SANDFORD ROAD ENVIRONMENTAL IMPACT ASSESSMENT REPORT

7.3.13.1.3 Summation

Tabor House, whilst clearly institutional in origin, has the benefit of a singularly strong
external form, which follows through to a rational internal form. As a consequence, its re-use
is possible. Materially, the building is simply treated with little adornment. It is intended that
the principal surviving features, such as the stair from entrance to upper levels, windows and
some joinery can be maintained in its proposed future use as a cultural / community building.

7.3.13.2 (D) The Chapel (c.1895)
Please refer to Appendix 7.1 for a more detailed account and appraisal of the building fabric.

7.3.13.2.1 General characteristics

The chapel grouping, comprising a sacristy, vestry and gallery, is an exemplar of its era. Its
external form is strong, and legible on the north-west elevation with copper clad bow ends
and elegant fenestration. Much of the exterior of the building is largely concealed by taller
structures to the east (Tabor House link building); north (Tabor House) and south (Milltown
Park rear extension).

Plates 7.3.27 & 7.3.28: The rear elevation of the Chapel, and the front elevation of the
Tabor House Link with gable of Chapel complete with rose
window over.

The interior is clad with polished marble wall and floor linings within a grid composition. Its
expressed roof structure is a continuance of the grid. Whilst all pews have been removed the
interior reflects its ecclesial function with a number of stained-glass windows. A section of
mosaic floor was uncovered under the raised altar, indicating the later origin of the altar
composition. The extent and condition of the concealed mosaic piece is unknown.

A basement exists under the chapel, at garden level. It consists of cellular accommodation
either side of a central corridor. Entry level is accessed up a short flight of steps from the
corridor of the Milltown Park rear extension block, leading to the Tabor House link building.
The volume of the chapel is remarkable, with extensive gilding, carved stonework and
stained-glass panels of the highest quality by Joshua Clarke (father of Harry Clarke) and Mayor
of Munich. The gallery is accessed from an obscure link structure to the south of the first floor
of Tabor House
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Pews, organ and stepped accommodation within the gallery survive intact.

The slated roof with copper trimming and gutters is in good condition generally.

7.3-13.2.2 Assessment of significance

The building is not included on the Record of Protected Structures, nor is it included in the

NIAH.

Paragraph 2.5.7 of the Architectural Heritage Protection Guidelines for Planning Authorities lists
five qualities that permit the attribution of special architectural interest characteristics to a
structure or part of a structure. The chapel building grouping is therefore described as follows:

Table 7.3.7: Attribution of special architectural interest characteristics

Quality

Attribution

A generally agreed exemplar of good
guality architectural design.

The largely top lit building bears no relaticnship
internally with its context, having stained glass
windows. However, its dramatic interior is
enhanced by its detachment from its wider,
congested context as a later structure fitted
within a tight residual space between two larger
buildings: the Milltown Park rear extension block
and Tabor House. Its rear, west elevation is most
prominent within the parkland, and immediately
identifies the building as a church.

The work of a known and distinguished
architect,  engineer,  designer  or
craftsman

The Chapel was designed by architect William
Hague, of Dawson Street, Dublin, a well-known
1g¥-century  ecclesiastical  Irish  architect
responsible for many churches, particularly
around Monaghan and Cavan where he was
initially based. Notable works include Sligo Town
Hall (1864-72), which was executed in an
Italianate Palazzo style.

Artist Harry Clarke was responsible for painted
canvases depicting angels (c.1927) fixed to the
piers between the windows in the apse of the
Chapel. These canvases were recently removed
by the National Gallery of Ireland.

Archival records indicate that Harry Clarke was
also commissioned to paint the ceiling blue with
golden stars but unfortunately this was painted
over in the 1970s.

A number of stained windows are by Joshua
Clarke, Harry Clarke’s father.

An exemplar of a building type,
planform, style or styles of any period
but the harmonious

also

The building is typical of its era of construction but
is set apart by the quality of its materials and
artistic elements.
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interrelationship of differing styles
within one structure

A structure which makes a positive | The structure contributes to its parkland setting.
contribution to its setting, such as a
streetscape or a group of structures in
an urban area, or the landscape in a
rural area

A structure with an interior that is well | The building’s interior is an exemplar of its era
designed, rich in decoration, complex or | that endures to the present day.

spatially pleasing

7.3.13.2.3 Summation

The chapel was constructed to fit neatly in a tight space between Tabor House and the rear
extension to Milltown Park House. However, as a set piece it is found to have formed a viable
architectural connection with Tabor House, that is envisaged as having the capacity to endure
in the detachment of these forms from the wider grouping.

The interior of both levels of the Chapel can be purposefully re-used as a cultural/community
space, whilst retaining its spatial and decorative character.

7.3.123.3 Entrance gate and sections of boundary wall

The gate piers and flanking walls at the entrance on Sandford Road are comprised of granite
ashlar with a central vehicular gate and a pair of pedestrian gates adorned with arrows, most
likely a reference to the Jesuit missionaries’ historic connection to the Native Americans.

East of the entrance, the boundary wall, which extends the length of Milltown Road, is
comprised a mix of cement render and granite random rubble with rounded capping. A
section of wall at the junction of Milltown and Sandford Roads was replaced with cement
rendered blockwork in the 20" century.
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Plate 7.3.29: Gated entrance on Sandford Road

Plate 7.3.30: View of entrance gates looking south from Belmont Avenue
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Plate 7.3.32: Replaceent section of boundafy wall at junction of Milltown and Sandford
Roads
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Plate 7.3.33: Section of boundary wall at junction of Milltown and Sandford Roads, due
northwest which was replaced with blockwork in past realignment of the
junction

Brief summary of the institutional profile of the site

As cited in section 7.3.10 above, the neighbouring Sandfort (now Sandford) Demesne and its
two houses was acquired by the Community circa 1949 to alleviate congestion in the
community building range and expand interests in the vicinity. The Jesuit Community building
range emerged thereafter, differing architecturally and compositionally from the Milltown
Park building range. In time, Gonzaga College was founded within the Sandfort Demesne,
orientated away from and separated from Milltown Park by the Community Building range.

The community building range developed in the 1950’s is positioned to the rear of the
proposed Block B and connected to it by a link building. The same community building range
straddles the original boundary line between the two demesnes. However, rather than
perforate it, it essentially extends the Milltown Park demesne to the west, as enclosed by a
changed boundary condition.

As a consequence, notwithstanding shared ownership, the demesnes of Milltown Park and
Sandfort were not amalgamated with boundaries between the two remaining separate and
linked by gated entrances. The distinctive land character of both entities has endured;
Milltown Park as a large-scale institution and Sandfort as two villas in a sylvan setting having
walled gardens and parkland.

The perceived separation now arising as a consequence of the sale of the subject lands to the
applicant, will therefore essentially reinstate the original boundary line between the two
demesnes.
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Plate 7.3.34: Community building range, with the low-level link building centrally positioned
between it and the subject institutional building range within the applicant lands

Plate 7..35: Entrance to the Community building range from Milltown Road, with the subject
institutional building range within the with the application site visible beyond the

corner of same
IR -

Plate 7.3.36: The community garden, with the subject institutional building range within the
applicant lands visible beyond same
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Plate 7.3.38: The Community group, with the subject range within the application site visible
beyond
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Figure .3‘.11: Detail of deed map, dating from 1g03, demonsratmg the sequenc of land
acquisition by the Community, prior to the purchase of part of the Sandfort
Demesne- refer to larger scale map in Figure 7.3.9 above.

7.4 Physical Characteristics of the Proposed Development

Institutional activity on the site ceased permanently in 2015 and the property was vacated by
the Jesuit order in 2019.

It is proposed to construct a residential development on the site with community/cultural
space and a creche. To give effect to the new development it is proposed to demolish all
existing buildings fabric within the application boundary, with the exception of Tabor House
and the Chapel. The new development encloses the retained structures to the north and south
and is placed within a renewed and carefully considered parkland setting.

The most evident characteristic of what is proposed is in the altering of walled boundaries
with Sandford and Milltown Roads, which will become more permeable to encourage
interaction with the public realm. A second key feature is the accessibility of the parkland to
the public with a new public park provided along the eastern boundary of the site.
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7.5.1

Figure.7.4.1: Site plan of the proposed development, with the retained Chapel and
Tabor House at the centre of the development

Relevant Environmental Factors, Likely Impact of the Development and Accompanying
Mitigation Measures

This section provides a description of potential impacts that the proposed development may
present for architectural heritage in its vicinity. Potential impacts are assessed with regard to
the development’s receiving environment and its characteristics while also referring to the
duration of impacts and categorises them, where possible, as permanent, temporary;
positive, negative or neutral.

Overview of potential impacts

In this section, ranges of impacts potentially associated with the development have been
reviewed, with opinions informed by a detailed response to mitigating measures. The
potential for impacts envisaged as arising from the proposed development are expanded in
texts below.
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7.5.2

Potential impact for existing structures within the site

7.5.2.2 Demolition

The demolition of Milltown Park House and its rear extension, the Finlay Wing and the Archive is
proposed to facilitate the redevelopment of the remaining buildings and the surrounding lands on
the subject site.

An architectural assessment of the building range, above, finds that buildings subject to
demolition do not possess significance meriting inclusion on the Record of Protected
Structures and consequential retention by virtue of protection.

Notwithstanding absence of significance, the enclosed, introverted and private historic
building group has contributed to the character of its environs as visible in places above
impermeable boundary walls.

The removal of part of it will present a direct permanent impact insofar as replacement
structures will alter the character of the receiving environment. The impact is considered
neutral, given the proposed replacement of the building range.

Indirect, temporary and adverse impacts are presented in the physical removal of buildings
and disruption arising therefrom as addressed in the Preliminary Construction Management
Plan prepared by DBFL accompanying this submission.

As part of the process to determine an appropriate conservation strategy, a feasibility study was
prepared by OMP architects to determine the viability of retaining and repurposing each of the
existing buildings within the site. Conclusions arising from that study may be summarised as
follows.

Table 7.5.1: Summary of Findings of Feasibility Study prepared by OMP architects to repurpose
existing buildings

Milltown Park | Asa consequence of previous modifications, internal circulation within the two
House (A) and Rear | structures is confused and involves the negotiation of multiple level changes.
extension to

Milltown Park | When the feasibility of adapting the existing building for residential use was
House (B) considered, it was found that the majority of the units would be single aspect

with integration of kitchens, bathrooms, services and enclosing partitions
anticipated as having a major impact on the structure. The rear extension was
constructed in multiple phases and the upper floors were constructed using a
concrete frame. It is anticipated that significant works would be required to
adapt the structure to accommodate the new interventions.

New windows would be required and external walls would require thermal
upgrading.

Architectural Heritage considerations

These buildings are considered together as they are presently interconnected
on all levels. The building fabric and interior circulation are interwoven to such
an extent that the removal of one or other of the structures would prevent the
proper functioning of the surviving structure.
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There is little surviving by way or original fabric in the original dwelling. The
house has been modified on multiple occasions and it would be impossible to
reinstate it either in its original form, which would require a significant
speculation, or to repurpose it as a viable structure given its institutional
characteristics.

Tabor House (C)

The existing floor to ceiling heights range from 2.gm on the lower ground to
3.6m onthe upper level and therefore could accommodate the introduction and
distribution of services, whilst maintaining an acceptable clear height.

The potential impact of services on the building fabric to serve adaptive reuse
could be reduced by stacking of services, which is achievable due to the
repetitive nature of the floor layouts.

The existing primary stairs may require alteration to comply with statutory
regulations, but the width of the existing flights is acceptable. The secondary
service stairs are not compliant with current regulations and any proposed reuse
of the building would likely require significant modifications.

A new lift will be required to facilitate accessible access internally.

External walls would require thermal upgrade.

Windows and interior doors may require upgrading to satisfy current
regulations. The size of the window and position in the fagade would be

compatible with the proposed cultural/ community use.

The existing stepped approach to the principal entrance will impede accessible
access without alteration.

Architectural Heritage considerations

The study has demonstrated that the structure could be adapted for alternative
use. Whilst the structure is not in itself of major architectural significance, it does
contribute to the character of the site. The challenges presented in adaptation
are not considered to be insurmountable and sensitive modifications could be
introduced to satisfactorily address these issues, without significantly impacting
the character of the structure.

Chapel (D)

By its nature, the Chapel has a particular form and would not be suitable for
subdivision into multiple spaces.

The existing gallery could be extended to create additional floor space.
The stained-glass windows reduce the daylight into the space and the

iconography are not considered appropriate for secular use and will be carefully
removed and relocated appropriately.
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Architectural Heritage considerations

Notwithstanding the challenges presented by adaptation, it is considered that
this structure contributes to the character of the site and furthermore as it is
relatively detached from the adjoining structures it may facilitate its retention,
even in the event of partial demolition of other structures on the site. The
demolition of structures which conceal it will enhance its viability as a detached
structure.

Consideration should be given to retain the central space with its fine vaulted
ceiling as a single volume. It is accepted that the religious iconography may not
be appropriate in an alternative setting, and this aspect of the conversion will
require further consideration.

Finlay Wing (E) Whilst the Finlay Wing, unique to the complex, has its own entrance to the east,
its principal access is via Milltown Park House, with multiple level changes
internally presenting difficulties with regard to accessibility and fire safety.

Any alternative use would arise in different layouts on each floor to suit the
building’s existing configuration. This would complicate the installation and
distribution of mechanical and electrical services tothe detriment of the building
fabric.

Access to alternative use would necessitate a new external entrance to
independently serve each of the two levels.

Potential subdivision of the hall on the upper floor level would have a major
impact on its architectural character.

Windows and external walls are likely to require thermal upgrading.

Architectural Heritage considerations

The architectural integrity of this structure has previously been compromised by
the loss (due to historic fire damage in 1949) of the upper floors. In terms of
architectural heritage, the most significant surviving element is the hall on the
upper ground floor, which is appreciable only if repurposed in its current form as
a singular volume. If it were to be subdivided into multiple spaces, there would
be little by way of surviving fabric to justify its retention in architectural heritage
terms.

Archive (F) Much of the character of the building is derived from the layout of the archive
stacks themselves, which dictate the structural grid and the positioning of the
windows on all facades. Any proposed adaptive reuse of this structure will
necessitate the removal of the stacks and detract from the existing architectural
character of the interior space.

The existing narrow windows were intentionally designed to light between the
archive stacks and when combined with ambient light from the atrium to
provide sufficient light for archival purposes. If the space around the central
atrium were to be enclosed and separated from the atrium, the existing
windows will provide low levels of daylighting, and the opening may need to be
altered to meet desirable standards.
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The existing floor to ceilings heights range from 2.8m to 2.48m. If the building
were repurposed, it will require additional services. Installation of required
services will likely reduce the floor to ceiling heights below regulatory required
standards.

Proposals to infill the atrium were found to severely impact the character of the
space.

Installation of vertical service shafts will limit the usable floor area and adversely
impact the character of the structure.

The existing stairs within the building is not compliant with current regulations
and will require modification or the introduction of a new accessible stairs within
the building, which will further encroach on available floor area.

The balustrade is not compliant with existing regulations and will require
madification.

Architectural Heritage considerations

This building is of architectural significance and the care taken in crafting the
interior is evident. However, as a consequence of the bespoke design to
accommodate archives, it is considered that the adaptive reuse of the structure
would severely undermine its architectural character, effectively negating the
value of retaining it, in conservation terms.

Mitigation

The assessment of building significance combined with the potential impact and viability of
adaptive reuse informed the proposed conservation strategy to selectively retain two of the
existing structures.

It is considered that the selective demolition of Milltown Park House and its later rear extension,
the Finlay Wing and the Archive is justifiable and that their removal will facilitate the successful
adaptation and improved integration of the retained structures, Tabor House (C) and the Chapel
(D) into the proposed redevelopment on the subject site.

The two structures proposed for retention will collectively serve to uphold the character of the site
and retain a tangible link to its historic use and character.

Notwithstanding the lack of significance assigned to the individual buildings, the proposed part
retention of the existing building range, will enable future interpretation of the site’s historic
character,

Material impacts arising from the proposed selective demolition strategy are not considered to
constitute an impediment to demolition. The detailed surveys submitted with this application will
provide a sufficient record to ensure that the historic evolution of the upstanding building range is
chronicled. Future archaeological investigations will review the possibility of concealed or
embedded building fabric, if existing.

In the event that permission is granted for proposed demolition of identified structures, a
detailed chronology of fabric is recommended at archaeological investigation stage, whenthe
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