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INTRODUCTION 

 

1. Existing Neighbourhood and Site Context  

1.1 Introduction 

1.2 Existing Neighbourhood Context 

1.3 Design Opportunities and Challenges Informing Design 

1.4  Existing Development 

1.5 Planning Context 

 

2. Design Statement Methodology- Part 1 

The design rationale set out in this section outlines the key criteria 

considered in the design process for the proposed residential scheme 

on the site under the 12 criteria set out in the “Urban Design Manual – 

A Best Practice Guide 2009.” 

2.1 Context 

2.2  Connections 

2.3  Inclusivity 

2.4  Variety 

2.5  Efficiency 

2.6  Distinctiveness 

2.7  Layout 

2.8  Public Realm 

2.9  Adaptability 

2.10  Privacy and Amenity 

2.11  Parking 

2.12  Detailed Design 

 

3. Design Statement Methodology- Part 2 

The design rationale set out in this section outlines the key criteria 

considered in the design process for the proposed residential scheme 

on the site against the relevant Development Management Assessment 

Criteria under 3.0 Building Height and Development Management, 

“Urban Development and Building Heights- Guidelines for Planning 

Authorities December 2018” 

3.1 “At the scale of the relevant city/town” 

3.2 “At the scale of district/ neighbourhood/ street” 

3.3 “At the scale of the site/building”  
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INTRODUCTION 

McCrossan O’ Rourke Manning Architects have been engaged by the Applicant 

Cosgrave Developments Unlimited Company to prepare a design for an 

apartment development on a site fronting Northwood Avenue, located 

between Swift Square Office Blocks and the Sports Surgery Clinic. 

DESCRIPTION OF THE PROPOSED DEVELOPMENT- 

A residential development accommodating 255 no. apartment units; residential 

shared services; a childcare facility; all in 5 buildings, varying between 5 and 9 

storeys in height, arranged around a central courtyard; public open spaces; play 

areas; pedestrian and cycle connections onto Northwood Avenue with vehicular 

access via an existing junction off Northwood Avenue, car and bicycle parking at 

basement and surface levels; a new substation. 

 

This architectural design statement has been prepared to demonstrate how the 

proposed development of the subject site has been informed by, and is where 

necessary consistent with, the criteria set out in:  

• Guidelines for Planning Authorities on Sustainable Residential 

Development in Urban Areas (2009);  

• Urban Design Manual – A Best Practice Guide (2009);  

• Urban Development and Building Heights (2019); 

• Sustainable Urban Housing: Design Standards for New Apartments 

(2020); and 

• Fingal Development Plan 2017-2023. 

This statement forms a part of a Strategic Housing Development Planning 

Application and should be read in conjunction with the supporting technical 

reports and drawings prepared by the project team. 
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Figure 1- Application site outlined in red in the context of Northwood and wider 

area. This illustrates its accessible location between Dublin city centre and 

airport and is fully serviced by existing infrastructure and transportation links. 

Existing bus stops are indicated in the immediate vicinity 
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SECTION 1. EXISTING NEIGHBOURHOOD AND SITE CONTEXT  

1.1 Introduction 

 

The site of the proposed development measuring approximately 1.51 hectares 

(as per red line boundary on drawings), is located to the north of Northwood 

Avenue, the main spine road running east-west through “Santry Demesne” 

connecting Ballymun Road (R108) to the west to Santry Road (R132) to the east. 

The demesne lands have been developed over recent decades and now 

comprise a mix of residential, offices, retail and recreation buildings, with large 

public spaces, parks and lakes, now generally known collectively as Northwood. 

Northwood is located close to the north eastern corner of the M50 ring 

between the city centre and airport, currently well served by public transport 

and major roads infrastructure. 

The site is positioned towards the western side of the demesne lands between 

Swift Square Office Blocks and the Sports Surgery Clinic. 

It is currently a vacant site; however, it is fully serviced and accessible via the 

existing infrastructure available in Northwood. 

The site is located at the point on Northwood Avenue where the built character 

environment begins to transition from that of sylvan (“buildings-set-back-in-

wooded-parkland”) to the east, to a more enclosed urban structure of the west 

area of Northwood. At this point, existing apartment building lines are closer to 

the south side of the Avenue and the existing office blocks north of the Avenue 

introduce a strong built line of vertical facades exceeding 20m in height. 

Consequently, the appropriate built scale of the Avenue-facing facades of the 

proposed buildings and in particular the articulation and form of the south-east 

corner of the site will be an important factor in the visual success of the 

scheme.  
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Figure 2- Application site outlined in red in the immediate context of 

Northwood. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SECTION 1 EXISTING NEIGHBOURHOOD AND SITE CONTEXT  

1.2 Existing Neighbourhood Context 

 

The site is located within an area of mixed-use developments that make up 

Northwood masterplan lands. 

This masterplan area comprises 19.8 hectares for which planning permission 

was granted for a mixed-use development in 2005 under Reg. Ref. F04A/1562 

(extended to 2020 under Reg. Ref. F04A/1562/E2). That Masterplan comprised 

modern business, enterprise and commercial facilities of c. 77,016 sq. m. 

Completed elements of the masterplan include a retail park (Gulliver’s Retail 

Centre), 2 no. of the 4 no. business units (Swift Square Office Park) and the 

Local Centre. 

The subject site is located to the east of the completed elements of the 

Masterplan. Amendments to that parent planning permission, relating to 

Gulliver’s Local Centre and Swift Square Office Park to facilitate tenant 

requirements, were granted and implemented in the intervening period. 

In addition, the overall masterplan was modified by Reg. Ref. F15A/0440 and 

ABP 306075-19 to include for the development of new residential areas. 

Bridgefield, Pappan Grove apartments and Cedarview houses are now 

constructed and occupied and Blackwood Square apartments are under 

construction, due for completion in mid-2022. 

Permission was granted in 2017 for a 5-storey office building on part of the 

subject site (reg. ref. F16A/0514) The parapet level of that approved building is 

79.425m OD, which is slightly higher than the two existing Swift Square office 

blocks. 

Building heights of existing adjacent developments along Northwood Avenue 

are generally 4-5 commercial storeys (Swift Square office buildings/ Sports 

Surgery Clinic) and 6 residential storeys (Carrington/ Lymewood Mews). 2-

storey housing in Cedarview is located to the north of the site. 
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Figure 3- Application site outlined in red in the immediate existing context of 

Northwood. Existing tree locations are shown, as well the wayleave to the North 

Fringe foul sewer along Northwood Avenue. Existing building heights are also 

indicated. A temporary surface car park is located to the northern portion of the 

site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.2 Existing Neighbourhood Context (Continued) 

Topography- 

The site is generally flat in nature with a gradual fall of approximately 1 metre 

from north to south (57.10m -56.10m OS Malin Head Datum). 

Existing Services- 

The site is fully serviced as per the consulting engineers’ (JB Barry/ McElligott) 

drawings. An existing 9 metre wayleave over the 1050mm diameter North 

Fringe foul sewer runs along the south of the site parallel to Northwood 

Avenue, which has determined the as-built building line in the immediate 

vicinity, such as the Swift Square office buildings to the west and the Sports 

Surgery Clinic to the east. 

Existing Trees and Vegetation- 

The trees and hedgerows on the subject lands have been surveyed by a 

qualified arborist (The Tree File Ltd). The majority of the site consists of grass 

meadow with some scrub and emergent young trees. A temporary surface car 

park serving construction workers is located on the northern portion of the site. 

There are two mature sycamore trees located on the site which are listed for 

protection under a Tree Preservation Order (TPO) (1987) 

The remainder of the trees are younger and are not included in the TPO. 

Most of the trees likely to be affected by the proposed works appear to have 

arisen naturally, together with notable scrub thicket. There are young trees that 

have been planted, though these are associated with the site area margins and 

relate to recent roadside plantings. 

All the trees are identified in Table 1 of the Tree Survey and Report 

accompanying this application (prepared by The Tree File Ltd.). Tree numbers 1 

and 2, both Sycamores, and are categorised “B- Typically including trees 

regarded as being of moderate quality”. 

The other trees on the site are categorised as either- 

• “C- Typically including generally poor-quality trees that may be of only 

limited value”, and/or 

• “U-Typically relates to trees that are dead, dying or dangerous. Such 

trees may present a threat of suffer from a defect or disease that is 

considered irremediable.” 

These are identified as clusters/ areas of scrub tree growth and some hedging 

which are not considered suitable for retention in the development due to their 

condition and categorisation of either “C” or “U”. 
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1.3 Design Opportunities and Challenges Informing Design 
 

The context of the proposed site presents a number of design opportunities 

and challenges informing the design of the scheme: 

Opportunities 

• A vacant, fully serviced site; ready to develop. 

• Located near to Dublin Airport, approx. 4.5km. 

• The availability, proximity and ease of access to high quality public 

transport services within walking distance of the site on Ballymun 

Road (approx. 700m). 

• Proximity of retail and employment facilities. 

• Accessibility to large public parks, recreational facilities, lakes and the 

Santry River Amenity Walk. 

• Proximity to the future Metro Link station (Northwood) on Ballymun 

Road. 

 

Challenges  

• Integrating of the proposed scheme appropriately with a view to 

announcing the change from parkland setting to urban setting 

travelling westwards along Northwood Avenue. 

• Weak urban conditions in particular, undeveloped lands between the 

Sports Surgery Clinic and Swift Square office buildings. 

• Appropriate modelling, massing and scaling of the proposed buildings 

that would relate to the established 2-storey housing to the north and 

the office 

• Existing trees subject to preservation order on the site 

• Existing wayleave for major foul sewer running along Northwood 

Avenue creating continuous setback from back of footpath. 

Aerial views overleaf illustrate both opportunities and constraints. 
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Figure 4- Aerial view looking from the south identifying key constraints and 

opportunities presented by the site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In particular, the opportunity to terminate the vista along Northwood Avenue 

from the east; creating a new strong urban edge along the south; providing a 

new setting for the existing mature trees in the centre of the site 

1.3 Design Opportunities and Challenges Informing Design 

(Continued) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Challenges include the varying heights to be respected around the perimeter of 

the site, wayleave constraints and incorporating the existing trees into a new 

scheme  
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Figure 5- Aerial view looking from the east identifying key constraints and 

opportunities presented by the site,

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In particular, the opportunity to terminate the vista along Northwood Avenue 

from the east; creating a new strong urban edge along the east continuing a 

sense of enclosure created by the Sports Surgery Clinic 

1.3 Design Opportunities and Challenges Informing Design 

(Continued) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Challenges include the varying heights to be respected around the perimeter of 

the site, wayleave constraints and incorporating the existing trees into a new 

scheme 
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Figure 6- SWOT Analysis diagram 

1.3 Design Opportunities and Challenges Informing Design 

(Continued) 

SWOT Analysis; Explanatory Notes Overleaf 
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S1:  Proximity to future metro station (per station positioning 2019 

consultation) 

S2:  Proximity to bus links 

S3:  Proximity to retail facilities  

S4:  Proximity to employment, Gulliver’s Retail Park, Gulliver’s Local Centre, 

Sports Surgery Clinic, Swift Square office blocks 

S5:  Proximity to leisure/ recreation/ parklands/natural vegetation 

(Santry Park, Trinity College Sports Grounds) 

W1:  Large “visually leaky carpark” to west (behind existing office buildings) 

Solution proposed – west façade of Blocks 4 and 5 and new park 

adjacent will frame the space 

W2:  Adjacent noise sources (Motorway and Dublin Airport) 

Solution proposed – acoustic analysis to determine any special provision 

required in building fabric, windows etc. 

W3:  Relatively “broken” urban vista to south (apartments south of 

Northwood Avenue)  

Solution proposed – Strong height and modelling of south facades of 

proposed buildings, with placemaking south-east corner, all linking with 

the façade rhythm of the existing office blocks to deliver strong urban 

line 

 

 
 

 

O1 Opportunity to create a strong “urban” built street line along the north 

side of Northwood Avenue (when viewed in conjunction with existing 

office buildings  

O2 Opportunity to complete a meaningful parkland link from Northwood 

Avenue, via Cedarview park to Santry River Park, creating a linear 

recreation area exceeding 0.25km in length 

O3 Opportunity to deliver street line enclosure to the Sports Surgery Clinic 

access road to east of subject site 

O4 Opportunity to complete/augment east-west linkages such as 

pedestrian/ cycle route and access from future development behind 

Swift Square Offices 

O5 Opportunity to take first steps towards anticipated future increased 

building height (efficient land use) east to west towards future 

Northwood Metro station (transport hub) 

O6 Opportunity to provide housing in a mixed-use community and enhance 

the existing mix of residential tenure types 

1.3 Design Opportunities and Challenges Informing Design 

(Continued) 

Site Constraints and Opportunities informing Design- SWOT Analysis Notes 

 

T1 Visual threat to existing “Cedarview” houses 

Solution proposed – reduction in height and width and increased 

setback distance of proposed Block 5 adjacent to Cedarview housing. No 

balconies on north elevation facing Cedarview housing. 

T2 Possible overbearing / reduction in amenity of east portion of adjacent 

existing office building 

Solution proposed - maintain generous set back (30m). Introduce 

parkland with trees and planting to generally improve the vista east 

from the offices 

T3 Threat to existing trees on site 

Solution proposed – 2 no. sycamore trees identified as being of merit. 

Design utilises these trees as part of the landscaping solution in the 

courtyard to create a unique space 

T4 Serviced infill site left undeveloped 

Solution proposed – Proceed with proposed development 

 

 

 

S = STRENGTH 

W =  WEAKNESS 

O =  OPPORTUNITY 

T =  THREAT  
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Figure 7- Northwood Context 

 

Figure 7a Blackwood Square facing west- due for completion mid 2022 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7b Blackwood Square facing east- due for completion mid 2022 

1.4 Existing Development 

Residential development in Northwood completed by the applicant 

 

Figure 7c Bridgefield  

 

Figure 7d Bridgefield and Pappan Grove facing south 

 

Figure 7e Cedarwood Housing adjacent to existing mature trees 
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Figure 8- Northwood Context 

 

Figure 8a Gulliver’s Retail Park (Local Retail Centre in foreground, right) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 8b above, Gulliver’s Local Retail Centre (Swift Square in background,) 

 

Figure 8g Swift Square offices, right 

1.4 Existing Development (Continued) 

Other Residential and Commercial development in Northwood 

 

Figure 8d Sports Surgery Clinic (SSC) 

 

Figure 8e Carrington Apartments- 6 storey curved blocks opposite the SSC 

 

Figure 8f Lymewood Mews Apartments- 6 storey blocks on south side of 

Northwood Avenue (Carrington in background, left) 
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Figure 9a 

VARIATION NO. 1 Dublin Airport Noise Zones Map, right 

Site Is partly located within “Noise Zone C” 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

1.5 Planning Context  

Relevant Zoning/Planning Policy Context  

Figure 9 Extract (LEFT) from Zoning Map Sheet No. 11 Fingal County 

Development Plan 2017-2023 with application site shown outlined in red 

thereon. Relevant zoning as well as specific objectives and vision have been 

extracted below- 

 

 

ZONING OBJECTIVE “ME” METRO ECONOMIC CORRIDOR 

Objective: Facilitate opportunities for high-density mixed-use employment 

generating activity and commercial development, and support the provision of 

an appropriate quantum of residential development within the Metro Economic 

Corridor. 

Vision: Provide for an area of compact, high intensity/density, employment 

generating activity with associated commercial and residential development 

which focuses on the Metro within a setting of exemplary urban design, public 

realm streets and places, which are permeable, secure and within a high-

quality green landscape. Landmark buildings will provide strong quality 

architectural features, which respect and enhance the character of the area into 

which they sit. The designated areas will form sustainable districts which 

possess a high degree of connectivity and accessibility and will be developed in a 

phased manner subject to the necessary provision of social and physical 

infrastructure. 

 

Objective SANTRY 5 Prepare and implement a Masterplan for lands identified 

at Northwood (see Map Sheet 11, MP 11.E) during the lifetime of this Plan.  

The main elements to be included are provided below. The list is not intended 

to be exhaustive. 

• Facilitate provision of an underpass to include provision for a car, bus, 

cycle, and pedestrian link to link lands east and west of the R108 to 

enhance connectivity. 

• Ensure where feasible, development overlooks the Santry River Walk. 

• Allow the re-location of existing units to facilitate connectivity to the 

proposed Northwood Metro Stop. 

• Enhance pedestrian links within and to Santry Demesne. 

• Ensure the continued protection of trees within the subject lands. 

• Facilitate provision of a direct access route from Old Ballymun Road 

through Northwood. Development shall enhance connectivity to the 

proposed Northwood Metro Stop. SITE 
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SECTION 2- Design Statement Methodology Part 1 

 

The design rationale set out in this section outlines the key criteria considered 

in the design process for the proposed residential scheme on the site under the 

12 criteria set out in the Urban Design Manual – A Best Practice Guide 2009. 

 

2.1 Context 

How does the development respond to its surroundings? 

2.2 Connections 

How well connected is the new neighbourhood? 

2.3 Inclusivity 

How easily can people use and access the development? 

2.4 Variety 

How does the development promote a good mix of activities? 

2.5 Efficiency 

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

2.6 Distinctiveness 

How do the proposals create a sense of place? 

2.7 Layout 

How does the proposal create people friendly streets and spaces? 

2.8 Public Realm 

How safe, secure and enjoyable are the public areas? 

2.9 Adaptability 

How will the buildings cope with change? 

2.10 Privacy and Amenity 

How does the scheme provide a decent standard of amenity? 

2.11 Parking 

How will the parking be secure and attractive? 

2.12 Detailed Design 

How well thought through is the building and landscape design? 
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2.1 Context  

How does the development respond to its surroundings? 

The context of the site has been carefully considered with its unique constraints 

and opportunities informing the design and these are illustrated in Figure 10 

below. 

The design seeks to enhance and reinforce existing urban edges and introduce 

new built edges where none currently exist to reinforce the urban nature of 

Northwood. 

The site occupies a prominent corner location along the curvature of 

Northwood Avenue and is visible from a distance when approached from the 

east. The Sports Surgery Clinic peels away from the streets edge as the site is 

approached exposing more of its eastern flank. This corner is seen as the main 

point of arrival to the scheme at the convergence of the main vehicular, 

pedestrian and cycling routes. 

The existing Swift Square office blocks and Lymewood Mews apartments frame 

Northwood Avenue approaching from the west providing an established 

building line. 

Currently there is a lack of definition in urban grain around the north of the site, 

which is currently occupied by a neighbouring surface car park. The creation of 

new built edges along the western side of the site seeks to contain the new 

public realm created. The built form provides definition between public and 

semi-private space behind the building line.  

The massing and height of the proposed buildings has variety in scale and form 

to respond to the scale of adjoining developments and create visual interest in 

the streetscape. The proposed scheme is not monolithic and avoids long, 

uninterrupted walls of building, with breaks introduced to allow daylight 

penetration and improvement in aspect from all apartments. 

With a transition from 5 and 6 storeys along Northwood Avenue to 2 storeys in 

Cedarwood to the north; consideration is given to appropriate height and 

separation distances while creating a new urban environment. 

Added height is introduced to prominent locations, in particular the eastern 

corner of the site (9-storeys), to provide the necessary urban enclosure to the 

public realm as well as announcing the scheme from a distance. This is reduced 

to 8 storeys in locations where a transition is required or to allow for daylight 

penetration from the south. The scale reduces/ tapers to 5 storeys as it 

approaches Cedarview housing. 

There are a number of existing trees located on the site, and 2 in particular 

have been identified as being of reasonable quality. These form an integral part 

of the final design of the courtyard (semi-private) space. 

 

Figure 10, Unique constraints and opportunities informing the design 
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2.2 Connections  

How well connected is the new neighbourhood? 

The site is shown in the broader context of the linkages and connections in and 

around Northwood Masterplan in Figure 11 below. The site is currently entered 

directly from an existing access road off Northwood Avenue, and this will 

become the vehicular access to the proposal. This route provides direct access 

to the proposed apartments (ramp to basement parking), the creche drop off 

area and to the existing Sports Surgery Clinic. 

The childcare facility within the proposed development is located at the north 

eastern corner of the scheme and is readily accessible from the proposed 

apartments, from adjacent housing, apartments and the wider hinterland by 

foot or car.

 

 

A fully permeable series of pedestrian and cycle links are also provided across 

this low traffic internal network, promoting walking and cycling journeys within 

Northwood. In particular the scheme will include for the completion of a major 

east-west pedestrian-cycle route that will connect Cedarwood to the cycle 

route running along Northwood Avenue at the intersection with the access 

road also serving the Sports Surgery Clinic.  

There are bicycle parking racks distributed around the scheme (128 no.) to 

serve visitors to the proposed development.

A pedestrian route runs through the open space to the west of the scheme and 

also completes a route from Northwood Avenue through Cedarwood 

northwards toward the Santry River amenity walk. These routes feed into a 

network that connects the existing bus stops and future site of the Metrolink 

station on Ballymun Road through to Santry Park and Swords Road to the east 

also well served by bus stops. 

Swords Road (R132), Ballymun Road (R108) and Santry Avenue (R104) are all 

currently served by a number of frequent bus routes which are intended to be 

improved in the near future as part of the Bus Connects plan. 

There are 3 existing Go Car locations in Northwood, at Gulliver’s Local Centre, 

Northwood Court and Pappan Grove, and an additional location forms part of 

this application; 2 spaces at the eastern corner of the scheme on the existing 

street off Northwood Avenue.  
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2.3 Inclusivity 

How easily can people use and access the development? 

The proposed development should be designed with due regard to the 

principles of universal design, including the ‘Building for everyone’ publications, 

in this regard- 

• All the apartments as well as the residential service areas (concierge/ 

multi-function/ gym) have level access and inaccessible areas have 

been eliminated as far as possible. 

• Every dwelling can be accessed via a lift. Each lift also serves the 

basement level providing ready access to the car parking, bin stores 

and bicycle storage areas. 

• There are 5 car parking bays identified at basement level for those 

with disabilities. A further designated car parking bay is located at 

street level, this space is closest to the concierge area of the scheme. 

• The public realm is designed ensure accessibility on equal terms for 

people of a range of ages and physical mobility notwithstanding the 

topography of the site. 

• Future connections to adjacent lands and open spaces as described at 

2.2, comprising a network of roads, paths and cycle routes ensure full 

permeability throughout the scheme and within Northwood and 

beyond. 

• The entrances to each of the blocks present a positive and open aspect 

to passers-by, avoiding unnecessary physical and visual barriers. 

• Play areas have been provided for different age groups within the 

scheme; the younger age group is catered for by a well supervised area 

(approx.87m²) within the semi-private courtyard and a playground 

within the public open space (approx. 280m²) for mixed ages. 

• The construction of the proposed buildings will, in general, incorporate 

structural loadbearing walls forming the perimeter of each apartment. 

The walls within each apartment will typically be lightweight and non-

structural. Therefore, while the overall footprint of each particular 

apartment is set by structure, the construction of the walls within 

apartments could offer flexibility for internal layout changes in the 

future (subject to required consents). As an example, a two-bedroom 

unit might offer potential to be adapted to create an enlarged main 

bedroom for a special needs occupant and a reduced second bedroom 

for a visiting carer. 

 

 

 

 

 

 

2.4 Variety 

How does the development promote a good mix of activities? 

The proposed development, while in itself predominantly residential, will be an 

appropriate addition to an area enjoying an established variety of local activities 

and uses (employment, retail, recreation, public parks etc.). 

• The scheme will deliver 255 dwelling units that support this variety of 

uses in Northwood in a mix of unit sizes- 1-bedroom (11 no.), 2-

bedroom (229 no.) and 3-bedroom (15 no.) units providing a variety of 

accommodation choices for households including singles, couples and 

small families. National population projections have identified a 

demographic trend towards smaller household units which is expected 

to accelerate into the future. As much of the housing in the wider area 

around the subject site is three, four or five-bedroom, the delivery of 

the smaller units in the proposed development will add to the variety of 

available tenure in the area and will contribute to a general re-balancing 

of tenure. It is envisaged that the proposed apartments will serve a 

social need for smaller units and will cater for those in the wider 

hinterland wishing to live in more manageable accommodation. 

• These residential units will be enhanced by services for residents 

including a concierge, multi-function room enabling working from home 

and gymnasium. 

• A childcare facility is also being provided within the scheme. 

• It will also deliver new public open space that will form part of the green 

connections between Cedarwood and Northwood Avenue, as well as 

the Santry River amenity walk and Santry Park. 

• The SWOT analysis included in section 1.3 indicates the various activities 

and uses in the local area. The new development will contribute strongly 

to the sustainability and ongoing viability of these local uses. 

 

Figure 12 Extent of Gross and Net Site Areas for Density Purposes  

2.5 Efficiency 

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

Land use  

The proposed scheme achieves the potential for the site, in particular- 

• Delivering an appropriate residential density. The site area of the 

proposed scheme is circa approximately 1.51 hectares (as per red line 

boundary on drawings). The proposed scheme delivers 255 units, 

representing a net density of circa 198 units per hectare and a gross 

density of circa 168 units per hectare, based on the diagram in Figure 

12 below. 

• It is proposed that this density is appropriate for this location given it is 

a fully serviced infill site current accessibility and represents an 

efficient use of the available lands. As already stated, the (currently) 

site is fully serviced as part of the Northwood infrastructure and is 

served by existing and planned high-capacity transport (Bus Connects 

Core Corridor and Metro Link). 

• Incorporation of the Tree Protection Objective (TPO) into the design, 

by retaining 2 existing mature trees on the site and integrating these 

into the landscaping design. 

• Completing the linkages within the immediate vicinity, augmenting 

connections and routes within Northwood to amenity areas along the 

Santry River and Santry Park, encouraging short journeys to be made 

by foot and bicycle. 

• The location of the parking in the basement will deliver a surface 

environment free of surface car parks, ensuring that a quality design 

for open spaces and public realm is delivered. 

• The proposed development is appropriate to the zoning and the 

settlement strategy of the County Development Plan, regional and 

national development strategy. In conjunction with this Design 

Statement, RPS Planning have prepared a Planning Report and 

Statement of Consistency which outlines how the proposed 

development meets the Fingal Development Plan and other pertinent 

national, regional and local objectives. 

Built fabric 

The new buildings will be constructed with an emphasis on build, procurement 

and service life efficiency. Methodologies for consideration will include: 

• Pre-fabricated floor slabs 

• Pre-fabricated steel and concrete roof structures. 

• Low maintenance building fabric materials and detailing (natural clay 

brickwork, stone, low maintenance window frames etc.) 

• Efficient heating and energy provisions 

Conservation of Energy 

Building Fabric- 

The subject buildings will incorporate floor, wall and roof insulation to deliver 

U-values superior to the Maximum Fabric Insulation U-value performances set 

out in Building Regulations Technical Guidance Document L 2019 Conservation 
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of Fuel and Energy – Dwellings (or updated/revised version that document if 

relevant at time of construction). 

Windows will be double or triple glazed to deliver insulation performance in 

accordance with that set out in the Technical Guidance Document. Glazing with 

solar resistance will be provided where required to control solar heat build-up. 

Construction detailing around window and door opes, at floor edges etc. will 

incorporate the provisions of the document “Limiting Thermal Bridging and Air 

Infiltration – Acceptable Construction Details”, published by Department of 

Environment, Heritage and Local Government. 

These details limit heat loss and also limits the air permeability of the envelope 

of the buildings. 

The solar orientation of apartments is maximised to ensure good daylight 

provision, as described more in section 2.12 Detailed Design. 

Building Services and Renewable Technologies 

The use of Heat Pumps, designed to capture heat from external air, is included 

for consideration in the design of the subject buildings. Other energy efficient 

technologies will also be considered. Lighting points will be suitable for the use 

of low energy lighting. The building fabric, detailing and services/renewables 

requirements set out in Building Regulations Technical Guidance Document L 

2019 Conservation of Fuel and Energy – Dwellings combine to deliver NZEB 

(Near Zero Energy Building) standards. The proposed buildings will be 

constructed to achieve these required standards and will therefore be NZEB. 

NZEB standard is equivalent to BER (Building Energy Rating) for each apartment 

of generally A2. 

Wind Micro-Climate 

B-Fluid Limited has been commissioned to carry out a Wind and Micro-climate 

Modelling Study for Whitehaven (as set out in the EIAR) that forms part of the 

application. Wind microclimate studies identify the possible wind patterns 

around the existing environment and proposed development under mean and 

peak wind conditions typically occurring on the site area. 

Their report aims to identify areas of the proposed scheme where pedestrian 

safety and comfort could be compromised. The extract below with the relevant 

diagrams deals with pedestrian comfort around the blocks in the scheme and 

concludes that the micro climate is acceptable to users- 

“For the Lawson discomfort criteria, the onset of discomfort depends on the 

activity in which the individual is engaged and it is defined in terms of a mean 

hourly wind speed (or GEM) which is exceeded for 5% of the time. Depending on 

the wind direction, the suitability of the different areas can be assessed using 

the maps. It can be seen that the wind conditions range from “suitable for long-

term sitting” to “suitable for walking and strolling” and really rarely are only 

suitable for “business walking” or “unacceptable for pedestrian comfort”. The 

results shown in these maps show that there is no critical area which is 

unacceptable for pedestrian comfort.” 

 

 

Figure 13: Lawson Comfort Categories extracted from B-Fluid Modelling Study; 

view from southwest 

 

Figure 14: Lawson Comfort Categories extracted from B-Fluid Modelling Study; 

view from southwest

Sunlight/ Daylight Analysis 

ARC Architectural Consultants Ltd has been commissioned to prepare an 

assessment of sunlight and daylight access within the proposed development. 

The standards for daylight and sunlight access in buildings (and the 

methodologies for assessment of same) suggested in the Building Research 

Establishment’s (BRE) ‘Site Layout Planning for Daylight and Sunlight’ (2nd 

edition) or BS 8206-2: 2008 – ‘Lighting for Buildings – Part 2: Code of Practice 

for Daylighting’ have been referenced in preparing their report. 

Sunlight/ Daylight within Apartments- 

As part of this Assessment of Sunlight & Daylight Access within the Proposed 

Development, ARC undertook an assessment of the likely daylight access within 

the proposed residential units. This assessment assumed that the envisaged 

development on the site to the northwest has been constructed in the interests 

of presenting a worst-case scenario. 

Section 2.4 of their report sets out the results of their analysis of internal 

rooms- 

“ARC’s analysis predicts that all sample study rooms (a large proportion of 

which represent a worst-case scenario) within the proposed development will 

achieve levels of daylight access at or above the minimum Average Daylight 

Factor recommended by the BRE Guide for living rooms (i.e., 1.5% Average 

Daylight Factor) and for bedrooms (i.e., 1% Average Daylight Factor). ARC’s 

analysis further indicates that all kitchen / living / dining rooms in unit types 

throughout the proposal are likely to receive a level of daylight access in excess 

of the recommended 2% Average Daylight Factor for mixed function rooms. 

Given that worst case analysis units were included in the assessment sample, 

ARC’s analysis would suggest that all units within the proposed development 

are likely to achieve Average Daylight Factors in excess of the minimum 

standards outlined in the BRE Guide.” 

Furthermore Section 2.5 of their report dealing with Compensatory Design 

Solutions concludes the following- 

“In addition, as ARC’s analysis suggests that all rooms within the proposal are 

likely to achieve the recommendations of the BRE Guide for daylight access, 

no additional compensatory design solutions are proposed.” 

Sunlight/ Daylight within Proposed Open Spaces- 

ARC carried out analysis of the 3 open spaces within the development (shown 

in Figure 15 overleaf)- 

• The public open space (c. 2,407m²) 

• The communal open space in the courtyard for residents of the 

proposal (c. 2,520m²)  

• The external play area associated with the creche (c. 189m²) 
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Section 3.0 of their report concludes the following with regard to the proposed 

open spaces in the development- 

“…the proposed public open space will receive considerably more sunlight 

than is recommended by the BRE Guide (e.g., at least two hours of sunlight 

over at least half the space on 21st March). 

. As such, these spaces do not achieve the recommendation of Section 3.3.17 of 

the BRE Guide with regard to sunlight access to amenity spaces. It is noted, 

however, that the communal open space will receive sunlight over more than 

half its area until the early afternoon during the summer months, while the 

creche open space will receive a very high degree of sunshine throughout the 

day during the summer months.” 

In accordance with Section 3.2 of the Urban Development and Building Heights 

Guidelines for Planning Authorities (Building Heights Guidelines) 2018. (See also 

Section 3 of this report), the following design features should be considered 

and taken into account as compensatory measures that offset this shortfall- 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 15 Extract from Open Space Layout drawing PL104.1 

 

 

• As stated, the communal open space will receive sunlight over more 

than half its area until the early afternoon during the summer months, 

while the creche open space will receive a very high degree of 

sunshine throughout the day during the summer months, 

corresponding to its operating hours, when it is expected that the play 

area will be in full use. 

• It should also be noted that the communal open space is in excess of 

the required minimum area; 2,520m² provided- 1,793m² minimum. 

• The quality of the open space in the courtyard is further enhanced by 

the integration of the existing trees. 

• As stated above, the results of the wind analysis relating to the 

courtyard show that there is no critical area which is unacceptable for 

pedestrian comfort. 

Vehicle Charging Points 

Provision will be made in the development for the fitting of car charging points 

to all proposed car spaces (those in basement car-park and those at ground 

level). The parking layout and circulation is clear and legible avoiding 

unnecessary physical and visual barriers. 2 car sharing spaces are proposed in 

the development located at street level adjacent to the concierge in block 1. 

A number of other car-sharing spaces are already located in the immediate 

vicinity - in Gulliver’s Local Centre immediately west, in the recently completed 

Bridgefield and Pappan Grove apartment scheme and in the approved 

Blackwood Square apartment scheme currently under construction. 

Bicycle Parking 

Extensive bicycle parking is provided in basement (600 no.) and at ground level 

(128 no.). This wide variety of facilities, in association with existing local public 

transport and future Metro, will offer environmentally friendly transport 

choices for the future occupants and users of the proposed development. 

Storm Water Management 

The proposed drainage designs will incorporate attenuation provisions to 

ensure the runoff from the site will not exceed greenfield runoff rates. 

Consequently, there will be no increase in risk of flooding in the receiving 

waters.  All surface water discharge from the proposed site will pass through 

suitably sized hydrocarbon interceptors. The incorporation of hydrocarbon 

interceptors will ensure that any spill is contained before reaching the wider 

drainage network.  

Following implementation of mitigation, the significance of the impact on water 

quality will be imperceptible. Documentation by J B Barry Consulting Engineers 

submitted with this application provides detail on Storm Water Management. 

A Building Life Cycle Report, which elaborates further on the above, is included 

in this Application. 

Waste Management 

A ‘Zero to Landfill’ policy will be offered for the development as set out in the 

Operational Waste Management Plan prepared by Keywaste accompanying this 

application. 

Refuse storage is provided at basement level maximising the quality public 

realm design at ground level.  
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2.6 Distinctiveness 

How do the proposals create a sense of place? 

The site as it currently stands is a vacant cell bounded each side by different 

urban conditions; 2-storey housing (Cedarview) to the north; The 4-5-storey 

Sports Surgery Clinic building to the northeast; the 5-storey Swift office blocks 

to the west and the sweeping curve of Northwood Avenue to the south. 

Existing residential development on the southern side of Northwood Avenue is 

6 storeys (Carrington/ Lymewood Mews) 

There is also fragmentation in the current scenario, with a large area given to 

surface car parking north of the office blocks that abuts that on the Whitehaven 

site itself (temporary construction workers’ parking), and to a lesser extent 

undeveloped lands between the Clinic and Cedarview housing to the north. 

Figure 16 above right 

The proposed scheme seeks to create a suitable urban solution to each of the 

varying conditions on each of its interfaces. In addition, at the heart of the site 

there are a number of mature trees which are to be integrated into the design. 

Figure 17 below right 

The development forms a perimeter around the site giving clear definition of 

public and semi-private communal courtyard space. This perimeter is then 

manipulated to address the different conditions on each of its facades, by 

means of changes in height, setback and through the introduction of 

separation/ gaps. This provides animation avoiding long monolithic, 

uninterrupted walls of building. 

Strong corners are introduced, particularly along Northwood Avenue to 

reinforce its primacy as the main spine through the area. The eastern corner 

being the most prominent visually to address the public realm now enclosed in 

conjunction with the curvature of the Sports Surgery Clinic. 

The outer building line of the perimeter pivots to align with the built cells of 

Cedarview and the curvature of Northwood Avenue itself. This in turn will 

influence future development to the west and provide definition to the public 

realm currently occupied by the surface car park. 

The semi-private courtyard now enclosed by built development is focussed on 

the retained existing nature trees. Gaps created in the perimeter allow for 

daylight and unlight penetration into the courtyard and development within as 

well as providing a visual link between public and private realm. 

The built form created also defines the street pattern and public realm 

reinforcing and completing pedestrian and cycling routes around this cell. 

Figure 16- 

Current Scenario 

Existing Site 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 17 

Factors contributing to the 

Distinctiveness of the site 
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2.6 Distinctiveness 

How do the proposals create a sense of place? (Continued) 

The proposal consists of 5 apartment buildings (namely Blocks 1 to 5) as 

indicated in Figure 18 below, of appropriate scale and contributes to 

placemaking of the neighbourhood, for example, the termination of the 

immediate vista along Northwood Avenue adjacent to the clinic by means of a 

strong legible corner, and the breaks in the blocks to allow visual links from the 

public open space to the west into the existing retained mature trees in the 

courtyard. 

Materials, panels stone cladding, glazed and metal roof edges etc. will visually 

link with the office buildings and will support the visual continuity of the urban 

line (Figure 19 below). Marking the closer-to-urban-hub location of the 

proposed buildings, the scale of the south-east corner is subtly landmarked. The 

main field material for all elevations is to be a soft buff-yellow brick with 

smaller elements of stone and glazed screens. No render is proposed 

The elevation facing south onto Northwood Avenue is a composition of blocks 

of varying proportions and heights within each has a series of set pieces 

comprising a common palette of materials, brick, stone and lighter glass and 

metal to the uppermost storeys. This variety of composition using a common 

palette provides visual interest in terms of streetscape.  

 

Figure 18- Site Layout, indicating the 5 blocks 

The east end of the proposed development is modelled to read as a mildly taller 

feature in order to provide a strong corner announcing the start of the more 

urban character of Northwood from this point fronting the open space fronting 

the clinic which will ultimately run west toward the Northwood gateway 

entered from the Ballymun Road (Figure 21a below). 

This corner is announced by a strong and simple stone clad form which acts as a 

bookmark to both the eastern and southern elevations. The ground level of this 

bookend is defined by a glazed screen wrapping around the corner to a single 

storey plinth housing the concierge, multi-function, management and 

gymnasium uses, and is an appropriate point of arrival to the development 

(Figure 21b below). 

The landmark featuring of the south-east corner is intentionally “mild” as it is 

considered that the major landmarking of Northwood is more appropriate at or 

near the future Metro Link transport hub and western gateway to Northwood, 

as well as providing a contrast to the more exuberant curved elevation of the 

Sports Surgery Clinic adjacent. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 21a, left- View of proposed scheme on the eastern approach along 

Northwood Avenue with Sports Surgery Clinic on the right 

Figure 21b, right- “Arrival Plaza” at the eastern corner of the proposed scheme 

The other outward facing facades on the east, north and west of the scheme 

are generally comprised of stacked groupings of fenestration and balconies 

with brick panels framed by stone frames which is a clear expression of the 

apartment plan behind. As the scheme progresses to the northernmost point 

near Cedarwood, the proportion of brick increases and the height tapers down 

from the highest point of the scheme (9 storeys) down to 5 storeys (Figure 20 

below). 

The stone frame features also reflect the established aesthetic of the 

completed Bridgefield / Pappan Grove apartments and of the permitted 

Blackwood Square apartments currently under construction, all of which will be 

visible from the proposed buildings. The uppermost storeys of the proposed 

buildings are clad in aesthetically lighter material (metal cladding and glazed 

curtain-walling) to visually lower and streamline the buildings. 

The 4 views below illustrate the relationship of the building form to the 

progression through the spaces around the development. 

 

Figure 19, left- View from west with Swift Square offices to the left of the 

proposed scheme 

Figure 20, right above- View from west with Swift Square offices to the right of 

the proposed scheme and Cedarview housing to the left 
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2.7 Layout 

How does the proposal create people friendly streets and spaces? 

The upgrade and redesign of the urban realm and existing streets that bound 

the development site is an integral part of the proposal. This seeks to create 

streets and open spaces appropriate to a high-quality urban development. 

The built form will complete the sense of enclosure in the surrounding streets 

in conjunction with the existing buildings and together with the enhanced 

landscaping design will create an attractive and welcoming public realm. 

Each of the facades of the scheme addresses different conditions. 

Those facing Northwood Avenue to the south and the access road to the clinic 

to the east are each faced by blocks of 8 and 9 storeys with active ground floor 

frontages. This activity is focussed on the eastern corner which is the principal 

point of arrival where the residential services are located (concierge/ multi-

function/ gymnasium). 

This area is further enhanced by the creation of an arrival plaza at the corner, 

the shape generated by the line of the two buildings at this point. 

 

 

This paved plaza, in combination with the landscaped plinths, sculpture, 

modelled building corner, extensive stone cladding and glazing at the lower 

levels will provide a sense of welcome and placemaking at this arrival point and 

will announce the proposed buildings as the start of the “urban quarter” as one 

travels further west along Northwood Avenue. 

The existing footpath and cycle route along Northwood Avenue will be 

enhanced by landscaped buffer strip and a series of stone paved paths to the 

various entrances to the blocks. 

The streets and open spaces are fully supervised from each storey by 

apartments, providing a sense of security to the pedestrian and cycle links 

making these attractive places to make short journeys. 

Bicycle stands are distributed around the perimeter of the scheme at each of 

the entrances promoting walking and cycling for short journeys. These are all 

overlooked by the apartments. 

 

 

 

 

 

 

 

 

 

 

 

 

The public realm to the west and north of the development (Blocks 1, 4 and 5) 

consists of public open space through which a new pedestrian route will 

connect Northwood Avenue to the open space at the centre of Cedarview. 

This space follows the line of the blocks as they pivot from the alignment of the 

office blocks to Cedarview. 

A playground is located along this route and is fully supervised by the 

apartments and office blocks. 

A break between blocks 4 and 5 provide a visual link into the courtyard directly 

toward the existing retained mature trees. 

This route will also connect with the existing hight quality pedestrian route 

running to the rear of the office blocks connecting with Gulliver’s local centre 

further west. 

Figure 22 below- Enhancement of public realm as part of the proposed scheme 
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Figure 23: Landscaping Concept Masterplan - Wider Area  

 

 

2.8 Public Realm 

How safe, secure and enjoyable are the public areas? 

The site of the proposed development is located to the north of Northwood 

Avenue, the main road through “Santry Demesne”, towards the western side of 

the demesne lands between Swift Square Office Blocks and Sports Surgery 

Clinic.  

The Masterplan in Figure 23 left illustrates existing and proposed/future 

landscaping, an integrated and permeable layout allowing free movement of 

people.  

The site is located at the point on Northwood Avenue where the more sylvan 

(“buildings-set-back-in-wooded-parkland”) environment begins to transition to 

the more enclosed urban structure of the west area of Northwood. At this 

point, existing apartment buildings are positioned close to the south side of the 

Avenue and the existing office blocks north of the Avenue introduce a strong 

built line of vertical facades in excess of 20m high.  

A scheme of occupied houses built by the Applicant, Cedarview, is located to 

the north and it is envisaged that the linear public open space in that scheme 

will be continued southwards in this proposal as a park to link to Northwood 

Avenue. A link exists from the established Cedarview public open space to the 

Santry River Amenity Walk to the North. The park in this proposal will, when 

built, complete an attractive landscaped recreation route from Northwood 

Avenue to the Santry River Amenity Walk. 

This combined landscaped area will deliver a Public Realm space of urban 

importance and meaningful scale, fully supervised from the apartments along 

the western and northern façade of blocks 1, 4 and 5. 

A future planning application for a scheme of apartments (namely “Proposed 

Swift Square Apartments”- shown indicatively in Figure 23 opposite) directly 

west of the subject site will incorporate further Public Open Space directly 

joining to that in this application as well as providing an urban edge to contain 

and supervise the opposite side of the space. 

The proposed scheme will complete the east-west pedestrian/ cycle route that 

passes between Cedarwood and Blocks 1 and 5. This route, as well as the public 

open space within which it runs, shall be overlooked by apartments for its 

entire length. This route terminates at the arrival plaza space at the southeast 

corner which announces the main entrance to the concierge/ gymnasium and 

multi-function uses serving the development. These uses are fully transparent 

behind a continuous glazed screen providing animation and passive supervision. 

The 2 existing retained mature trees contained within the proposed courtyard 

will be visible from Northwood Avenue through the separation between Block 3 

and Block 4 to soften the wooded parkland to enclosed urban transition. Lower 

planting is proposed along the general southern frontage of the scheme. 

Public realm design, finishes, play areas, planting etc are further addressed in 

the Landscape Consultant’s (KFLA) drawings and documentation submitted with 

this application. A number of public park areas, lakes and recreation facilities 

which will also offer leisure opportunities for the residents of the proposed 

scheme are located within walking distance.  
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2.9 Adaptability 

How will the buildings cope with change? 

Adaptability in initial design 

All proposed residential units are designed to be readily accessed, without the 

need for altering or adapting, by people with disabilities. This builds in an 

automatic adaptability providing for the changing needs of occupants as they 

age or become impaired, without the need for adjusting building approaches, 

entrances or internal circulation. 

The design of the proposed buildings is in accordance with Part M of the 

Buildings Regulations, fostering an inclusive approach to the design of the built 

environment. Provisions in each apartment building include level access 

entrances, suitably designed lift and stairs and accessible rooms and sanitary 

facilities.  

 

 

 

 

 

 

 

 

 

 

Figure 24: Reference Image- Similar Accessible Lift and Stair Entrance Lobby, 

Neptune Block, Dun Laoghaire as built by applicant

Flexibility for future adaptability – coping with change 

The structure and build method of the proposed buildings is envisaged to 

comprise concrete floors spanning between concrete/masonry external walls 

and concrete/masonry inter-apartment walls. While such build methods may 

not readily lend to extending and adapting the footprints of particular 

apartments, it is envisaged that the internal walls of individual units will be 

mostly non-loadbearing providing for easy future re-configuration making the 

apartments individually adaptable for the changing needs of occupants. 

Transport choices – adapting to greener travel 

Provision will be made in the development for the fitting of car charging points 

to all proposed car spaces (those in basement carpark and those at ground 

level). Two car-sharing spaces are proposed adjacent to the south-east corner 

of proposed Block 1. 

A number of existing car-sharing spaces locate in the vicinity (Gulliver’s Retail 

Park and Bridgefield/Pappan Grove apartments). 

Extensive bicycle parking is provided in basement (600 spaces) and at ground 

level (128 spaces). 

This wide variety of facilities, in association with existing local public transport 

and future Metro link, will provide for car owners, electric car owners and those 

who do not own cars. 

The public transport, car-sharing and generous bicycle parking will enable 

residents to meet their transportation needs without reliance on private motor 

vehicles. 

 

 

 

Figure 25: Reference Image- Dedicated Car Sharing Parking Space, Dun 

Laoghaire as built by applicant 

 

Adapting to anticipated climate change 

The proposed buildings will be energy-efficient and equipped for anticipated 

climate change challenges.  

The buildings will incorporate floor, wall and roof insulation to deliver U-values 

superior to the Maximum Fabric Insulation U-value performances set out in 

Building Regulations Technical Guidance Document L 2019 Conservation of Fuel 

and Energy – Dwellings (or updated/revised version that document if relevant 

at time of construction). 

The use of Heat Pumps, designed to capture heat from external air, is included 

for consideration in the design of the subject buildings. Other energy efficient 

technologies will also be considered. 

Lighting points will be suitable for the use of low energy lighting. 

The building fabric, detailing and services/renewables requirements set out in 

Building Regulations Technical Guidance Document L 2019 Conservation of Fuel 

and Energy – Dwellings combine to deliver NZEB (Near Zero Energy Building) 

standards. 

The proposed buildings will be constructed to achieve these required standards 

and will therefore be NZEB. NZEB standard is equivalent to BER (Building Energy 

Rating) for each apartment of generally A2, requiring very limited energy for 

space heating, water heating and ventilation. 

The proposed drainage designs will incorporate SUDS measures (embedded 

mitigation) to ensure the runoff from the site will not exceed greenfield runoff 

rates. Consequently, there will be no increase in risk of flooding in the receiving 

waters.   

 

 

Figure 26: Reference Image- Sedum Roofs to apartment blocks as part of SUDs 

strategy, Cheever’s Court, Dun Laoghaire as built by applicant 
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2.10 Privacy and Amenity 

How does the scheme provide a decent standard of amenity? 

The scheme incorporates many of the successful features used in residential 

developments that have been designed and delivered by both the applicant and 

design team in Dublin and in Northwood itself. This experience and proven 

track record has been brought to the proposed Whitehaven development. 

The quality of amenity is firstly reflected in the design of the apartment units 

themselves and how they relate to their immediate external environment, in 

this case the defensible communal amenity space clearly defined by the 

distribution of perimeter blocks. 

Quality Landscaping is maximised at ground level both within the courtyard and 

immediately outside, with easily accessible ancillary facilities such as parking, 

refuse storage and plant houses in a basement. 

The particular amenity features are as follows- 

• The scale of the central common courtyard, approx. 2,520m² and the 

set-back distance between buildings provides good privacy for 

residents of the units fronting the public open space at the centre of 

the scheme. This exceeds the minimum required are for the communal 

open space based on the apartment guidelines, the minimum 

requirement based on the number of units is 1,793m². (Figures 28/29, 

below) 

 

• The central courtyard area will incorporate extensive planting, seating 

and play areas. Many of the proposed units will have balconies or 

terraces overlooking the central space, the generous separation 

between opposing buildings delivering good light penetration into the 

area while maintaining privacy. (Figure 26, below). 

 

Figure 27, above left: Semi private communal space in the courtyard of the 

proposed scheme looking east. From left to right, Block 4, retained 

sycamore trees, Block 5 and Block 1 on the right-hand side. South-facing 

play area associated with the childcare facility on the right hand side. 

 

Figures 28/ 29 below left: Extent of semi-private communal space in the 

courtyard and landscaping design  
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Figure 30 View from west toward blocks 4 and 5 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 31: View of as-built private balcony set into the building fabric accessed 

from the main living room; which does not compromise th daylight into the 

living room. This is in similar scheme namely Fairways House, completed by the 

applicant

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.10 Privacy and Amenity (Continued) 

• Apartments along the western flank of the scheme will enjoy the vista 

of the large new proposed parkland. (Figure 27 opposite) 

• A sense of privacy is further enhanced by the configuration of recessed 

balconies typically. (Figure 28 opposite illustrates similar as-built 

example) 

• All apartments are provided with private balconies, terraces or patios. 

• Parking and ancillary facilities are located at basement level with direct 

lift access to the residential units (see 2.11 Parking), with provision for 

spaces for people with disabilities. This in turn maximises the space 

available at ground level for quality landscaping. 

 

Other amenity provisions: 

• Aspect and orientation of the apartment units have been designed to 

maximise the favourable south and west/east aspects. 

• 56% of the proposed apartments are dual aspect. Refer to the HQA 

document for further details; 143 no. out of 255 no. units. 

• There are no single aspect units facing north. 

• The majority of living areas of the apartments have been located to 

enjoy south and west aspects. 

• Room sizes and dimensions and storage areas meet and exceed the 

apartment guidelines- As set out in the HQA for a complete breakdown 

on a unit-by-unit basis. 

• The apartments at ground level on the exterior and to the courtyards 

are set behind “defensible” private landscaped areas defined by 

structured hedging and low planting (Figure 29 opposite; also see 

overleaf) 

 

Figure 32: Extract of defensible private open space set behind buffer planting 

between both public and communal open space  
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Figure 33 Ground Floor Apartment in Courtyard 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 35 Ground Floor Apartment adjacent to public open space between block 

4 and Swift Office Blocks

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 34 Ground Floor Apartment adjacent to street  

2.10 Privacy and Amenity (Continued) 

Ground floor apartments have an additional screening of low planting of at 

least 2 metres in depth which provides a secure buffer between areas of public 

realm or pedestrian routes and the apartment itself. 

The cross sections opposite (Figures 30, 31, 32 opposite) are extracted from the 

landscape architect’s drawing no. 102 illustrating the relationship between 

ground floor apartments and the public realm at different scenarios. 

 

Figure 36a: Reference Image from a similar scheme Cheever’s Court, Dun 

Laoghaire by the applicant; illustrating the relationship of ground level 

apartments opening onto a terrace set behind a formal hedge and buffer 

ornamental planting overlooking the central courtyard/ communal open space 

 

Figure 36b: Reference Image from a similar scheme Bridgefield, Northwood by 

the applicant; illustrating the relationship of ground level apartments opening 

onto a terrace set behind a formal hedge and buffer ornamental planting 

overlooking public open space   
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2.10 Privacy and Amenity (Continued) 

How does the scheme provide a decent standard of amenity? 

Shared services 

The south eastern flank of the proposed scheme includes three areas providing 

shared services and amenities for residents: 

Concierge Space: 

It is now common for apartment schemes to include Concierge provision. The 

Concierge is usually positioned at a prominent location in the scheme and will 

typically act as arrival contact, liaison for deliveries etc. In tandem with the 

growth in internet-generated deliveries (Amazon etc.) Concierge spaces 

increasingly require storage for parcel deliveries which might occur while a 

resident is at work, these to be collected at a later stage from the Concierge. 

The proposed Concierge area will include storage provision. 

 

Figure 37, above, external view of similar concierge, Neptune apartment block, 

Figure 38, below, internal view of similar concierge, Fairways apartment block, 

Honeypark, Dun Laoghaire, developed by the applicant 

 

 

Figure 39, above, internal view of storage area associated with similar 

concierge, Cheever’s Court, Dun Laoghaire, developed by the applicant 

Multi-function Area: 

Initially introduced in some apartment schemes as small areas where residents 

could meet informally, use wi-fi etc., these areas are developing as larger, 

broader use - “break-out” zones fo residents to get some time away from their 

apartment, to work in a quiet environment or to interact socially. These 

facilities can be particularly valuable for residents in shared-rental apartments. 

Typically, a resident might wish to use the space to meet a visitor where the 

visitor might not ultimately proceed to the apartment. Equally, a small group of 

residents might use the space to meet informally or a larger group might gather 

to discuss common issues. In the proposed plan, the Multi-function Area is 

adjacent to the Concierge area. This juxtaposition is intentional as there are 

obvious synergies between these uses. 

Fig 40, below, internal view, similar multifunction area showing working pods 

and meeting room, Cheever’s Court, Dun Laoghaire, developed by the applicant 

 

 

Figure 41, above, internal view of similar multifunction area showing seating 

area and office pods in background, Cheever’s Court, Dun Laoghaire, developed 

by the applicant 

Gym: 

Again, it is increasingly common for residents’ Gym facilities to be provided in 

apartment schemes. The proposed Gym will include a range of light-use 

exercise machines. It is not envisaged that heavy training equipment will be 

provided. Because of the close proximity to the apartments, it is expected that 

Gym users will change and shower in their homes, therefore the Gym will not 

include showering/changing areas. The applicant has confirmed that the 

training activities in the Gym will not include weight training or other such 

activities likely to cause nuisance associated with hard impact. The applicant 

has also confirmed that any sound systems or TV sets will operate at 

background sound level only (allowing normal conversation). 

Figure 42, Internal view of residents’ gym, Leona apartment block, Honeypark, 

developed by the applicant 
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Childcare Facility: 

This is also located at ground floor in block 1 with its own dedicated access 

from the street. This facility is served by a secure outdoor play area of 189m² in 

the courtyard. 

 

Figure 43 below illustrates the play area associated with the childcare facility 

play area in the courtyard to the right 

 

 

 

 Non-residential and ancillary uses at ground floor locating below residential 

The reinforced concrete construction of the floors/ceilings directly above these 

non-residential uses will deliver airborne sound reduction performances of 60 

to 65 dB, comfortably exceeding the requirements of Building Regulations TGD 

E 2014 (Sound). 

Possible negative effects of the activity associated with these uses on the quiet 

enjoyment of the apartments directly above have been considered. It is the 

intention of the applicant that heat recovery or a similar mechanical ventilation 

system is to be provided in each apartment in the proposed scheme. 

Other than at times where a large immediate amount of natural ventilation 

might be required (e.g., to quickly remove unwanted cooking smells or similar), 

these mechanical ventilation systems can provide a level of continuous 

ventilation adequate for comfort without opening windows. 

The windows will be double or triple glazed, delivering a high level of sound 

reduction. In this way a level of protection from the sounds possibly associated 

with the ground floor uses is provided.  

If occupants of the apartments directly above the ground floor uses are using 

their balconies, the external noise levels arriving at this level will not vary 

greatly from the noise levels from the general area (Northwood Avenue etc) 

which will arrive at the balconies on the storeys above. 

Waste storage and collection 

An Operational Waste Management Plan by Keywaste is included in this 

application. This document deals in detail with storage capacity, management, 

renewables and collection  

The waste management strategy is generally as follows: 

Bin stores to serve the residential units are located in the basement area. These 

bin stores are distributed evenly around the basement area, proximate to the 

lift cores serving the floors above. The filled bins will be taken via the vehicular 

ramp to the layby locating at the north of the proposed buildings for collection 

on designated days. Not all bins will be collected on a single day. The 

Operational Waste Management Plan proposes collection staggered across a 

number of days to limit the bins volume on any particular day. 

The bin stores serving the ground floor ancillary units (Concierge, Multifunction, 

Residents Gym) will also be located in the basement. 

A separate bin store is provided to serve the childcare facility. This store is 

discreetly located at ground level adjacent to the creche entrance and is easily 

accessed from the street. 

Proximity of subject site to Dublin Airport Zone 

Noise risk associated with the proximity of the subject site to Dublin Airport 

Zone are addressed in the EIAR included in this application. 

The constructions of the external walls of the proposed building (generally 2-

leaf masonry or metal cladding backed by masonry or insulated studwork) and 

of the roofs of the proposed buildings (generally concrete slab and insulation 

under roof membrane) will deliver a high level of acoustic insulation.  

In addition, the apartments’ windows are to be double glazed delivering a high 

level of sound reduction.  
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2.11 Parking 

How will the parking be secure and attractive? 

Secure bicycle parking, car parking, and bin storage for residents are located in 

the basement which extends under almost the entire site. Each of the 5 

residential cores has direct lift access to the basement.  

The vehicular access including cars and bicycles to the basement is positioned 

at the northern flank of the scheme via a 7-metre-wide ramp. The proposed 

location moves the vehicle arrival and departure activity away from the access 

road junction with Northwood Avenue and, by virtue of its proximity to the 

Sports Surgery Clinic roundabout, is efficient for arriving and departing traffic. 

277 car parking spaces are located at basement for the residents, of which 5 no. 

are accessible for people with disabilities, and 8 no. motorbike spaces. 

 

 

 

 

 

Figure 44 below, Ground floor plan extracted from drawing no. PL200, showing 

at-grade parking, 13 no. spaces (of which 2 no. are car sharing/ car club and 1 

no. is accessible for people with disabilities, plus set down area for childcare 

facility/ creche).

The parking layout and circulation is clear and legible avoiding unnecessary 

physical and visual barriers 

Stands for 600 Bicycle parking spaces are located in communal locked cage 

enclosures in the basement area  

128 bicycle parking bays are distributed around the perimeter of the 

development (ratio of 1 space per 2 apartment units) at ground level close to 

the various entrance points into the various cores, concierge and childcare 

facility- there are 2 no. covered shelters close to block 1 for 72 no. of these 

spaces. 

It is envisaged that the bicycle parking stands will be “Sheffield” or of similar 

design. Sheffield and similar stands, located in public access areas and streets, 

are accepted by bicycle sharing providers (Bleeper Bicycles etc.) as suitable for 

securing their bicycles. Bicycle parking is distributed in an approximate pro-rata 

manner in the basement according to the number of apartments served by the 

nearby lift cores. 

Section 7: Parking Provisions & Strategy of the Traffic and Transport 

Assessment report prepared by JB Barry Engineers included in this application 

addresses this and the scale of car parking provision in more detail. 

There are 13 car parking spaces at ground level, of which 11 no. are for visitors/ 

creche staff including 1 no. space which is accessible for people with disabilities, 

plus a set down area for the childcare facility that can act as visitor parking out 

of hours. This parking/ set down area provides for parallel parking; 

accommodating up to 3 cars at any one time. See Figure 36 below left. 

In addition to the 11 visitor spaces there are 2 no. spaces assigned for car 

sharing. This complements a number of existing car-sharing spaces already 

located in the vicinity (Gulliver’s Local Centre and Bridgefield /Pappan Grove 

apartments).  

Figure 45: below, Basement Plan layout extracted from drawing no. 14030.9-

105. This illustrates the distribution of car parking (including universal accessible 

bays), bicycle enclosures near the 5 no. lift cores  

Space 13- Disabled 

accessible parking 

space 
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2.12 Detailed Design 

How well thought through is the building and landscape design? 

Internal Areas and Spaces 

• The layout of the new buildings and the design of the particular 

residential units have regard to Sustainable Urban Housing: Design 

Standards for New Apartments 2020.  

• All apartments are accessed via common circulation spaces, 

incorporating disabled access stairs and lifts, the latter providing 

access to the communal basement containing bicycle parking, car 

parking and refuse storage. 

• All apartments have large windows and considered orientations to 

take advantage of available vistas and light. In particular the living 

rooms in general are served by a full-height window with the balcony 

accessed to the side, ensuring that the balcony does not interfere with 

daylight penetration into the living room. Similar as-built arrangement 

is shown in Figure 38 opposite. 

• A separate Daylight/Sunlight analysis document prepared by ARC 

Consultants will be included with this Application (see Section 2.7 of 

this document) 

Floor Areas 

• The proposed units are in 3-bedroom, 2-bedroom and 1-bedroom 

configuration.  

• The floor areas of the units equal or exceed the Design Standards floor 

area requirements of 90sqm, 73sqm and 45sqm respectively. 

• In addition, more than 50% of the units exceed, by 10% or more, the 

minimum floor areas noted in the Design Standards. 

• Aggregate living/dining/kitchen areas and aggregate bedroom areas 

equal or exceed the Design Standards requirements. 

Storage 

The storage provision within each the units equals or exceeds the minimum 

Design Standards requirements of 9sqm, 6sqm and 3sqm respectively. 

Private Amenity Space 

Private balcony/terrace areas are in accordance with or exceed the Design 

Standards area requirements of 9sqm, 7sqm and 5sqm respectively. All 

balconies/terraces are 1.5m deep or greater. See also balcony positioning 

opposite 

Floor to ceiling heights 

In accordance with paragraphs 3.20 to 3.25 of the Sustainable Urban Housing: 

Design Standards for New Apartments 2020 floor to ceiling heights in the 

proposed buildings are as follows: 

• Ground floor apartments  2.7m 

• Apartments first floor and over 2.4m min 

Number of Apartments per floor served by single lift/stairs core 

No more than 12 apartments on any floor are served by a single lift/stairs, the 

maximum number being 8 per core. 

Communal/ Semi-Private Open Space and Public Open Space 

Communal/Semi-private Open Space is provided within the courtyard formed 

by the four perimeter blocks. The overall area provided, at circa 2,520m², this 

exceeds the minimum required are for the communal open space based on the 

apartment guidelines, the minimum requirement based on the number of units 

is 1,793m². 

Public Open Space is circa 2,407m², representing 16% of the red line boundary 

area of 1.52ha., and 18.6% of the overall net site area of 1.29ha. 

Layout and Aspect 

56% of the proposed units (143 no. out of a total of 255 no.) are dual aspect.  

A Housing Quality Assessment (HQA) document indicating compliance with 

each of the above for each proposed apartment is included with this 

application. 

In the layouts of the typical proposed apartments (Figure 38 opposite), 

secondary function spaces such as bathrooms and apartment halls are 

intentionally positioned away from external walls to maximise the amount of 

external façade and daylight available to the primary function uses (living, 

sleeping).  

“3.18 Where single aspect apartments are provided, the number of south facing 

units should be maximised, with west or east facing single aspect units also 

being acceptable.” (Sustainable Urban Housing: Design Standards for New 

Apartments 2020) 

Where single aspect apartments are provided their specific aspect has been set 

out in the HQA. There are no north facing single aspect units in the 

development. 

“Living spaces in apartments should provide for direct sunlight for some part of 

the day. North facing single aspect apartments may be considered, where 

overlooking a significant amenity such as a public park, garden or formal 

Building Particular care is needed where windows are located on lower floors 

that may be overshadowed by adjoining buildings.” (Sustainable Urban 

Housing: Design Standards for New Apartments 2020). 

Again, there are no north facing single aspect units in the development. 

Balcony positioning 

The recommendations of “Sustainable Urban Housing: Design Standards for 

New Apartments, Guidelines for Planning Authorities 2020” are applied with 

regard to balcony positioning. The Guidelines recommend locating balconies off 

living areas. Figure 38 opposite below illustrates typical 1- and 2-bedroom 

apartments in the development to demonstrate this compliance.  

The development complies with the following relevant sections of the 

Guidelines: 

“3.35 Balconies should adjoin and have a functional relationship with the main 

living areas of the apartment. In certain circumstances, glass-screened ‘winter 

gardens’ may be provided. The minimum required areas for private amenity 

space are set out in Appendix 1.”.” (Sustainable Urban Housing: Design 

Standards for New Apartments 2020). 

All balconies and terraces are directly accessible from each living room in each 

apartment. The areas of each exceed the minima as demonstrated in the HQA. 

“3.37 A minimum depth of 1.5 metres is required for balconies, in one useable 

length to meet the minimum floor area requirement under these guidelines. 

While deeper balconies might be desirable in certain cases, this has to be 

balanced against the need to avoid overshadowing.”.” (Sustainable Urban 

Housing: Design Standards for New Apartments 2020). 

All balconies exceed the minimum depth of 1.5 metres as demonstrated in the 

HQA. Daylighting is satisfactory to all apartments as per the conclusions in the 

report prepared by ARC Architectural Consultants Ltd as part of this application 

Figure 46: Layouts of a typical 1-bedroom apartment, left and a typical 2-

bedroom apartment, right  
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2.12 Detailed Design (Continued) 

How well thought through is the building and landscape design? 

Design Language and Materials 

The proposal accords with the following relevant criterion taken from Section 

3.2 of the Urban Development and Building Heights – Guidelines for Planning 

Authorities 2018; “The proposed scheme incorporates well considered materials 

/ building fabric.” 

• The proposed development employs a controlled palette of materials. 

• The main field material of the elevations will be a soft muted buff 

brick. This will act as a constant and neutral backdrop to feature 

panels, frames, glazed areas and to zones of glass and metal cladding 

at upper storeys 

• Natural stone cladding is proposed on the southeast elevations to 

deliver a planar urban aesthetic and to reflect the aesthetic at this 

pivotal corner in Northwood. 

• Large feature frames in the same selected stone are introduced in 

various configurations to contain multiple and repeating elements of 

glazed screens and balconies. These frames also lend rhythm and 

rigour to each of the facades. 

• The frame features also reflect the established white frame aesthetic 

of the completed Bridgefield / Pappan Grove apartments and of the 

near-complete Blackwood Square apartments, all of which will be 

visible from the proposed buildings, establishing a general character 

across the area of Northwood. 

• Window, balcony and cladding material and detail will be tight and 

controlled. 

• Continuous vertical planes of bay windows will contrast with and 

visually break the general brickwork – taut technical planes set against 

the warm buff masonry. 

• The top floor of each building is clad with visually lighter materials - 

glazed screens and pressed metal elements.  As a consequence, the 

proposed buildings will read as predominantly 7 to 8 storeys of 

masonry with a visually and materially lighter sky reflecting attic storey 

over. 

• Form and detailing are intentionally sharp-lined, taut and edited, a 

series of flat planes of material interfacing cleanly, a precise 

engineered aesthetic against the brickwork backdrop. 

Figure 47: top-East Elevation, blocks 1 and 2 illustrating the elements employed 

throughout the development; buff brick field with elements of repeating bay 

windows and balconies contained within frames of natural stone cladding. This 

stone is expressed in its entirety in the corner of Block 2 to the left at the change 

in character of Northwood. This stone clad bookend turning the corner to the 

Northwood Avenue to the south, middle Figure 48. The single storey plinth 

connecting to Block 3 with its own rhythm of repeating elements. Figure 49 

bottom; Blocks 4 and 5 with stone frames containing larger elements either side 

of the retained mature trees in the central courtyard 
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Figure 50: Reference Image, Cheever’s Court, Dun Laoghaire, as built by the 

applicant- Similar detailing of natural stone frames, showing the relationship of 

recessed planes of brick and curtain walling 

 

Figure 51: Reference Image, Cheever’s Court, Dun Laoghaire, as built by the 

applicant- Similar detailing of natural stone frames forming a composition of 

varying height to add visual interest 

 

Figure 52: Reference Image from a similar scheme Cheever’s Court, Dun 

Laoghaire by the applicant; Illustrating the same relationship of corner full 

height glazing to living room opening onto balcony and buffer planting at 

ground floor beneath 

 

Figure 53: Reference Image; Cheever’s Court, Dun Laoghaire as built by the 

applicant- Curtain wall screen to stairwell with projecting stone frame elements.

2.12 Detailed Design (Continued) 

How well thought through is the building and landscape design? 

Design Language and Materials 

The reference images (figures 42-46) on this page are taken from schemes 

completed by the applicant both in Northwood and elsewhere which are design 

references for the proposed detailing and composition in Whitehaven. 

 

 

Figure 54: Reference Image; Cheever’s Court, Dun Laoghaire, as built by the 

applicant Continuous balcony line on a crank similar to block 1 in courtyard of 

Whitehaven 

 

Figure 55: Reference Image; Cheever’s Court, Dun Laoghaire, as built by the 

applicant Relationship of façade materials- brick and stone to typical floors with 

glazed screens and spandrels with projecting metal roofscape to all uppermost 

floors and penthouses  
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2.12 Detailed Design (Continued) 

How well thought through is the building and landscape design? 

Landscaping Principles 

The landscape strategy aims to integrate the new development with the 

existing landscape and create a network of attractive and usable open spaces 

while also contributing to local biodiversity. 

This is set out in detail in the Landscape Report prepared by KFLA part of this 

application. (Also Figure 56, right: Landscape Concept Plan prepared by KFLA, 

accompanying this application) 

The proposed landscape strategy seeks to enrich the street profile while 

enhancing the established sylvan setting of the broader masterplan lands. The 

character of the landscape proposed is a mix of large trees and tree groups 

where possible along with small multi-stemmed trees, ornamental planting and 

hedges. The public green areas are designed as landscape spaces that offer the 

opportunity for meeting, walking and formal and informal play. The provision of 

semi-private landscape space is also one of the main aims in the overall 

landscape approach. Central to the landscape strategy is the connection of the 

walking and cycling route ‘green route’. The green route proposed aims to 

provide links to the adjacent existing and proposed developments. This route 

will function as a recreational route and will be defined by planting design and 

surface material. These connections run east west and north south of the 

development. The east west connection provides a route linking with the green 

route associated with the near-complete Blackwood Square development and 

eventually providing a natural and permeable link to the western gateway and 

proposed Northwood metro station, while connecting with the existing cycle 

track on Northwood Avenue. The north south connection runs through the 

main public open space associated with the development and provides another 

permeable connection from Northwood Avenue through the residential 

development and eventually linking with the Santry River Amenity Walk. 

The proposed development includes subtle boundary treatments to ensure that 

appropriate interfaces with neighbouring properties and public spaces are 

provided but that an open landscape is maintained allowing the free movement 

to public open space areas.  

The trees and hedgerows on the subject lands have been surveyed by a 

qualified arborist (The Tree File Ltd). There are two large mature Sycamore 

trees on this site, which are to be retained as described in Section 1. 

The landscape typologies within the scheme can be described as follows: 

• A plaza is provided to the south east corner of the building which 

integrates the building use with the landscape and Northwood 

Avenue. This space is defined by feature stone paving and raised stone 

planters. These planters also provide opportunities for seating, multi-

stemmed native tree and ornamental planting. This space marks a 

transition in character along Northwood Avenue from a parkland to a 

more urbanised setting. A sculptural element is also proposed for this 

space. The intention is that this would be an identifying focal point for 

the development and the connection with Northwood Avenue 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

• The main public open space is located to the west of the site and runs 

north-south the whole length of the site, providing a strong pedestrian 

and cycle connection. This space provides opportunities for meeting, 

seating, playing and walking. The main open space is focused on 

enhancing the social and ecological value of the area by creating new, 

usable sub spaces which provide for a range of uses. To the north of 

the linear space is a large formal play area. A large lawn area is located 

to the east of the linear space that will function as a passive recreation 

space or an active kickabout space. A play area of 280m² is located 

within this open space. 

 

• The communal courtyard inside the apartment building is designed to 

a high aesthetic standard and will provide a range of open spaces for 

use by the residents. The design of this space centres around the 2 

large sycamore trees, which will be retained and underplanted with 

native plants. A large lawn area under and around these trees forms an 

area for passive recreation and allows the trees to form a focal point in 

the courtyard, providing both visual interest and maintaining and 

contributing to the local biodiversity and ecology. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

There is a play area within the courtyard (87m²), intended for use by 

younger children aged 2-12, while the open space outside of the 

courtyard provides play equipment for older children 

 

• The wind analysis of the external spaces is references in section 2.5 of 

this report which makes the following conclusion regarding the 

proposed layout- 

 “For the Lawson discomfort criteria, the onset of discomfort depends 

on the activity in which the individual is engaged and it is defined in 

terms of a mean hourly wind speed (or GEM) which is exceeded for 5% 

of the time. Depending on the wind direction, the suitability of the 

different areas can be assessed using the maps.” 

“It can be seen that the wind conditions range from “suitable for long-

term sitting” to “suitable for walking and strolling” and really rarely 

are only suitable for “business walking” or “unacceptable for 

pedestrian comfort”. The results shown in these maps show that there 

is no critical area which are unacceptable for pedestrian comfort.” 

.   
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Figure 57, Proposed Whitehaven development viewed from east along 

Northwood Avenue 

 

 SECTION 3- Design Statement Methodology Part 2 

In addition to the 12 criteria set out in the Urban Design Manual – A Best 

Practice Guide 2009, this section addresses the criteria set out under Section 

3.2 of the Urban Development and Building Heights – Guidelines for Planning 

Authorities (Building Heights Guidelines) 2018. 

The Urban Development and Building Heights – Guidelines for Planning 

Authorities (Building Heights Guidelines) were published in December 2018 to 

set out national planning policy guidelines on building heights in urban areas. 

The Building Heights Guidelines state that “in relation to the assessment of 

individual planning applications and appeals, it is Government policy that 

building heights must be generally increased in appropriate urban locations.  

There is therefore a presumption in favour of buildings of increased height in 

our town/city cores and in other urban locations with good public transport 

accessibility”. 

Specific Planning Policy Requirement (SPPR) 3 therein states that: 

“It is a specific planning policy requirement that where: 

1. an applicant for planning permission sets out how a development proposal 

complies with the criteria above; and 

2. the assessment of the planning authority concurs, taking 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”. 

Section 3.2 of the Guidelines set out a number of criteria against which a 

proposed development shall be assessed which are considered overleaf.  

Responses are referenced back to relevant parts of Section 2 where there is 

repetition. 
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“Development Management Criteria 3.2- In the event of making a planning 

application, the applicant shall demonstrate to the satisfaction of the 

Planning Authority/ An Bord Pleanála, that the proposed development 

satisfies the following criteria:” 

3.1 “At the scale of the relevant city/town” 

“The site is well served by public transport with high capacity, frequent service 

and good links to other modes of public transport.” 

Swords Road (R132), Ballymun Road (R108) and Santry Avenue (R104) are all 

currently served by a number of frequent bus routes which are intended to be 

improved in the near future as part of the Bus Connects plan, as detailed in the 

TTA prepared by J.B. Barry, capacity on existing bus services can be increased in 

the short term. Also proposed is a station (namely “Northwood”) on the future 

Metrolink line located approximately 700 metres to the west of the site. (See 

Figure 49, right). 

“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 site as it currently stands is a vacant plot, generally flat in nature, bounded 

each side by different urban conditions; 2-storey housing (Cedarview) to the 

north; The 5-storey Sports Surgery Clinic building to the northeast; the 5-storey 

Swift office blocks to the west and the sweeping curve of Northwood Avenue to 

the south. Existing residential development on the southern side of Northwood 

Avenue is 6 storeys (Carrington/ Lymewood Mews) 

There is also fragmentation in the current scenario, with a large area given to 

surface car parking north of the office blocks that abuts that on the Whitehaven 

site itself (temporary construction workers’ parking), and to a lesser extent 

undeveloped lands between the Clinic and Cedarview housing to the north. 

(Figure 50 right, also refer to section 1, EXISTING NEIGHBOURHOOD AND SITE 

CONTEXT). 

The proposed scheme seeks to create a suitable urban solution to each of the 

varying conditions on each of its interfaces as well as vistas towards the site 

(see Section 2.1 Context/ 2.6 Distinctiveness). In addition, at the heart of the 

site there are a number of mature trees which are to be integrated into the 

design. A visual assessment has been undertaken by the landscape architects, 

KFLA which accompanies this application. 

 

 

 

 

 

Figure 61 Massing of the proposed scheme in context along Northwood Avenue

 

 

 

 

 

 

 

 

 

 

 

 

Figure 58- Existing Bus Stops in vicinity of site. 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 59- Constraints and Opportunities informing the final design. Refer to 

Section 2.1 Context 

 

 

 

 

 

 

“On larger urban redevelopment sites, proposed developments should make a 

positive contribution to place-making, incorporating new streets and public 

spaces, using massing and height to achieve the required densities but with 

sufficient variety in scale and form to respond to the scale of adjoining 

developments and create visual interest in the streetscape.” 

The proposed development seeks to create a new urban block/ cell to enhance 

and reinforce the existing built context, (Sports Surgery Clinic/ Cedarview/ Swift 

Square offices/ Carrington/ Lymewood Mews). 

The response to its immediate context is described in Section 2.1 Context, 

where height and mass is used to reinforce focal points and corners, in 

particular the eastern approach along Northwood Avenue (8/9 storeys). A new 

arrival plaza has been created at this corner at the east using quality materials 

and improving the public realm. 

The massing is calibrated to respond to the reduced scale of Cedarview to the 

north (5 storeys). New building lines define new public open space to the west 

adjacent to the Swift Square offices.  

There is a variety in height around the perimeter of the scheme with breaks to 

allow daylight penetration 

Figure 60- Final design, Site Layout showing distribution of the 5 blocks around 

the central landscaped courtyard 
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3.2 “At the scale of district/ neighbourhood/ street” 

“The proposal responds to its overall natural and built environment and 

makes a positive contribution to the urban neighbourhood and streetscape” 

As previously described the scheme responds to its immediate built context by 

the creation of new built edges, with emphasis in height at prominent corners 

to reinforce urban edges, but also in a reduction in scale particularly at its 

northern interface with Cedarview. 

It also responds to its natural environment through the integration of 2 existing 

sycamore trees into the design of its landscaped courtyard. 

“The proposal is not monolithic and avoids long, uninterrupted walls of 

building in the form of slab blocks with materials / building fabric well 

considered.” 

The scheme comprises 5 distinct blocks arranged around a central landscaped 

courtyard space. There is modulation in scale as previously described between 

5 and 9 storeys, depending on its particular location within the development. 

In addition to the variation in height, there are 4 separation gaps within the 

proposal, eliminating the possibility of the creation of monolithic blocks. These 

breaks provide for natural daylight penetration into the courtyard as well as 

creating visual links from the public realm; e.g., from the public open space to 

the west to the retained trees in the courtyard.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 63- View of Block 2

”The proposal enhances the urban design context for public spaces and key 

thoroughfares and inland waterway/ 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 scale, massing and variety created by the blocks within the proposal is 

intended to enhance the urban quality of the principal thoroughfare in 

Northwood, namely Northwood Avenue. This also applies to the new public 

open space created to the western side of the development facing the Swift 

Square office buildings. (See Figure 53, below). 

 

 

 

 

 

 

 

 

Figure 62- View from east, Northwood Ave.- Swift Square office buildings to left 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

“The proposal makes 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.” 

As described earlier, the built form of the proposed development is intended to 

announce the change in character of the built environment of Northwood 

Avenue, where it transitions from that of sylvan (“buildings-set-back-in-

wooded-parkland”) to the east, to a more enclosed urban structure of the west 

area of Northwood. At this point, existing apartment building lines are closer to 

the south side of the Avenue and the existing office blocks north of the Avenue 

introduce a strong built line of vertical facades exceeding 20m in height. 

“The proposal positively contributes to the mix of uses and/ or building/ 

dwelling typologies available in the neighbourhood” 

As described in section 2.4 “Variety”, the proposed development, while in itself 

predominantly residential, will be an appropriate addition to an area enjoying 

an established variety of local activities and uses (employment, retail, 

recreation, public parks etc.). 

The scheme will deliver 255 dwelling units that support this variety of uses in 

Northwood in a mix of unit sizes- 1-bedroom (11 no.), 2-bedroom (229 no.) and 

3-bedroom (15 no.) units. These residential units will be enhanced by services 

for residents including a concierge, multi-function room enabling working from 

home and gymnasium. A childcare facility is also being provided within the 

scheme. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 64- Blocks 4 and 5 viewed from the west- Cedarview housing to the north 

(left) and Swift Square office buildings to the west (right) 



Page | 38  

ARCHITECTURAL DESIGN STATEMENT  

3.3 “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.” 

As previously described, the variety in form, massing and height within the 

proposed development is informed by its orientation, to maximise natural 

daylight/ sunlight penetration the apartments within the scheme and the 

central courtyard. Block 3 along the southern edge to Northwood Avenue is a 

storey lower (8 storeys) than blocks 2 and 4 either side (9 floors). There are 

breaks between the blocks to enhance this light penetration. 

“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’.” 

As earlier described in Section 2.5 “Efficiency”, an assessment has been carried 

out by ARC in relation to the proposed scheme in accordance with the above 

guides. 

The analysis indicates that all kitchen / living / dining rooms in unit types 

throughout the proposal are likely to receive a level of daylight access in excess 

of the recommended 2% Average Daylight Factor for mixed function rooms. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 65, Building Heights Diagram of the proposed scheme. Emphasis in 

height to the east and west with a reduction in height in block 3 facing south. 4 

gaps are located between blocks 

Given that worst case analysis units were included in the assessment sample, 

ARC’s analysis would suggest that all units within the proposed development 

are likely to achieve Average Daylight Factors in excess of the minimum 

standards outlined in the BRE Guide. 

In addition, as ARC’s analysis suggests that all rooms within the proposal are 

likely to achieve the recommendations of the BRE Guide for daylight access, no 

additional compensatory design solutions are proposed. 

“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” 

ARC’s analysis indicates that the proposed public open space will receive 

sunlight over most of its area for most of the day during the summer months 

(May, June, July). The analysis further indicates that the proposed communal 

open space and the open space associated with the creche will receive two 

hours sunlight over more than 39% and 40% of their respective areas for at 

least two hours on 21st March. As such, these spaces do not achieve the 

recommendation of Section 3.3.17 of the BRE Guide with regard to sunlight 

access to amenity spaces. 

The following design features should be considered and taken into account as 

compensatory measures that offset this shortfall-

The communal open space will receive sunlight over more than half its area 

until the early afternoon during the summer months, while the creche open 

space will receive a very high degree of sunshine throughout the day during the 

summer months, within its operating hours when it is expected that the play 

area will be in full use. 

It should also be noted that the communal open space is in excess of the 

required minimum area; 2,520m² provided- 1,793m² minimum. The quality of 

the open space in the courtyard is further enhanced by the integration of the 

existing trees. 

The wind analysis of the external spaces is references in section 2.5 of this 

report which makes the following conclusion regarding the proposed layout- 

“For the Lawson discomfort criteria, the onset of discomfort depends on the 

activity in which the individual is engaged and it is defined in terms of a mean 

hourly wind speed (or GEM) which is exceeded for 5% of the time. Depending on 

the wind direction, the suitability of the different areas can be assessed using 

the maps.” 

“It can be seen that the wind conditions range from “suitable for long-term 

sitting” to “suitable for walking and strolling” and really rarely are only suitable 

for “business walking” or “unacceptable for pedestrian comfort”. The results 

shown in these maps show that there is no critical area which is unacceptable 

for pedestrian comfort.” 

Figure 66, View of central courtyard facing east; from left, block 3, block 4, 

existing sycamore trees and block 5 to the right. Natural light penetration 

though gaps between these blocks 
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Figure 67, Proposed Site Layout Plan 

 


