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Site location within Dublin City

Aerial view of site from East towards St. Bricin’s

Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 4



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 5

This report was prepared by O’Mahony Pike Architects on behalf 
of BARTRA ODG Ltd for the development of lands at O’Devaney 
Gardens, Arbour Hill, Dublin 7. The proposed development on the 5.2 
Hectare site will consist of 1047 Homes and 2,294sqm of ancillary 
space including Retail, Café, Crèche and Community facilities. 

The Design Statement is submitted as part of the SHD 
application process to An Bord Pleanála (ABP) and provides for 
the comprehensive development of land zoned for residential 
development to provide much needed homes, publicly accessible 
open space and other facilities.

This report describes the site and its context, design evolution 
and the key aspects of the proposed development. It sets out 
how the scheme has responded to a range of different issues and 
outlines the proposals consistency with ministerial guidelines and 
key development standards as set out in the Dublin City Council 
Development Plan 2016-2022 and the guiding principles of the SDRA 
11 objectives and parameters for the site.

The core of this design response is to provide a distinct sense of 
place and community for future residents which is supported with 
quality amenities, a safe and secure public realm with overlooked 
streets, parks and play areas and a cohesive support of services, 
which will facilitate the requirements of this sustainable new 
development within its existing and established wider community.

1.0 Introduction
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2.1 Local Planning Context

The wider National Planning context of the National Development 
Plan and National Planning Framework and an accommodation crisis 
exacerbated by a reduction in residential delivery, due to CoVid 19, is 
set out in the accompanying Planning Reports.

This section focuses on the more local planning context of the Dublin 
City Development Plan.

The Dublin City Development Plan 2016 - 2022 designates the 
site as SDRA 11: Strategic Development and Regeneration Area 
Stoneybatter, Manor Street and O’Devaney Gardens and are zoned 
Z14 -  with the stated objective  “to seek the social, economic and 
physical development and/or rejuvenation of an area with mixed 
use of which residential and Z6(employment) would be predominant 
uses”. 

The key guiding principles of the SDRA are:
 

• the strategic location context of this site within the city (close 
to the amenities of the Phoenix Park, Heuston Station and the new 
Criminal Courts of Justice

• its potential positive contribution to the character of the city 
and the potential that exists for greater synergies to Stoneybatter and 
Grangegorman will be valued and promoted;

• development of a high-quality residential quarter comprising 
quality new homes supported by a complementary range of mixed 
commercial, community and recreational facilities;
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Future Development Should Provide:

• Attractive new streetscapes with mixed typologies of high-
quality accommodation

• Encourage community interaction and provide a focal point or 
meeting place for the wider local community

• Create high quality streetscapes accommodating community, 
commercial and residential uses to generate activity

• Encourage use of the space and provide passive surveillance

• Development of quality open green spaces consisting of a 
minimum of 15% of the site area

• Incorporate appropriate height transitions from site 
boundaries and avoid negative impact on adjoining residential 
boundaries;

• Permeability through the site will be promoted to integrate the 
location more successfully with the adjoining community.

• Opportunities for connections with streets to the north-east 
boundary with particular emphasis on walking and cycling routes and 
the physical integration of stoneybatter as streets/radial routes
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The subject site at O’Devaney Gardens is circa 5.2 Ha and sits within 
the established communities of Arbour Hill and nestled between the 
Phoenix Park to the west and the Wolf Tone Quays to the south.

There are a number of existing high quality public transport facilities 
are located within convenient walking distance of the development 
include bus routes on North Circular Road, Manor Street, Infirmary 
Road and the 46a route which serves the site, together with the 
mainline rail station and Red Luas stop at Heuston Train Station is 
within a 10-minute walk of the site.

The subject site is excellently suited for high density residential 
development due to its proximity to the city centre, adjacency to 
excellent public infrastructure and its orientation where apartment 
buildings can take advantage of the preferred east-west aspect.

2.2 Context Analysis
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Historic Analysis

This area of Dublin, together with the St. Bricin’s Hospital lands are 
located north of the former Royal Barracks (now Collins Barracks) 
and former Arbour Hill detention barracks. 

Prior to the construction of the new Saint Bricin’s Hospital in 1902, 
a late eighteenth century hospital, ‘Arbour Hill Military Hospital’, is 
shown on the 1837 Ordnance Survey map on the site of the 1944 
tuberculosis hospital of the Griffith’s Valuation map c.1850

St Bricin’s hospital was founded as the ‘King George V Hospital’ in 
1909 and was transferred to the authorities of the new Irish Free 
State in 1922. These somewhat disused buildings under the control 
of the Department of Defence, are important for the character of the 
area and share the eastern boundary of the development site.

The O’Devaney Gardens public housing complex was constructed 
in 1954 by Dublin City Council and originally consisted of 13 no five 
storey residential blocks with a modernist character. The project was 
designed as a mixture of social housing provided by the corporation 
with an added mix of private tenants. All blocks have been 
demolished on the site.
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Infi rmary Road

Central Criminal Courts

Oxmantown Road

North Circular Road

St. Bricin’s Military Hospital

Montpelier Gardens

The local context of the site varies in both character and scale. A 
mix of architectural styles reflects the life of the city where 3-4 storey 
Georgian Houses (equivalent of 5 storey) of the tree lined North 
Circular Road and the dominant St. Bricin’s Hospital campus, share a 
cityscape with contemporary buildings of the Court House and single 
storey cottages of the Stoneybatter.

Adjoining residential streets vary in tones of brick and render 
with strong terraces to narrow footpaths and some with defined 
thresholds. The treelined avenues of Infirmary Road and North 
Circular Road offer an opportunity to visually link this character of 
landscape through the site with a treelined Boulevard connecting the 
established community with the new and local development.

North Circular Road

The North Circular Road is a regional road and important 
thoroughfare on the northside of Dublin. It runs from the Phoenix 
Park in the west through Phibsboro, to North Wall in the east and is 
the location of a number of important Institutions. The primary route 
across the site will retain the connection from the North Circular 
Road to Montpelier Gardens to the south.

Stoneybatter

Swords Street or Thor Place connects to Aughrim Street from 
Halliday Road, providing the shortest route to the neighbourhood 
centre uses on Manor Street. The surrounding area is characterised 
by fine grain housing of single storey cottages and simple two storey 
terrace housing.  

Currently there is one connection through Thor Place/Swords 
street and it is anticipated that secondary road connections will be 
provided to physically integrate with the local community and the 
existing neighbourhood amenities to the east. These neighbourhood 
amenities of Stoneybatter include schools, wider community clubs, 
neighbourhood café and shops and the emerging Grangegorman 
Development and associated green Luas stop.

2.3 Character Analysis
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St. Bricin’s Military Hospital

Montpelier Gardens

St.Bricin’s Military Hospital

St Bricin’s Military Hospital is located along the immediate 
eastern boundary of the site with its impressive red-brick Victorian 
proportions dominating the character of the area. 

The institutional lands are currently in the ownership of the 
Department of Defence for hospital care and other administration 
uses.

The buildings on the site of St Bricin’s have potential to create a 
visual historic context to the future development of the SDRA lands, 
within which St Bricin’s has been included and identified for future 
regeneration by DCC. It is anticipated that the St.Bricin’s lands, 
which forms part of the SDRA zoning, will also be regenerated in the 
medium term once the Department of Defence departs the site.

Montpelier Gardens

The southern entrance road of Montpelier Gardens provides the 
primary access to St. Bricin’s Hospital lands to the east. This road is 
edged to the north with 2-storey rendered terrace housing and the 
southern boundary lacks enclosure and passive surveillance.

At the corner of Montpelier Gardens a site at Infirmary Road site 
awaits development by DCC and will offer mutual benefits and 
opportunities for social integration and regeneration of the area. 

Opposite the site, 2 storey brick and render terraced housing of 
Montpelier Park provides a mixed response to the streetscape. 
A short terrace creates a strong active frontage to the road at the 
existing junction with O’Devaney Gardens. The scheme is then 
setback overlooking a shared car park area to the street with further 
housing gabling and backing onto the Montpelier Gardens providing 
limited passive surveillance. A strong and cohesive streetscape will 
be required to counter this and improves the pedestrian and urban 
environment for the community.

Phoenix Park

The Phoenix Park is an unique asset on the doorstep of the city and 
in close proximity to O’Devaney Gardens, 1,752 acres in size, the 
second largest enclosed park in the world and Europe’s largest urban 
park. The Phoenix Park will provides the residents with an expansive 
amenity which contains sports, recreation and culture facilities and is 
within a 5 minute walk to the gate of the park.
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2.4 Challenges + Opportunities

Site Topography

The topography of the lands fall approximately 5m from the North 
Circular Road down towards Montpelier Gardens.

Site Boundaries

Defence boundaries to the west and north-east with low rise housing 
backing onto certain sections.

To the north the development shares the use and access of a 
lane with the rear of North Circular Road which must be retained, 
enhanced and provided with passive surveillance in increase security 
and amenity for the future residents.

Scale 

A variety of scales and massing surround the boundaries from single 
storey cottages, 2 storey terrace housing, 4-5 storey Georgian 
terraces on North Circular Road and the larger mass and scale  of 
the St. Bricin’s Institutional buildings (circa 5-6 residential equivalent). 
A transition in heights is required to respond and protect the amenity 
and quality of daylight to existing dwellings.

Surrounding Uses 

The site is served with a wide variety of neighbourhood uses on 
Manor Street, which is circa 10-15minute walk from the site. A mixed 
of local uses on the site would benefit the new community and further 
encourage identity and integration with the existing neighbours.
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Improve entrance points to development so to actively encourage 
movement and promote walking and cycling routes and connections 
to public transport and parks.

In consultation with Dublin City Council, the scheme looks to 
maximise all available linkages and site connections across the site. 
The primary route connecting North Circular Road and Montpelier 
Gardens to the south will cater for the main vehicular movements, 
including the existing bus route within the scheme.

A new local street connecting with Swords Street and Thor Place will 
provide the secondary route through Stoneybatter and providing the 
shortest route to Manor Street and the neighbourhood amenities of 
shops and facilities in Grangegorman.

Montpelier Gardens will be regenerated to provide a coherent 
streetscape east-west, providing an appropriate gateway to the 
scheme and the St.Bricin’s Hospital lands to the east. 

An extension to Ross Street to the north east corner of the site, can 
also provide a secondary route connecting directly to Oxmantown 
Road and through to Aughrim Street of Stoneybatter opening the 
scheme to the wider community. Consideration was given that 
this route should be considered a Green Route only for bikes and 
pedestrians so that vehicular movements would not increase along 
the street with the development of the scheme.

Additional potential for tertiary linkages to Ashford Cottages, Ashford 
Place and Montpelier Gardens was also considered with the scheme 
and the scheme has been amended to provide and maximise these 
linkages, encouraging the integration of the wider community to 
access, use and engage with the new amenities available within the 
proposed development.

Site Connections
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Dublin City Council are currently construction Block 01 to the north- 
west of the application site, providing a total of 56no units across a 
scheme of 2-4 storeys over basement. The proposed scheme is clad 
with a buff flecked brick and provides an undulated roof form to the 
proposed Boulevard. The proposed scheme will take cognisance of 
the scheme connections, scale, character and its relationship with 
the existing lane access retained to the North Circular Road houses. 

St Bricin’s Lands

To the east of the site, St. Bricin’s Military Hospital lands shares the 
boundary and includes an extensive complex of ‘buildings of potential 
heritage value’ (as described in the DCDP) and holds the ‘Focal 
Building’ of the SDRA 11 (the Chapel), which is located adjacent to 
the site’s east boundary.

The strong definition and strength of character of the adjacent 
St Bricin’s Hospital is a particular characteristic of the receiving 
environment. These areas can withstand change in their context 
without dilution of their own intrinsic character and help re-establish 
the areas historic character and sense of place.

The masterplan’s intention is to provide a vision for the lands, 
creating a clear identity with an appropriate response to its historic 
context and providing a future context which varies in character, 
scale and use. 

DCC Block 1

St. Bricin’s Lands boundary

DCC Block 01 under construction
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2

1

The low scale of the built form of the neighbourhoods to the west 
and east - with many small residential properties backing onto the 
site boundary are highly exposed to change on the site. A transition 
of scale from the single and two story cottages will be required to 
diminish overbearing and visual impact from any future development.

The SDRA 11 policy allowing for a mid-rise building among other 
residential building typologies, to establish a new residential quarter 
and to legibility and visual interest in the townscape. The existing 
contexts sensitivities require consideration and a design response to 
avoid undue negative impacts.

There is a clear vista from Montpelier Gardens entrance to St. 
Bricin’s Hospital towards the Wellington monument in Phoenix Park.

Significant townscape change is an intended outcome of the SDRA 
designations and policy. The DCDP states specifically that the 
redevelopment of O’Devaney Gardens has the potential to contribute 
to the character of the city. Whether this visual impact or change will 
be considered positive depends on its integration with townscape, 
its core urban design principles, the responsiveness of the proposal 
to the sensitivities and opportunities in the context, and the potential 
visual effects on the surrounding area.

View 2 // Montpelier Gardens

View 1 // Thor Place

Visual Impact
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2.5 SDRA11 Masterplan

SDRA 11 Masterplan Parameters 

DCC Masterplan versus UDPATED OMP masterplan diagram

A Masterplan was produced by Dublin City Council in 2010 to 
support the planning application of the Phase 1a development (under 
construction). The 2010 Masterplan suggested limited local retail and 
community uses on the basis that existing neighbourhood shops and 
recently developed supermarkets in the locality were sufficient to 
serve the area. 

Similarly, significant recreational and community facilities planned for 
the Grangegorman Campus will be accessible to the neighbourhood 
community inclusive of the O’Devaney Gardens development 
diminishing the need on the development site.

Fundamental to this strategy was “the need to overcome the isolated 
character of the site and its poor integration with the surrounding 
neighbourhood”. 

Connectivity, permeability, a ‘Sense of Place and Safety’ and good 
visual impression is required to provide an attractive and relatively 
quiet residential environment within the inner city.

The key Masterplan parameters set down within the SDRA 
Development Principles Diagram outline:

• the provision of a strong North-South connection or Boulevard 
connecting the North Circular Road to Montpelier Gardens

• Secondary connections and permeability to the east 
integrating with the surrounding neighbourhoods of Stoneybatter

• St Bricin’s Hospital campus is identified as a ‘Nodal Point’ 
within the lands and of potential Historic value

• Possible mixed use along a new streetscape creating a visual 
connection to the established community

• The provision of a large Public Open space to provide a 
sense of place

• Creation of an attractive streetscape to Montpelier Gardens to 
provide a sense of enclosure and amenable visual impression to the 
area with mixed typologies of high-quality accommodation.
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Masterplan Principles

While the DCC 2010 masterplan was used as key reference 
parameters within the proposed scheme, some of the stated policies 
have been superseded by later policy documents, in particular 
Sustainable Urban Housing: Design standards for New Apartments, 
Guidelines for Planning Authorities 2018, and Urban Developments 
and Building Heights 2018.

This proposed scheme aligns with the key Masterplan parameters 
and the SDRA objectives for the site and surrounding context as set 
out within the DCC development plan.

This diagram highlights the delivery of these strategic principles 
within the proposed scheme and describes the delivery of those 
key masterplan parameters translated and integrated into the 
developments public realm strategies:

• Secondary connections and permeability 

• Delivery a central Boulevard North - South

• Define a clear hierarchy of streetscapes.

• Create a Sense of Place and Legibility

• Enhance the heritage context of St. Bricin’s.

• Create a distinctive attractive setting.

• Provide a central open space and amenity.

• Provide an attractive streetscape and sense of enclosure to 
Montpelier Gardens.
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3.1 Masterplan Layout

The masterplan’s intention is to provide a vision for the lands, 
creating a clear Sense of Place with an appropriate response to 
its historic context and providing a future context which varies in 
character, scale and use. 

The site sits within an SDRA zone, which includes the historic red-
brick forms of St. Bricin’s Military hospital (circa 5-6 comparative 
residential storeys) and is wrapped with various existing housing 
typologies from single storey cottages of Stoneybatter, to 3-5 storey 
Georgian Terraces to the North Circular Road.

Block 01, a DCC Residential Development of 56no. units, is currently 
under construction, will initiate the creation of a new character and 
scale within the site with 2-3 storey housing and apartment heights of 
circa 3-5 storeys upon the entrance from North Circular Road.

The delivery of pedestrian, cycle and vehicular connections through 
the site will engage with the wider community and is a key design 
parameter of the proposal. A hierarchy of streets and spaces will 
engage with residents and visitors, providing an interesting and 
dynamic place to live and play. A mix of uses and supporting 
residential amenities will work to integrate the new residents and 
strive to create a healthy sustainable community.

The public realm of parks, streets and spaces are key organisation 
elements for the masterplan. Desire lines are considered from 
existing housing communities and pedestrian routes proposed to 
provide a necklace of space, playgrounds, community uses and 
connections across the site.

Building forms respond and orientate to overlook and engage with 
the extension of streets through the scheme and will provide passive 
surveillance to the public domain and communal garden areas. 

Heights and massing of the proposed buildings have been developed 
to consider, frame and provide a proportional sense of enclosure to 
the various public spaces and streets, creating a quality urban living 
environment with a modulation and variety in massing, elevation, 
material and form across the scheme. This will create a new sense of 
home and a distinctive quality and language of place at O’Devaney 
Gardens.

Please refer to BMA Planning Statement of Consistency for 
summary of planning policy and urban development which sets out 
the imperatives for high quality urban design, building height and 
scale with a strong focus on intensification of urban activity based 
on priority to public transport and encouragement of pedestrian and 
cycle movement.

Central  Park

BLD.02 
BLD.04

BLD.05

DCC 01A 

BLD.07
BLD.06

BLD.09

BLD.10

BLD.08

Northern Park

[ layout 
indicat ive]

Residential Regeneration

SDRA 11 Regeneration Boundary

Application Boundary

Proposed Bus Stop

Public Open Space

Play Areas

St. Bricin’s Buildings

Creche Facility

LEGEND

Masterplan Strategy Diagram
[Layout indicative in St Bricin’s Hospital Lands]

BLD.03

St.  Br ic in ’s 
Hospi ta l  Lands
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Vehicular entrance

Pedestrian/ Cycle entrance

Access to Podium Parking 

Proposed Bus Stop

Treelined Boulevard

Local Street

Link Streets

Public Open Space

Community Facility

St. Bricin’s Buildings
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3.2 Site Movements and Connections

Treelined Boulevard & Bus Stop
A new central tree-lined Boulevard is proposed running north-south 
providing a connection from North Circular Road to Montpelier 
Gardens and onto Infi rmary Road. This boulevard has been 
designed to cater for an existing Dublin Bus route and cyclists on the 
carriageway.
Provision is made for a bus stop on the boulevard at the centre of the 
site, adjacent the Central Park with an adjoining Café and playground 
area.

New Local Street / Swords St Extension
The new Local Street extends the existing Swords Street or Thor 
Place into the heart of the scheme and connects with the Boulevard. 
This street will ensure vehicular, cycle and pedestrian permeability 
with the local community of Stoneybatter connecting with Manor 
Street and the wider neighbourhood area to the east. A mix of 
local supporting uses will create a vibrant streetscape encouraging 
further integration between the existing and future residents of the 
community.

Montpelier Gardens
Montpelier Gardens bounds the southern boundary of the site and 
provides a connection from Infi rmary Road to the west, to the new 
Boulevard and continues east into the St. Bricin’s Hospital Lands. The 
Department of Defence secures the eastern boundary of the site and 
no through route or physical permeability is permitted at this time. 
A security hut and barrier existing at the entrance to the St. Bricin’s 
complex at the Montpelier Gardens road boundary.

Montpelier Park is accessed to the south from Montpelier Gardens 
and is sited opposite the subject site.  This existing housing layout 
with an ad-hoc carpark to the street provide a weak sense of 
streetscape, poor passive surveillance and enclosure to the street.

The proposed scheme will provide a strong, cohesive, and 
engaging streetscape to Montpelier Gardens to counter the current 
arrangement. All dwellings at ground fl oor are own-door access to the 
street, with reception and lounge spaces of the apartment building 
animating the street corner with the Boulevard.  Trees and planting 
are proposed to the streetscape to create a quality public realm 
for the residents and disabled parking is provided at street level to 
improve accessible.

Above: South Elevation onto Montpelier Gardens

Above: Movement  Strategy Diagram



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 24

Green Links

Green links, which looks to increase permeability and continue 
existing street connections into the site, are proposed at 4no. 
locations from Montpelier Gardens, Ross Street, Ashford Place and 
Ashford Cottages. Each green link provides a pedestrian and cycle 
friendly environment as the movement of vehicles is only permitted 
and designed for the fi re brigade in the case of emergencies.

These car-free environments will improve the safety of the public 
realm for play, rest and access for all generations, provides a quieter 
residential neighbourhood, increase passive surveillance through 
the clear visibility of the public realm from dwellings and encourage 
integration and engagement with the wider community from the 
provision of open and accessible boundaries.

Linear Public Realm

A new greenlink or Linear Public Realm, is proposed from Montpelier 
Gardens / Montpelier Park north between blocks 9 and 10, trans 
versing the Central Park taking in the views towards St. Bricin’s, 
and connecting to the Local Street as it continues between blocks 
6 and 7. This pathway is provided to encourage the integration and 
engagement from the local existing community, provide clear walk 
ways through the scheme and opening up the amenities of park, 
playgrounds, streets and spaces to the wider community.

3.2 Site Movements and Connections

Above: View 3, from Montpelier Park towards new Street on Montpelier Gardens

Left: View1, along the green link through the Northern Park to Ross Street Left: View 2, along the Linear Public Realm looking at Block 05 and the 
Community facility

1

3

2
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Ross Street Extension      
A new greenlink is proposed from Ross Street continuing its existing 
grid alignment into the scheme. The fi gure ground of the Crèche 
(Block 3) and Block 2 apartments continues the built edge with the 
existing cottages of Ross Street to knit the scheme back with the 
adjoining streets and neighbourhood.
This greenlink is framed to the south by Block 5 apartments with 
ground fl oor units provided with gates and own-door access to the 
public realm  creating animation and private ownership to spaces 
along the green link.

This pedestrian streetscape culminates with an Urban Public Space 
as it connects with The Boulevard and is framed to the west by Block 
1 (currently under construction by DCC) and animated at ground fl oor 
by reception, lounge spaces of the residential amenity of this building. 
On arrival at the Urban Public Space the pedestrian is clearly 
orientated south by the vista towards the taller nodal building of Block 
7 at the junction with the Local Street beckoning towards the retail 
street and park beyond or northwards the North Circular Road which 
narrows in aperture to the street.

Ashford Cottages & Ashford Place
In consultation with DCC the scheme has been amended to provide 
further pedestrian connections or greenlinks from Ashford Cottages 
and Ashford Place into the Northern Park, which will provide a public 
space with associated community uses and gardens. Please refer 
to the Landscape Architects Design Statement for further details 
with regards to the character of the public parks, urban spaces, 
streetscapes and the public realm.
Link Street 

The Link Street is provided for access to the houses of Block 4 and 
the parking below a podium garden of Block 5. This streetscape has 
been designed with Cronin Sutton Consultants engineers to caters 
for cars and service vehicles and provides designated footpaths 
paths for pedestrian and cycle connections from the Northern Park 
to the Local Street, soften vistas with landscape and integrate the 
on-street parking into a coordinated public realm approach to create 
a residential streetscape as its joins the Northern park and its green 
links into Stoneybatter.

3.2 Site Movements and Connections

Above: View 1, looking along the Boulevard towards 
the urban open space and the new greenlink

Above: View 2, looking from Oxmantown Road towards Ross Street 
and the new greenlink.
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3.2 Site Movements and Connections

Existing Shared Lanes & Block 01 DCC

 The existing lane to the northern boundary of the site is retained and 
reimagined to create a safer public realm and shared streetscape with 
the rear boundaries of the houses which front North Circular Road. 
The current character of this lane is defensive, run-down and quite 
narrow with provision for vehicular service access to the rear of these 
dwellings only. 

The development potential of the rear gardens of North Circular Road 
are restricted by the depth or length of the plot. The longest garden 
measures circa 24m from back of house to the lane. These gardens 
are not as long as most of the adjoining terrace which back onto the 
DCC development of Block 01, currently under construction.

Block 02 has been setback from the northern boundary and the 
existing structures to this lane by 10-14m, creating a more amenable 
space to the lane and allowing for the development potential of the 
opposing plots with probable mixed uses which would not require the 
setback or private open space provision of residential development.

Own-door units are provided at ground fl oor to this lane to activate 
and over-look the public realm providing passive surveillance and the 
bike park serving Block 02 will add activity and movement. 

Only cars servicing the houses of North Circular Road and the ESB 
sub-station at the end of this lane are expected to utilise this lane. 
Bins for the crèche (Block 3) are collected at kerb edge on the 
Boulevard and parking is provided within the adjacent central block 5.  

Above:Extract Ground Floor Plan showing shared lane

Above:Section A through Block 05, greenlink, block 02 
and the new Shared Lane

Above: View 03, GCI view of the Shared Lane
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3.3 Sense of Place and Identity

An overall vision for the lands is to create a distinctive sense of place 
for the scheme which, at its core, is a central public park with a clear 
relationship to its existing context of the St. Bricin’s Hospital. A new 
treelined Boulevard acts like a spine through the scheme, stitching 
public streets, parks and home zone spaces. Views and vistas 
through the development open out as you move along the boulevard 
reinforcing a sense of place, orientation and connectivity across the 
new development.

Identity

The heart of the scheme is characterised by a large central open 
space which is framed by the animated apartment buildings which 
provide passive surveillance and enclosure to the park. The heights 
are proportional to the space and the back-drop of St. Bricin’s.

The historical heritage buildings are central to vista and are framed 
within the public realm creating a clear relationship of this space to 
place. 

The public walkway or linear public realm through the central park 
provides integration connecting with the local community and the 
key-note building of Block 09 act as wayfinding elements along the 
walkway, framing views and guiding pedestrians through the scheme.

Shared Community Spaces 

In consultation with DCC, the scheme has been amended to provide 
a Northern Park connecting with Ross St, Ashford Place and Ashford 
Cottages which looks to preserve a shared community space at this 
location, integrating the proposed development with the Stoneybatter  
residents to the north east. 

A new community crèche (Block 3) sits as a colourful backdrop to 
this park working as nodal destination for families overlooking a play 
area and landscape spaces for the community.

Left: View 1, Aerial view looking East through Central Park and St Bricin’s
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3.4 Interface with St. Bricin’s

The proposed site strategy or masterplan prepared by OMP, included 
all lands within the SPRA 11. The site strategy took cognisance of 
the key objectives and parameters set out within the development 
plan, in particular to retain the chapel in St Bricin’s as a focal point 
within the scheme. 

The approach to the development of the O’Devaney Gardens site 
looks at an active land management approach as referred to in the 
core strategy and paragraph 6.5.4 of the DCC development plan. 
The proposed masterplan strategy included the integration of the 
St. Bricin’s lands to create a vision for the strategic development 
and regeneration of the lands with the existing Stoneybatter and 
Montpelier Gardens community both within an urban context and 
social integration. 

The proposed development seeks to provide attractive new 
streetscapes with mixed typologies of high-quality accommodation to 
Thor Place and Montpelier Gardens with a high-quality public realm 
and active street frontages.

The architectural language and form of the proposed scheme looks 
to promote a new sense of identity within the area and encourage 
a complementary response in massing and streetscapes with the 
adjoining regeneration lands of St. Bricin’s.

The submitted CGIs highlight the opportunity for a new streetscape 
to Thor Place / Swords Street. This revitalised local street will 
connect the future O’Devaney Garden residents with the existing 
Stoneybatter community and is a key link to Manor Street and its 
neighbourhood centre.

Above: Proposed Elevation to Montpelier Gardens

Above: View 3, Sectional elevation of Block 07 and 06 through Central park and St Bricin’s
3

2



Above: View 1, Masterplan Massing diagram of future development of the
remainder of the SDRA lands at St Bricin’s looking north west

[Layout indicative in St Bricin’s Hospital Lands]
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Development Potential of St Bricin’s lands 

The DCDP states specifically that the redevelopment of the SDRA 
11 lands has the potential to contribute to the character of the city 
with significant townscape change an intended outcome of the 
designations and policy.  The proposed scheme on the O’Devaney 
lands has considered both the sensitivities and opportunities of the 
St. Bricin’s lands through the development of a masterplan for the 
entire SDRA 11 area, as submitted in this design statement

The design team reviewed the probable re-development potential 
of the St. Bricin’s site for a mix of uses e.g. hotel, office, residential 
or educational. The masterplan strategy has assumed the 
demolition of some trierarchy building forms to the boundaries and 
the regeneration of the central buildings which accommodate the 
hospital.

The proposed scheme proposes that a 27m section of the existing 
eastern boundary of the site with St. Bricin’s lands would be removed 
as part of future redevelopment of St. Bricin’s, subject to a separate 
future planning application. 

Please refer to Landscape Design Statement for the proposed 
landscape boundary treatment to the shared boundary with St. 
Bricin’s which would be removed to provide a 27m wide connection 
to the adjoining lands in the future, if so permitted. This integration 
and condition would allow future access along this boundary and 
connect the lands to the central park for full use and enjoyment of 
the public amenities as per the objectives of the SRDA.

3.4 Interface with St. Bricin’s



Above: View 3, Proposed development along Montpelier Gardens looking towards the 
Wellington mounment

3

[Layout indicative in St Bricin’s 
Hospital Lands]
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The proposed location, layout and orientation of Blocks 6 and 10 
adjacent to the eastern boundary,extend towards the boundary to 
engage with the St Bricin’s chapel as a ‘focal building’ as guided by 
SDRA11.

The proposed masterplan indicatively shows new block forms within 
St. Bricin’s complex that can integrate with the existing historic 
buildings and provide a cohesive and realistic layout which can meet 
the objectives of the DOECLG Urban Design manual. The new block 
forms are practical in length and width to accommodate the medley 
of uses and sit comfortably within the context of the hospital lands 
and the proposed scheme with setbacks between adjacent buildings 
upwards of 26m provided.

The orientation of the new building forms, perpendicular to Swords 
Street will also remove overshadowing to adjacent blocks and 
the layout considers the alignment and physical connection to the 
existing St.Bricin’s complex of buildings.  

The proposed masterplan also looks at the opportunity and 
challenges for connections, integration and the receiving environment 
within the public realm. 

The proposal seeks to create key pedestrian linkages through St. 
Bricin’s from 

a) the central park to integrate the historic context back into this new 
vibrant community; 

b) creating new pedestrian linkages across St. Bricin’s from Thor 
Place south to deliver a short route to the Luas and Wolf Tone Quay 
and 

c) secure the boundaries to the rear gardens of the adjoining 
dwellings to protect their residential amenity and create a transition in 
height towards the centre of St. Bricin’s.

3.4 Interface with St. Bricin’s

Above:View2,  looking East of the Masterplan Massing of future development for the remainder of the SDRA lands at St Bricin’s.
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3.5 Public Parks

Central Park        

The heart of the scheme is characterised by a large central open 
space which is framed by the animated apartment buildings which 
provide passive surveillance and enclosure to the park. The historical 
heritage buildings are centre stage and are framed within the public 
realm creating a clear relationship of this space to place. 

The park is provided with active uses such as a MUGA and 
playground and is overlooked at the north-west corner by a café and 
south facing terrace, which is in close proximity to the bus stop. All 
dwellings at ground floor are access from the park and are provided 
with private terraces, setback behind a 1.5m planted threshold or 
landscaped buffer from the public realm.

The St Bricin’s complex of buildings is contained within the SDRA 
and is currently used and controlled by the Department of Defence. 
The proposed scheme responds to the SDRA by directly engaging 
with the historic buildings providing a layout which allows the St, 
Bricin’s lands to integrate in the future. In a redevelopment scenario 
of St. Bricin’s it is envisaged that the public park would be extended 
into St Bricin’s focussed on and around the ‘chapel building’ and 
through the removal of 27m of the eastern boundary wall between 
blocks 6 & 10 to the park.

Please refer to the Landscape Design Statement for further 
information on the character of the public spaces, the treatment 
to thresholds with public routes and the proposed landscape 
considerations to streets and boundaries. 

Above: View 1, Central Park, public open space

Left: View 2, Section through boundary wall at St Bricin’s
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3.5 PublicParks

Northern Park

A public park is proposed to the north of the scheme to engage 
and integrate the proposed development with the Stoneybatter 
community connecting with Ross Street, Ashford Cottages and 
Ashford Place.

The park will provide a community space to engage with the 
greater community seeking to engage and integrate the proposed 
development with the Stoneybatter community. Pedestrian access 
this public space from the adjoining streets and a new community 
crèche overlooks the park acting as nodal point for the young 
families. 

A sequence of public urban spaces are created interlinked with 
paths, secondary landscaped spaces and which stem from the two 
main public parks, creating a necklace of pedestrian movement 
and permeability from the surrounding neighbourhoods through the 
proposed scheme. 

Please refer to the Landscape Design Statement for further 
information on the character of the public spaces, the treatment 
to thresholds with public routes and the proposed landscape 
considerations to streets and boundaries. 

Left: View 4, Section through 
boundary with Ashford Cottages

Above: View3, Northern Park, looking towards, Block 03 the Creche
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3.6 Uses and Street Frontages

A new vibrant streetscape is envisaged to provide enclosure and 
definition to the existing housing scheme to Montpelier Gardens. 
Apartments and residential amenities will overlook the street and 
on-street parking will create a residential character.

The treelined boulevard acts as a spine route weaving through the 
site linking all character areas into a necklace of spaces. A proposed 
bus stop is provided at the centre of the scheme to the central park 
where the scheme opens and integrates with St.Bricin’s. 

The west of this street is edged with 3 storey terraces which provide 
active frontages as all units are own-door to the street, setback 
by deep thresholds, which are railed and defined by the brick bin 
enclosure to their private realm.

Above: View 1, GCI view of junction between the Boulevard and Montpelier Gardens

Above, View 2, Sectional Elevation of the Boulevard looking west at houses and Duplex units
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3.6 Uses and Street Frontages

The opposing apartment buildings of blocks 7 and 9, provide private 
terraces behind deep thresholds of 1.5m to this streetscape. Own 
door access is provided to ground floor units along the boulevard 
and the central park to create a residential character to the scheme, 
animate street frontages and provide passive surveillance.  

A café is located at the south west corner of Block 07, overlooking 
the Central Park with the adjacent playground, MUGA and bus stop 
which serves the scheme. The café will spill out into this public space 
with a south facing terrace attracting the community to dwell, share 
and enjoy the amenities.

The local street connects with the Boulevard at the crux of the 
hill, with the taller element of Block 07 providing a sense of arrival 
and city scale within the scheme. The vibrancy of the active retail, 
community and amenity uses at ground floor, together with the 
entrances and movement of residents and visitors to the residential 
buildings, will attract the local existing community to participate and 
engage with this new quarter.

The community centre at ground floor to Block 5, located at the 
entrance to the scheme from Thor Place and the community crèche 
(Block 3), located at the entrance to the scheme from Ross Street 
works as bridging elements to support the wider community needs 
and weave this new development into the fabric of the existing urban 
realm. 

Above: View 3, CGI View along the boulevard looking north to Cafe and Central Park
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All edges, lanes, streets and paths are actively overlooked by 
dwellings and amenities with the scale of buildings proportional to the 
public space to provide a passive surveillance across wider spaces 
like parks and streets and landscape considered to provide privacy to 
dwellings at street level with planted buffers to step the public back 
from bedroom windows. 

3.6 Uses and Street Frontages

Above: View 1, along the Linear Public Realm looking at the Community facility on the Local Street

Above: View 2, elevation section along the Link Street looking at the retain units on Block 05
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These coordinated design considerations will increase security 
across the scheme, improve passive surveillance of public spaces 
and provide a safer residential quarter for the next generation to 
enjoy and share.

The mix of supporting uses, high quality public parks, spaces and 
landscape thresholds protecting the private realm of all dwellings, will 
provide a sustainable scheme which delivers an urban design quality 
with cohesive environmental considerations and an integrated mix of 
typologies to reflect a dynamic population of the city.

3.6 Uses and Street Frontages

Above: View 3, Aerial View looking over the Central Park and St Bricin’s in teh background.
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4.1 Principles of Massing Proposed

This site is centrally located within the Dublin metropolitan 
area, within walking distance of the city centre and a nearby 
neighbourhood centre, well served by all modes of public transport, 
and with access to extensive, high quality public open space. These 
characteristics offer the site an opportunity for a strategic scale and a 
high-density residential development.

Additionally, these lands are identified as part of Strategic 
Development and Regeneration Area (SDRA 11) in the Dublin City 
Development Plan 2016-2022 (the DCDP) which prescribes that 
the area will undergo profound change involving the reintroduction 
of higher density residential (and other) building typologies, which 
focuses on sustainable development and compact urban growth. 

The proposed development incorporates increased building height 
to enhance a new sense of place within the cultural context of 
St.Bricin’s and its townscape. The assessment of the existing 
character of the existing context, included within this submission, 
informed the decision-making in the organisation of 2-3 storey 
forms adjacent to sensitive boundaries, with the transition of height 
increasing towards the centre of the proposed scheme and SDRA 
lands which will orientate and frame views across the new public 
realm. 

The proposed modulated height and massing of 2-14 storeys takes 
regard of the topography of the land, responds to the existing context 
and character at each boundary, frames key views towards St. 
Bricin’s and enhances the legibility of the site from an urban design 
context of the city.

Increased building height above 24m is a significant component in 
making the optimal use and capacity of the site, which is a key urban 
location of Dublin city, and where this development should achieve a 
requisite level of intensity for sustainability.  

The form, massing and height of proposed development is informed 
by urban design parameters of context, place-making, distinctiveness 
and variety to provide a scheme which enhances the urban scale of 
the public spaces and streetscapes of the site with massing carefully 
modulated to maximises views, provide access to natural daylight, 
and minimise overshadowing. 

View 1
Looking south-east from North Circular Road
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Receiving Environment

4.1 Principles of Massing Proposed

Significant townscape change is an intended outcome of the SDRA 
designations and policy. The DCDP states specifically that the 
redevelopment of O’Devaney Gardens has the potential to contribute 
to the character of the city. Whether this visual impact or change will 
be considered positive depends on its integration with townscape, 
its core urban design principles, the responsiveness of the proposal 
to the sensitivities and opportunities in the context, and the potential 
visual effects on the surrounding area.

View 2
Looking east from Phoenix Park

2
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4.2 Height and Placemaking

The proposed layout and arrangement of massing and height were 
determined by a combination of: 

a) responding to the surrounding townscapes varying built form 

b) Permeability and legibility from the existing and potential streets, 
lanes and pedestrian links to the site and 

c) providing a new sense of place and identity for the 
neighbourhood through the organisation of the public realm and its 
responding built form and materiality. 

Looking north from Heuston Station
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Transitional Heights

The height strategy proposes 2 and 3 storey houses and 3 storey 
duplex buildings to secure the boundary and provide a transition 
height to the 4-8 storey apartment buildings and with the provision of 
two keynote locations of 12-14 taller elements to St Bricin’s Hospital 
Lands and the pivotal intersection of the scheme. 

Height variations within the building blocks are also intended to break 
down the massing of the buildings, increase daylight to communal 
spaces and to create visual interest in the streetscapes.

2-3 storeys of Block 4 and 8  

To the north eastern boundary, the 2 storey houses of Block 04 
provide a secure boundary to the single storey cottages of Thor 
Place and Ashford Cottages. The first-floor windows of these 3bed 
house types are provided with obscure windows to bathrooms to 
remove overlooking to this sensitive boundary.

Further to the study prepared by J.V. Tierney Engineers, we can 
confirm that these houses do not negatively impact the daylight to 
the existing dwellings.

Responding to the surrounding townscape 

varying built form

4.2 Height and Placemaking

Section BB
Section through the site 

Section AA
Section through Thor Place
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To the western boundary, the 3 storey houses and duplexes of Block 
08 provide a strong rhythmic stepping of form to the proposed tree-
lined boulevard. These 3no. short terraces create a coherent edge to 
the central public park and provide a secure boundary to the existing 
2 storey housing of Montpelier Gardens to the west.

The three typologies of Block 08 each respond specifically to their 
adjoining context and the garden arrangement of the Montpelier 
Garden houses. 

The 3 storey houses of Block 08a and 08b drop in form to provide a 
2 storey response to the rear with the bathroom window at first floor 
provided with obscure glazing to remove overlooking to back gardens 
of the existing dwellings.

Similarly, the 3 storey duplex units of Block 08c and 08d (type D2A 
and D2C) drop in form to 2 storey at the rear with the bedroom 
window at first floor orientated south to remove overlooking to the 
back gardens of the existing dwellings.

The 3 storey duplex of Block 08d has been designed to provide a 3 
storey bookend to the Boulevard (eastern elevation) at the junction 
with Montpelier Gardens. A modulated form of 2- 3 storeys is 
provided to Montpelier Gardens (southern elevation) to integrate with 
the adjoining houses on this street and provide a transition of form, 
height and architectural language. 

This typology echoes the form, material and architectural language of 
the adjacent Block 09 and 10, which forms a cohesive elevation and 
new steetscape to Montpelier Gardens.

A Safer Neighbourhood

This layout of both houses and duplex units will also contribute to 
passive surveillance as windows from living spaces and /or kitchens 
address public footpaths, parks and streets adding security and 
safety to all edges of the scheme. 

Section AA
Type H3A to Boulevard

Section BB
Type D2A to Boulevard
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The proposed streetscape to Montpelier Gardens of Bocks 09 and 
Block 10 modulate in height from 3 to 6 storey forms with ground 
floor units all provided with own-door access. This will create a 
strong active edge to the existing disjointed character of Montpelier 
Gardens and provide a coherent and legible streetscape towards St. 
Bricin’s.

The proposal will also provide a sense of arrival with a six storey 
form at the junction with the new Boulevard with vibrant residential 
uses, amenities and reception spaces at ground floor which will 
transform its existing character and provides a good sense of 
enclosure.

Block 09 & 10 to Montpelier Gardens

Contextual elevation to Montpelier Gardens
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Existing and potential streets, lanes and pedestrian links 
to the site

The proposed tree-lined boulevard, which provides a direct 
connection from the North Circular Road to Montpelier Gardens, and 
the New Local Street which intersects from Swords Street and Thor 
Place, generates an arrangement of urban blocks and associated 
forms. 

Each building responds selectively to its context, its topography 
and its requirement to provide a sense of place, surveillance and 
animation to the public realm, streetscape or skyline.

Block 09 to the Boulevard

The topography of the site begins to climb from Montpelier Gardens 
north towards the central park and Block 09 responds by providing a 
strong urban form of brick, which increases in scale to 8 storeys on 
arrival and opening of the central park.

4.3 Permeability and Legibility

Top Image:  View of Boulevard, looking north towards the Café
Bottom image: Contextual elevation of the Boulevard with Block 7 and 9 framing the Central Park
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Opposing Block 9 across the central park stands Block 07 which 
holds the northern edge of the central park and frames this wide 
public space with vertical forms of 8 storeys tied with 6 storey 
rendered inserts which break the mass of the block to the park, 
increase daylight to the communal gardens within and deliver an 
animated elevation and ground floor realm. A café and own door-
units access directly from the park and will create a truly vibrant and 
residential community environment.

As the Boulevard ascends further north it meets with the new Local 
Street which is an extension of Swords Street and Thor Place. 
This is a key junction and pivotal arrival point within the scheme 
where the building form can proclaim a sense of arrival to this new 
regenerated neighbourhood and improve the overall quality of our 
urban environments.

The proposed pivotal building of 14 storeys is located at this 
important street junction and its associated height, form and 
restrained architectural language will provide an appropriate sense 
of arrival, assists in modern placemaking and provides a positive 
contribution to the legibility of this new residential quarter within the 
local, town and city context.

Pivotal Building of Building 07

View of Block 7 as seen from North Circular Road
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The masterplan included within this design statement assessed the 
site within the context of the wider neighbourhood with regards to 
access, linkages and integrating the public realm. 

This has informed the overall layout and massing strategy for the 
scheme as building forms respond to key linkages and reinforce 
the clear hierarchy of movement and permeability across the wider 
neighbourhood. 

Increased heights of 8-9 storeys within parts of Block 05 and 
Block 09 are so located to make a positive contribution to place-
making, creating legibility within the public realm, framing views and 
reinforcing a coherent sense of identity and orientation along the 
pedestrians walk through the scheme.

Permeability & Legibility
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Ross Street & North Park

Ross Street was identified as a key link or desire line to the adjoining 
neighbourhood within the SDRA11 as its links to Oxmantown Road 
and extends into Aughrim Place connecting with Aughrim Street and 
the wider community area.

The proposed scheme looks to enhance and extend the alignment 
of Ross Street through the scheme provides a continuation of 
streetscape with the adjoining terrace. This extension of street is 
reimagined to provide a green route only, removing the car and 
inviting pedestrian and cyclist through the scheme to connect directly 
with the Boulevard and linking and integrating back with a new 
network of streets and public spaces. 

The proposed buildings of Block 2 and Block 5a frame this new 
public realm and provide a width of 23.5m between opposing 
windows. Communal entrance gardens, and deep landscaped 
thresholds buffer the private amenity of terraces at ground floor.

At the intersection with the Boulevard, the public path widens to 
provide a sense of arrival into the scheme and in turn the corner 
of Block 5 rises to 9 storeys to reinforce the hierarchy of this green 
route connecting the scheme with the wider neighbourhood. 

View 1 from Ross Street View 2
9 storey corner of Block 5
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Crèche & Block 02

A transition of heights is proposed from the existing single storey 
terrace of Ross Street towards the boulevard. The adjacent crèche 
building is linked with a perforated 2m wall which continues the scale 
of the existing terrace and provides an aperture to the play garden 
behind. 

The play garden sets the building form of the crèche back from 
the shared boundary and increases privacy to the single storey 
dwelling. The proposed Crèche and Block 2 create an animated 
roofscape as height transition from 2-3 storeys forms of the crèche 
and then increase in Block 2 from 5-6 storeys as it engages with the 
Boulevard. 

Aerial of Northern Park and Crèche with North Circular Road in the background Block 2 Crèche Ross street
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As per the permitted DCC scheme on the site (Block 1), the 
existing lane which services the houses of North Circular Road is 
regenerated and framed by Block 02 apartment building. The lane 
continues to provide access to the rear gardens, sheds and various 
stone outbuildings which address the north-west boundary of the site.

Block 2 is orientated to frame the extension of Ross Street and will 
deliver a wider setting or streetscape to the lane of 10-14m, providing 
passive surveillance and activation at ground floor level.

Ground floor units open and address the lane with access provided 
to the bike park and rear of the crèche building to increase activation 
of the lane and improve security. A communal garden is provided 
within the streetscape to provides a unique landscape character 
which will open and soften this regenerated space.

The proposed height of 5-6 storeys of Block 2 is proportional to 
the height and form of the North Circular Road houses which are 
circa 30-37m from the opposing windows of Block 02. The lane at 
10-14m creates a new streetscape which will enhance the setting 
and character of future mews development to the rear gardens to the 
lane.

O’Devaney Gardens Lane

View of O’Devaney Gardens Lane

Left:
Section through 
Blocks 02, 05 and 
houses to North 
Circular Road
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Through consultation with Dublin City Council and the wider 
community, a new public space, the Northern Park is proposed to 
the boundary with Ashford Cottages and Ashford Place. This public 
space will provide the opportunity for increased permeability and 
integration with the Stoneybatter neighbourhood. 

Ashford Cottages and Ashford Place are short, terraced streets 
accessed from Ashford Street and will provide hierarchy connections 
from the Stoneybatter neighbourhood to the scheme enhancing 
permeability and integration with the existing community.

The Northern Park is edged and overlooked by Block 5, which aligns 
with Ashford Street, which operates as the backbone or spine to both 
the Northern Park and the new Local Street to its south.

This urban block works extremely hard and affectively to;  

- deliver the required sense of enclosure to the North Park and 
shared streetscape;

- orientate the pedestrian along secondary routes; 

- manage the vehicular movement, parking and servicing to all 
dwellings and mixed uses; 

- and provide a coherent, vibrant and viable street frontage to 
the new local street which connects with Thor Place.

The massing and height of Block 05 responds specifically to its 
macro context, orientating façades to frame streets and pedestrian 
links and providing enclose and edges to public spaces.

View 1
Northern Park with Block 5 
and houses in Block 4

View 2
Aerial View of the Crèche and 
Block 5 enclosing the Northern 
Park

Response to Item 3
Northern Park
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The plan and layout of this block extends the length of the local 
street, its massing, height, and materiality, allows the block to be 
read and broken down into separate forms which provide two distinct 
characters to the northern park and extended streetscape. 

The massing, material and roof forms are different between Blocks 
5b and 5d to the north and provide a variable backdrop to both the 
park and the streetscape of the residential link street.

The 6 storey height of Block 5b is proportional to the circa 32-35m 
depth of the proposed Northern Park and the strength of this 
cohesive urban block leads and orientates the pedestrian either 
along Ross Street or through the Northern Park connecting to the 
local street. 

The massing to local street is modulated over three distinct vertical 
forms of undulating heights from 6-9 stories that rest over a shared 
brick plinth. These vertical elements are then unified with lower forms 
which provide a townhouse scale and rhythm to the street. The 
heavy, robust, single storey brick plinth which hold the retail, amenity 
and community uses will create a unique and unified local street 
character for this new residential quarter.

Response to Item 3
Massing towards Ashford Cottages and Ashford Place

View from Ashford Cottages, looking 
towards Block 5b and 5d

Block 5b with pitched metal roof treatment to 
top fl oor, reducing it’s scale. 

Block 5d

c. 38m

c. 33m
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In consultation with DCC we were asked to review an option to split 
Block 05 and provide an additional route from Ashford Cottages 
connecting with the Local Street. 

Concerns were raised about the extent or length of this urban block 
which is circa 110m in width to the northern park with a depth of circa 
75m.

We acknowledge that this urban block is longer than the optimal 
block dimension as described in section 3.2.2. of DMURS, however 
a block dimension of up to 100m is regarded to provide a reasonable 
level of permeability for pedestrians in neighbourhoods with efforts 
made to ensure the maximum block dimension does not exceed 
120m.

The forms of Block 2 and 5 were determined in response to the 
existing alignment and street patterns of connecting terraces 
of Swords Street / Thor Place, Ross Street, Ashford Street and 
Montpelier Gardens creating the key connections into the scheme 
from the adjoining community streets.

This sketch layout examines the option to split Block 05, which would 
provide a pedestrian link between the two forms and retain access to 
parking, servicing of residential dwellings and retail units etc.

From our analysis the introduction of this additional pedestrian link 
and the splitting of Block 5 weakens the scheme and its negative 
impact to placemaking, movement, access and servicing outweighs 
the benefit of an additional pedestrian link, which would shorten a 
walk from Ashford Cottages to the Local Street by circa 40m.

The reorganisation of the two Blocks would require a new vehicular 
access to the podium parking of Block A from either Ross Street or 
the shared street thus, removing the pedestrian priority within this 
part of the scheme.

Block B becomes an inefficient block where podium parking is not 
conducive due to its size and increased on-street parking would be 
warranted. Additionally the plant and bike parking would address the 
streetscape at ground level which would have a negative impact to 
the public realm with regards to the diminished passive surveillance 
and loss of active frontages to the street.

In conclusion to this study, the design team retained urban block 
width and depth as submitted, however the massing for this block 
has been amended since stage 2. A split between forms to the north 
was widened and the courtyards widen with heights lowered to the 
Local Street to increase daylight and amenity within the block.

Splitting the Spine
Response to Item 3

Aerial view from Ashford Cottages illustrating the split 
between the forms to the north

Urban Sketch of Block 05 with 
streetscape strengthened

Urban Sketch of Block 05 split to provide 
pedestrian route from Ashford Cottages



Block 5D

1
2

Block 9
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Public Walkway

Block 05d and Block 09

The public walkway through the central park provides an opportunity 
for integration as it creates a new connection with the local 
community of Montpelier Gardens and leads into the central park 
and through to the new Local Street with its associated retail and 
community uses. 

The modulated form of Block 5 with heights from 3-9 storeys will 
create a dynamic street frontage to the retail street. This block 
provides a spine to the retail street and provides a sense of arrival 
and enclosure to this public route north. Community uses are 
proposed at the ground floor reinforcing the intention and desire to 
integrate with the existing neighbourhood residents.

As the pedestrian moves south the corner element of Block 9 is 
increased in height to 9 storeys to create a key-note building and act 
as a wayfinding element along axis of the walkway, framing views 
and guiding pedestrians through the scheme.

View 1:
Public walkway with the Community 
Uses in the background

View 2:
Central Park with Block 9 as a way 
fi nding element to the left.
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Framing St. Bricin’s

An overall vision for the lands is to create a distinctive sense of place 
for the scheme which, at its core, is a central public park with a clear 
relationship to its existing context of the St. Bricin’s Hospital and 
chapel building.

Identity

The heart of the scheme is characterised by a large central open 
space which is framed with average heights that are proportional to 
the space and the setting to St. Bricin’s Hospital.

In the south eastern part of the site, two buildings (Blocks 6 and 
Block 10) extend towards the boundary in order to ‘borrow’ the St 
Bricin’s chapel as a ‘focal building’ as guided by SDRA11.

These blocks mirror each other in form and layout either side of the 
park and frame and overlook St Bricin’s. Both buildings provide a 
transition in heights ranging from 2-6 storeys to the neighbourhood 
streets, rising to a shoulder height of 8 storeys to the central park 
which echo the architectural language and form of the adjoining 
Blocks 07 and 09, which frame the park. 

Both include a 12-storey volume which take advantage of the scale 
of the St Bricin’s buildings, the relative insensitivity of the military 
hospital as a receptor of future development and reinforces the 
important public space with St. Bricin’s as its focal point within the 
setting.

4.4 Provide a new sense of place and identity for 
the neighbourhood



 

@ 8 Storeys > 24m No. of Units Dual + 10% GFA units 

apts 937 303 475 

duplexes 14 14 14 

total 951 317 489 

 Percentage Achieved   33.3% Dual 51.4% over 10% 

incl. houses 23 23 23 

total 974 340 512 

 Percentage Achieved   35% 53% 

 

 

Overall Scheme @ 
max 14 storeys No. of Units Dual + 10% GFA units 

apts 1010 369 546 

duplexes 14 14 14 

total 1024 383 540 

 Percentage Achieved   37.5% Dual 52.7% over 10% 

incl. houses 23 23 23 

total 1047 406 563 

 Percentage Achieved   39% 54% 
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In response to ABP request for clarification, please see below a 
breakdown below of the scheme’s statistics for the overall scheme 
and for heights of 8 storeys and below 24m in accordance with 
Dublin City Councils objectives.

We note that the scheme provides the required dual aspect provision 
under the Apartment Guidelines 2018 of above 33% Dual Aspect 
units and that more than 51% of units are provided with an additional 
10% in Gross Floor Area within the unit.

Please refer to the submitted Housing Quality Assessment document 
for a further breakdown of site statistics and unit areas.

4.5 Heights above 24m

Building height under 24 m

Building height over 24m
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5.1 Colour, Texture and Materials

Existing Context

Red brick

Buff Brick

Render



1. North Circular Road // Predominantly red brick

3. Aberdeen Street // Predominantly red brick

4. Ashford Cottages // Predominantly render

2. North Circular Road // Predominantly red brick with 

4. St. Bricin’s // Predominantly red brick
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Proposed palette of Materials

5.1 Colour, Texture and Materials

Red brick

Buff Brick

Brown Brick

Dark Render

Light Render



2. Red brick with dark metal balconies and 
windows

1. Red brick with brick details and dark metal 
panels

6. Light Render with gold bronze windows and 
metal balconies

5. Dark render with gold bronze windows/panel 
system and metal balconies

3. Buff  brick with dark metal balconies and 
panels

7. Muted yellow colour is used to distinguish the 
crèche

4. Darker tone brick with gold bronze balconies 
and windows

8. Gold bronze metal roof and balconies
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5.2 Articulation of Form and Material

Articulation of Form & Material

Undulated 2-3 storey brick form to adjacent terrace housing
Terrace setback at third fl oor to take ridge line of housing
Bookend to junction

Brick corner with glazed corner provided active reception uses at 
ground fl oor; welcoming to the scheme.

Scale drops and 3 storey domestic heights to Montpelier Park 
echoing the duplex typology at the Boulevard and knitting the scheme 
together.

View from Montpelier Gardens //
3 storey domestic height, with 
rhythm creating townhouse feel



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 63

Brick corner with glazed corner 
provided active reception uses 
at ground fl oor; welcoming to the 
scheme.



1
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5.3 Rhythm and Module

Housing Terraces provide a strong vertical rhythm and form to 
Boulevard

Cohesive elevation with brick parapet piers and rendered façade 
setback

Window module and brick tone carried from apartment scheme 
to marry the development either side of boulevard and provide a 
coherent language across the central park.

1.
View from Central Park //
Looking towards St. Bricin’s’

Contextual elevation along Boulevard looking at the terraces of houses and duplexes
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5.4 Brick Plinth to Local Street

Brick plinth to local street

Higher fl oor to ceiling heights to local street and mix of uses
Unifying element of the brick plinth to create strong character to street
Deep setback of window line gives weight to the base or foundation 
for the undulating forms above
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Balconies have been chequered or staggered off  a vertical alignment 
to add animation to these linear blocks. This increases the daylight 
provision to living rooms below as balconies do not directly 
overshadow the principle habitable rooms.  

View of Public Linear Realm with 
staggered balconies of Block 7

Series of sketches exploring the 
rhythm of staggered balconies

East Elevation of Block 7

5.5 Chequered balconies to maximise daylight



2
1
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Taking lessons from the surrounding context and architectural 
principles of proportion to Georgian Terraces and the verticality of 
glazing and roof forms to St. Bricin’s. 

5.6 Townhouse forms & roofscapes

Series of sketches illustrating 
the elevational treatments along 
north circular road.  

1. 
Block 8 // Houses and Duplexes 
to Boulevard

2. 
Block 7 //South elevation to 
Central Park



1

2
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Colour used to express a key use, volume and weight of brick to add 
robust stature to nodal buildings and key junctions, render to brighten, 
soften and balance the texture of brick. 

Maintenance considerations of using dark render at exposed corners 
which will weather better over the decades and lighter render used 
to internal courtyards to bounce and radiant the daylight within the 
communal spaces.

5.7 Colour & Materials

View 1
Northern Park with Crèche 
building in the background

View 2
Metal roof an render as seen 
from Ashford Cottages
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6.1 Key Data

5.2 Ha

Site Area

102,940 sqm

Development Area

GFA excluding car park

1,047

Units

201 units/ Ha

Density

489 sqm

Crèche

318 no units

30 %

1 Bed Residential Units

1,107 sqm

Residentail Amenity

276

Inc. 30 car 
share

Car Spaces

2,000

@ 1.9/ unit

Bicycle Spaces

2.0

Plot Ratio

44%

Site Coverage

567 no. units

54%

2 Bed Residential Units

104

Part V Units

37%

Dual Aspect Units

8,247 sqm

16%

Public Open Space

157 sqm

Community

8,135 sqm

Communal Open Space

162 no. Units

16%

3 Bed Residential Units
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6.2 Open Space Provision

Public Open Space

16 % - 8,247 sqm

The public realm of the park, streets and spaces are key organisation 
elements for the masterplan. Desire lines are considered from 
existing housing communities and pedestrian routes proposed to 
provide a necklace of spaces, playgrounds, community uses and 
connections across the site.

Please refer to Architects Housing Quality Assessment for further 
detail on the breakdown of the area provision and calculation. . 

Refer to Landscape Architects Design Statement for further detail on 
quality landscape proposals to all open spaces. 

J.V. Tierney & Co’s analysis indicates the assessed that the design 
meets with the principles of the BRE guide - ‘Site Layout Planning 
for Daylight and Sunlight’ (Littlefair, 2011), and BS 8206-2: 2008 
– ‘Lighting for Buildings – Part 2: Code of Practice for Daylighting’ 
(British Standard Institution, 2008) for new apartments and the 
development’s amenity areas.

Public Open Space - 8,247 sqm

Roof Plan - Public Open Space

Section showing Public Open Space

Central Park 
5,550sqm

Northern Park
2,260 sqm

Urban Open 
Space

487 sqm



Figure 6: Block 02 - Simulation Model

Figure 5: Block 05a Model Image - Sample Strip on Northwest Facade

Figure 12: Block 10 - Simulation Model
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Daylight & Sunlight Analysis

J.V. Tierney & Co. have been commissioned to undertake a daylight 
and sunlight study for the proposed strategic housing development at 
the former O’Devaney Gardens Site, Dublin 7. 

The study follows the guidance outlined in ‘Sustainable Urban 
Housing: Design Standards for New Apartments, Guidelines 
for Planning Authorities’ (Department of Housing, Planning and 
Local Government, 2018-2020), and ‘Urban Development and 
Building Heights: Guidelines for Planning Authorities’ (Department 
of Housing, Planning and Local Government, 2018), which state 
“planning authorities should have regard to quantitative performance 
approaches to daylight provision outlined in guides like the BRE 
guide ‘Site Layout Planning for Daylight and Sunlight’ (2nd edition) or 
BS 8206-2: 2008 – ‘Lighting for Buildings – Part 2: Code of Practice 
for Daylighting’” (Department of Housing, Planning and Local 
Government, 2020). 

Refer to J.V. Tierney & Co, Daylight and Sunlight Report for further 
detail calculations.

6.2 Open Space Provision

Above: Exerts from J.V. Tierney Daylight & Sunlight Report
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Communal or shared open spaces are provided across the scheme 
in various design solutions. 

Communal Open Space 8,135 sqm  

Required:  6,818 sqm

Ground Floor shared garden areas are provided to Blocks 2, 6 and 
10 which are secure by either wall or railing and allow a controlled 
access to the blocks bike park facility.

Podium Gardens are provided to the larger urban blocks of 5,7 
and 9 with the massing of the building forms designed to ensure 
appropriate levels of daylight within the gardens.

Roof Terraces are provided to Block 5, 6, 7, 9 and 10 to take 
advantage of views across the city and to provide a variety of choice 
for the residents.

Ground floor duplexes are provided with extended private gardens 
which extends and secure the boundary to the adjoining houses of 
Montpelier Gardens. 

1.5m landscape thresholds bound the communal spaces and 
private terraces  of all units at ground floor, providing a physical and 
visual buffer between the public realm and living spaces. A railing 
is provided behind this threshold to define the private realm and 
each unit is provided with a visitor sheffield bike stand in encourage 
cycling within the community.

Please refer to Architects Housing Quality Assessment for further 
detail on the breakdown of the area provision and calculation. 

Please refer to the Landscape Architects Design Statement for 
further detail on quality landscape proposals to all open spaces 

Please refer to CS Consulting Engineers Traffic and Transport 
Assessment and Residential Travel Plan Framework for further 
details.

6.3 Communal Open Spaces

Roof Terrace

Podium

Shared Garden

Roof Plan - Communal Open Space

Section showing Communal Open Space
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6.3 Communal Open Spaces

Design Solutions applied and scheme amended to 
enhance the communal amenity:

- Widening of garden depth above podium

- Rationalising of block form

- Northern Park to integrate with Ashford Cottages

- Increase separation to Block 05 to 12m

- Modulation of massing to south to increase daylight to   
 courtyard gardens

- Orientation of blocks considered to minimising over   
 shadowing

- Ventilation to car park located on southern edge to improve  
 amenity use to gardens

- Streetscape along Montpelier Gardens adjusted to create   
 better screetscape and to enhance the sunlight to landscape  
 podium

- Roof terraces providing communal open space

Daylight & Sunlight Analysis

J.V. Tierney & Co’s analysis indicates that all proposed communal 
amenity spaces have been assessed under the ‘Gardens and Open 
Spaces’ methodology.

100% of all assessed communal amenity spaces meet the guidelines 
on March 21. A combination of building form and building height 
adjustments has contributed to the improvement in sunlight access 
to courtyard amenity areas (Refer to Section 6.2 for details on 
compensatory design solutions applied).

Sun Exposure Image (Block 07 - left), (Block 06 - right)

Sun Exposure Image (Block 09 - left), (Block 10 - right)

Sun Exposure Image (Site plan)
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6.4 Dual Aspect Provision

Apartment Guidelines 2018-2020 defines dual aspect under Section 
3.17 as follows: 

It is a policy requirement that apartment schemes deliver at least 
33% of the units as dual aspect in more central and accessible and 
some intermediate locations, i.e. on sites near to city or town centres, 
close to high quality public transport or in SDZ areas, or where it is 
necessary to ensure good street frontage and subject to high quality 
design.

Where there is a greater freedom in design terms, such as in larger 
apartment developments on greenfield or standalone brownfield 
regeneration sites where requirements like street frontage are less 
onerous, it is an objective that there shall be a minimum of 50% dual 
aspect apartments. 

Dual aspect units have been provided @ 37% of the overall scheme 
which is determined a central and accessible site within the city, 
close to high quality public transport hubs of Heuston Station. 
Additionally, single aspect units are required within this scheme to 
ensure good street frontage to deliver a high quality design to the 
public realm.

Dual aspect Ratio  Overall scheme  37 %

Dual aspect Ration  below 24m:/ 8 storeys 33.3 %

Please refer to Architects Housing Quality Assessment for further 
detail on the breakdown of the area provision and calculation. 

Dual Aspect units

2 Bed Corner Apartment
For further detail refer to Floor Plans

27
00

27
00

2700 2700

1575

1575

15
75

1575

1575 1575 1575 1575

2 Bed Dual Aspect
For further detail refer to Floor Plans

2 Bed Corner Apartment
For further detail refer to Floor Plans

Typical Floor Plan - Dual Aspect Units



Link Street

Northern Park

Central Park

Link Street

Typical Floor Plan - North Facing Units
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6.5 North Facing Units

Apartment Guidelines 2018 seek the following under Section 3.19 as 
follows: 

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 space or some other amenity feature. 
Particular care is needed where windows are located on lower floors 
that may be overshadowed by adjoining buildings.

Given the inner city urban nature of the scheme together with the 
alignment with existing streets and orientation of public spaces it is 
inevitable that a number of units will have a north or north eastern 
aspect. The proposed scheme contains a number of such units which 
are required to provide an appropriate level of passive surveillance 
and frontage to streets, parks and gardens,

In compliance with the apartment guideline section 3.18 and 3.19, 
each unit overlooks a significant amenity space such as the Central 
Park, North Park or Communal Garden and / or where it was 
necessary to ensure good street frontage to the new local street.

Additionally, in consultation with DCC each north / north-east single 
aspect unit contains is provided with +10% gross floor area above 
the minimum standards in addition to the other design solutions 
outlined below.

The daylight / sunlight assessment prepared by J.V. Tierney 
engineers, confirms that units will have significant access to daylight 
across the site within each block.

Please refer to the Sunlight and Daylight report prepared by J.V. 
Tierney Engineers.

Please refer to Architects Housing Quality Assessment for further 
detail on the breakdown of the area provision and calculation. 



2

A

A

1

View 1 

View 2 

Section AA
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6.6 Amendments to Improve Amenity

Design Solutions applied and scheme amended to improves amenity 
within each unit:

- Large opes provided to Living and Dining spaces

- Width between buildings extended.

- Massing of southern forms were lowered to allow deeper   
penetration of light to communal gardens at podium level

- Balconies located in front of bedrooms to maximise light to 
living areas 

- Location of the balcony is flipped or chequered on the 
matching unit above to maximise daylight to unit below

- Increase floor areas by +10% to single aspect units which are 
orientated north, north-east to improve the amenity within the unit.

- North facing single aspect units are used to increase 
supervision  to the public realm and streetscapes which align with the 
urban existing grid patterns of Swords Street and Ashford Street . 

- All units overlook parks, gardens and enhance streetscapes.
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6.7 Daylight Analysis of Dwellings

J.V. Tierney & Co’s analysis indicates that the proposed development 
will have significant access to daylight across the site within each 
block (Refer to Section 5.2 of their  Daylight & Sunlight Report for 
details on design solutions applied). 

When looked at as a total, the quantum of spaces meeting 
the daylight factor targets is greater than 80% which exceeds 
international environmental assessment standards such as 
BREEAM, which targets a figure of 80% and LEED, which targets 
a figure of 75% to award a credit under the daylighting criteria and 
demonstrates that the development has ‘maximised the daylight’ for 
the occupied spaces.

Refer to the J.V. Tierney Daylight and Sunlight Report for further 
detail information.

Required Minimum Floor Areas and Standards

All units meet the minimum spatial requirements of the Sustainable 
Urban Housing: Design Standards for New Apartments 2018. 

Please refer to Architects Housing Quality Assessment for further 
detail on the breakdown of the area provision and calculation. 

6.8 Security Considerations

The masterplan strategy for the scheme maximises the natural 
surveillance of streets, open spaces, play areas with all dwellings, 
terraces and buildings overlooking the public realm as required under 
section 3.40 of the Apartment Guidelines.

Block 02 - Simulation Model

Block 05 - Simulation Model



Typical Floor Plan - Entrances & Own Door Units
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6.9 Entrances & Ground Floor Units

Each building is typically designed around a central entrance core 
to provide a sense of address for residents within that block. Each 
entrance engages with the streetscape or public realm and is 
provided with a canopy to shelter on arrival.

The majority of ground floor units are own-door access throughout 
the scheme creating active street frontages to the parks, streets, 
lanes and public paths. The private amenity of ground floor units 
are setback behind a deep planted buffer of circa 1.5m to create an 
appropriate threshold and transition zone from the public realm in 
accordance.

In accordance with SPPR 5no. of the Apartment Guidelines 2018, 
ground level apartment floor to ceiling heights are a minimum of 
2.7m and this dimension is increased in certain circumstances to 
facilitate the topography of the site or to accommodate adjoining 
retail and community uses. 

6.10 Lift & Stair Cores

SPPR 6. A maximum of 12 apartments per floor per core may be 
provided in apartment schemes.  This maximum provision may 
be increased for building refurbishment schemes on sites of any 
size, subject to overall design quality and compliance with building 
regulations.

Variable building layouts are proposed across the scheme with some 
apartment blocks served by a single core with a maximum or 12 units 
per level. Other building are served by 2no cores to respond to fire 
requirements under the current regulations. Again, these buildings 
also serve a maximum of 12 units per core.

This approach is particularly applied as it meets a higher density to 
deliver an efficient use of land and sustainable community with the 
central locations of the city so close to high quality public transport 
interchange of Heuston Station.

Apt. Entrance Doors

Residential Own Doors Access

Lift and Stair Core



Ground Floor Plan - Bike Parking Spaces
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6.11 Communal Facilities

Bins Stores   

The waste management strategy has been proposed in 
consultation with AWN waste management consultants. Bin 
stores are sized and located for ease of access for residents 
from core and the movement of the bins to a designated pick-
up location at kerb edge. 

This removes the requirements for extensive movements of 
trucks and turning circles across the public realm, prioritising 
pedestrian movement and safety within the public realm.

Please refer to Byrne Environmental Consulting Waste 
Management Report for further detailed information

Bike Parks

Bike Parks are proposed for designated bike spaces for the residents 
of the scheme. The diagram identifies the secure and sheltered 
locations of bike parks which are sized to meet the needs of the 
residents per block at a ratio of 1.9 per unit.

These parks are secure, covered and ventilated and separated from 
the public realm.

Visitor bikes are also proposed in 2 design solutions. 

Sheffield stands are provided for convenience within the private 
realm to ground floor own-door units, duplex’s and houses to allow 
the resident or visitor to that unit secure their bike within their private 
realm. Minimum private open space is provided ‘in addition’ to this 
provision. 

Banks of Sheffield stands are also provided across the public realm, 
adjacent to playground, parks, crèche, café and adjacent to entrance 
of the apartment buildings. These spaces are provided for the visitors 
to the scheme who may access the amenities, mixed uses and 
facilities available across the development.

Please refer to Murray & Associates Landscape Design Statement 
and drawings for further detail information and locations of bike 
stands within the public realm.

Please refer to Architects Housing Quality Assessment for further 
detail on the breakdown of the area provision and calculation.

Motor Bike Parking - 11 no. 

Long Term Secure Bike Parking
- 1484 no.

Visitor Bike Parking in Private 
Realm - 136 no.

Visitor Bike Parking in Public 
Realm - 380 no.
[Refer to Landscape Plan]



Residential Car Parking Spaces 
- 214 no.

On Street Car Parking Spaces
- 47 no.

Accessible Car Parking Spaces 
- 14 no.

Crèche Car Parking Spaces       
- 5 no.

Community Car Parking Spaces
- 1 no.

Retail Car Parking Spaces         
- 5 no.

Café Car Parking Spaces         
- 1 no.

Ground Floor Plan - Car Parking Spaces

Section showing Communal Facilities
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Car parking

Car spaces are provided within the scheme in two solutions;

1) on-street parking, 50no. and,

2) below podium of the apartment buildings, 226 no. and will 
include up to 30 car sharing spaces

A total of 50no. on-street parking is located adjacent to housing, 
duplexes and the streetscapes of Montpelier Gardens and the new 
Local Street to serve disabled access to apartments and the local 
retail and community uses.

It is proposed that all on-street parking will be taken in charge and 
thus cars parked within these spaces will be managed through a 
pay-and-display  system and/or permit parking through Dublin City 
Council.

Residential Parking and parking to support the crèche facility are 
provided below a podium deck within blocks 05 ,07 and 09. These 
spaces are secure within the form of the building and subject to the 
management of the buildings.

14no. of Disabled Accessible spaces are provided across the 
scheme at key locations along streetscapes and within podium 
buildings to provides ease of access. 

11no. Motorbike spaces are also provided across the scheme as 
identified within the ground floor layout plan.

Please refer to Architects Housing Quality Assessment for further 
detail on the breakdown of the area provision and calculation.

Please refer to Murray & Associates Landscape Design Statement 
and drawings for further detail information and locations of bike 
stands within the public realm . 

Please refer to CSC Engineers Traffic and Transport Assessment 
and Residential Travel Plan Framework for further details

6.11 Communal Facilities



A

A

Residential Amenity, 1,107 sqm Total
Ground Floor Plan - Residential Amenity

View 1: CGI View of the Block 7 Level 06 Roof Terrace Residential Amenity 
overlooking the Central Park

View 2: CGI View of the Block 9 Ground Floor Residential Amenity Space

1

2
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6.11 Communal Facilities

Residential Amenity Spaces

A total of 1,107 sqm of internal residential amenity spaces are 
provided across the scheme within Block 5,7 and 9. These spaces 
are in addition to communal open spaces and the minimum spatial 
requirements of apartments under the National Guidelines 2018. 

These areas will provide additional communal facilities to the 
residents of the buildings including reception, lounge and 
entertainment areas, storage facilities, studios and communal 
workspaces.



Mixed Retail: 1,393 sqm 

Café: 155sqm

Community Centre: 157sqm

Community Crèche Facility

View 1

Ground Floor Plan - Retail and Community Uses

1
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6.12 Supporting Uses

Retail Uses

Retail uses of 1,393 sqm  are proposed at ground floor level of Block 
05 and Block 07. Retail uses are located on opposing side of the 
new Local Street which will create vibrancy and activity within the 
new community. 

The proposed area in designed to attract a small convenience store 
and other supporting uses for the residents on a local level. The 
scale of the retail proposal is considered to not detract but protect 
the Neighbourhood centre of Manor Street to the area .

A café of 155sqm is also proposed at ground floor on the southern 
corner of Block 07 to the Central Public Park. This café overlooks the 
playground and MUGA and is a short walk from the proposed Bus 
Stop which serves the scheme.

Community Uses

In addition to the community crèche facility of Block 3, at the gateway 
to  Ross Street a Community Centre space  is proposed at the 
ground floor of Block 05. 

This Community Centre of 157sqm is located on a pedestrian 
intersection within the scheme. The centre is situated at the gateway 
into the scheme from Thor Place and Swords St at the corner of 
the new Local Street and also terminates the vista along the public 
walkway through the central park from Montpelier Gardens.

The centres design and location at this key pedestrian junction 
endeavours to attract, integrate and engage the new and existing 
community into the heart of the scheme both physically and socially. 



View 2

View 1

2

1

Ground Floor Plan - Crèche Facility
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6.12 Supporting Uses

Crèche Facility

The community crèche is located at the entrance to the scheme from 
Ross Street and creates a setting or back drop to the northern park. 
This building will act as a beacon to the wider community facilitating 
integration within the neighbourhood.

The crèche of 489sqm is designed to cater for 42no. children with 
drop off and parking provided within the podium car park of Block 05, 
a short walk across the public open space, however it is anticipated 
that the majority of the drop offs to the crèche will be pedestrian/
cycle. 
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CGIs



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 88



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 89



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 90



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 91



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 92



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 93



Design Statement / Strategic Housing Development at Former O’Devaney Gardens Site / 94

Photomontages






































































































































