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00 Introduction

0.1 Proposed Development

The Purpose of this Architectural Design Statement is
to support a planning application to ABP regarding the
proposed development by Cairn Homes Properties Limited
for a Strategic Housing Development relating to 165 no.
dwellings on lands located in Cookstown, Enniskerry, Co.
Wicklow.

The application site forms a parcel of land, C. 6.57 Ha in
size, South-East of Enniskerry Village.

The proposed development will comprise a residential
scheme of 165 no. dwellings consisting of 105 no. 2 story
units through a mix of semi-detached and terraced housing,
providing 3 and 4 bed units. A further 56 no. Duplex units
will provide 2 and 3 bed units with south and west facing
balconies/ terraces and 4 no. 1 bed maisonette apartment
units.

All associated site development work, services provision,
vehicular/ pedestrian access, car and bicycle parking, open
space, bin stores, landscaping and boundary treatment
works will be included.

A créche of C.509.6 sqm also forms part of this application.
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00 Introduction

0.2 Site Location

Site context

Situated just 24km south of Dublin, 5km west of Bray, Enniskerry sits near the county borders
of Wicklow and Dublin. The town is situated at the head of the wooded Cookstown River
Valley between the rivers Glencullen and Dargle. The lands at Cookstown Road benefit from a
rolling topography and dramatic landscape setting. Long range views in several directions and
significant features which include the Great Sugarloaf, Carrigolligan and the Scalp, as well as
Powerscourt Waterfall underpin our belief that this picturesque site requires a sensitive response.
The proximity of the subject site to the well known Powerscourt Estate requires that any new
development must enhance and complement the area. As one of Ireland’s most popular and
well visited village, Enniskerry’s distinctive and charming village form makes for a most attractive
settlement.

iz -
Fon

Site location in Ireland

— Subject site Boundary

1 Enniskerry village centre

2. Powerscourt Estate

3. Powerscourt National Primary
School

4. St. Patrick's Church
5. St. Mary's Parish Church

The settlement is served with a network of roads radiating from the town centre. The settlement
is principally served by the R117, linking to the N11/ M11, and continues across Enniskerry
Bridge in a northbound direction towards The Scalp, Kiltiernan and south County Dublin. South
of the settlement is served by the R760 and R755 to Kilmacanogue with local road L1010 to the
west to Glencree. Public transport to / from Enniskerry is provided by Dublin Bus No. 44, linking
Enniskerry to DCU and bus No. 185 linking to Bray Dart Station.
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00 Introduction
0.3 Topography

The landscape in Wicklow contains a variety of topographies
ranging from central mountains to lowlands and coastal
settings with traditional farmland and more than usual
amounts of forests.

It also offers different building materials with an abundance
of good quality building stone that was used by generations
of skilled craftsmen from local quarries. As a general rule
the east and lowland areas have traditionally been the more
prosperous regions.

The area around Enniskerry appears to have a field enclosure
in keeping with a large estate due to the number of
hedgerows and tightly controlled boundaries. However a
more organic pattern of field enclosure is in evident around
the periphery of the site. Scots Pine was originally a native
tree in Ireland but it died out around 2000 years ago. In
Wicklow, it was reintroduced in the 19th century.

Enniskerry has a rich and diverse natural heritage. Of
importance are designated habitats (e.g. Powerscourt
Woodland pNHA, Ballyman Glen pNHA Knocksink Wood
pPNHA, Knocksink Wood SAC and Ballyman Glen SAC),
geological sites, and non-designated habitats for wildlife
such as trees, hedgerows, stonewalls and rivers. We note
that there are none on or adjacent to our site.

Please refer to the Environmental Report (EIAR screening).
included with this submission, which has been prepared
by JSA Planning in conjunction with IAC, BM Consulting
Engineers and Openfield Ecological Consultants. Please also
refer to the AA Screening Report and ECIA prepared by
Openfield.

Site Topography
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00 Introduction

0.4 Historical Context

The compact settlement of Enniskerry is an estate town for the Powerscourt House, laid
out around a triangular market place containing a clock tower dating back to 1843.

The grand Palladian mansion of Powerscourt House was commissioned by Richard Z |- L3 { [gner e PASH g 2. 2P\ .
Wingfield, 1st Viscount Powerscourt (1697-1751). Designed by Richard Cassels, it was gonM* : Son b, S aleT ~S-
destroyed by fire in 1974 and remained as a shell until extensive restorations were
carried out in 1996.

The surrounding landscape plays a large part in the town’s character and development.
In the second half of the 20th century the settlement began to extend northwards into
the Monastery area and westwards into the Kilgarron area, with Knocksink

Wood and the Bogmeadow area remaining in their natural green form.

The landscape within and around Enniskerry is highly attractive, particularly due to its
valley's hilly topography and numerous mature trees. In terms of natural heritage, the
key feature in the settlement is the Glencullen River with Knocksink Wood surrounding,
which is an EU protected Natura 2000 Site. There are a number of important
archaeological sites (national monuments) in the plan area also.

The settlement is surrounded in three directions by an undeveloped agricultural belt to
the north, east and west, with Powerscourt Demesne providing a natural green area to
the south.

: S el A f
Historical Map of co. Wicklow including Enniskerry

=

= ELAT

Enniskerry town square Enniskerry 1830, by Alphonse Dousseau
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00 Introduction

0.5 Cookstown Action Area Plan

Action Area 3

The subject lands comprise a portion of the Cookstown
Action Area 3 and CE zoned lands.

This action area is located south of the town centre, in the
townland of Cookstown. This action area measures c. 9.4ha
in two land holdings. This action area shall be developed as a
residential, open space and community space in accordance
with the following criteria:

A maximum of 105 housing units may be provided in
this action area, with density not exceeding 10/ha on the
lands zoned R10, and the remainder may be developed
at a higher density but not exceeding 20/ha.

A minimum area of 0.4ha shall be provided for voluntary
/ sheltered housing, of a type to be agreed with the
Local Authority, as part of any Part VV obligations under
the Wicklow Housing Strategy. Permission will not be
considered for private housing until sufficient progress
has been made on this element.

Access to the site shall be from local road LP-1020.

A public park of a minimum of 2ha shall be established
along the full southern and western boundaries of
the action area, which shall comprise an amenity walk
area along the existing tree lined field boundaries
connecting through the development to regional
road R760 (Enniskerry — Kilmacanogue) and to the
existing pedestrian route along the Dargle. In light of
the provision of such an amenity space, the incidental
open space required to be interspersed throughout the
residential area may be reduced to 7.5% of the total
zoned residential area.

Any development shall be so designed to maintain
maximum views of the Sugarloaf from Cookstown Road.

Municipal District Boundary
Settlement Boundary

CE Community & Education AQOS Active Open Space

L] C_1
E 7C Town Centre I ©s' Open Space
1 Lss Local Shops & Services I 052 Open Space
_ F1 Fmplnyment r.-z

[ —
1

| —

1

[ 1 RE Existing Residential
| - R Special New Residential Conservation Araa

[ 1 R20New Residential

[—] R15New Residential

—

K10 New Kesidenbal

PU Publie Utility

T Tourism

Site area includes adjoining
CE zoned lands on the north-
west corner

Bray Municipal District Local Area Plan (2018-2024)
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00 Introduction

0.6 Boundary landscape

Hedgerow with scattered mature trees at Cookstown Road Boundary

Agricultural Boundary, Overgrown with small tree species at North West Boundary
Hedgerow with varied early to mature tree species, overgrown at North West Boundary
Agricultural Boundary, unmanaged hedgerow with small tree species at West Boundary
Hedgerow with scattered mature trees at South West Boundary

Tall trees at Linear Park on South East Boundary

A:
B:
C:
D:
E:
F:
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0.7 Site photographs
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01 Context

1.1 How does the development respond to its surrounding?

The context of the site has been carefully considered and
opportunities/constraints informing the design include:

e Frontage along Cookstown Road
e Topography

e Maintaining existing boundaries
e View of the Sugarloaf

e Action Area Plan

Frontage along Cookstown Road

The proposed development improves on the existing
situation along the Cookstown Road, by creating a new
active frontage that will provide passive surveillance and
a safe pedestrian link towards the school and Enniskerry
village. The frontage was developed to be sensitive to: the
existing trees and hedgerow along the Cookstown Road;
the site topography; and to enhance and maintain the
superb view of the Sugarloaf to the south.

2no. 3-storey Duplex units are located to the west of the
main entrance, along the Cookstown Road. These units,
which are set back from the road, are separated from the
road by existing trees and hedgerow, as well as new planting
and a new public footpath.

The blocks form a robust and active streetscape to the
road, addressing and interacting with the road. By locating
duplex units in this location, it has allowed access to the
ground floor units from the new public footpath, which
provides activity and passive surveillance along the proposed
footpath. This connection would not have been possible if
houses had been located in this position. The ground floor
units have a private area of landscaping as a buffer between
the footpath and their front door.

SITE BOUNDARY

- =~

e

= Hth

Ground floor unit 1
New T Groun]floor

Landscaping Footpath nit gardens

T Existing &
Footpath New Trees &
Hedgerow

Ground floor
unit gardens

Cookstown
Road

Setion & /a thrg Du/ex Block A1 a/o e Cookston Roa



01 Context

1.1 How does the development respond to its surrounding?

We further developed the scheme to take into account
ltem no. 2 of the An Bord Pleanala opinion, which reads as
follows:

“The prospective applicant should provide further
justification and/or detail in relation to the proposed
interface with the Cookstown Road, having regard to the
apparent level differences from the road to the site, and
the potential need for retaining walls. The applicant should
provide detailed elevations/cross-sections/photomontages
and CGl’s showing this interface. Further consideration of
this issue may require an amendment to the documents
and/or design proposals submitted.”

In response, we made the following amendments to the
Duplex A block along the Cookstown Road, as well the
Duplex B block located to the south of this block:

Dropped the Duplex blocks into the landscape
Reduced the height of the roof
Split the blocks into two separate units

The height changes have reduced the overall height of the
blocks by 2.6m. A more sympathetic relationship is created
between the blocks and the road. The land banks down
gently towards the road from the Duplex block A1 & A2.
Splitting the blocks into two, has also reduced the impact
of the units from the road.

The creche design was developed to improve the
architectural articulation in relation to its location on the
site, and to match the aesthetics of the overall scheme. It
has a relationship to the Cookstown Road, as well as the
existing school and the new scheme behind. The creche can
be accessed from the new public footpath as well as from
within the scheme. The landscape slopes down gently from
the creche towards the road.

To the east of the main entrance is a large landscaped open
space, which provides an attractive view into the scheme
as well as maintaining the existing boundary trees and
hedgerow.

Parkside Development by Cairn Homes: Demonstrates Passive Surveillance & Active Frontage

Page 14




01 Context

1.1 How does the development respond to its surrounding?

Topography :
The main entrance and the central access road through the \
site, are located at the lowest part of the site. This facilitates St. Patrick  «

a gentle connection into the site from the Cookstown Road Church

and maintains the view of the Sugarloaf as per the LAP -

& AAP requirements. Character areas are created off this
central road, where houses follow the topography of the
site, rising up towards the higher boundary areas to the east
and west.

W

The Duplex blocks have been placed in the lower areas of
the site, to the north and east, which exploits the existing
topography and minimises their impact on the scheme and
the surrounding areas. By dropping Duplex blocks A1, A2, . ¥
B1 and B2 into the landscape and redesigning their roof : S Q\J - /\\{\‘{ o

profile, their impact has been reduced further. Efrscou\(

ognal S/ch]cl]x

Dargle i/alley Field
Archery Course

gizje Topography - Topography Strategy
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01 Context

1.1 How does the development respond to its surrounding?

Maintaining existing boundaries

The Landscape Report contains a detailed description of
the boundary strategy for the scheme. We outline here a
summary of this report:

Northern boundary: Retain all the large trees other than
those that require removal due to being assessed by the
arborist as unsuitable for retention regardless of the e =[] e e
proposed development. Retain or replace the existing = FRtas o =ty —

hedgerows with a new species rich hedgerow. ‘

Southern boundary: Retain the hedgerow where suitable
and enhance with supplemental planting and management.
Where the hedgerow is extremely poor it will be replaced
with a new species rich hedgerow.

Eastern boundary: Prune back any overhanging limbs that
may interfere with the proposed development. Throughout
the design process care has been taken to avoid any impact
on these trees so the long-term retention of the trees is not
affected.

Western boundary: The extant permission for housing on
the lands to the west of this boundary permits development
up to the property ownership boundary (the fence line) for
a significant section of this boundary. Part of the section
of hedgerow in the north east of the site falls within this
development and is scheduled for removal. With the impact
of the adjoining development on the hedgerow and trees
considered it is prudent to propose the removal of this
hedgerow where it is adjacent to development and install a
new boundary treatment. The proposed boundary treatment
is to use a durable timber fence and concrete posts where
private gardens abut the adjoining development.

Landscape Masterplan
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01 Context

1.1 How does the development respond to its surrounding?

View of the Sugarloaf

One of the constraints in the LAP & AAP, that has determined
the overall layout of the scheme, has been to maintain
maximum views of the Sugarloaf to the south from the
Cookstown Road. This led directly to the introduction of
the central green avenue, which directs your eye towards
the Sugar Loaf, and maintains this view through the site.

Although this is a constraint, it also contributes to the
distinctiveness of this site and provides a superb view for
the future residents of the scheme.

Action Area Plan

The AAP for this site established the following key structuring
principles:

e Site entrance must be from the Cookstown Road
e Maintain maximum views of the Sugarloaf

e Establish a public park along the full southern and
western boundary of the overall action area plan lands

TR

<43

e
Enniskerry

St. Patrick
Church

P Dargle ;/alley Field
Archery Course

Tinnehinch Fishery

Opportunities & Constraints Diagram

Cooktown River

Dargie River

LEGEND

Subject Site boundary
Scalaheen Ltd lands

High voltage power lines
Existing Woodland

Land with sport activity
Maintain maximum views
Links to pedestrian lane

Exisitng watercourses

Existing pedestrian cyclist trails
Exisitng bus stops

Prevailing wind

Establishment of the Public park
- Enniskerry Town Plan 2016-22

Existing hedgerow and trees
Access point

Possible pedestrian and cycle

link
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02 Connections

2.1 How well connected is the new neighbourhood?

Proposed road and path networks will connect the R\
development with surrounding recreational, retail and Enniskerry
educational services in the area. JONTLERRNE

Enniskerry Village Square is within walking distance from
the development, being 850m approximately from the
entrance to the site. The village contains a wide variety of
shops and cafes.

Powerscourt National School is located directly adjacent to 3
the site at the north-west corner. A creche is proposed in the i csﬁ'upri:ick 5%
north-west corner of the scheme, which will complement

the adjacent school.

St Mary's Parish Church is within a 17 minute walk
approximately from our site and St Patricks Church is located
within a 5 minutes' walk.

There is a regular 44 bus route, which runs from DCU Helix
to Powerscourt via Dundrum.

The sites proximity to these amenities make it a well
connected and sustainable place to live.

- 3

L - A -3 . .
Dargle Valley Field *_ -~
Archery Course

~|"
‘i

—  Subject Site boundary Proposed access

-
~
A

Possible pedestrian and cycle link

RY
-
{]

e Scalaheen Ltd Site

—  Existing roads - -.  Existing pedestrian & cycle tracks

Proposed road --==  Existing Pedestrian Paths

sess  Proposed central tree lined street ----  Proposed Pedestrian Paths

Saint Patrick's Church
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02 Connections

2.2 Pedestrian and Cyclists routes

Vehicular and cyclists access to the scheme will be from the

north via Cookstown Road. Enniskerry

‘ xTown Centre

Pedestrians can enter the scheme at the following locations:

e Main entrance off Cookstown Road

e Through the Linear Park at the sorth of the site. This link
through the linear park will be from the park included
in the adjacent development on the Scalaheen Ltd site.

e Future potential link to/from the adjacent Scalaheen Ltd
site along the western boundary

A new footpath is provided along the north-west boundary / St Patrick
of our site, leading from the main north entrance, and st Church
along the north boundary of the existing school, leading
to the existing pedestrian crossing at the school pedestrian
entrance. A pedestrian crossing will also be provided to the
west of our main north entrance, which will connect to the
existing footpath on the opposite side of the Cookstown
road. This will connect up to the footpath leading into
Enniskerry village.

2 0

The routes through the Linear park will connect up to the
existing Lovers Leap Lane to the south.

R X\Q‘\
//%Wé’r/sco 'j
|

- Nati?nal %’c
Access routes and links within the site can be seen in the _ : 5 ,\\\.\
adjacent diagram and the legend below: G
—  Subject Site boundary : '

"""  Scalaheen Ltd Site

Existing roads
Proposed road
% Proposed site access

% Possible pedestrian and cycle link

Dérﬁl'éaalley Field

- .. Lovers Leap Lane trail '
Archery Course Dargle River

----  Existing Pedestrian Paths

----  Proposed Pedestrian Paths
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03 Inclusivity

3.1 How easy can people use and access the development?

New houses will meet the needs of a wide range of future Enniskerry
occupants from first time buyers, families with children and Town Centre
elderly people looking to downsize etc. The range of housing
typologies and quality of internal spaces and private open
space will fulfill the requirements of all future residents.
The principles of inclusivity for all age groups, universal
accessibility and sustainable development are applied to
ensure an inclusive and environmentally responsible design
solution.

All units are orientated towards the street. The overall site

is prioritising the movement of pedestrian and cyclists. The St. Patrick
clusters of dwellings are interconnected by streets and Church
home-zones are included to enhance connectivity for all J_F
users.

The subject land area provides a series of high quality public
open spaces. A linear park is located on the south of the
site, some smaller areas of open space are located at the
entrance to the development and at the centre of the
development. The duplex units are located among pockets
of open space which act as a green link network.

Private open space will be facilitated to the rear of each
dwelling house and through balconies/terraces for the
apartments/duplexes.

The public realm will be accessible to all. Public, private
and semi-private areas will be defined by soft and hard
landscaping treatments. We refer to Kevin Fitzpatrick

Landscape Architect drawings for more information. Subject Site boundary

Existing trees / hedgerow

All dwellings are oriented towards or overlooking the street

L . : . , " Dargle Valley Field *
contributing to the passive surveillance and overall security mm  Green corridor
i

22 2 . Archery C | D :
of the scheme. The building line created by each unit clearly RS argle River

defines the blocks’ edges to ensure there are no physical
barriers to views to and from the site. ~ (Enniskerry Town Plan 2016-22)

Open Space / Linear Park

- -
- " = om omom o

eee= Proposed tree lined streets
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04 Variety

4.1 How does the development promote a good mix of activities?

A good mix of open spaces are located throughout the
application lands providing a broad range of public;
communal and private amenity and leisure activity spaces
for all ages.

The creation of a linear park at the south of the site will
provide a public amenity to the existing local residents as
well as the new residents of this development. The park
will connect to Lovers Leap lane, which is an established
walkway that runs along the south perimeter of the site.

The site is in a very accessible location within Enniskerry.
The activities available in the surrounding area, including
Enniskerry Village, local churches and Powerscourt National i s o
School will be compatible with the new development. —— s

A new creche is proposed in the north-west corner of the
scheme, which will complement the adjacent school.

A mix of apartments / duplex, terraced and semi-detached
units contribute to the existing choice of housing types in

the area.
NAME TYPE NO )
Unit Types:
A 26 [ Type A- 4 bed
B/B1/B2 49 mm e B3 bed
D 2 Bl Type D- 4 bed
E, E1 28 Bl Type E- 4 bed
F/F1 4 BN Type F- 1 bed
A/B/C/D 56 B DUPLEX 2 & 3 bed
TOTAL 165 B Creche
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05 Efficiency

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

The proposed density makes efficient use of these valuable residential and serviced zoned All house, duplex and apartment types are dual aspect with many corner/end units having
lands and includes an appropriate quantum of public open space in different hierarchy and triple aspect.
quality linked through the main avenue.

The heights proposed are shown in the adjacent diagram and legend. Careful consideration

The public realm will be planted with a diverse mix of plants and tree species to create tree has been given to the design of the development to integrate the slope, minimising cut and
lined avenues. fill and retaining structures.

The layout and orientation of the scheme has respected aspect and views, to ensure both The scheme has increased the density on the site with the provision of 4no. three-storey
dwellings and areas of open space achieve light throughout the day. duplex blocks, which have been located in the low-lying areas of the site.

// werscou
/ National %c)(

o
A

£

Y i

Net Site Area

Community
& Education Zoning

Linear Park

= Subject Site
Boundary

GaF Course

Application Boundary and Net site area diagram
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06 Distinctiveness

6.1 How does the proposal create a sense of place?

The scheme has been designed to create a legible and
permeable layout with a range of dwelling types which,
together with the integrated landscape design and site
location, engender a definitive sence of place. The high
gaulity of finishes and materials used in the buildings
and landscape design create a high quality residential
environment.

As per the requirement of the Action Area Plan, the layout
has maintained maximum views of the Sugarloaf from
the Cookstown Road. The site strategy is based around
developing a new neighbourhood, with long distance views
from the entrance off the Cookstown Road to the Sugarloaf
to the south. The central green avenue as denoted in the
diagram below helps to provide this strong visual connection.
The new landscaped linear park, which is part of the scheme
will be a strong recognisable feature of the development as

Avenue & Pocket Parks

well as a positive addition to the community. It has been
designed as an ecological park with the aim of strengthening
local biodiversity while offering a range of uses to residents
of the local area. It provides seating spaces overlooking the

play area.

The park creates a continous green route along the south
of the site and strengthens the existing pedestrian route,
The Lover's Leap, along the Dargle River shown in yellow
in the diagram below. The existing hedgerows, which will
be retained, help to reinforce a rural aspect around the
boundary of the scheme.

The landscaped avenue through the scheme, leading from
the Cookstown Road to the park, will also be a positive

View towards the Sugarloaf

addition to the locality. The public green areas along this
route are designed as landscape spaces that offer the
opportunity for meeting, walking and formal and informal
play. The topography of the site has also influenced the
location of this main avenue along the low lying area / valley
of the site. The avenue includes natural play spaces and
activities using natural objects and materials.

The development will have a palette of brickwork and
textured render, which reflects the finishes found in the
local area.

Existing pedestrian trail along the Dargle River.

Page 28



06 Distinctiveness

6.1 How does the proposal create a sense of place?

Character Areas

Throughout the scheme there is a hierarchy of open spaces,
all passively overlooked.

Distinct character areas are provided in the following
locations, by nature of their surroundings and landscape:

e Area 1- Houses along the central green avenue

e Area2- Houses overlooking the Linear Park

e Area3- Houses along homezone areas

e Area4- Houses overlook the large landscaped open
space at the entrance to the scheme

e Area5- Duplex units with their dedicated amenity
spaces. The Area to the north-west also

includes the creche.
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07 Layout

7.1 How does the proposal create people friendly streets and spaces?

The layout of the scheme has been designed to create a — ae,
distinct character and sense of place, through the following S ! :
ch ~_

‘f 'St!Patricks Chur -
Sl &

devices: =
e An attractive entrance from the Cookstown Road at the
north of the site, with landscaped green open spaces on
either side and overlooked by houses and Duplex units.

e Careful consideration of the Great Sugar Loaf vista,
with a new green avenue running through the site from : f/«(“" Katiit‘ﬁ_lnélisfc-;hool
north to south and terminating at the linear park, which ‘ 7
integrates the landscaping elements of the scheme into
the overall development and gives views of the Sugar
loaf beyond. This avenue is designed as a space more
than a road, with pedestrian routes provided along the
road and through the green open spaces on either side.

e High quality and appropriate distinct landscape areas
for future residents, which will meet their recreational
needs and provide an attractive visual setting and asso-
ciated social amenity spaces.

e Special corner houses will side entrances to provide
active frontage to all spaces and passive surveillance.

_ _ o btionallMemorial #

e Homezone areas on quieter streets, creating intimate ge, Irish Girl Guides ¥,

spaces

e Houses along the east and west boundaries have be
positioned such that their gable walls face onto the
boundary, avoiding overlooking issues.

e 3-storey Duplex units at the north-west of the site have
been dropped into the landscape, reducing their impact
on their surroundings.
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07 Layout

7.1 How does the proposal create people friendly streets and spaces?

e 3-storey Duplex units along the eastern boundary have
been set back by more than 11m, with terraces at first
floor level located to the west of the block, avoiding
overlooking issues.

e A combination of on street and off street parking has
been designed into the layout providing a more animated
street along with high quality and usable landscaping
design

A creche has been provided in the land zoned as Community
& Educational Use. The vehicular access is from our site, with
pedestrian access from the Cookstown Road. It is located

adjacent to the Powerscourt Primary School to the west.

Site Statistics

Full Development Area 6.57 Ha
Net Development Site Area 5.17 Ha
Housing Gross Floor Area 2.07
Total Gross Floor Area 2.14
Site Coverage (Full Site) 18.57 % T
Subject Site boundary
Plot Ratio (Full Site) 0.315 Residential
Plot Ratio (Net Site) 0.40 B Community & Educational Use -
| location of the proposed creche
Units per Hectare 31.9
[0 Proposed open space
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08 Public Realm

8.1 How safe, secure and enjoyable are the public areas?

The central avenue, as well as all streets in the layout, have
active fronts on all sides, providng passive surveillance for T ‘g

safety throughout. Where gable ends of houses overlook
the avenue and streets, side entrances have been provided
ensuring that there are no inactive fronts. The Duplex blocks
to the north of the site, which are off the main central
avenue, have been designed with active feature gables,
adding to the passive surveillance of the scheme.

StA'Pé't‘:ri(:ks ChurchY =

,‘\'

The site layout proposal aims to create an interesting
unifying streetscape, which is rich in detail and diverse in
textural and spatial qualities, with open spaces and planting
lending a verdant and visually attractive atmosphere. Desire
lines through the landscape spaces are reflected in the
path layout and integrate with the general street layout to
provide a high level of pedestrian permeability.

A
Parking areas are considered as an integral landscaped
element in the scheme, with the majority of car parking
provided within the landscape curtilage of the houses, to
avoid a streetscape dominated by cars. Homezones are

created on less busy routes with shared surfaces for all.

Traffic is controlled through the scheme with the use of
raised tables and chicanes.

mmmmmmmms PRIMARY ROADS
spmmessmssmEEs SECONDARYROADS
! . HOME ZONES

(..............) POSSIBLE FUTURE LINK
(PEDESTRIAN AND CYCLIST ONLY)

I creen Link

Connectivity routes
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08 Public Realm

8.1 How safe, secure and enjoyable are the public areas?

Within the open spaces there are areas for informal children's
play areas, casual recreation and passive leisure. The quality
of these spaces is enhanced by the inclusion of features
such as, seating, paths, native planting and landform, and
the utilisation of environmentally appropriate materials.

The natural children’s play area, which is located in the

linear park, will be overlooked by the adjacent houses and
will comprise robust materials.

‘-, Ll

Scheme by Cairn Homes at Shackleton Scheme by Cairn Homes at Parkside
Park demonstrating active gable to demonstrating active gable to Duplex
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09 Adaptability

9.1 How will the building cope with change?

The proposed house type designs are based on good
practice lessons learnt by Cairn Homes Properties Ltd
through previous successful developments they have carried
out over the past number of years.

All house types are designed to meet the requirements
‘Quality Housing for Sustainable Communities’ (2007) and
in all instances more generous internal spaces are proposed
to increase the quality of the unit types.

Similarly, with the apartments they have been designed
to meet the requirements of ‘Sustainable Urban Housing:
Design Standards for New Apartments’ March 2018.

The homes will be designed and detailed to take into account
energy efficiency and will be equipped for challenges
that are anticipated from a changing climate. The houses
and apartments will be constructed to current Building
Regulation Technical Guidance Documents and these will
provide the minimal required standards.

Homes will have the potential to be extended without
ruining the character of the types, layout and outdoor space.

The structure of the homes are designed so that they can
in most situations be adapted to allow for ever changing
family dynamics.

The variety of house and apartment/duplex types within
the scheme also provides the possibility for residents to
move within the development as their living and or family
situation change.

; 7 e
The proposed scheme allows for a good mix of residents J T/
through-out the scheme and so creates a positive family : ‘ /e \\ S D

friendly community catering for the young to the elderly. Typical Living/Dining Layout Typical Living/Dining Layout
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10 Privacy and Amenity

10.1 How does the scheme provide a decent standard of amenity?

Communal Amenity Space Requirement & Provision

Each home has access to an area of useable private outdoor No.of | No. per Hectares Hectares
space. Each private rear garden complies with or exceeds Apartment/Duplex Unit Type Units Unit Requirement Provided
the WCC guidelines 'each housing unit should be provided Block AL, A2, B1 & B2
with an area of private open space at a rate of 0.64sgm of > Bed 16 0.0007 0.0112 0,021
private open space per sqm of floor area'. 3 Bed 16 0.0009 0.0144 0.025
Duplex units are provided with private amenity space at Total Residential 32 0.0256 0.046
both front and rear of the ground floor apartment units, Total Hectares 0.0256 0.046
while the upper duplex units are provided with a large Block C& D
terrace area. 2 Bed 12 0.0007 0.0084

, . , 3 Bed 12 0.0009 0.0108
Communal open space is also provided adjacent to the
duplex blocks, with the duplex units over-looking the spaces Total Residential 4 0.0192
providing passive surveillance. Total Hectares 0.0192 0.06

The design provides all houses and apartments with dual
aspect, and in some cases, triple aspect.

Homes are designed to prevent sound transmission by
appropriate acoustic insulation or layout. All houses and
duplex units are at least dual aspect. In a number of cases
the homes are triple access.

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

Typical Rear Garden
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10 Privacy and Amenity

10.2 Providing a good level of privacy

All residential units have been designed and located so that
a minimum of 22m between opposing first floor windows
is achieved. Windows are sited to avoid over-looking other
houses or the street and adequate privacy is afforded to
ground floor units by suitable set-backs and landscaped
areas.

Eastern Boundary:

The design of the 3-storey Duplex units, Blocks C and D,
along the eastern boundary have been developed to avoid
undue overlooking to the neighbouring property to the
east. The terraces for the upper units, which are located
on the first floor, have been located to the west of the
blocks, where they overlook the new scheme and not the
boundary of the site. These terraces are set back from the
new secondary road within the scheme. The blocks are in
excess of 11m from the eastern boundary.

Eastern boundary highlighted

Further south along the eastern boundary are 2 row of
houses, which have their gable ends facing the boundary.
These gables only contain obscure glass bathroom windows.
Therefore there is no overlooking issue.

Western boundary:

Along the western boundary, in the majority of situations,
only the gable end of the houses face on to the boundary.
These gables only contain obscure glass bathroom windows.
Therefore there is no overlooking issue. Where we have
2no. houses in the north-west corner of the site, close to
the boundary, the rear first floor windows are obscure glass
to avoid overlooking to the neighbouring site.

The gable of Duplex B1 has an obcsure glass bathroom
window at second floor. At ground floor there is a gable
window but this is below the height of the retaining wall
along this boundary. Therefore there is no overlooking issue.

Western boundary highlighted

Northern & Southern boundaries:

There are no overlooking issues to the north of the site along
the Cookstown Road nor along the southern boundary
where the houses overlook the new linear park.

At the northern boundary the Duplex units address the road,
where there is only rear gardens on the opposite side of the
road behind a row of mature trees and foliage. A large park
at the north-east of our site forms a buffer between the
houses and the road.

At the southern boundary the rows of houses, either side
of the central road, overlook the park. There are no houses
beyond that.

e

North & South boundary highlighted
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Section 3 - Running East to West

KEY PLAN

NORTH

SITE BOUNDARY
SITE BOUNDARY
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Gable end of proposed houses 3-storey Duplex units set back by more
facing the western boundary than 11m for the eastern boundary.

Terraces at first floor level located to
the west of the block.

+116.670

+119.54
11586
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Section 2 - Running North to South

KEY PLAN N

PART A PART B

SITE BOUNDARY

SITE BOUNDARY

No overlooking issues

SITE BOUNDARY

: Wy, .

No oyerlgoking issues

117.998
/X

+117.632
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11 Parking

11.1 How will the parking be secure and attractive?

On-street and on-curtilage parking in combination
with perpendicular parking is proposed and will be
overlooked by surrounding dwellings.

All houses and duplexes are provided with car
parking spaces designed with regard to the national
and local standards.

The Creche is provided with dedicated car parking
spaces.

Parking areas will comprise quality surface treatments
that promote sustainable permeable drainage and
are in keeping with the palette and quality of building
materials used elsewhere in the development.

Bicycle parking will be accommodated in the rear
private areas of each house dwelling. Dedicated
bike secure stores to the apartment/duplexes are
provided. All ground floor apartment units have a
private garden/terrace that can be utilised for bicycle
parking. Therefore they do not require secure bike
storage.

Covered visitor cycle parking will be provided
throughout the development and integrated into
the landscape scheme.

EV car charging spaces are provided.

Please refer to the parking schedule in the separate
HQA document.

Bicyc/e pérking space

L.h

Electric Vehicle charging point

Example of perpeuar car parking
arrangement located in family zoned areas

Car
Car Parking Space Visitor Bicycle
Unit Type Description . &3P Parking | Bicycle Parking No./Location ) 4
Requirement No Parking No.
Houses On-curtilage perpendicular 210 private garden private garden
Duplex Al & A2: Ground floor unit on-street perpendicular private garden
24
Duplex A1 & A2: Upper floor unit on-street perpendicular 24 (Secure bike storage)
20
Duplex B1 & B2: Ground floor unit on-street perpendicular private garden
18
Duplex B1 & B2: Upper floor unit on-street perpendicular 24 (Secure bike storage)
Duplex C & D: Ground floor unit on-street perpendicular private garden
36 20
Duplex C & D: Upper floor unit on-street parallel 40 (Secure bike storage)
Duplex F & F1 on-street perpendicular 4 private garden private garden
Creche on-street perpendicular 10 12
Creche on-street parallel 1
E-charging space on-street perpendicular 10
Public Park 10
Total 313 100 50
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12 Detailed Design

12.1 How well thought through is the building and landscape deisgn?

The choice of architectural style and finish reflects the
applicants desire to create a development which is
attractive, contemporary and robust.

All house and duplex units, as well as the creche, share a
similar architectural language which will bring coherence
to the development.

The materials proposed are durable and low in maintenance Roof Tiles
requirements. The design will incorporate the latest

technologies to achieve the highest standards in energy

efficiency.

Red coloured brickwork is featured as a plinth to the
house types and extended as double height projecting bay

features to the houses and Duplex units. g
, o UPVC or Aluclad Reconstituted
Textured render, which can be seen on many buildings Windows Stone

throughout Enniskerry village, is proposed. A red roof tile
finish is proposed. White coloured fascias and soffits are
proposed.

A double-glazed UPVC or Aluclad window system is
proposed for the scheme, incorporating opening sections
and sliding balcony doors.

Reconstituted stone sills, window surrounds and copings
are proposed, which are again a feature in Enniskerry.

A tiled canopy is proposed at the entrance doors and over
bay windows.

The creche will be finished in similar materials to provide a
coherent design.

CGl of the proposed scheme viewed from the large open space at
the entrance to the site and looking south-east
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12 Detailed Design

12.2 Landscape Design

The applicant places a great deal of focus on the quality of
the landscape setting for this residential development. The
detailed landscape proposals are dealt with in a separate
report produced by Kevin Fitzpatrick Landscape Architecture
who are appointed as the landscape architects for the
scheme.

To summarise the landscaping strategy from a site planning
perspective there are a number of landscape treatments or
typologies employed:

e Linear Park — enhances existing habitats and creation of
woodlands and meadows. To provide for amenity uses and
links to all adjoining landscape spaces and existing lane
to the south. Including natural play spaces and activities
provided using natural objects and materials. Proposed
seating spaces overlooking the play area.

e Green corridor — strong linear landscape through the
scheme including micro-woodlands, avenue and amenity
spaces.

e Local Green Spaces — New green spaces to provide for
passive and active recreation, including seating.

e Biodiversity links — Enhanced existing hedgerows and new
green elements.

Durable and low maintenance materials are specified by
the Landscape Architects for the hard landscaping in the
scheme. Car parking areas are integrated into the landscape
design, using small unit concrete paviors or flags for the
on-curtilage car parking and hard landscape areas to the
houses.
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13 Architectural Response to ABP Opinion

Please see below our reponse to the items raised in the ABP
Opinion.

Item 1: Vehicular/Cyclist/Pedestrian Movements

The diagram indicated on page 17 in Section 2.2 indicates
the routes through the site and towards Enniskerry Village.
H A new footpath is provided along the north-west boundary
of our site, leading from the main north entrance, and

along the north boundary of the existing school, leading

T T to the existing pedestrian crossing at the school pedestrian

entrance. A pedestrian crossing has been indicated on the

Cookstown Road, close to the entrance to our site. This
footpaths will connect up to the footpath leading into

Enniskerry village. Further information on this, as well as
the road layouts, are included in Barrett Mahony Consulting
Engineers drawings and report.

+116.70

SITE BOUNDARY

+103.06
1

Vehicular and cyclists access to the scheme will be from the
north via Cookstown Road.

Cross Section through the Duplex A1 block at the Cookstown Road -
indicates that the block has been dropped into the land and a gentle
bank is provided leading down to the Cookstown Road

Pedestrians can enter the scheme at the following locations:

e Main entrance off Cookstown Road

e Through the Linear Park at the sorth of the site. This link
through the Linear park will be from the park included
in the adjacent development on the Scalaheen Ltd site.

e Future potential link to/from the adjacent Scalaheen Ltd
site along the western boundary

>|
x|
<
[a]
Z
=)
e}
|
w
B
|

5% SITE BOUNDARY

Elevation/Section through the main green avenue looking west towards
the Duplex blocks at the north and houses in the centre and south
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13 Architectural Response to ABP Opinion

Item 2: Interface with Cookstown Road

The changes we made to the scheme to address this item
has been outlined on page 13 in Section 1.1. We noted
that the design of the Duplex blocks A1 and A2 along the
Cookstown Road have been amended in response to the
concerns regarding the level difference between them and
the road. These blocks have been dropped into the landscape
and their roof redesigned, thus reducing the overall height
of this blocks by 2.6m. They form a new strong and active
streetscape to the road, addressing and interacting with the
road. Access to the ground floor units of these blocks is from
a new footpath, which runs between the blocks and the
road, parallel to the road. This provides passive surveillance

along the Coosktown road and proposed footpath.
Overlooking/Overbearing
Section 10.2 page 36 addresses the issue of overlooking

and privacy. This section outlines the condition along the
boundaries of the site.

IR—

CGl of the scheme /'ed from the Linear Par /oking north-est B

Additional CGl's/Visualisations

Please see the report prepared by 3D Design Bureau, which
contains CGl's/Visualisations and verified views of the
proposed scheme.

Material & Finishes

The architectural approach to the scheme proposes the
extensive use of robust materials such as brickwork, textured
render and a UPVC or Aluclad window system to the
building envelope. These traditional materials will require
minimal on-going maintenance and have a long life-cycle
expectancy. Section 12.1 page 40 outlines the different
elements proposed. Page 41 discusses the landscape
finishes, which are explained in more detail in a separate
Landscape Report.

W oo O B Public Open Space

Privte Open Space

Proposed open space within the site clearly delineating
public, communal and private spaces

Section 8.1 on page 31 indicates the public, communal and
private open spaces within the scheme. Please refer also
to the Private, Communal & Open Space drawing included
in this application. There is a large public open space at
the entrance to the scheme to the north and at the Linear
park to the south. These spaces are connected by the green
avenue though the site, which includes a number of smaller
public open spaces, landscaped to offer a range of uses to
the residents and local community. Communal open spaces
are provided for the Duplex units to the north of the site.
Every house has its open private open space to the rear.
Every Duplex unit has either a ground floor private open
space or a private first floor terrace.

W Communal Open Space |58
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