
characteristics demonstrating the importance of this new
development and surrounding area by creating a beacon focal
point at the crossing of the river linear park and main traffic
routes.

B

Connectivity
The subjected site is located in a well established
neighbourhood, with connection points provided to existing
local amenities through natural routes/walkways promoted by
an active landscape scheme demonstrating the routes to
individual destinations in the immediate and wider context.

SITE ANALYSIS LEGEND

NORHT

Communal Open Space

Pedestrian Access

Public Open Space

Vehicular Access

B

Bus Stop / Bus Lane
Cycle Path
Pedestrian Routes
Public Park / Open Public Space
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02 CONNECTIONS –

How well connected is the new development?

"A good neighbourhood is one where people can easily satisfy daily
needs whilst feeling safe as they do so. The most successful
neighbourhoods are well connected – to employment centres or
places people spend their leisure time. They are places where people
can live at any stage of their lives – regardless of physical ability or
social status. Successful neighbourhoods also tend to have a wide
variety of things to do within them and have a strong connection to
the area in which they sit – be it historical, cultural or visual space."

Fnglas

1250m - 15 min walk distance

DEHLG - Urban Design Manual

10 min walk distance

Connections - Positive Indicators:
• There are attractive routes in and out for pedestrians and cyclists

Glasnevin

• The development is located in or close to a mixed-use centre
B

• The development’s layout makes it easy for a bus to serve the
scheme

5 min walk distance

• The layout links to existing movement routes and the places people
will want to get to
Balseskin

• Appropriate density, dependent on location, helps support efficient
public transport

B
Tolka Valley Park

B

Public transport, pedestrian and bicycle paths

B

The development is immediately adjacent to the Bus stop
which provides excellent connectivity with the wider context
going south to the city center and going outwards with the
location of Finglas Village.

National Botanic Gardens

Glasnevin Cementary

The immediate linear parks running east-west direction along
Tolka River are providing access to the green space public
amenities. Pedestrian and bicycle paths, isolated from city
traffic, along the parks are connecting the development with
the National Botanic Gardens to the east and as far as Ashtown
Park area to the west.

Dublin Industrial Estate

C

B

L

B

Walking Distance
The location of the site provides also other public transport
services within walking distance including Bloombridge Luas
and Commuter rail station (10-15 min walking distance)., which
provides alternative connection to city center and wider
transport services from there, but also subject to future
extension of the green Luas lane towards Finglas Village.
Large scale shopping center and grocery market store are also
located within the 10 minutes walking distance.

Cabra

SITE ANALYSIS - CONNECTION

B

Bus Stop / Bus Lane

Cycle Path

L

Luas Stop / Luas Lane

Future Emerging Luas Route
towards Charlestown

C

Commuter Rail Station / Railroad
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03 INCLUSIVITY –

How easily can people use and access the development?

"Inclusive design is defined as that which meets the needs of all users,
regardless of age, gender, race or sensory and mobility abilities. In its
broadest sense, it also means creating places that can be enjoyed by
people from all cultural and socio-economic backgrounds."
DEHLG - Urban Design Manual
Inclusivity - Positive Indicators:
• New homes meet the aspirations of a range of people and
households
• Design and layout enable easy access by all

• There is a range of public, communal and/or private amenity spaces
and facilities for children of different ages, parents and the elderly
Communal Open Space

• Areas defined as public open space that have either been taken in
charge or privately managed will be clearly defined, accessible and
open to all
• New buildings present a positive aspect to passers by, avoiding
unnecessary physical and visual barriers

Pedestrian Entrance
Public Amenity Space

The proposed scheme provides a positive aspect to passers by
avoiding unnecessary physical and visual barriers to the
existing and surrounding urban space. It provides Communal
Open Space on the podium along the public walkway which
provides an alternative access to the building and to the
immediate landscape podium.
The site’s immediate proximity to the Bus Stop allows for
public transport access to the site and from the surrounding
locality. The proposed development will contribute to the unit
mix in the surrounding area, and will reinforce the mid density
urban fabric with its proposed scale and density appropriate
for a building line along Finglas Road. By providing a range of
unit mix, inclusivity is ensured for all households and so
resulting a vibrant and dynamic neighbourhood. The
landscaped amenity enclave for the public and podium open
space accessible for residents is clearly enhancing the area use
on many levels.

Vertical Circulation

Pedestrian Entrance

Communal Open Space

Pedestrian Ramp Entrance

Pedestrian Entrance

PROPOSED SCHEME ACCESSIBILITY AND INCLUSIVITY
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03 INCLUSIVITY –

How easily can people use and access the development?

3D VIEW OF THE PEDESTRIAN ACCESSIBILITY

PROSPECT HILL DEVELOPMENT
EXAMPLE OF THE NEARBY PEDESTRIAN ACCESSIBILITY
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0 4 VA R I E T Y –

How does the development promote a good mix of activities?

“The most successful - and sustainable - communities are the ones
that contain a good variety of things to do, see and enjoy. For larger
scale developments, this means providing a good mix of uses,
housing, facilities and amenities that help to engender a successful
community. For smaller infill developments, it means ensuring that
the proposed uses and housing types complement those that already
exist so that a balance is struck.”

Communal Open Space
Kids Play Area 1

DEHLG - Urban Design Manual

Communal Open Space
Kids Play Area 2

Variety - Positive Indicators:
• Activities generated by the development contribute to the quality of
life in its locality
• Uses that attract the most people are in the most accessible places
• Neighbouring uses and activities are compatible with each other
• Housing types and tenure add to the choice available in the area

Communal Open Space
seating

• Opportunities have been taken to provide shops, facilities and
services that complement those already available in the
neighbourhood

Communal Open Space

PROPOSED 1ST FLOOR LEVEL / PODIUM LEVEL

The proposed development will supplement the existing urban
fabric from urban point of view to form a gateway landmark
building at the transition point between the linear public parks
with adjacent housing estates and one of the main urban traffic
route, along with higher density residential apartment blocks
forming strong urban structure along Finglas Road.
The proposed Residential Amenity located at the podium
terrace level with a very good access for the residents is facing
out onto the Tolka River and Tolka Valley Park providing views
just over the adjacent Finglas Road. The level difference
between the public road and elevated terrace will provide good
quality urban separation from the traffic. At the same time the
proportion and levels of the terrace will provide ideal
conditions for creating pockets of recreation amenities, play
areas etc. This will allow for the residents to use the terrace as
a meeting point, central hub space and recreation area with
quality visual connection to adjacent public parks. The terrace
treatment will provide an animated Communal Open Space and
elevated plaza frontage.

Views to the partk
And Tolka River

Communal Open Space
Roof Terrace

PROPOSED 7th FLOOR LEVEL / ROOF TERRACE
MOOD IMAGES

An independent common room is provided on the ground level
adjacent to the main entrance providing enclosed additional
space to be used by the residents.

PODIUM TERRACE

PODIUM TERRACE - SEATING

PODIUM TERRACE - LANDSCAPE

ROOF TERRACE
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05 EFFICIENCY –

How does the development make appropriate use of rescuers, including land?

"High-level Government policy in the shape of the NSS and the
Climate Change Strategy establishes the importance of reducing the
energy requirements and greenhouse gas emissions associated with
residential development.
There are two main strands to designing places for climate change –
mitigation and adaptation. This Criterion seeks to cover mitigation,
which addresses how places can be designed to reduce the impact of
development on climate change."
DEHLG - Urban Design Manual
Efficiency - Positive Indicators:
• The proposal looks at the potential of higher density, taking into
account appropriate accessibility by public transport and the
objectives of good design
• Landscaped areas are designed to provide amenity and biodiversity,
protect buildings and spaces from the elements and incorporate
sustainable urban drainage systems
• Buildings, gardens and public spaces are laid out to exploit the best
solar orientation
• The scheme brings a redundant building or derelict site back into
productive use
Views to the park
And Tolka River

• Appropriate recycling facilities are provided

GREEN FRONTAGE OF THE PARK

GREEN ROOF TERRACE

HOUSING
LOW DENSITY

All residential blocks have no single aspect north facing
apartments.

VIEWS

URBAN SCALE
DENSITY
VIEWS
GREEN PODIUM

PROPOSED CROSS SECTION
EFFICIENCY BY DENSITY

GREEN FRONTAGE OF THE PARK

The elevated nature, location and orientation of the site is such
that it is possible to fully meet the BRE guidelines for the
daylight provision in all the apartments.

TOLKA RIVER

PROPOSED 1st FLOOR LEVEL
EFFICIENCY BY DENSITY

STRONG URBAN EDGE

The proposed development will increase the efficient use of the
site and will provide for multilevel use characteristics including
differentiating of vehicular and pedestrian zones, public and
communal access. The proposed scheme is generating a density
of an appropriate level taking into consideration the location
relative to an excellent public parks and possibility to form
strong urban edge. The proposed design acknowledges the
scale and privacy of the neighbouring properties by the careful
consideration of the massing of the new building, apartment
orientation and the distance between adjacent buildings. This
approach also ensures that the maximum access to natural
daylight and sunlight for the apartments is achieved.

URBAN
TRAFFIC

TOLKA
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05 EFFICIENCY –

How does the development make appropriate use of rescuers, including land?

“The advice given here is not mandatory and the guide should not be
an instrument of planning policy; its aim is to help rather than
constrain the designer. Although it gives numerical guidelines, these
should be interpreted flexibly since natural lighting is only one of
many factors in site layout design.” “It is purely advisory and the
numerical target values within it may be varied to meet the needs of
the development and its location”
(Section 1.6, p1)

12:00

10:00

14:00

16:00

18:00

Overshadowing Report
The assessment of the proposed development was prepared
using the methodology’s set out in the British Standard:
Lighting for Buildings – Part 2: Code for Practice for Daylighting,
BRE 209, ‘Site Layout Planning for Daylight and Sunlight: A
Guide to Good Practice’, Second Edition 2011, by P. J. Littlefair
and the Design Standards for New Apartments - Guidelines for
Planning Authorities (2020).

MARCH

Methodology

Proposed: March 21st, 10:00

Proposed: March 21st, 12:00

Proposed: March 21st, 14:00

Proposed: March 21st, 16:00

Proposed: June 21st, 10:00

Proposed: June 21st, 12:00

Proposed: June 21st, 14:00

Proposed: June 21st, 16:00

Proposed: September 21st, 10:00

Proposed: September 21st, 12:00

Proposed: September 21st, 14:00

Proposed: September 21st, 16:00

Proposed: December 21st, 10:00

Proposed: December 21st, 12:00

Proposed: December 21st, 14:00

Overshadowing

Average Daylight Factor (ADF)
The proposed development Royal Oak was assessed for ADF. All
276 spaces assessed meet or exceed the BRE guideline levels so
the proposed apartments are considered to provide an
acceptable standard of amenity from a daylight perspective.

For more details please see extended information in
overshadowing report prepared by H3D

DECEMBER

Vertical Sky Component (VSC)
The properties on Violet Hill Dr that were analysed namely 3452 to investigate if the existing properties would achieve the
guideline levels of VSC when the proposed development was in
place. All rear windows to the properties No. 34-52 exceed the
recommended levels for VSC.

Proposed: June 21st, 18:00

SEPTEMBER

Overall, there is minor additional overshadowing caused by the
proposed new development. For the purposes of this report the
trees that are situated between the proposed development and
Violet Hill Drive were omitted so the overshadowing seen in the
following images should be considered the worst case scenario.

JUNE

The following images illustrate the shadows cast on the
neighbouring amenity areas between 10:00 and 16:00.

SHADOW ANALYSIS
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06 EFFICIENCY –

How does the development make appropriate use of rescuers, including land?

The proposed new development is designed as a
beacon element at green line park intersection along
with Tolka River and creating a higher urban density
together with Tolka Vale Apartments and Balseskin
Apartments Quarters further down towards Finglas
Village.
At this key location a taller building element has an
urban function and its hierarchical impact on the
skyline was designed to reflect the change in levels
within immediate landform. Sloping form of the
crown of the building is creating a synthesis dialogue
equally between the surrounding housing estates at
the rear of the site and hilly character of the terrain
slopes formed by Tolka River.
The proposed Increased building height can be seen
as a key factor in assisting modern placemaking and
improving the overall quality of our urban
environments, as noted in the guidelines for Urban
Development and Building Heights.
An increase to height at this location contributes to
the wider surrounding area, where intensification can
be promoted, adjacent to public transport, to secure
compact and sustainable urban growth on what is an
infill green site, that is currently not utilised, but
adjacent to hight quality urban green parks amenities.
The guidelines for 'Urban Development and Building
Heights' suggest that higher density developments
should address the criteria set out below where
against each of the criteria compliance is
demonstrated.
At the scale of the relevant city/town:
The site should be well served by public transport with
high capacity, frequent service and good links to other
modes of public transport.
• The site is located immediately adjacent to a
number of Bus Stops on one of the main routes
connecting to City Centre and Finglas Village area,
linking the site to the city centre, the outer suburbs
and national public transport infrastructure networks.
The site is also within reasonable walking distance to
LUAS and Commuter Broombridge rail station.

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 and visual assessment, by a
suitably qualified practitioner such as a chartered
landscape architect.
• The Royal Oak development has defined the urban
edge to the public realm parks. The scale of the
building and the rising topography at the east allows
the proposed Apartment Block to blend with the
existing adjacent estate located to the east on the
hights providing a proper scale differentiation
• Having established increase in scale the tallest point
in a block has been positioned immediately south to
create a proper scale of an urban edge and to provide
quality view over to the Tolka River Park. The building
provides a punctuation points to the development,
giving a unique identity and character to this unique
enclave.
• As we continue north, the development reduces in
scale as its topography rise towards smaller scale
adjacent residential buildings preventing the
overshadowing and overlooking issues.
At the scale of district/ neighbourhood/ street:
The proposal should respond to its overall natural and
built environment and make a positive contribution to
the urban neighbourhood and streetscape The
proposal should avoid long, uninterrupted walls of
building in the form of perimeter blocks or slab blocks
with materials / building fabric well considered.
• The proposed development provides two separate
areas for public and communal gated amenities along
the Finglas, which will only animate the activity along
the site and brings more physical and visual
permeability to the existing site along the main
pedestrian zone.

The proposal should enhance the urban design context
for public spaces and key thoroughfares and marine
frontage, thereby enabling additional height in
development form to be favourably considered in
terms of enhancing a sense of scale and enclosure
while being in line with the requirements of “The
Planning System and Flood Risk Management –
Guidelines for Planning Authorities” (2009).
• the proposed building provides a punctuation point
for the southern end of the development and is the
focal point of the development urban response to
create an urban edge and intersection between traffic
route and linear green parks
The proposal should make a positive contribution to
the improvement of legibility through the site or wider
urban area within which the development is situated
and integrates in a cohesive manner.
• The provision of the public amenity space presents
more options for pedestrian passers and better
quality for pedestrian adjacent zone.
• The proposed dual level distinguishment between
the vehicular access and pedestrian paths is in line
with immediate proximity of the Finglas Road and
enhancing topographical conditions gives an
opportunity to improve the pedestrian paths along
the site.
At the scale of the site/building:

The form, massing and height of proposed
developments should be carefully modulated so as to
maximise access to natural daylight, ventilation and
views and minimise overshadowing and loss of light.

Appropriate and reasonable regard should be taken of
quantitative performance approaches to daylight
provision outlined in guides like the Building Research
Establishment’s ‘Site Layout Planning for Daylight and
Sunlight’ (2nd edition) or BS 8206-2: 2008 – ‘Lighting
for Buildings – Part 2: Code of Practice for
Daylighting’.
• Assessment under the BRE guidelines has been
carried out to show that results are acceptable for this
type of urban infill development. Please refer to H3D
supplemental text. The new apartments are also
assessed under the guidelines and achieve good levels
of daylighting across the scheme.
Where a proposal may not be able to fully meet all the
requirements of the daylight provisions above, this
must be clearly identified and a rationale for any
alternative, compensatory design solutions must be
set out, in respect of which the planning authority or
An Bord Pleanála should apply their discretion, having
regard to local factors including specific site
constraints and the balancing of that assessment
against the desirability of achieving wider planning
objectives. Such objectives might include securing
comprehensive urban regeneration and or an effective
urban design and streetscape solution.
• H3D were commissioned to carry out a
comprehensive report on the Daylight, Sunlight and
Overshadowing for the proposed development. They
have reviewed each apartment individually within the
development as well as the impact of the
development on all adjoining buildings.

• The proposed apartment blocks arrangement
provides the optimum daylighting solution on the site
for both the neighbouring residents to the east and
north of the site.
• The tallest building element is to the south of the
site with the result that any overshadowing from this
element is in general contained within the proposed
development, and has very little impact on
neighbouring sites. Daylighting and sun-light- ing is
discussed in further detail later in this section of the
design report.

Development at the site of the Former Royal Oak Public House, Finglas Road & Old Finglas Road, Glasnevin, Dublin 11 | Architectural Design Statement

17

"Each successful community has a distinct and special character. That
is not to say that each community should compete with or try to
upstage the rest – some of the most successful areas have a quiet and
easy charm. Nonetheless, each successful neighbourhood will have its
own raison d’etre that makes people choose to live there over other
places. Much of an area’s character will be derived from elements
considered in the other 11 Criteria, including – but not limited to the
variety of uses, layout and architecture. But these must come
together in such a way as to make the neighbourhood memorable"

FOCAL POINT

How do the proposals create a sense of place?

BUILDING CROWN SLOPING
TO MIMIC THE LOCAL LANDFORM
GREEN ROOF TERRACE

DEHLG - Urban Design Manual
URBAN SCALE
DENSITY

Distinctiveness - Positive Indicators:
• The place has recognisable features so that people can describe
where they live and form an emotional attachment to the place
• The scheme is a positive addition to the identity of the locality
• The layout makes the most of the opportunities presented by
existing buildings, landform and ecological features to create a
memorable layout
• The proposal successfully exploits views into and out of the site

HOUSING
LOW DENSITY
GREEN PODIUM COMMUNAL OPEN SPACE

URBAN PLACE MAKING

06 DISTINCTIVENESS –

PROPOSED STREET FRONT ELEVATION
DISTINCTIVENESS & PLACEMAKING

• There is a discernible focal point to the scheme, or the proposals
"Increased building height in this location can be seen as a key factor
in assisting modern placemaking and improving the overall quality of
our urban environments as noted in the guidelines for Urban
Development and Building Heights."

Answering to the objectives the proposed design looks to
create a placemaking architecture and urban solution by
providing and emphasizing few key characteristics within the
proposed scheme

- Generating the building in a form that emphasizes the local
topographic uniqueness of the landform formation.
Apartment block as a part of a synthesized hill.

GREEN ROOF TERRACE

HOUSING
LOW DENSITY

URBAN SCALE
DENSITY

- Carefully designated locations for amenities with quality
views to the green areas and Tolka River

- Immediate proximity of the main urban traffic route at one
hand together with provision of quality multilevel urban
green plazas for communal and public open spaces use,
creates a well balanced solution for city apartments on the
edge of large scale parks and urban structures.

VIEWS

VIEWS
GREEN PODIUM

PROPOSED CROSS SECTION
DISTINCTIVENESS & PLACEMAKING

STRONG URBAN EDGE

- Elevated terraces creating green roof urban multilevel plazas
providing amenity outdoor space and recreational; for
communal and public use.

GREEN FRONTAGE OF THE PARK

BUILDING CROWN SLOPING
TO MIMIC THE LOCAL LANDFORM

- Gateway character of the development is achieved by
increased height of the southern element of the building.

URBAN
PLACE MAKING

URBAN
TRAFFIC

TOLKA
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0 7 L AY O U T –

How does the proposal create friendly streets and spaces?

"How the site is laid out is one of the key determinants of successful
places. The layout of a neighbourhood can help to determine an
area’s character and sense of place – the same buildings arranged
differently will have a very different feel to each other - its safety and
security and how well it works. Many of the mistakes that are
attributed to bad planning are often errors of layout – for instance, a
dead end that does not connect with the route to the school, or a
lonely footpath that is a haven for crime and anti-social behaviour."
DEHLG - Urban Design Manual

There have been two apartments introduced to a street
frontage along the west on the ground level to improve the
visual connection with the main use of the scheme, and so it
can contribute to urban interactions between private and
public spaces.
The layout was carefully considered to achieve the highest
possible number of dual aspect apartments. The proposed
design accommodates for 73 dual aspect apartments which
stands for 70.9% of the total 103 units.

Layout - Positive Indicators:
• Layout aligns routes with desire lines to create a permeable
interconnected series of routes that are easy and logical to navigate
around.

PROPOSED GROUNDFLOOR LEVEL
DUAL AND SING;E ASPECT APARTMENTS

• The layout focuses activity on the streets by creating active
frontages with front doors directly serving the street
• The streets are designed as places instead of roads for cars, helping
to create a hierarchy of space with less busy routes having surfaces
shared by pedestrians, cyclists and drivers
• Traffic speeds are controlled by design and layout rather than by
speed humps
• Block layout places some public spaces in front of building lines as
squares or greens, and some semi private space to the back as
communal courts

The site is located immediately east of one of the main traffic
routes connecting the city centre with suburb districts. The
proposed scheme of the apartment blocks is of a higher density
considering the urban location of the site.

PROPOSED 1ST FLOOR LEVEL
DUAL AND SINGLE ASPECT APARTMENTS

The spatial layout was carefully designed to account for natural
passive surveillance and to improve the quality of space for this
urban site. Focal point at the southern end was created by the
raised height of the building.

TOTAL APARTMENTS = 103 UNITS
GREEN ROOF TERRACE

Positioning the southern wing perpendicular to the main road
provides southern exposition to most of the apartments in that
block.

DUAL ASPECT = 73 UNITS (70.9%)

APARTMENTS

The second, north wing of the block is proposed to be
positioned in parallel to the main road creating an urban edge.
The north wing is set back to create an open space between the
road and the building on the podium level.
The Groundfloor level is designated for an undercroft parking
space for cars and bicycles. This creates an elevated podium
terrace space for communal open spaces. The level
differentiation creates therefore better separation from the
public road and reduces the impact of the traffic noise.

SINGLE ASPECT = 30 UNITS (29.9%)

GREEN PODIUM
UNDERCROFT CAR PARK
PROPOSED CROSS SECTION
SPATIAL LAYOUT
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08 PUBLIC REALM –

How safe, secure and enjoyable are the public areas?

"The most successful neighbourhoods contain streets, squares, parks
and public gardens that are as good quality – if not better, than the
private buildings and spaces within the neighbourhood. A
neighbourhood with poor quality public spaces will rarely be improved
by even the highest quality architecture – whilst a neighbourhood of
ordinary buildings can be transformed through improvements to the
public realm."

To create a legible environment for people to live within and
move through, a hierarchy of materials (paving, street
furniture) and planting will be employed to create different
zones and provide visual cues to how people may move
through or use these spaces.

DEHLG - Urban Design Manual
Public Realm - Positive Indicators:
• All public open space is overlooked by surrounding homes so that
this amenity is owned by the residents and safe to use
• The public realm is considered as a usable integrated element in the
design of the development
• Children’s play areas are sited where they will be overlooked, safe
and contribute to the amenities of the neighborhood
• There is a clear definition between public, semi-private, and private
space

Pedestrian Entrance

PEDESTRIAN WALKWAY

• Roads and parking areas are considered as an integral landscaped
element in the design of the public realm

URBAN TRAFFIC
ZONE

The proposed Royal Oak Apartments development will contain
a few of unique Public and Communal, semi-private and Private
Open Spaces. The spaces have been located throughout the
development to serve all variety of needs for the residents and
public, unique and distinctive quality landscaped spaces.

RIVER TOLKA

The design approach to the external spaces within the
proposed development is to produce a scheme with a strong
identity and distinctive sense of place.
It is intended that this can be achieved through careful design
considerations including:

PUBLIC REALM SPATIAL RELATIONS DIAGRAM PLAN

• Well defined and overlooked public space at the podium level
• Usable spaces with varying character, dynamics and emphasis
• Provision of passive and active recreational opportunities for
a variety of age groups
Provision of quality views to the Public Green Spaces like Tolka
River Valley Park

• Provision of cycle/pedestrian integration access along the
frontage of the development
• Provision of the quality landscape communal open space at
the roof level over the north wing of the building.

LANDSCAPED COMMUNAL
OPEN SPACE ZONE

UNDERCROF CARPARK

PUBLIC OPEN SPACE
RIVER TOLKA PARK

VIEWS
ENTRANCE
ZONE

PEDESTRIAN
WALKWAY
URBAN TRAFFIC
ZONE

RIVER TOLKA

PUBLIC REALM SPATIAL RELATIONS DIAGRAM SECTION

• Proximity with the existing neighbouring parks and public
amenities
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08 PUBLIC REALM / LANDSCAPE
The landscape strategy to the external spaces within the
proposed development is to produce a scheme with a strong
identity and distinctive sense of place that fosters a
connection and attachment between people and their
surrounding environment. This will be achieved by creating a
legible environment for people to live within and move
through by using a hierarchy of materials and planting to
create different zones and provide visual cues to how people
may move through or use these spaces. This network of public
spaces within the development will utilize the existing
landscape elements including the topography and the existing
trees -where achievable. The site includes a main public space
and main & ancillary communal spaces which include:
• The Northern Public Space
• Podium communal area

Finally, this space lies on the seventh floor (+40.550m) and is
accessed from within the building. The communal space is
overlooked by residential units from its southern side and
includes: seating areas, high quality paving, shrub planting
areas and multistem and tree planting

LANDSCAPED NORTHERN PUBLIC SPACE

&

PODIUM COMMUNAL AREA

• First floor terrace communal area
• Seventh floor terrace communal area
The northern public space provides mild sloped access (1:351:40) to the site off Old Finglas Road and steeped access from
Finglas Road. The public space includes pedestrian walkway,
seating areas and tree and multistem planting.
The podium (+21.65m) over the ground floor will provide the
main communal open space of the development. The space is
accessed from the north and west through steps and ramps as
well as from within the building and provides the residents
with a space to relax, exercise or move through by using a
hierarchy of materials and planting to create different zones
and provide visual cues to how people use these spaces. This
amenity space has distinctive uses including: a paved walkway,
multi-stem and shrub planting (see planting schedule), seating
areas and natural play elements. The proposed natural play
area will contain equipment for a range of ages and will be
positioned to achieve passive surveillance from the seating
areas and the surrounding units. Trees and multistem planting
within the spaces are strategically selected and positioned to
take into account light and shelter.

LANDSCAPED PODIUM

PROPOSED PLAY EQUIPMENT

This communal space is located at the first floor level and is
accessed only from within the building. The space is
overlooked from its eastern and southern boundaries by
residential units. The spaces provides a flexible space for
various activities and offers a view over the Finglas Road and
Tolka River and includes : high quality paving ,seating areas ,
shrub areas , light wells and multistem planting.
LANDSCAPED 7TH FLOOR TERRACE SECTION & PLAN
LANDSCAPED PODIUM SECTION
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0 9 A D A P TA B I L I T Y –

How will the buildings cope with change?

"The success and sustainability of a housing development can be
measured by its longevity. Much of the most successful housing of the
past is still in use because it has been able to adapt to changing
circumstances – for example by adapting to changing family sizes,
different forms of space heating and increased car ownership."
DEHLG - Urban Design Manual
Adaptability - Positive Indicators
• Designs exploit good practice lessons, such as the knowledge that
certain house types are proven to be ideal for adaptation
• The homes are energy-efficient and equipped for challenges
anticipated from a changing climate
• Homes can be extended without ruining the character of the types,
layout and outdoor space
• The structure of the home and its loose-fit design allows for
adaptation and subdivision, such as the creation of an annex or small
office
• Space in the roof or garage can be easily converted into living
accommodation

Residential apartments in build-to-rent schemes can be very
difficult to design as widely adaptable units. However the use of
the rigid grid and locating services along structure elements are
reasonably well adaptable within the area of a single unit.
The Build-to-Rent apartments can provide choice and flexibility
to households where traditional house ownership may not be a
priority. These might be younger people starting out in their
careers, those who move frequently between countries or
those looking to downsize from larger properties. The scheme
therefore offers adaptability to lifestyles and an addition to the
City housing stock.

The key issues to be addressed in order to provide energy
efficient homes equipped for challenges anticipated by a
changing climate are:
• providing that the energy performance of the dwelling is such
as to limit the calculated primary energy consumption and
related carbon dioxide(CO2)emissions insofar as is reasonably
practicable, when both energy consumption ad carbon dioxide
(CO2) emissions are calculated using the Dwelling Energy
Assessment Procedure (DEAP) published by Sustainable Energy
Authority of Ireland;
• providing that, for new dwellings, a reasonable proportion of
the energy consumption to meet the energy performance of a
dwelling is provided by reasonable energy sources; limiting heat
loss and, where appropriate, availing of heatgain through the
fabric of the building;
• providing and commissioning energy efficient space and
water heating systems with efficient heat sources and effective
controls;
• providing that all oil and gas fired boilers shall meet a
minimum seasonal efficiency of 90%;
• providing to the dwelling owner sufficient information about
the building, the fixed building services and their maintenance
requirements so that the building can be operated in such a
manner as to use no more fuel and energy than is reasonable.

PROPOSED TYPICAL FLOOR PLAN

The design of the building will limit the amount of energy
required for its operation and the amount of carbon dioxide
(CO2) emissions associated with this energy use insofar as is
reasonably practicable.

EXAMLPE OF FLEXIBILITY AND
ADAPTIBILITY WITHIN A SINGLE UNIT OF
TYPICAL PROPOSED LAYOUT
2 BEDROOM APARMTENS – PROPOSED TYPICAL LAYPUT

AMENDED LAYOUTS INTO 1 BEDROOM APARTMENT WITH ENLARGED
MULTIPOURPOSE LIVING SPCAEE
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1 0 P R I VA C Y & A M E N I T Y –

How do the buildings provide a decent standard of amenity?

"Privacy and amenity are extremely basic human needs. Such matters
are particularly important in higher density schemes where good
space standards, sound insulation and access to private open space
can make the difference between acceptable urban living and a poor
living environment."
DEHLG - Urban Design Manual

COMMUNAL OPEN SPACE
TERRACE 3 – 310 sqm

Privacy & Amenity - Positive Indicators:
• Each home has access to an area of useable private outdoor space
• The design maximises the number of homes enjoying dual aspect

5

• Homes are designed to prevent sound transmission by appropriate
acoustic insulation or layout

1

• Windows are sited to avoid views into the home from other houses
or the street and adequate privacy is affordable to ground floor units.

2

7TH FLOOR ROOFTOP TERRACE
302 sqm

• The homes are designed to provide adequate storage including
space within the home for the sorting and storage of recyclables.

4

3

Communal Amenity Space Calculation

COMMUNAL OPEN SPACE
TERRACE 1 – 298 sqm

The required amount of communal amenity space for residents
is as follows:
10 no. studio apartments x 4 m² = 40 m²

COMMUNAL OPEN SPACE
TERRACE 2 – 151 sqm

33 no. 1 bed apartments x 5 m² = 165 m²

60 no. 2 bed apartments x 7 m² = 420 m²

PROPOSED AMENITY AREAS

Total required = 625 m²
The following areas of communal amenity have been provided:
• First Floor Terrace 1 = 298m²,

• Seventh Floor Roof Terrace = 302m²

SCREEN WALL

2

PLANTED PRIVACY SCREEN

3

PLANTED PRIVACY SCREEN

4

SCREEN WALL

5

LOUVREV SCREEN

SCREEN
WALL

• First Floor Terrace 3 = 310m²,

1

SCREEN
WALL

• First Floor Terrace 2 = 151m²,

PLANTED PRIVACY SCREEN

TOTAL = 1061 m²

The required areas for communal amenity are exceeded by
436m²
Privacy
The layout of the proposed scheme was carefully analysed not
to create any overlooking issues within the development and to
the neighbouring sites. Although the minimum distance
provided at one point measures not less that approximately
25m (24.5m) to the neighbouring buildings the number of
screen solutions has been provided to improve the privacy of
the residents and the occupants of existing neighbouring
houses in form of privacy screen and/or planted privacy strips.

PLANTED PRIVACY SCREEN
OVERLOOKING PRIVACY SCREENS SOLUTIONS
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1 1 PA R K I N G –

How will parking be secure and attractive?

"How parking is dealt with on a development site can significantly
affect the success of a development. The most successful
developments tend to provide sufficient parking to cope with demand
in a way that does not overwhelm the appearance and amenities of
the public realm."
DEHLG - Urban Design Manual
Parking - Positive Indicators:
• Appropriate car parking is on-street or within easy reach of the
home’s front door.
• Parked cars are overlooked by houses, pedestrians and traffic, or
stored securely, with a choice of parking appropriate to the situation.
• Parking to be provided communally to maximise efficiency and
accommodate visitors without the need to provide additional
dedicated spaces
• Materials used for parking areas are of similar quality to the rest of
the development
• Adequate secure facilities are provided for bicycle storage

All resident car spaces are secured within a dedicated
undercroft ground floor level parking, arranged in most efficient
layout adjacent to the dwellings they will serve.
The adjacency of the development to public transport, a
number of bus stops, and walking distance to LUAS and
commuter station means that the option of minimizing car
parking can be followed.

PROPOSED GROUND FLOOR LEVEL WITH UNDERCROFT CARPARK

Car parking is provided at ratio of 0.46 per residential unit.
All resident bicycle spaces are secured within the undercroft
ground floor level parking in dedicated bike stores throughout
the development.
There is 222 bicycle spaces provided at ratio of 2.15 per
apartment
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1 2 D E TA I L E D D E S I G N –

How well thought through is the building and landscape design?

"While strategic considerations such as location, connections, and
sustainability will determine much of the success of a scheme, the
finished quality can have a significant effect on a development's
character, sense of place and legibility."

CONTEXT BUILDINGS

SELECTION OF ELEVATION MATERIALS

DEHLG - Urban Design Manual
Detailed Design - Positive Indicators:
• The materials and external design make a positive contribution to
the locality
• The landscape design facilitates the use of the public spaces from
the outset

• Design of the buildings and public space will facilitate easy and
regular maintenance

TOLKA VALE APARTMENTS
SELLA BRICK – RED / ORANGE WITH DARKER SPECKLED

• Open car parking areas are considered as an integral element
within the public realm design and are treated accordingly
• Care has been taken

The finishes to The Royal Oak Apartments facades are
important references for the existing contextual buildings in the
surrounding neighbourhood facade design. The vertically
proportioned windows, the sloping form of the roof, the use of
a brick as the main material that will emphasize the quality of
the development, and powder coated balconies are all design
principles that were carefully selected during the design
process and introduced to the proposed scheme.

LISIN GLEN

A high quality simple palette of external building materials has
been chosen for the development. These principles are applied
in a contemporary manner on the facades of the apartment
block to introduce high quality of a design into the
neighbourhood. All materials are hard wearing and low
maintenance. A green terrace on the roof will also be used to
cover north wing of the roof area as a combination of extensive
and intensive green roof types.

ALUMINIUM WINDOWS AND DOORS – selected color BLACK GRAY

PROSPECT HILL

BRICK QUALITIES
Brick is an environmentally friendly high quality, durable and
low maintenance material within reasonable financial budgets.
It is a preferred building material in this development as beside
being eco-friendly and durable, it offers also permanence,
strength, style, stability, as well as security and design integrity.
Brick architecture creates a pleasant microclimate, and a
habitable oasis at different times of the year.

CRAIGIE COURT / PREMIERE SQUARE

BALCONIES WITH GLASS BALUSTRADE

MATAL INSULATED PANELS
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1 2 D E TA I L E D D E S I G N –

How well thought through is the building and landscape design?

The selection of brick has been combined to animate the
character and design of the elevations. The brick used in the
scheme acts as a solid and robust yet quality design material
with its speckle character. The brick is generally used in the
neighbourhood as base material to form plinth of the buildings,
which gives a feel of a solid base from the design perspective
but also adds to durability of the facade and helps with its
maintenance. The brick in the proposed design is used for all of
the elevations to create proper quality for the gateway building.
The pressed metal panels in dark grey color palette has been
introduced to the small portion of elevation to emphasise the
architectural vertical connection between two wings of the
building. Similar principal was used for balconies, panels with
curtain walls and entrance glazed systems.
The main entrance to the building has been further expressed
through a uniquely designed entrance hall formed with quality
aluminium framed glazing system. The design of the entrance
once again relates in contemporary ways to the slopes of the
smaller scale residential buildings to bring the proper detail of a
human scale at the main entrance to the building

M AT E R I A L I T Y M O O D I M A G E S
E L E VAT I O N T R E AT M E N T
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1 2 D E TA I L E D D E S I G N –

How well thought through is the building and landscape design?

Further to the above, and in the context of detailed design, we
would consider it prudent to note the following extract from
item no. 5 of the list of specific information requested by An
Bord Pleanála for inclusion with the subject application:
A report that specifically addresses the proposed materials and
finishes to the scheme including specific detailing of finishes, the
treatment of balconies in the apartment buildings, landscaped
areas, pathways, entrances, and boundary treatment. Particular
regard should be had to the requirement to provide high quality
and sustainable finishes and details which seek to create a
distinctive character for the development.

It is considered that the proposed development provides a high
quality aesthetic which, in turn, creates a distinctive character
for the development. In this regard we would comment on the
elements of the scheme specifically referenced in the above
extract as follows:

SELLA BRICK – RED / ORANGE WITH DARKER SPECKLED

SPECIFIC DETAILING OF FINISHES
The great majority of the building is proposed to be cladded
with high quality corium system brick panels. Corium being a
unique cladding system that combines the natural beauty,
sustainability and durability of genuine brick. A brick cladding
system combines high-performance insulation with a traditional
brick finish.

Protruding Brick Features

TREATMENT OF BALCONIES
Cantilevered balconies are proposed for majority of the
balconies with metal panels cladding to the edge and
underside. Glazed balustrades are introduced to all balconies as
a principal.
LANDSCAPED AREAS
The landscape strategy for the site was developed by TBS
Landscape Architecture Studio and it is presented in detail in a
separate Landscape Report. The main goal in forming the
landscape strategy for the external spaces within the proposed
development is to produce a scheme with a strong identity and
distinctive sense of place that fosters a connection and
attachment between people and their surrounding
environment. This will be achieved by creating a legible
environment for people to live within and move through by
using a hierarchy of materials and planting to create different
zones and provide visual cues to how people may move
through or use these spaces. All pavement and small
architecture elements are proposed to be high quality and
durable materials.

Communal open space - gardens

Brick Elevation with meatal panels elements
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1 2 D E TA I L E D D E S I G N –

How well thought through is the building and landscape design?

PATHWAYS
High quality materials as concrete pavers and granite slabs and
paving are proposed to be introduced for all pathways. Careful
landscape design will be provided to distinguish between the
main accessible and permeable walkways and the more hidden
alcoves to establish material difference in accessibility and
functions of provided zones.

ENTRANCES
High quality materials are proposed to the entrance areas to
emphasize the importance. Durable, low maintenance and
elegant brick finish to solid walls and small architecture dwarf
walls is to be introduced. Aluminium frame glazing door system
and skylight is proposed at the main entrance including main
hall skylight forming contemporary and elegant solution.

BOUNDARY TREATMENTS
The boundary of the site is enclosed and there is no other
permeability to the site other than from the Finglas Road. It is
proposed to provide brick dwarf wall and posts with metal
railing panels along the south, east and north side of the
boundary with appropriate screen panting as major principle.
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1 2 D E TA I L E D D E S I G N –

How will thought through is the building and landscape design?

1

2

3
1

KEY PLAN

PROPOSED SCHEME VIEW 1
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