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2. BPC

ENGINEERS Response to 1 North Wall Quay Refusal

Executive Summary

This report has been prepared to respond to the planner’s report on reasons to refuse permission for the proposed
building at 1 North Wall Quay and specifically relates to items raised regarding the demolition of the existing building
and the associated embodied carbon effects.

Although we understand the reasoning behind Policy CA6 and Section 15.7.1 of the Dublin City Development Plan
2022-2028, which aims to promote and support the retrofitting and reuse of existing buildings, however, there are
instances where retention and/or adaptation and reuse is not the best option.

In the case of 1 North Wall Quay, the upgrades required would be extensive, very costly in both financial and carbon
expenditure terms, and would not, we believe, deliver an optimum operational low carbon building. Extensive
structural intervention is required to ensure the revamped structure and fabric meet current regulatory and
workplace codes, as well as market requirements.

Preliminary embodied carbon assessments and whole life carbon assessments (including operational carbon} was
completed for two options:

» The proposed New Build {(NB), and
» A Refurbish and Extend (R&E} option.
The floor area and basement area of both options are identical.
The R&E option has been assessed in consideration of climate action policy CA6 of the Dublin City Development
Plan 2022-2028. CAG is:
"Retrofitting and Reuse of Existing Buildings

To promote and support the relrofitting and reuse of existing buildings rather than their demolition and
reconstruction, where possible. ....] "

The results of the embodied carbon analysis are presented on the following tables.
Table 1 Embodied Carbon LCA analysis results

Total embodied carbon emission  Total embodied carbon emission

Buildi
g (TonsCO:€) (kgCO2e/m2)
One North Wall Quay - New building 62,563 717
Cne North Wall Quay — Refurbishment 53,430 612
Table 2: Embodied Carbon breakdown by LCA Stages
Carbon Emissions . Breakdown %
EN15978 LCA Stages (KgCOse) Intensity (kgCO2e/m2)
One North Wall Quay — New building

A1-A3 Materials 40,008,434 459 64%
A1-A5 A4 Transport 984,770 11 2%
A5 Construction 1,760,195 20 3%
Total 42,753,399 490 68%
B4-B5 Replacement 18,513,639 212 30%
C1-C4 End of Life 1,296,633 15 2%
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Total 62,563,671 717 100%
One North Wall Quay — Refurbishment
A1-A3 Materials 31,647,646 363 59%
A1-A5 A4 Transport 558,945 6 1%
A5 Construction 1,413,159 16 3%
Total 33,619,750 385 63%
B4-B5 Replacement 18,513,639 212 35%
C1-C4 End of Life 1,296,919 15 2%
Total 53,430,308 612 100%

Alternative smaller scaled buildings were not considered as we believe the location and accessibility of the site
supports higher density development, in line with National Policy Objective 11,

The location is well served by DART, rail and bus routes, and is within walking distance at Tara Street Station to the
southwest, which may in the future have an interchange with the proposed MetroLink. This can contribute positively
to the evolving urban form and structure of the city and help achieve sustainable land use and movement patterns.

The increased site density of the new build option will increase the usage of public transport, cycling and walking
which would result in lower environmental impact per person.

It is important to bear in mind that carbon is only one of many considerations that need to be taken into account
when assessing the merits of a new build versus a refurbishment. The following are some of the key benefits of the
proposed new building at 1 NWQ:

e Density: One potentially limiting factor in refurbishing the existing building is the density that can be
achieved in terms of floor area. The WLCA assumes that the R&E option can achieve the same floor area
as the new build option but this may not be possible due to limitations imposed by the existing structure.

s Space utilisation: Compared to a refurbishment of the existing building, a well-designed new-build should
use the same amount of space more efficiently over its lifetime. The impact of this on resource use can be
significant. For example, if the average lifetime utilisation is improved by 10%, then this should offset some
of the additional embodied carbon on a per person basis, as 10% less space would be needed to
accommodate the same number of number of people. (This is space that may otherwise be built elsewhere
in less central locations or a greenfield site away from existing infrastructure such as that which is present
in NWQ.)

« Adaptability: The end of life and adaptability of the building needs to be considered when assessing the
merits of a new-build versus a refurbishment. “Adaptability refers to the capacity of buildings to
accommodate substantial change. Over the course of a building’s lifetime, change is inevitable, both in the
social, economic and physical surroundings, and in the needs and expectations of occupants. All other
things being equal, a building that is more adaptable will be utilized more efficiently, and stay in service
longer, because it can respond to changes at a lower cost. A longer and more efficient service life for the
building may, in turn, translate into improved environmental performance over the lifecycle. The concept of
adaptability can be broken down into a number of simple strategies that are familiar to most designers:

o Flexibility, or enabling minor shifts in space planning;

o Convertibility, or allowing for changes in use within the building; and
Expandability, (alternatively shrinkability) or facilitating additions to the quantity of space in a
building” (Russell & Moffatt, 2001)
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In this case, a new building can offer better opportunity for adaptability because it can be designed with
adaptability in mind. Traditionally, buildings have been designed based on the assumption that they will not
experience significant change. A risk with refurbishing the existing building is that it will be incapable of
responding to changing circumstances, making it vulnerable to becoming poorly utilized, prematurely
obsolete and unable to accommodate new, more efficient technologies. The combined impact of such
failures could ultimately increase resource use within the building.

» Efficiengy Standards: The proposed new building will be designed to exceed the latest energy efficiency
standards, incorporating advanced technologies and materials to reduce energy and carbon consumption.
This can result with a building which will be best in class in operational carbon emissions over the building's
lifespan.

« Sustainable Design: A new building allows for the incarporation of sustainable and green design principles
from the start, such as passive heating and cooling, green roofs, and renewable energy systems. These
features will contribute to a lower carbon footprint.

One of the reasons the current occupier of 1 NWQ wished to move their HQ from the current building was that it
could not achieve their corporate Environmental Social and Governance (ESG) commitments. RGRE recognise the
importance of developing buildings that enable tenants to achieve their ESG targets. They have a proven track
record of obtaining the highest achievable sustainability certifications for commercial office spaces. Buildings built
before 2000 such as the subject building were not built with sustainability in mind and a refurbishment will make
meeting best-in-class ESG requirements more difficult.

The proposed new build option will exceed the energy efficiency targets in Part L of the Ireland Building Regulations
which incorporate Nearly Zero Energy measures and will be targeting LEED Platinum sustainability certification.
These certifications demonstrate a commitment to environmental responsibility, resource efficiency, and occupant
well-being. The following are a summary of the benefits of RGRE's approach to ESG which could be achieved with
a new build option on this site and provide a rationale and justification for the proposed building:

1. Marketability and Tenant Attraction:

» Competitive Advantage: Sustainability certifications, such as LEED differentiate a commercial
office space in a competitive real estate market. Many businesses and tenants prioritize
sustainability, and a certified building will attract national and international environmentally
conscious tenants.

2. Cost Savings:

s Operational Efficiency: Sustainable buildings incorporate energy-efficient systems, water-saving
features, and other measures that contribute to lower operational costs over time. This can result
in reduced utility bills and operational expenses for the tenants.

3. Corporate Social Responsibility (CSR):

e Positive Image: Sustainability certifications align with corporate social responsibility goals.
Businesses are increasingly aware of their environmental impact, and occupying a certified office
space helps enhance their image as socially responsible and environmentally conscious
organizations.

4. Occupant Health and Productivity:

¢ [ndoor Environmental Quality: Certification programs focus on indoor environmental quality,
including factors such as air quality, lighting, and thermal comfort. A healthy and comfortable
workspace can contribute to increased employee satisfaction, well-being, and productivity.

« Transportation: The new build option increases site density and therefore will increase the usage
of public transport, cycling and walking which would result in lower environmental impact per
DETSON.
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5. Regulatory Compliance:

e Meeting Standards: RGRE have a track record of delivering commercial office buildings which

exceed the national regulatory standards.
6. Long-Term Resilience:

s Future-Proofing: Sustainable features and certifications demonstrate a commitment to long-term

resilience and adaptability.
7. Environmental Impact:

e Resource Conservation: Sustainability certifications require the use of environmentally friendly
materials, energy-efficient technologies, and waste reduction strategies, contributing to overall
resource conservation and a reduced environmental footprint.

8. Innovation and Technology Adoption:

s FEncouraging Innovation: RGRE encourages the adoption of innovative technologies and

construction practices, promoting advancements in the industry.

As the demand for sustainable buildings continues to grow, the type of building proposed at 1 NWQ will be key to
attracting the best companies to invest in Ireland.
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1 Response to reason for Refusal No. 3

"Having regard to the condition of the existing building and in the absence of a comprehensive justification for
demolition where not all options were investigated, the proposed wholescale demolition would be considered
premature and contrary to Policy CAE and Section 15.7.1 of the Dublin City Development Plan 2022-2028 which
seeks to promote and support the retrofitting and reuse of existing buildings rather than thewr demolition and
reconsiruction. The proposed development would set an undesirable therefore be contrary to the proper planning
and sustainable development of the area.”

Although we understand the reasoning behind Policy CA6 and Section 156.7.1 of the Dublin City Development Plan
2022-2028, which aims to promote and support the retrofitting and reuse of existing buildings, however, there are
instances where retention and/or adaptation and reuse is not the best option.

In the case of 1 North Wall Quay, the upgrades required would be extensive, very costly in both financial and carbon
expenditure terms, and would not, we believe, deliver an optimum operational low carbon building. Extensive
structural intervention is required to ensure the revamped structure and fabric meet current regulatory and
workplace codes, as well as market requirements. For example, the replacement of the existing facades is
necessary and significant intervention to the remaining concrete frame are required to provide adequate lobbies,
circulation and disabled refuge space, additional and/or enlarged stairwells and provision for new plant areas.

Figure 1 shows the areas of a generic plan of the existing building that must be demolished to allow the complex
integration between the existing structure and the new building. The existing structure that can be retained is less
than 40%.

BLOCK A BLOCKB BLOCKC BLOCK D

Sacond Floor
Curant Busiceng,

Figure 1 Demolition plan in the R&E option
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To achieve an optimum operational low carbon building, the development a new building is a more feasible option.
While the construction of a new building requires additional materials, modern construction methods and materials
can be chosen with an emphasis on sustainability, recycling, and reduced environmental impact. Additionally, new
buildings built under the latest standards have a longer operational life partially due to being designed with future
adaptability and upgrades in mind. This can resuit with a building which will be best in ctass in operational carbon
emissions over the building's lifespan.

The new building at 1 NWQ is designed to exceed the latest energy efficiency standards, incorporating advanced
technologies and high-performance materials to reduce energy and carbon consumption. Also, the new building
will incorporate sustainable and green design principles from the start, such as passive heating and cooling,
geothermal piles, green roofs, photovoltaic panels and renewable energy systems. Additionally, the new building
will be designed with a focus on long-term sustainability, ensuring that they remain efficient and environmentally
friendly for many years through smart data collection and analysis providing useful engagement tool for occupiers
to make positive changes to support our buildings operating at net zero carbon.

2 Justification for Demolition

2.1 Point 1

The Planner's Report (PR} firstly assesses the principle of demolition of the existing building. They note that the only
other allernative development considered is to retain the existing structure and extend it to the same extent and the
proposed development. The PR notes that additional structural columns would be required to provide for the
alternative R&E option and these were not considered as part of the WLCA and neither was the: longer construction
timeline. The PR queries whether the same number of additional structural columns would be necessary if a reduced
R&E was proposed.

Alternative smaller scaled buildings were not considered as we believe the location and accessibility of the site
supports higher density development, in line with National Policy Objective 11. A like for like comparison was
undertaken in terms of building scale.

The location is well served by DART, rail and bus routes, and is within walking distance at Tara Street Station to the
southwest, which may in the future have an interchange with the proposed MetroLink. This can contribute positively
to the evolving urban form and structure of the city and nelp achieve sustainable land use and movement patterns.

The increased site density of the new build option will increase the usage of public transport, cycling and walking
which would result in lower environmental impact per person.

2.2 Point 2
The PR notes that “there is limited information provided on the carbon associated with waste disposal as a result of

the removal of the existing building (estimated to be 1,239.6 tonnes) in addition to the excavation of ¢. 120,000
ubic metres of material (for the proposed double basement) required to faciitate the development.

According to the Whole Life Carbon Assessment for the Built Environment, published by the Royal Institution of
Chartered Surveyors (RICS) in 2017, new build projects are considered to commence their development on a
cleared, flat site for consistency purposes. This means that demolition works are often decoupled from new
construction projects. As a result, the carbon emissions associated with the demolition of the existing building are
not included in the life carbon assessment on the new building.
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To analyse the carbon emissions resulting from the demolition of existing buildings, OneClick LCA software can be
used. The analysis is based on the following assumptions:

- The existing building is estimated to be 1,239.6 tonnes (as assumed in the note),
- 1,239.6 tonnes of material must be disposed,
- Dumper trucks used for the disposal are assumed to have a maximum capacity of 19 tonnes.

The total carbon emission due to the demolition is calculated to be 12,878 kgCO2, which is a negligible when
compared to the total carbon emissions for the building construction.

We believe that the additional volume required for the new building's basement is around 40,000 m3. The additional
carbon emission due to the excavation and disposal of the material is 322,225 kgC02, which is taken into account
into the difference between the emissions associated with the A5 LCA stages for the new building and the
refurbished.

2.3 Point 3

The PR queries whether the demolition and structural intervention required in the two options explored would be
reduced if a smaller scaled development was proposed. DCC is also not satisfied that alternatives other than the
wholescale demolition of the buillding were considered by the applheation.

Alternative smaller scaled buildings were not considered as we believe the location and accessibility support higher
density development and the intensification of the utilisation of the site, in line with National Policy Objective 11.

20354 _1 North Wall Quay 9
10/05/2024
© BPC Engineers



2 BPC

R Response to 1 North Wall Quay Refusal

Appendix A OneClick software details

The software holds 11 third party certifications and complies with over 30 certifications and standards for Life Cycle
Assessment and Life Cycle Costing, including all versions of LEED and BREEAM. The software includes curated
and verified global and local databases. The up-to-date list of integrated databases can be found here:
https:/Awww.oneclicklca.com/support/fag-and-guidance/documentation/database/.

One Click LCA has been third party verified by ITB for compliance with the following LCA standards: EN 15878, ISO
21931-1 and 1SO 21929, and data requirements of ISO 14040 and EN 15804. The full compliancy documentation
is available at https://www.oneclickica.com/suppart/fag-and-guidance/documentation/compliancy-and-
certifications/.

All of the datasets in the tool comply with ISO 14040/14044 and most part aiso EN 15804 standard.

All building Life Cycle Assessments delivered by the One Click LCA platform comply with the following International
Standards:

ISC 14040 Environmental management. Life cycle assessment. Principles and framework

ISO 14044 Environmental management -- Life cycle assessment -- Reaquirements and
guidelines

1SO 21930 Sustainability in buildings and civil engineering works -- Core rules for

environmental product declarations of construction products and services

One Click LCA piatform tools used in European context comply with following European Standards:

EN 15978 Sustainability of construction works Assessment of environmental performance
of buildings — Calculation method

EN 15804 +A1 Sustainability of construction works. Environmental product declarations. Core
rules for the product category of construction products

LEED v4 ASHRAE (American Society of Heating, Refrigerating and Air Conditioning
Engineers) 90.1-2010 defines the baseline energy model using the performance
rated method (PRM).

20354_1 North Wall Quay 10
10/05/2024
© BPC Engineers



ONILTNASNOD ADONVYINHO443d DNIATINg

SUHIINIDONI

ode ¢



- N

o



