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Early in the design process, studies were carried out in order to ascertain what buildings
could be functionally retained and refurbished on the site. It was ultimately considered that
Tabor House and the Chapel would be retained and reused in the proposed development and
the remaining buildings would be demolished. The building elements to be demolished were
considered for various uses however having regard to the existing limited floor to ceiling
heights and poor infiltration of daylight to the building grouping for example, in addition to
quantum of alterations that would be required which would essentially dramatically alter the
appearance of some of the existing fabric, it was concluded that their adaption is not
efficient. Chapter 4 of this EIAR discusses alternative options for the proposed development.

Please see summary table below which sets out the buildings to be reused and buildings to
be demolished:

Building A Milltown Park House 88osqm | Demolish
Building B Milltown Park House | 2,031sqm | Demolish
Rear Extension

Building C Tabor House 1,575 sqm | Refurbish  and
Reuse

Building D The Chapel 768sqm | Refurbish  and
Reuse

Building E The Finlay Wing 622sqm | Demolish

Building F The Archive 1,240sqm | Demolish

Link Building between 76.5sqm | Demolish

Tabor House and Milltown

Park House Rear

Extension Located to the

Front of the Chapel

Portion of ‘red brick link 36.4sqm | Demolish

building’ (single storey

over basement) within the

subject site
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Figure 3.3:
Images of front and rear of Tabor
House and the Chapel to be Reused
within the Development.

(Source:
Molloy and Associates Conservation
Architects, 2023)
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Figure 3.4: Images of Buildings to be Demolished as part of the Proposed
Development

(Source: Molloy and Associates Conservation Architects, 2023)

It is proposed to repurpose Tabor House and the Chapel to provide community/cultural
space. The reuse and refurbishment of Tabor House and the Chapel will allow a new setting
to be created in the landscape and the buildings will act as a focal point for the development
especially entering the site from Militown Road or walking through the pedestrian street
from the northern end with glimpses of Tabor House shown through the setbacks of Block
B.

Chapter 7 of this EIAR prepared by Molloy & Associates Conservation Architects states the
following:

“The proposal to restore and adapt selective buildings, which are deemed to be both
of heritage significance and suitable for purposeful adaptation, has been conceived to
minimise the extent of loss across the site as a whole. The works proposed to the
buildings selected for reuse, have been designed with the objective of preserving the
character of the site and detailed to minimise unnecessary loss...The potential for
positive impact is inherent in the rejuvenation of the site through the adaptation of
existing building fabric of heritage interest, within their setting to an extent, and the
provision of new buildings to secure a sustainable long-term use for the site...The
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retention of two buildings for purposeful re-use within the vast building range presents
an inherently positive impact for the legibility of the original function of the site.”

Please see Figures 3.5and 3.6 below which demonstrates the views of Tabor House from the
pedestrian boulevard and the new entrance from Milltown Road.
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Figure 3.5:- CGl Towards Taor Hduse fromthe

Pedestrian Boulevard

(Source: 3D Design Bureau, 2023)

R

Figure 3.6: CGl Towards Tabor House from the New Milltown Road Entrance 7

(Source: 3D Design Bureau, 2023)
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3.5.2

3-5-3

3.5.4

Residential Unit Types

The proposed development principally comprises the provision of 636 No. residential units,
a creche and community/cultural space.

The unit mix provided for the proposed 636 No. residential units is as follows:

87 No. studios
227 No. 1 beds
296 No. 2 beds
26 No. 3 beds

R

The scheme provides 64 No. Part V units (39 No. in Block D, 24 No. in Block F and 1 No. in
Block E) which will cater for persons in need of a dwelling as per the social housing list (19
No. studios, 17 No. one beds, 27 No. two beds and 1 No. three bed).

The proposed dwelling mix will provide an enhanced choice in unit sizesin the area, affording
greater flexibility to those who may be seeking to reside in the area.

Creche

The proposed development will provide a creche (380 sq m) within the ground floor of Block
F and will cater for c. 76 No. children. This creche will contain 5 No. classrooms and includes
a dedicated open space area (280 sq m) for staff and children to utilise.

Although the Childcare Demand Assessment prepared by KPMG Future Analytics concluded
that “"some of the childcare demand generated by the proposed development may be
accommodated by existing facilities serving the area”, the Applicant hasincorporateda creche
into the scheme, which will benefit the future residents of the development but will also cater
for the immediate existing residents of the area, and thus will greatly enhance the amenity
of the area.

Community / Cultural Space and Resident Amenity

The development will provide high-quality community/cultural space within the refurbished
and converted Tabor House and Chapel and at the ground floor of Block A1 (net area = c.
1,942 sq m). In addition, an external pavilion (Secret Garden) to the rear of Tabor House and
the Chapel will also be provided which measures c. 248 sq m, giving a total of ¢. 2,189 sqgm.
The pavilion/secret garden to the rear of Tabor House will represent a natural extension to
the proposed community/cultural space which can host a variety of events for the
community.

The Masterplan + Architectural Design Statement prepared by OMP notes the following in
relation to the community/cultural spaces:

“The retention of the Chapel and Tabor house buildings were central to our masterplan
from an early stage, creating a focal point for this new neighbourhood.

There are many potential uses for the retained buildings, for example, the Chapel could
house the main Cultural hub for the new development with an impressive 'great hall”on
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the first floor which could be used for a number of activities from performances,
screenings to local community gatherings or simply somewhere to lounge and relax.

While the lower level could provide a number of different sized rehearsal spaces with
the flanking rooms converted to changing rooms, showers and a small kitchen facility
which could support any events or gatherings above in the 'great hall".

Tabor House also lends itself to many potential uses, it could for example contain studio
spaces design to house a variety dancers, musicians and artists. The cultural
accommodation that could be housed in Tabor House would be split across the four
levels; with the ground floor dedicated to dance and performance rehearsal spaces, the
first floor recording /practice rooms for musicians and the top floors will be house a
collection of artist studios, creating a hierarchy of program across the levels. This lower
level also has the potential to connect to the secret garden to the rear of Tabor house
which will be planted as an edible garden with natural produce ranging from fruit baring
shrubs, herb gardens and a variety of fruit trees, such as apple, pear and plum.

It is proposed that the exact layout of these spaces will be agreed with DCC post-
planning, as agreed during the LRD Opinion Meeting. This is because securing a
successful planning permission, and the subsequent construction of the development
would reasonably take 2-3 No. years, in which time an appropriate end-user(s) will be
found for these spaces.”

The above strategy for the community/cultural spaces is the Design Team'’s initial
consideration but the specific use and layout of these community/cultural spaces will be
agreed with Dublin City Council via compliance post-planning, as per agreement in the LRD
Opinion Meeting. This is considered a reasonable approach as by the time planning
permission is secured and the scheme is constructed, it will be c. 2-3 No. years and an
appropriate end-user(s) will be found for the spaces at that juncture.

Furthermore, internal resident amenity space is provided at ground floor of Blocks A1, B and
C measuring c. 234.7 sq m, comprising co-working space, concierge and lounge/reading
space. The development also includes upper level communal terraces in Blocks A1 and C
which will face all directions (270 sq m). The upper level terraces are provided where you can
enjoy a tea or coffee throughout the day or simply unwind and relax. These spaces will be
characterised by the views out over the public park, with a terrace directly accessible from
this lounge.

The concierge will serve the residents needs from parcel delivery to repairs and the lounge
space will offer a space to relax with a newspaper or curl up with a good book. Opening onto
the Plaza from Block C, an open and bright co-working space is provided to offer the
residents an alternative to their work from home routine. Centrally located, this co-working
space will help to animate the plaza and build on the sense of community across this
development. The location of the co-working space opening onto the plaza will become a
destination for residents, bolstered by concierge space and lounge to the south of the
Boulevard in Block B. This space in Block B is provided with views over the forecourt and the
historic buildings will offer residents an alternative space to unwind or entertain guests.

It is clear that a wide range of high-quality community/cultural spaces, amenities and
facilities are proposed of the subject scheme.
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3-4-4

Roadworks

The proposed development includes road works on Sandford Road and Milltown Road
adjacent to the existing access off Sandford Road and the newly proposed access of Milltown
Road.

Milltown Road

The new Milltown Road access will be the principal vehicular access for the proposed
development facilitating access to the basement car park, the forecourt adjacent to Tabor
House and the duplex units and apartments along the western boundary (Block E). The
majority of vehicular traffic from Milltown Road (92%) will use the basement car parking via
a ramp proximate to the site entrance (within c. 20 metres of the entrance) and this will
ensure that the shared surface to the west of the site adjacent to the Block E duplexes and
apartments will not be car dominated and will be a safe environment for all users. This new
access will also facilitate pedestrians and cyclists.

As detailed in Chapter 10 and Chapter 15 prepared by DBFL Consulting Engineers, the
following principal works are proposed:

e Provision of a new vehicle access off Milltown Road (primary vehicle access to the
proposed development facilitating access to the basement carpark as well as serving
pedestrians and cyclists). This new site access shall be a pricrity junction. A Toucan
Crossing is also proposed in the vicinity of the Milltown Road access to improve
facilities for vulnerable road users.

Sandford Road

The existing access from Sandford Road will be utilised as the secondary vehicular access to
the site, principally for deliveries, emergencies and taxis with a small element of mobility
impaired parking and thus will have very minimal traffic movements. Fire tender access will
also be provided from this entrance and pedestrian and cyclist access will also be facilitated.
The existing vehicular gates and pedestrian gates at the Sandford Road entrance are being
retained as decorative features and compliant pedestrian access points will be added
adjacent to the entrance. The existing vehicular gates at the Sandford Road access will be
open at all times.

As detailed in Chapter 10 and Chapter 15 prepared by DBFL Consulting Engineers and
enclosed separately, the following principal works are proposed:

e Retain existing entrance on Sandford Road (facilitates pedestrian and cycle access
as well as limited vehicle access to the northern end of the site). Improvements to
existing pedestrian crossing point in the vicinity of the Sandford Road entrance is
also proposed. There is no vehicular access from Sandford Road to the basement
carpark, the forecourt area adjacent to Tabor House and the duplex units along the
western boundary (which are all served exclusively from Milltown Road).
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3-4.5

3.4.6

Drainage Works

The following works are detailed by DBFL Consulting Engineers in Chapter 11 (Water &
Hydrology):

"Provision of on-site surface water drainage infrastructure which will discharge from the
site along its south-eastern boundary via Milltown Road and the junction of Milltown
Road / Sandford Road prior to discharging to the existing public surface water drainage
network in Eglinton Road (proposed 3oomm diameter pipe extending approximately
300m from the proposed development site boundary to the outfall location which
includes replacement of approx. 16om of the existing 22smm diameter drainage network
along Eglinton Road).

... The public surface water network on Eglinton Road is expected to provide a suitable
surface water discharge point for the proposed development. However, in order to
achieve the required drainage invert levels on site, approximately 16om of the existing
255m diameter drainage network along Eglinton Road will need to be replaced with a
300mm pipe running at a flatter gradient. The proposed surface water drainage network
will collect surface water runoff from the site via a piped network.”

Please referto Chapter 11 of this EIAR prepared by DBFL Consulting Engineers. We also note
that an Infrastructure Design Report has been prepared by DBFL Consulting Engineers and is
enclosed separately with this planning application.

Height and Layout

The proposed layout of the scheme has been subject to numerous design iterations and
therefore we consider that the scheme as proposed is the optimal solution for the lands
(further details in Chapter 4 — Examination of Alternatives).

The proposed layout has positioned the highest forms at the least sensitive locations
throughout the site (fronting Milltown Road and Sandford Road, fronting the large public
open space area to the east of the site, and towards the centre and southern portions of the
subject lands), at a distance from sensitive residential receptors and behind the substantial
tree belt along the northern and eastern boundaries.

Proposed Heights
The proposed heights are as follows:

e Block A1 will range in height from part 5 No. storeys to part 10 No. storeys and will
comprise g6 No. apartments;

e Block Az will range in height from part 6 No. storeys to part 8 No. storeys (including
part double height at ground floor level) and will comprise 128 No. apartments and
duplex units;

e Block B will range in height from part 3 No. to part 7 No. storeys and will comprise
93 No. apartments;
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e Block C will range in height from part 2 No. storeys to part 8 No. storeys (including
part double height at ground floor level) and will comprise 163 No. apartments;

e Block D will range in height from 3 No. storeys to 5 No. storeys and will comprise 39
No. apartments;

e Block E will be 3 No. storeys in height and will comprise 24 No. duplex units and
apartments;

o Block Fwill range in height from 5 No. storeys to part 7 No. storeys and will comprise
93 No. apartments; and

e The refurbished Tabor House (4 No. storeys including lower ground floor level) will
comprise community/cultural space.

‘ —
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Figure 3.7: Proposed Layout of the Subject Development with the Heights
Annotated

(Source: OMP Architects, 2023)
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It is considered that the proposed development strikes a balance between respecting the
surrounding context of the site while also ensuring that this prominent strategic site is
appropriately densified. Each block has a subtle shift in direction as a response to its
particular urban condition.

We note that a key priority throughout the detailed design stage of the development was to
provide sufficient setbacks and appropriate transitions from the residential properties along
Cherryfield Avenue Upper and Lower along the western boundary and from the residential
properties along Norwood Park to the north. In this regard, 3 No. storey duplexes and
apartments have been provided along the western boundary of the site adjacent to the
Cherryfield Avenue Upper and Lower residences with importantly no balconies proposed
along the rear elevation. A high-level window is provided to the living/kitchen/dining room
at first floor level of the duplexes with a pop-out bay window incorporating a solid back wall
and glazing to the sides provided for the upper-level bedroom at the rear.

In addition, large setbacks of between c. 32.5 metres and c. 50 metres have been provided
between the Norwood Park dwellings and Block C which comprises building heights of 2, 6
and 8 No. storeys. Furthermore, an ‘inset’ has been provided towards the centre of Block C
along the northern boundary, which will provide a 45 No. metre setback from the rear of the
Norwood Park dwellings. Norwood Park is also protected by a tree belt along the northern
boundary.
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Figure3.8:  Separation Distances Proposed with Large Setbacks from Block Cand 3
No. Storey Duplexes and Apartments in Block E Highlighted

(Source: OMP Architects, 2023)

The image below demonstrates the additional inset provided along the north of Block C:
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Figure 3.9:  Inset Provided to the North of Block C

(Source: OMP Architects, 2023)

Furthermore, Block D proposes heights of 3 to 5 No. storeys with the 3 No. storey element
positioned adjacent to the neighbouring dwellings on Cherryfield Avenue Upper to provide
an appropriate transition.

Block F to the south of the site ranges in height from 5 No. to 7 No. storeys and has been set
back from the remaining Jesuit lands. This boundary between Block F and the remaining
Jesuit lands will be provided with the new 2.4-metre-high boundary wall proposed as part of
this planning application to separate the Applicant’s lands from the remaining Jesuit lands.

The scheme then transitions in height along the eastern boundary with Block A1 ranging in
height from part 5 No. to part 10 No. storeys and Block A2 ranging in height from part 6 to
part 8 No. storeys (including part double height at ground floor level). The 10 No. storey A1
block will act as a ‘visual marker’ for the development at the prominent junction of Sandford
Road and Milltown Road at a key arterial crossroads between Milltown, Clonskeagh,
Donnybrook and Ranelagh. Block A1 (10 No. storey element) will improve legibility and
wayfinding for the wider area and internally within the site. In addition, we note that the
massing of Block Az is reduced by the setbacks (4 and 6 No. storeys) provided along the
eastern elevation fronting onto the public park.

The Landscape and Visual Impact Assessment prepared by Modelworks (EIAR Chapter g)
notes the following in relation to Block A1:

"The intention of this height is to (a) take advantage of its separation distance from
neighbouring buildings (due to the set-back behind the woodland belt), (b) take
advantage of the screening provided by the trees, and (c) to protrude above the tree line
in more distant views - to have sufficient visual presence to have a place-making effect

and improve legibility (which is lacking at this important junction in the urban
structure).”

The presence of the tree belt will reduce the visual impact of the building while also ensuring
that it achieves place-making and improves legibility for the area.

The following is also set out in the Landscape and Visual Impact Assessment in relation to the
proposed built form at this prominent junction:
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“The junction funnels traffic from three urban cores, i.e. Clonskeagh/UCD, Milltown and
Donnybrook towards the city centre via Ranelagh. The site occupies the most prominent
of the four quadrants around the junction. Due to a number of factors, including the non-
orthogonal configuration of the junction, the absence of buildings at the corner of the site,
and the wall and trees along the site boundary, the junction does not manifest as a
distinct ‘place’ in the townscape. Despite the large houses and trees around the junction
it does not figure clearly in people’s mental map of the area and does not contribute
positively to legibility.

The junction as a place, and the streets to which the site has frontage, warrant greater
emphasis in the townscape — to give better definition to the junction locally, and to
improve the legibility of the urban structure. This can be achieved only by built form on
the site (the other quadrants around the junction all being already developed).”

Please see the summary table below for details of the heights proposed within the subject
development:

Block Storeys Proposed

Block A1 Part 5 No. storeys to part 10 No. storeys

Block A2 Part 6 No. storeys to part 8 No. storeys (including
part double height at ground floor level)

Block B Part 3 No. storeys to part 7 No. storeys

Block C Part 2 No. storeys to part 8 storeys(including part
double height at ground floor level)

Block D Part 3 No. storeys to part 5 No. storeys

Block E 3 No. storeys

Block F Part 5 No. storeys to part 7 No. storeys

Conversion of | 4 No. storeys

Tabor House

In addition, internal separation distances are propesed as follows between the blocks:

e 25— 50 metres between Blocks B and Cin the internal courtyard;
e 20 metres between Blocks A and B;

e 29 metres between Tabor House and Block D; and

e gmetres between the gable of Tabor House and Block B.

It is our professional planning opinion that the proposed heights of part 2 to part 10 No.
storeys across the site cannot be considered challenging on this core urbansite. Itis clear that
the Design Team has comprehensively considered the height of the blocks within the
proposed development as the modulation of height throughout the site responds to the
situational context of each block within the site. The 10 No. storey pop-up ‘visual marker’ is
a key element of the proposed scheme in terms of its role in wayfinding for the local area and
internally in the site and will act as a focal point for the scheme having regard to its position
at a prominent junction at the edge of 4 No. key suburbs. The heights proposed were also
considered acceptable in the previous SHD Application with no change to the heights
proposed in this LRD application.

Please see the OMP Masterplan + Architectural Design Statement for further details on the
Height and Layout Strategy for the proposed development. The OMP Masterplan &
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