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Vision
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VISION
"Our vision is to transform this derelict and
underutilised site as part of the continuing
Ballymore commitment for the completion
of the Royal Canal Park Development. At
Ballymore we take our responsibility as a
place maker very seriously, we wish to
extend and create a substantial addition to
the neighbourhood, putting the quality of
life of the occupants and community at the
heart of our developments. We aspire that
our developments are defined by their
originality, by our commitment to quality
and driven by a desire to set new standards
in

design.

Ballymore

believe

this

development will form a gateway into the
city

of

Dublin

by

combining

modern

architecture with innovative landscaping
providing a high quality living and working
experience “
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PHOTOMONNTAGE VIEW OF THE EIGHT LOCK WITH PROPOSED DEVELOPMENT IN BACKGROUND

Development Description
Construction of a mixed use development consisting of 435 no.
apartments (217 no. one-bedroom and 218 no. two-bedroom), a Primary
Health Care Centre with integrated café at ground level (2,364 sqm), a
pharmacy (181 sqm), own door offices (913 sqm), a fitness centre/juice
bar (703 sqm) in five blocks of 4 to 13 floors together with 242 no.
undercroft parking space, a reception area/management suite, storage
space, bin stores, cycle parking, hard and soft landscaping and plant
rooms (the landscaping will include a 3 new public open spaces and 2
interlocking residential podium courtyards).
The site is bounded by Ratoath Rd to the east, the Royal Canal and Royal
Canal Greenway to the south, Royal Canal Park Phase III to the west and
the Tolka Valley Park to the north.
Purpose of Masterplan
This Masterplan incorporated in this Urban Design Report has been
prepared on behalf of Ballymore RCP Development Services Limited,
owners of the lands at the former Ormond printing works, off the Ratoath
Road, Dublin 11. The purpose of the Urban Design Report is to set out a
clear vision for the comprehensive and sustainable development of the
site.
Scope of Masterplan
The Masterplan as set out in this Urban Design Report will seek to address
the specific requirements for the development of the lands within the
context of the opportunities and constraints offered by the site. Specific
regard will be given to the requirements set down by the planning policy
context and the nature and character of the surrounding development.
The Urban Design Report will address issues including the mix of uses,
height ranges, access provisions, provision of public open space,
landscaping and relationship to the wider existing and emerging context.
The methodology used for the preparation of this Urban Design Report
will combine the principles of spatial planning and urban design with a
view to providing a set of parameters for the future development of the
subject lands.
The concepts of urban form, sense of place, focal points, permeability and
legibility, character areas, architectural heritage, important aspects and
views inform and are incorporated into the report to create a sustainable
land use composition, built form and layout design.
Placemaking
A critical aspect to any new residential development is the importance of
placemaking – to create a place for people to live/work and play.
Placemaking brings character and identity to a new development, its
essence is to realise the existing physical characteristics of a site and
through the master planning and architectural design, maximise these
features to complement the proposed development.
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PHOTOMONNTAGE VIEW OF WESTERN PLAZA

Key Principles of the Proposal
•

Placemaking

•

A critical element to the success of modern large scale
developments is to create a place to set the development within its
new context. As part of the overall design we have used the blocks
to create 3 new public spaces to the north west and southern side of
the development. These spaces exploit the existing characteristics of
the surrounding area and redefine them to create a new public
space.
The southern plaza with its visual and physical link to the Royal Canal
and the HS Reilly Bridge, is a raised public plaza with active uses
engaging directly to the plaza. A gym and juice bar are located at the
ground and first floor level of block D
The western plaza acta as a node on Hamilton View Street with owndoor offices addressing two sides of the plaza and the management
suite addressing the eastern side of the plaza.
The northern plaza is lined on two sides by the medical Centre/Café
and the own door office units. The plaza has a visual connection to
the Tolka park and provides a sheltered area

•

•

•

•

Gateway

•

The southern and northern ends of the site are defined by gateway
buildings. The southern Block (D) is a 13-storey building acting as a
beacon to the development whilst arriving from the new Ratoath
The northern 13-storey building defines the point-of-arrival from the
junction of the Ballyboggan and Ratoath Roads from the east and
north respectively.

•
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•

Views to Royal Canal and Tolka Park

•

The Residential blocks have been orientated around the perimeter
of the site to maximise the views to the existing public amenities,
Tolka Park to the north and The Royal Canal to the south

•

Architectural Language

•

The architectural language for the individual blocks is deep recessed
brick panels with metal and cement fibre infill panels with full
height aluminium glazing to each apartment room. The brick
cladding consists of 3 different brick colours, the percentage of each
colour brick to each block varies thus allowing for a variety to the
finish of each Apartment Block. Block heights vary along with
finishes to appear as a collection of buildings instead of one block.

•

Active Street Front

•

A dynamic and active street frontage is achieved by the placement
of mixed use units which include office, retail, healthcare and
amenity uses at ground level. In all instances the street frontage
wraps into the development via the south, west and northern
plazas.
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AERIAL PHOTOGRAH OF DEVELOPMENT SITE SHOWING TOLKA PARK TO THE NORTH AND ROYAL CANAL TO THE SOUTH

Planning Context
Full documentation and assessment of the relevant statutory planning
policy is provided in the Planning Report and Statement of Consistency
which accompanies this application.

Planning Policy
The site is part of the strategic development and regeneration Area (SDRA
3 – Ashtown – Pelletstown) in the Dublin City Development Plan 20162022. The policy for this area is set down in general terms and promotes
sustainable mixed use development based on high quality urban design
principles. .
Zoning
Reflecting the SDRA status, the Development Plan designates the subject
lands with Z14 Zoning: To seek the social, economic and physical
development and/or rejuvenation of an area with mixed use, of which
residential and “Z6” would be the predominant uses.
In essence, Z14 zoning allows consideration of a wide range of land uses
with sites considered on their merits having regard to their local context
and the specific aims and objective of the SDRA area.

Plot Ratio and Site Coverage
The indicative plot ratio for Z14 Regeneration Areas is 1.0 – 3.0.
The indicative Site Coverage for Z14 Regeneration Area is 50%. Section
16.5 of the Development Plan states that a higher plot ratio may be
permitted in certain circumstances such as adjoining major public
transport or to facilitate comprehensive re-development in areas in need
of urban renewal.
EXTRACT FROM DCC DEVELOPMENT PLAN (ZONING Map A)

The subject site is within 10 minutes walking distance of Broombridge
train Station, Broombridge Luas Station to the east, and the (permitted)
Pelletstown train Station to the west.
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Brief Summary
Royal Canal Park Phase IV Development
The Royal Canal Park Phase IV mixed use development will
consist of residential use (435 apartments) and employment
uses (4162 sqm) all located on a 1.88-hectare island site
running from the junction of Ratoath Road and Ballyboggan
Road to the 8th lock on the royal canal.
The site is flanked on all sides by residential blocks ranging
in height from 4 - 13 storeys which enclose a residential
courtyard to serve the residents of the development. The
resident’s communal courtyard connects all residential
blocks at first floor level. Roof terraces are also provided to
4 apartment blocks as a residential amenity.
At ground floor level and to the streetscape are active
employment uses which have been arranged around 3 new
public open spaces which are provided to the north, south
and western sides of the development. These spaces
actively engage with the streetscape ensuring a vitality and
interacting with the existing surrounding neighbourhood.
The employment uses include a medical centre (including
café), own-door offices, gym/café and a residential
management suite.
All residential and mixed-use car parking is accommodated
at ground floor below the residential courtyards. The (offstreet) car parking totals 242 spaces, and 650 residents
secure bicycle parking spaces (plus 250 visitor +
employment spaces). A further 42 cycle spaces are located
at surface level distributed between the various plazas,
while an additional 16 on-street parking spaces include; 5
No. car club spaces, 4 No. set-down/loading bays, 3 No.
electric vehicle charging points, 3 No. disabled parking bays,
and 1 No. refuse set-down space. Access to the car parking
is via Hamilton View Road. There are also several surface car
parking spaces to serve the commercial uses at ground floor
level. Accessible car parking spaces are located adjacent to
all lift cores with any ramps/turning circles etc conforming
to Part M requirements.
The Royal Canal Park Phase IV is a landmark development of
high-quality architectural design which enhances the
existing characteristics of this unique site whilst creating a
new destination place along the banks of the Royal Canal.
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AERIAL VIEW OF DEVELOPMENT FROM SOUTH
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02:

Site Context and
Analysis
• Introduction
• Location
• History
• Photographic Survey
• Urban Analysis
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Introduction
The Royal Canal Park Phase IV site is located to the west of a new section
of Ratoath Road and is accessed from the east off the old Ratoath
Road/Hamilton View. It is c.1km north of the N3 Navan Road and c1.5km
northwest of Cabra Village Centre.
The site was formerly used as a printing works and was operational up to
the early 2000’s and has been unused for nearly 20 years.
The site covers 1.88 hectares and comprises a former printworks building
(The building has been demolished under the provisions of DCC planning
ref 3568/19), a water tank, former electrical sub-station, pump house and
external paved and unpaved areas.
Existing well established residential schemes have been developed in the
vicinity of the lands (at Pelletstown, Ashington and Rathbourne). There
are residential properties further to the north-west and the significant
local park amenity (Tolka Valley Park) to the north.
The proposed development forms the final phase of Royal Canal Park,
located to the west of the subject site. It may be noted that the
commercial ground floor units, and the office building, at Royal Canal Park
have not been successful at attracting uses, and (with the exception of the
Ballymore office building, a convenience store and a gym) have remained
vacant for a considerable period of time since being built in 2006.
The subject site is located beside Royal Canal Park. The site lies adjacent
to a vehicle repair garage (Campbell’s garage), located to the south-west.
The Ratoath Road (to the east of the subject site) is characterised by light
industrial commercial type development and adjacent commercial parks.
A Protected Structure, H.S. Reilly Bridge, is located c.15 m to the south of
the site. This was formerly operational as a vehicular bridge. It has not
been in use since the realignment of the Ratoath Road. The Royal Canal
and an Irish Rail line are located to the south of the site.
The site is strategically located in close proximity (within c.650m) of
Broombridge Train Station and LUAS Station, and within c. 380m of the
permitted (unconstructed) Pelletstown Train station as well as Dublin Bus
services.
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SITE

Location
The lands at the Royal Canal Park Phase IV/old Ormond printing works
(approx. 1.88 hectares) are located immediately to the west of old
Ratoath Road located on the northside of the city.
The lands are currently accessed from Hamilton View Road on the
western boundary of the site. The eastern boundary of the site abuts the
new Ratoath Road Overbridge Road and flyover which traverse above the
Royal canal.
The southern boundary is defined by the Royal Canal which runs east to
west, and transitions in height at the 8th Lock which is adjacent to the old
H.S. Riellys bridge which we understand the H.S. Reilly bridge is not
currently in use. However, the permission for Pelletstown Train Station
includes the use of the H.S. Reilly Bridge for pedestrian/cyclist access to
the Station.
To the east of the site lies the Glasnevin Business Park and Ballyboggan
Business Centre which consist of Industrial, Commercial, Leisure and
Retail uses, all in close proximity to the subject site.
To the north the site abuts the Ballyboggan road crossroads with the old
and new Ratoath Road. Public transport connectivity is good with a bus
service along Ballyboggan Road, the old Ratoath Road and Spindrift
Avenue.
The Luas Green Line (Broombridge Station) is circa 650 metres (5 mins
walk) to the east of the site. The Ashtown train station is circa 1,500
meters (10 mins walk) to the west of the subject site.
With the exception of the south east corner of the site movement and
accessibility to the development is very strong and has been maximised as
part of the current proposal
The Royal Canal Park development to the west of the site has undergone
major rejuvenation over the last 10 years and is a growing community
with good services and connectivity to the city centre.
The site is an underutilised one, within the LAP which is designated as a
Strategic Development and Regeneration Area. This policy notes that
SDRAs have substantial development capacity, and emphasises the reality
of significant change in these identified locations and places an
importance on high quality place-making.
The site is served by two significant public open spaces with a unique
identity and history to the site. Tolka Park lies to the north of the site and
serves the surrounding areas with playgrounds, playing fields and pitch
and put coarse.
The Royal Canal lies to the south of the site and is a strong physical and
visual amenity to the site. The Royal Canal Green Way development Phase
04 is scheduled for completion in 2020 and will pass the southern
boundary to the site.
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SITE OUTLINE IN RED – APPLICANT HQ IN BLUE

ASHINGTON PARK

ROYAL CANAL

BALLYMORE HEADQUARTERS

GLASNEVIN BUSINESS PARK

TOLKA PARK AND RIVER

Location

AERIAL PHOTOGRAPH OF SITE (LOOKING WEST) SHOWING SURRONDING BUILDINGS

O’REILLY BRIDGE
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8th LOCK

Site / Ormond Printworks

ASHINGTON PARK

GLASNEVIN BUSINESS PARK

BALLYMORE HEADQUATERS

BALLYBOGGAN BUSINESS CENTRE

TOLKA PARK AND RIVER

Location
Royal Canal Park

AERIAL PHOTOGRAPH OF SITE SHOWING SURRONDING BUILDINGS – TO BE COMMISIONED BY CLIENT

CAFE
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8TH LOCK

HS RIELLY BRIDGE

History – Formula for Quaternions …
Royal Canal & Broom Bridge
In 1755, Thomas Williams and John Cooley made a survey to find a
suitable route for a man-made waterway across north Leinster from
Dublin to the Shannon
The canal passes through Maynooth, Kilcock, Enfield, Mullingar and
Ballymahon has a spur to Longford. The total length of the main
navigation is 145 kilometres (90 mi), and the system has 46 locks. There is
one main feeder (from Lough Owel), which enters the canal at Mullingar.
In 200 years it has been maintained by eight successive agencies: the
Royal Canal Company, the Commissioners of Inland Navigation, the New
Royal Canal Company, Midland Great Western Railway Company, Great
Southern Railways, CIÉ, and (from 1986) the Office of Public Works

ROYAL CANAL WAY

In 1843, while walking with his wife along the Royal Canal, Sir William
Rowan Hamilton realised the formula for quaternions and carved his
initial thoughts into a stone on the Broom Bridge over the canal. The
annual Hamilton Walk commemorates this event

Tolka Park & River
Tolka Valley Park is an important regional park of about 50 hectares. The
river valley is rich in plant and animal life, a haven for biodiversity within
the city, and local history. The Park is situated over a former city landfill,
creating challenges to its management and design.
Dublin City Council, with financial support from the National Transport
Authority, has been constructing since 2011 a new regional cycling route
along the River Tolka. The route will link Ashtown, Finglas and Glasnevin
and is completely off-road. The Phase 1 to 3, from Glasnevin to Finglas,
are completed and Phase 4 is currently under construction with
completion by 2020. This will include a new footbridge over the River
Tolka, a major park extension, and new areas for angling (under license).
8th Lock & H.S. Reilly Bridge
The 8th Canal lock associated with Royal Canal, built c.1790, comprising
two pairs of timber and steel breast gates with timber footboards and
balance beams. Gates set within limestone tooled limestone ashlar lock
chamber with bull-nose limestone capstones at ground level. Located
adjacent to H.S. Reilly Bridge.
A well-constructed canal lock that forms part of a wider collection of
locks, bridges and lock-keepers' houses associated with the Royal Canal on
its journey from Spencer Dock to Longford town. Displaying quality
masonry skills and early eighteenth-century engineering, it attests to the
importance of the canal’s role at the time of construction. Fully
functioning, this lock serves recreational use today and remains an
important element in the architectural and industrial heritage of north
Dublin.
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TOLKA PARK by JOHN SKELTON

Sir William Rowan Hamilton (i2 = j2 = k2 = i j k = −1) in Stone on Broom Bridge

8th LOCK ROYAL CANAL

Historic Map 1829 to 1842
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SITE OUTLINE IN RED
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Photographic Survey & Analysis
Opportunities and constraints linked to development of the site have
been identified through a photographic study. The following series of
images can be used to establish some of these observations, hence
informing the overall scheme for the project.
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RATOATH ROAD

GLASNEVIN BUSINESS PARK

TOLKA PARK

BALLYBOGGAN ROAD

BALLYBOGGAN BUSINESS CENTRE

NEW RATOATH ROAD OVERBRIDGE

Photographic Survey - Aerial Views

AERIAL VIEW TO TOLKA PARK
HAMILTON WALK
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HAMILTON VIEW

8th

LOCK

OLD H.S. REILLY BRIDGE

ROYAL CANAL

NEW RATOATH ROAD OVERBRIDGE

OLD H.S. REILLY BRIDGE

8th LOCK

ROYAL CANAL

RAIL LINE

ASHINGTON PARK

ALDI

Photographic Survey - Aerial Views

AERIAL VIEW (LOOKING SOUTH) TO ROYAL CANAL
BALLYBOGGAN BUSINESS CENTRE
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GLASNEVIN BUSINESS PARK
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TOLKA PARK

8-STOREY BALLYMORE OFFICES

3 STOREY RESIDENTIAL HOUSING
TO WEST OF SITE

Photographic Survey - Site Panorama

SPINDRIFT AVENUE VIEW SOUTH

2/3 STOREY INDUSTRIAL
UNITS TO GLASNEVIN
BUSINESS PARK
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NEW BRIDGE TO ROYAL
CANAL CREATES BUFFER
ZONE TO EDGE OF SITE
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NEW 6/7 STOREY RESIDENTIAL DEVELOPMENT TO WEST
OF SITE - UNDER CONSTRUCTION

NEW RATOATH ROAD OVERBRIDGE

OLD H.S. REILLY STONE BRIDGE

CAMPBELLS GARAGE

3 STOREY RESIDENTIAL HOUSING
TO WEST OF SITE

Photographic Survey - Site Panorama

HAMILTON VIEW ROAD VIEW SOUTH

ORMOND PRINTING WORKS – PLANNING REF:
3568/19 – PERMISSION GRANTED –
CURRENTLY BEING DEMOLISHED
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6 + 7 STOREY OFFICES – BALLYMORE HEAD OFFICES

PANORAMIC VIEW TO TOLKA
PARK AND RIVER

Photographic Survey - Site Panorama

HAMILTON VIEW ROAD VIEW NORTH

6 + 7 STOREY RESIDENTIAL DEVELOPMENT CURRENTLY UNDER
CONSTRUCTION
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ORMOND PRINTING WORKS – PLANNING REF:
3568/19 – PERMISSION GRANTED – CURRENTLY
BEING DEMOLISHED

6 STOREY OFFICE DEVELOPMENT –
BALLYMORE HEAD OFFICES

3 STOREY RESIDENTIAL HOUSING

NEW RATOATH ROAD
OVERBRIDGE OVER ROYAL CANAL

Photographic Survey - Site Panorama

SPINDRIFT AVENUE VIEW EAST

ORMOND PRINTING WORKS – PLANNING REF:
3568/19 – PERMISSION GRANTED – CURRENTLY
BEING DEMOLISHED
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NEW RATOATH ROAD
OVERBRIDGE OVER ROYAL CANAL

3 STOREY RESIDENTIAL HOUSING

Photographic Survey - Site Panorama

RATOATH ROAD VIEW SOUTH

INDUSTRIAL UNITS TO
GLASNEVIN BUSINESS PARK.
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STOREY ORMOND PRINTING WORKS – PLANNING REF: 3568/19 –
PERMISSION GRANTED – CURRENTLY BEING DEMOLISHED

6 + 7 STOREY RESIDENTIAL DEVELOPMENT CURRENTLY UNDER
CONSTRUCTION

6 – 8 STOREY RESIDENTIAL
APARTMENT BLOCKS

INDUSTRIAL UNITS TO GLASNEVIN BUSINESS PARK,

Photographic Survey - Site Panorama

RATOATH ROAD VIEW NORTH

ORMOND PRINTING WORKS – PLANNING REF: 3568/19 – PERMISSION
GRANTED – CURRENTLY BEING DEMOLISHED
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6 STOREY OFFICE DEVELOPMENT –
BALLYMORE HEAD OFFICES

OLD H.S. REILLY STONE BRIDGE

6 + 7 STOREY RESIDENTIAL DEVELOPMENT CURRENTLY
UNDER CONSTRUCTION – PLANNING REF: TBC –

6 – 8 STOREY RESIDENTIAL
APARTMENT BLOCKS
INDUSTRIAL UNITS TO GLASNEVIN
BUSINESS PARK

8TH LOCK ROYAL CANAL

Photographic Survey - Site Panorama

RATOATH ROAD VIEW NORTH

6 STOREY OFFICE DEVELOPMENT –
BALLYMORE HEAD OFFICES
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6 – 8 STOREY RESIDENTIAL
APARTMENT BLOCKS

Photographic Survey - Site Panorama

RATOATH ROAD VIEW NORTH

6 STOREY OFFICE DEVELOPMENT –
BALLYMORE HEAD OFFICES
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Urban Analysis
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Urban Analysis - Existing Site
Text by RAU

SITE VIEW FROM ROUNDABOUT

SITE VIEW FROM BRIDGE

SITE

SITE VIEW FROM HAMILTON VIEW ROAD

Winter 21st
Equinox 21st March

Summer 21st June

SITE VIEW FROM LOCK
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IMAGE TO BE UPDATED

Urban Analysis - Master Plan to Royal Canal Park

2-3 Storeys
4-8 Storeys
9-13 Storeys
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Urban Analysis - Royal Canal Greenway

SITE LOCATION

IMAGE TO BE UPDATED
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Urban Analysis - Royal Canal Greenway
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Urban Analysis - Scale
The majority of the heights of the houses in the immediate area of the
development are 2-3-storey. Some three-storey houses are located in
the new development to the west of the proposed site.
The mixed use Apartment buildings vary from five to eight-storey to the
west and northwest of the subject site.
To the east are industrial buildings of varying (2 – 3 storey) heights and
uses.
The Ratoath Road Overbridge to the east and south of the site is a large
scale structure which is significantly taller than the old H.S. Reilly stone
bridge and surrounding structures.
As the subject site is an island site with significant distances from the
surrounding buildings and road/bridge we believe the site can
accommodate additional height to the blocks in particular to the north
and south of the site (Blocks A and D) which will act as gateways to the
development, defining the site as you approach from the north and
south sides.

2-3 Storeys
4-8 Storeys
9-12 Storeys
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Urban Analysis - Urban Structure

1. Orientation
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2. Urban Grain

3. Building Edges

Urban Analysis - Landmarks

2

There are a number of prominent landmark within the vicinity of the
site which are important to the success of the development design.
These are the following: -

1
•

8th

•

H.S. Reilly Bridge

•

Ratoath Road Overbridge

•

Tolka Park

•

Ballymore Headquarters

•

Residential Building

Lock

3

Proposed Irish Rail station

4

1. Tolka Valley Park
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2. Tolka Valley Park

3. Ballymore HQ

4. 8th Lock, Grand Canal

5. H.S. Reilly Bridge - Old

5

6

6. Ratoath Road Overbridge - New

Urban Analysis - Land Uses
Illustration showing the land use at ground floor level.

Housing
Apartments
Community
Commercial
Industrial
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Urban Analysis - Existing Amenities
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Urban Analysis - Rail and Bus Routes
Train station at Pelletstown is due to
commence construction in fourth quarter of
2019.

0.5km
1km

2km

Site
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LUAS Green Line

Railway Line

Bus routes

Walking

Walking

(Distance to Broombridge LUAS
650m Approx.)

(Distance to Pelletstown Station
380m Approx.)
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03:

Design Evolution
• First Principles
• Initial Scheme
• Emerging Scheme
•Proposed Scheme
•Development Summary
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First Principles
Concept Design

43

1.0 Providing public squares as focal points for the new
scheme. Creating new connections into the site compared to
the current defensive boundaries/fences

3.0 Establish the primary axis with the adjoining residential
building lines and streets

5.0 Secondary axis/links established

7.0 Inner edge to central podium courtyard defined

2.0 Forming building edges in response to the existing urban
grain and street edge

4.0 Finger blocks follow the primary street road axis

6.0 Main squares/plaza spaces defined and formed by blocks

8.0 Framework plan

royal canal park phase IV

First Principles
Concept Design

44

1
2

- EXPLORE THE SITE POTENTIAL
- CREATE STRONG URBAN EDGE

2
3

- TWIST BLOCK TO FRAME COURTYARDS
- ALLOW LIGHT AND VIEWS INTO & OUT OF COURTYARDS

3
4

- BRING LANDSCAPING INTO THE COURTYARDS
- PERMABILITY THROUGH THE SITE

4
5

- ADD HEIGHT TO FRAME SITE GATEWAYS
- DEFINE THE ENTRANCE TO THE SITE

4

05 - CUT BLOCKS FOR LIGHT AND VISUAL AMENITY

4

06 - MAXMISE VIEWS TO TOLKA PARK AND ROYAL CANAL

royal canal park phase IV

Initial Scheme - Massing & Layout
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•

Defining urban edges to the development

•

Two main courtyards with framed views

•

Uniform building heights

•

Defined communal spaces between Blocks

royal canal park phase IV

Emerging Scheme - Massing & Layout
•

A series of interlocking spaces form a continuous residents courtyard
at podium level.

•

Uniform building heights of similar height to nearby buildings

•

Public plazas address south, west and north

•

Residents courtyard at podium level addresses east.

8
7
6
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Proposed Scheme - Massing & Layout
•

Complies with BRE guidelines (Sunlight and Daylight)

•

Increased daylight Penetration to interlocking courtyards

•

A series of interlocking spaces form a continuous residents courtyard
at podium level.

•

Reduced height to North West corner of Site

•

Roof Terrace Landscaped added

•

Gateway buildings to the North and South of site (part of block D
having being reduced in height to appear less dominant when
viewed from surrounding areas).

13
8
7
6

8

8

4

1
7
7

4
1
7
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Development Summary
BUILDING HEIGHTS

4-13-storeys

GROSS SITE AREA

18880sqm/1.888Ha

TOTAL RESIDNIAL MIX

435 units

1-Bed
2-Bed

218 units
217 units

50%
50%

DENSITY

231 per Ha

CAR PARKING SPACES – OFF-STREET
196 spaces Residents, 46 spaces Commercial

242

CAR PARKING – ON-STREET
5 No. car club spaces,
4 No. set-down/loading bays,
3 No. electric vehicle charging points,
3 No. disabled parking bays,
1 No. refuse set-down space.

16

650
250
42

PHARMACY

181sqm

PRIMARY CARE CENTRE AND CAFÉ

2364sqm

GYM AND JUICE BAR

703sqm

OWNDOOR OFFICES

913sqm

RESIDNTIAL AMENITY (indoor space)

427sqm

TOTAL EMPLOYMENT USE AREA

4162sqm
– LEVEL 00

6700sqm

ANCILLARY SPACES
Back of House – Storage (first floor)
Plant
Bin Store

150sqm
263sqm
325sqm

RESIDENTIAL AREA (Level 00 to Level 12)

37920sqm

royal canal park phase IV

8
7
6

BICYCLE PARKING
Residents only in car parking area
Visitor + employment in car parking area
Visitor + employment surface bicycle parking
at Plazas (north, west & south)

UNDERCROFT CAR PARK AREA
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15.55m - 44.3m
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04:

Proposed Design
• Key Design Principles
• Placemaking
• Architecture Precedents
• Architecture Proposed Elevation Design, Materiality and Finishes
• Rational for Building Heights and Locations
• Ground Floor Strategy
• Boundary & Landscape Strategy
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Key Design Principles
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Active street frontage along edges of site.

Public plaza’s to the South, West and North edges of the development.

Screened car parking (below podium/residents communal garden) accessed at ground level

Semi-enclosed (private) communal spaces between interlocking blocks at first floor podium
level.
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Key Design Principles

Residential blocks interlocked around North-South street axis creating a dynamic street
frontage.

Height adjusted in accordance with daylight/shadow analysis as well as Pre-Application
Consultation Opinon, issue 1. (Height, Scale, Massing and Density).
Blocks extruded upwards to form Gateway Blocks.
Blocks pulled downwards to increase natural daylight and create a more human scale at main
entry point to the development.
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Key Design Principles
GROUND FLOOR LEVEL
Please Refer to Pages 106 to 116 for Ground, First and Part Second floor
Design Strategy
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Key Design Principles
FIRST FLOOR LEVEL
Please Refer to Pages 106 to 116 for Ground, First and Part Second floor
Design Strategy
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Key Design Principles
SECOND FLOOR LEVEL
Please Refer to Pages 106 to 116 for Ground, First and Part Second floor
Design Strategy
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Key Design Principles
THIRD FLOOR LEVEL
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Key Design Principles
FOURTH, FIFTH & SIXTH FLOOR LEVELS
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Key Design Principles
SEVENTH FLOOR LEVEL
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Key Design Principles
EIGHT TO TWELTH FLOOR LEVEL

59

royal canal park phase IV

Key Design Principles
Roof PLAN
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Key Design Principles

28.82m
8-Storey

44.475m
13-Storey

SECTION E:E

Section E:E
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Key Design Principles

Section D:D
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28.55m
8-Storey

27.985m
8-Storey

SECTION D:D

Key Design Principles

15.95m
4-Storey
Section C:C
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28.55m
8-Storey

5-Storey

SECTION C:C

Key Design Principles

Section F:F
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24.3m
7-Storey

23.475m
7-Storey

SECTION F:F

Key Design Principles

Section A:A
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Section G:G

13-Storey

44.3m

7-Storey

21.7m

SECTION A:A & G:G

Key Design Principles

25.4m
7-Storey
Section B:B
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13-Storey

44.3m

SECTION B:B

Key Design Principles

Section H:H
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7-Storey

25.4m

SECTION H:H

Placemaking - Gateway Building - North
The North Plaza comprises the 13-storey (Block A) and 8-storey (Block B)
which line the east and west side of the plaza.

The 8-storey Ballymore Headquarters on Spindrift Avenue (to the right of
the image below) and the 6/7-storey (Part V) block currently under
construction on the opposite side of Hamilton View Road act as a
precedent for the height of the development.

Under construction
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Placemaking
NORTHERN PUBLIC OPEN SPACE
The North Plaza comprises the 13-storey (Block A) and 8-storey (Block B)
which line the east and west side of the plaza. The plaza is open to the
Tolka Park side creating a visual connection to the park from the plaza
across the junction of the Ratoath Road and Ballyboggan Road.
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The relationship of the blocks and their differing heights create a strong
visual contrast while the medical centre with its café on one side and the
live-work units on the other create a vibrant dynamic and active street
frontage to the plaza.

Placemaking
LANDSCAPE STRATEGY TO JUNCTION BETWEEN RATOATH ROAD AND DEVELOPMENT
The street edge on the bridge end of the Ratoath Road and its
proximity to the new ratoath Bridge/Road presents a hostile edge
to the blocks, in particular blocks B and D which are closes to the
road edge.
To address this environment we have incorporated a significant
landscape intervention to address the noises, privacy and
associated issues in this location. Where the bridge/road rises
adjacent to Block D we have proposed commercial uses thus
minimise the impact to the residential use.
Privacy for apartments has further been enhanced by the generous
distance they are located from the elevated approach to the bridge.

Ratoath Road
(Ramp to Bridge)

Private
Access
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Placemaking
EASTERN COMMUNAL OPEN SPACE
The Eastern communal courtyard provides views in to and out of the
development towards Tolka Park. Located above the street level it offers a
strong visual amenity to the adjacent road/footpaths.
The landscaping between the development and the retaining wall to the
road/bridge softens the space to the site edge
The variety of the brick colours of the buildings addressing the eastern
communal courtyard serves to enforce the sense of community and
increases visual interest. This also benefits Ratoath Road and serves to
break down the scale of the development.

View of Ratoath Road side of development
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Placemaking
SOUTHERN PUBLIC OPEN SPACE
Viewed from the approach from the new Ratoath Road
Overbridge (from the south) on Ratoath Road. The 13-storey
corner of site acts as a Gateway to the development.
The South Plaza enhances the boundary between the Royal
Canal and the site by stepping down to the canal to create a
seamless connection between each, forming a new public
plaza to enjoy the views to the canal.
The café and gym to block D address the Southern Plaza and
will serve to draw both residents and members of the public
into the development to enjoy this new public plaza along
the banks of the royal canal.

View from new Ratoath Road Overbridge, Ratoath Road
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Placemaking
HAMILTION VIEW SHARED SURFACE
Viewed from the approach from in front of the western
plaza, the south end of Hamilton View road will be
transformed into a shared surface for pedestrians, cyclists
and vehicles culminating at the old HS Reilly bridge and
southern plaza.
The street frontage to Hamilton View road consists of own
door office use thus ensuring foot traffic to/from the
development whilst also providing passive surveillance to
the street. The scale of the blocks are broken down through
the careful selection of brick types of various colours,
ensuring the development is read as a collection of
buildings rather than one large block.

View looking south along Hamilton View towards the old H.S.Reilly Bridge

73

royal canal park phase IV

Placemaking
WESTERN PUBLIC OPEN SPACE
West Plaza acts as a node midway along Hamilton View Road and is the main entrance to the
development. The building heights have been dropped down at this location to create cluster
of 4-7 storey buildings arranged around public and communal private open space, at the
western gateway to the scheme addressing the existing 3 storey houses to the opposite side
of the road.

As one moves away from the plaza, north and south, the building heights increase, culminating at the
gateways to the site. This Plaza is the main point of entry into the residential element of the scheme via the
management suite. Own door office units to either side of the plaza combined with the management suite
will ensure that this plaza is an active and vibrant place.

Hamilton View Street
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Placemaking
Hamilton View Street Frontage
Hamilton View Road (which is no longer a through-road) has become a shared surface from
the western plaza to the H.S. Reilly Bridge (which is no longer open to vehicular traffic).
Either side of the western plaza building heights have been reduced to 4-storeys in order to
respect the scale of the adjacent 3-storey buildings.
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The decision to use different colours of brick to break up the blocks results in the development appearing
more like a collection of buildings rather than one large block.

Placemaking
Resident’s Communal Garden at First Floor Level
Resident’s garden at first floor (podium) level is
accessed by all residential Blocks in the
development.
The southernmost end of Block A and the
northernmost end of Block E drop to 4-storeys in
height at this point, resulting in 3-storeys
addressing the communal garden adjacent to the
western plaza. This drop in scale improves natural
light whilst the change in brick colour breaks
down the perceived volume of the buildings and
adds visual interest.
The next step in building height is 7-storey which
is perceived as 6-storey from the resident’s
communal garden and is a different brick colour
to the 4-storey portion of the blocks.

Aerial view of resident’s communal garden at first floor level
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Placemaking
INTERLOCKING COURTYARD
The development serves as a link between green amenity spaces Tolka
Park and the Canal Greenway/8th Canal Lock.
The South, West and North Plazas act as nodes on the journey between
the Eighth Lock on the Royal Canal and Tolka Park. From an aesthetic
point-of-view, the green residents communal garden combined with the
roof terraces and green roofs further enhance the connection.

CONCEPT DESIGN – interlocking private Courtyards

DRONE VIEW OF INTERLOCKING CORTYARDS

CONCEPT DESIGN – Western Plaza

CONCEPT DESIGN – interlocking private Courtyards
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Architectural Precedent Projects
CITY ISLAND LONDON – Ballymore Project
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Architectural Precedent Projects
NORTHERN PUBLIC OPEN SACE
Text by RAU

GRANARY SQUARE, KINGS CROSS CANALSIDE – LONDON

79

royal canal park phase IV

Building Elevation Design, Materiality and Finishes
MATERIAL EXPRESSION AND PROPORTION
The following section documents the proposed material expression and detailing of
proposed façade treatment and design through a series of render images, building
studies, and material palette.

Ratoath Road / Ballyboggan Road intersection

80

royal canal park phase IV

Building Elevation Design, Materiality and Finishes
MATERIAL EXPRESSION AND PROPORTION
The following section documents the proposed material expression and detailing of
proposed façade treatment and design through a series of render images, building
studies, and material palette.
This addresses requirement no. 1 (page 2) of the “Notice of Pre-Application
Consultation Opinion”.

SOUTHERN PLAZA & CYCLE WAY

RATOATH ROAD STREET ELEVATION with red line of road/bridge profile
Note the variation in brick colour which helps to break down the scale of the blocks.
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Building Elevation Design, Materiality and Finishes

FUSED METAL PANEL INFIL TO BRICK

SELECTED 3 TONE BRICK

RATOATH ROAD part STREET ELEVATION (Block D) with red line of road/bridge profile

CEMENT BOARD INFILL TO BRICK

Note the variation in brick colour which helps to break down the scale of the blocks.

Dark blue engineered brick
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Red burnt engineered brick

Burnt engineered brick

PC MILD STEEL RAILINGS TO BALCONIES

Building Elevation Design, Materiality and Finishes

FUSED METAL PANEL INFIL TO BRICK

SELECTED 3 TONE BRICK

RATOATH ROAD part STREET ELEVATION (Block C) with red line of road/bridge profile

Dark blue engineered brick
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Red burnt engineered brick

CEMENT BOARD INFILL TO BRICK

Burnt engineered brick

PC MILD STEEL RAILINGS TO BALCONIES

Building Elevation Design, Materiality and Finishes

FUSED METAL PANEL INFIL TO BRICK

SELECTED 3 TONE BRICK

RATOATH ROAD part STREET ELEVATION (Block B) with red line of road/bridge profile

Dark blue engineered brick
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Red burnt engineered brick

CEMENT BOARD INFILL TO BRICK

Burnt engineered brick

PC MILD STEEL RAILINGS TO BALCONIES

Building Elevation Design, Materiality and Finishes

HAMILTON VIEW ROAD STREET ELEVATION with red line of road profile
Note the variation in brick colour which helps to break down the scale of the blocks.
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Building Elevation Design, Materiality and Finishes

FUSED METAL PANEL INFIL TO BRICK

SELECTED 3 TONE BRICK

HAMILTON VIEW ROAD part STREET ELEVATION (Block A) with red line of road/ profile

CEMENT BOARD INFILL TO BRICK

Note the variation in brick colour which helps to break down the scale of the blocks.

Dark blue engineered brick
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Red burnt engineered brick

Burnt engineered brick

PC MILD STEEL RAILINGS TO BALCONIES

Building Elevation Design, Materiality and Finishes

FUSED METAL PANEL INFIL TO BRICK

SELECTED 3 TONE BRICK

HAMILTON VIEW ROAD part STREET ELEVATION (Block A, B, C & E) with red line of road/ profile

Dark blue engineered brick
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Red burnt engineered brick

CEMENT BOARD INFILL TO BRICK

Burnt engineered brick

PC MILD STEEL RAILINGS TO BALCONIES

Building Elevation Design, Materiality and Finishes

FUSED METAL PANEL INFIL TO BRICK

SELECTED 3 TONE BRICK

HAMILTON VIEW ROAD part STREET ELEVATION (Block E) with red line of road/ profile

CEMENT BOARD INFILL TO BRICK

Note the variation in brick colour which helps to break down the scale of the blocks.

Dark blue engineered brick
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Red burnt engineered brick

Burnt engineered brick

PC MILD STEEL RAILINGS TO BALCONIES
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Rationale for Building Heights and Positions
Through rigorous qualitative and quantitative analysis, we have scaled
up and down at appropriate locations without compromising on the
quality of our open spaces, whilst also enriching the local area through
best practice in place-making, creating new gateway buildings. The
following section archives our rationale for height under the following
headings:

1.

Height Planning Policy (planning report)

2.

Location & Transport : Well connected and located

3.

Macro Context: Expansive canal edge to south

4.

Immediate Context: Scale and distance from neighbours

5.

Achieving density through scale shifts

6. Placemaking : Intersection of Ballyboggan and Ratoath Road and the
eighth lock Royal Canal

90

7.

Height justification: 4-13 storeys,
maintaining connection to context

8.

Building Design: An ensemble of rich materiality and tonal variation
derived from precedent developments

9.

Performance Criteria: BRE compliance, verified views, wind analysis
and mitigating strategies

royal canal park phase IV

best

slenderness

ratio

Rationale for Building Heights and Positions
1. Height Planning Policy
This is dealt with in the Planning Report and refers to the Urban
Development and Building Heights, Guidelines for Planning Authorities,
December 2018
Section 16.7, figure 39 of the Dublin City Development Plan identifies
that Ashtown / Pelletstown is an appropriate location for "Medium Rise
(max. 50m) build height.

2-3 Storeys
4-8 Storeys
9-13 Storeys
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Rationale for Building Heights and Positions
2. Location & Transport
The site is well served by public transport
To the south of the site lies the Dublin Sligo rail line. Broombridge station
is approximately 650m away. The proposed Pelletstown station is
approximately 380m away. The LUAS GREEN line can be accessed at
Broombridge.
The proposed Royal Canal Greenway Development Phase 04 is scheduled
to be completed in 2020 and increases pedestrian and cycling
opportunities. Along the canal.

0.5km
1km

2km

Site
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LUAS Green Line
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Railway Line

Bus routes

Walking

Walking

(Distance to Broombridge LAUS
650m Approx.)

(Distance to Pelletstown Station
380m Approx.)

Rationale for Building Heights and Positions
3. Macro Context
The expansive canal edge to the south of the site.
Greenway extension (planned phase 04) running alongside the Royal
Canal to south of site.
Rail line located on south side of the Royal Canal.
Extensive green areas in close proximity to the site.
Business/Employment and amenities adjacent to site
Residential neighbourhoods in surrounding areas.

Residential neighbourhood

Public Green Space

Business / Employment

Employment
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Tolka Park

IMAGE TO BE REPLACED (SECTIONS ALREADY REPLACED)
Rationale for Building Heights and Positions
4. Immediate Context

E:E

D:D

Ratoath RoadC:C

F:F

G:G

The feature that distinguishes it from the immediate context is its islandlike self-contained site.

B:B

The closest building is 19.5m away on Hamilton View Street which
creates a street with a human scale and sense of enclosure (buildings on
either side of the street at this location are in the range of 4-7 stories in
height).

E:E

The Royal Canal to the south of the site, and the terraced landscaping
(including meadow) between the canal and the southern plaza allows the
development to become a gateway/node on the proposed phase 04
greenway.

D:D
F:F
C:C

Other contextual features include; Tolka Park, the old H.S. Reilly stone
bridge, the 8th Lock, and the railway line to the south of the canal.

Section E:E

Section F:F
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Section D:D

Section A:A

Section C:C

Section G:G

Section B:B

A:A

Rationale for Building Heights and Positions
5. Achieving Density Through Scale Shifts

Scaling up

13-storey

In response to the requirements of the Urban Development and Building
Guidelines for Planning Authorities, December 2018, block heights have
been varied throughout the site. 13-storey blocks have been strategically
placed at either end of the site to generate a sense of arrival whilst not
compromising natural light. The other blocks vary between 4, 7 and 8stories.

8-storey
Scaling down

To the west of the site (along Hamilton View Street near Block A)
neighbouring buildings of similar heights (within the 4-6 storey range)
are located/under construction. By keeping the buildings on either side
of the street similar heights, the sense of place is enhanced.

8-storey
Scaling down

4-storey

Scaling down

4-storey

“On larger urban redevelopment sites, proposed developments should
make a positive contribution to place-making, incorporating new streets
and public spaces, using massing and heights to achieve the required
densities but sufficient variety in scale and form to respond to the scale of
the adjoining developments and create visual interest in the streetscape.”

Scaling up

7-storey

7-storey

13-storey

7-storey

[P13, Urban Development and Building Guidelines for Planning Authorities, December 2018]

A

B

A

B

C

C
D

E

Initial scheme with all of Block D at 13 storeys in height.
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D
E

Block D partially reduced in height (including winter gardens to west part
of Block D and tower part of west façade of Block A).

Rationale for Building Heights and Positions
6. Placemaking
The proposal responds to its overall natural and built environment and
makes a positive contribution to the urban and streetscape
[P14, Urban Development and Building Guidelines for Planning Authorities, December 2018]

The proposal enhances the urban design context for public spaces and key
thoroughfares and inland waterway/marine frontage, thereby enabling
additional height in development form to be favourably considered in
terms of enhancing a sense of scale and enclosure while being in line with
the requirements of “The Planning System and Flood Risk Management –
Guidelines for Planning Authorities” (2009).
[P14, Urban Development and Building Guidelines for Planning Authorities, December 2018]

The proposal makes a positive contribution to the improvement of
legibility through the site or wider urban area within which the
development is situated and integrates in a cohesive manner.
[P14, Urban Development and Building Guidelines for Planning Authorities, December 2018]

The Northern Plaza at the intersection of Ballyboggan and Ratoath Road
is a nodal point in the neighbourhood and is marked by one of the two
Gateway buildings on site. The plaza at this northern point of the site
serves to anchor the development within its context.
The eighth lock on the Royal Canal is an important nodal point on the
new proposed phase 04 Greenway/Canal route. The development
embraces this node with the Southern Plaza and terraced landscaping
stepping down to the canal, serving to draw the public from the canal
towards the site and vice-versa. The second Gateway building at this
location acts as a landmark travelling north over the new O’Reilly Bridge
on the Ratoath Road.
The public plaza to the west is the main point of entry to the site through
the management suite while also allowing the street to widen and draw
the public into the site.
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Ratoath Road

Rationale for Building Heights and Positions
7. Height Justifications

8-storey
Ballymore Offices

7-storey

6-storey

Section F :F
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Rationale for Building Heights and Positions
7. Height Justifications
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The North Plaza comprises the 13-storey Block A on one side and the 8-storey Block B
on the other with the remaining side opening towards the north and east towards
Tolka Park across from the junction of Ratoath Road and Ballyboggan Road. The
relationship of the blocks and their differing heights create visual interest.

West Plaza acts as a node midway along Hamilton View Road. Building heights drop down at
this location to create a human-scale light-filled public plaza. As one moves away from the
plaza building heights become taller.

Approach from the new Ratoath Road Overbridge (from the south)
on Ratoath Road. 13-storey corner of site is defined as a Gateway.

The height of the development varies between 4, 7,8 and 13-storeys with
the management suite located under the communal residents podium
garden being the lowest in height..

In order to read as a collection of buildings as opposed to one large
building, blocks vary in height as well as material finishes, creating a
sense of community.

Locating 13-storey Gateway buildings at the north and south ends
of the site help identify the extent of the development.

royal canal park phase IV

Rationale for Building Heights and Positions
8. Building Design, Form and Materials
An ensemble of rich materiality and tonal variation derived from
precedent developments is applied to each Block in the scheme. Each
block being a slight variation of a shared theme creating variety and
generating visual interest and ensuring the development is not read as
one large block, but rather it is read as a family of buildings (the decision
to use different colour bricks further enhances the development being
read as a cluster of buildings rather than one large block).
Both aesthetics and durability played a central role in the design process,
with the element of durability directly linked with the need and
associated expense for the maintenance, upkeep or potential
replacement of the selected materials. This approach has been applied to
both the buildings and landscape design in order to ensure that the
development ages well.

Note the varied arrangement of a common pallet of materials and tones
between blocks.

Blocks that create non-square open spaces within the development resulting in visitors and residents alike experiencing varies views throughout the scheme.

In order to read as a collection of buildings as opposed to one large building, blocks vary in height as well as material finishes, creating a sense of community.
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Rationale for Building Heights and Positions
9. Performance Criteria
Building Performance
JAK Consulting Engineers carried out a sustainability & Services report
which outlines the requirements for Nearly Zero-Energy Building (nZEB).
The latest Part L, Conservation of Fuel and Energy – Dwellings came into
effect on 1st November 2019 and outlines the criteria for meeting Nearly
Zero-Energy Building (nZEB) requirements for new dwellings.

Daylighting Study
Carried out by JAK Consulting Engineers with regard to methods outlined
in the BRE guide ‘Site Layout Planning for Daylight and Sunlight; A Guide
to Good Practice”, and BS8208 Part 2:2008 Lighting for Buildings, Code of
Practice for Daylighting. Calculations were carried out using the ‘IES
Virtual Environment’ software. The results of this study satisfy all the
recommended values and the living spaces and outdoor spaces will
provide pleasant sunlit experience.

Wind Study
A wind study report was carried out by JAK Consulting Engineers who
provided recommendations which have been incorporated into the
development. Winter gardens have been added in a number of locations
based on their recommendations.

Flood Risk
A flood risk assessment was carried out by J.B. Barry & Partners
Consulting Engineers and deemed to be outside the 1000 year flood
events (Zone C).

Roads and Streets
Roads and streets within the development have been designed in
accordance with the principles set out in the Design Manual for Urban
Roads and Streets (DMURS), and with the Local Area Plan for AshtownPelletstown (2014-2023). Report compiled by J.B. Barry & Partners
Consulting Engineers.

Wildlife Studies
The following surveys were undertaken:
Habitat Survey, Mammal survey, Breeding bird survey, Bat survey
For more information refer to reports and memos prepared by Scott
Cawley.
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Sunlight hours contour map for Public Plazas and Courtyards.
The results exceed the recommendations of BRE guidelines.
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Ground Floor Strategy
Our ambition is to create a mixed use residential neighbourhood which will become a
destination in the surroundings and compliment the surrounding RCP. A place where people
will work and live. This starts with an ambitious ground floor offering of co-working and small
scale offices, cafe, juice bar and gym, resident amenities, and a new primary care centre
commitment to serve the local community.

The 3 new public plazas on the north, south and west sides of the site punctuate the line
between the new development and the surrounding community.
The podium street is a communal residents garden with a smaller semi-private courtyard
to the east.

All of this addresses 3 new public plazas – each uniquely designed to their individual location.

1. Frontage & use

Residential
Gym/Juice Bar
Own-door Office
Medical
Amenity
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2. Spatial Organization

Square/plaza
Courtyard
Podium street

Ground Floor Strategy
The Diagram below illustrates the access strategy for the development.
Access to the communal garden, apartments and roof terraces is limited
to residents only.

1. Access

Podium access
Core access
Commercial access
Own-door Office
Amenity access
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2. Carparking Access

Podium Carparking

Ground Floor Strategy – North Plaza
The Northern Plaza at the intersection of Ballyboggan and Ratoath Road
is a nodal point in the neighbourhood and is marked by one of the two
Gateway buildings on site. The plaza at this northern point of the site
serves to anchor the development within its context
The built edge to the plaza is formed by the medical centre on one side
and own-door offices on the other. The café on the northern end of Block
A serves to enhance the use of the public space with potential spill out
seating spaces to occupy the space.

North Plaza – conceptual diagram

1. Visibility
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North Plaza – Landscape Plan

2. Active Edge

Ground Floor Strategy – West Plaza
The public plaza to the west is the main point of entry to the site through
the management suite, while also allowing the street to widen and draw
the public passer-by into the site.
West Plaza acts as a node midway along Hamilton View Road. Building
heights drop down at this location to create a human-scale light-filled
public plaza. Visitor bicycle parking is accommodated in this location.

West Plaza – conceptual diagram

West Plaza
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1. Visibility

West Plaza – Landscape Plan

2. Active Edge

Ground Floor Strategy – South Plaza
The eighth lock on the Royal Canal is an important nodal point on the
new proposed phase 04 Greenway/Canal route. The development
embraces this node with the Southern Plaza and terraced landscaping
stepping down to the canal, serving to draw the public from the canal
towards the site and vice-versa.
Block D is a gateway building at this location acts as a landmark travelling
north over the new Ratoath Road Overbridge on the Ratoath Road. The
café at the same level as the southern plaza serves as an amenity to both
the development and the wider neighbourhood. The gym located above
the café further adds to foot traffic in the South Plaza.

South Plaza – conceptual diagram

South Plaza
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1. Visibility

South Plaza – Landscape Plan

2. Active Edge

Ground and First Floor Strategy – Z14 Zoning

Extract from CBRE Commercial Report for the Proposed Development

The proposed commercial uses at the ground and first floor levels will create an active street
frontage. The commercial uses will be utilised by the scheme residents and the wider
community.

Given the low take up of industrial accommodation in this area of Dublin and the lack of demand for
accommodation within the M50 relative to other parts of the city, developing industrial accommodation on the
subject site is clearly not the optimum development use.

The subject lands are designated Z14 in DCC Development plan 16-2022: which states 'to seek
the social, economic and physical development or rejuvenation of an area with mixed
use of which residential and 'Z6' (employment-uses would be the predominate uses.

According to the most recent Employment Density Guide (3rd Edition), employment densities within modern coworking and shared working facilities (ranging between 10 and 15 square metres per person) and supporting
retail and leisure facilities (ranging between 15 and 20 square metres per person) are generally considerably
higher than the general warehousing and distribution buildings they will ultimately be replacing (where typical
facilities range anywhere between 47 square metres and 70 square metres per person). It can therefore be
demonstrated that rezoning former industrial zoned lands for higher value mixed-use developments will not
necessarily dramatically impact on the volume or sustainability of employment in these locations, rather they
will facilitate remote working, hotdesking, freelancing and other new collaborative ways of working.

The type and size of the commercial/ retail units proposed-as part of the proposed
development are small retail/service units in which it is intended to provide a range of retail
types including food and beverage.
The type and size of the enterprise/shared office/co working spaces throughout the
development also provide for additional employment generation within the scheme. It is
considered that the content and scale of Commercial/Office floorspace proposed accords with
the specific development objective that is associated with the application site. The residential
objectives are also achieved within the overall BTS units, associated communal spaces and the
provision of social and affordable units.

For a modern mixed-use scheme of this nature, uses such as coffee shops, convenience stores, pharmacy,
medical facilities and hair/beauty offerings to service the existing and future residential community in the area
will be most suitable, large-scale retail provision in Blanchardstown, commercial accommodation already
provided in Phases 1 and 2 at this scheme, some of which remains vacant at this juncture. The report further
concludes….. once Aldi is trading and generating footfall in this location, this may attract other retailers to locate
here which will reduce voids in due course.

Employment Uses and Strategy
We believe the content and scale of the Commercial, Own-door Office, Retail, Medical, Café,
Gym and Juice Bar, Residential Apartments and residential shared amenities within the
proposed scheme achieves a mix which is both viable and suitable for the scale and location of
the proposed development whilst also compiling with the specific development objectives that
is associated with the application site.
The commercial, medical, retail and office elements of the development is provided at ground
and first floor levels of the Residential Blocks which address Hamilton View and Ratoath Road
creating an active street edge inline with best practice urban design practice..
The mix of uses provides for employment generation in addition to the employment generated
from the own-door office units will provide facilities for the residents of this scheme as well as
those of the surrounding areas
The provision of possible uses such as cafe, gym, juice bar, pharmacy, shared (own-door) office
space and medical centre off Hamilton View Road will maintain a vibrant and active street
frontage which will fully engage with the surrounding neighbourhood.
The layouts have been designed to maximise the flexibility and adaptability of the commercial,
retail and own door office units for use by a variety of potential tenants.
The combined area of the employment uses totals 4162 sqm all fronting onto the existing public
streets and proposed new public plazas to the north, west and southern end of the site.
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CBRE were originally appointed as agents to let the retail units in Royal Canal Park in 2004 and have experienced
little market interest in these units since then. Considering the specific attributes of the subject lands,
particularly their profile and proximity to public transport but distance from the national roads network, the site
particularly lends itself to the development of a high-quality well-designed mixed-use scheme, with residential
use the predominant use.
The development will incorporate an appropriate blend of communal space, public open space as well as
commercial uses (retail, gym, café, own door office, and co-working office accommodation together with a
Primary Care Health Centre) that will complement the residential offer. The scheme offers the ability to build on
the success of previous development phases at Royal Canal Park and will deliver scale, which is desirable
considering the severe supply demand imbalance inherent in the Dublin housing market at present.
Established locations such as the subject site, which have traditionally been associated with commercial and
industrial uses are now likely to become the new residential suburbs of the future. With an increasing proportion
of office take-up in cities such as Dublin comprising flexible office occupiers, it is encouraging that an element of
office accommodation will be contained within the proposed scheme and is likely to prove attractive to renters
within the proposed development facilitating freelancing, remote working, hot-desking and new ways of
working. The proportion of non-residential uses being proposed in this instance is wholly appropriate. Any new
retail provision is likely to be largely concentrated in a small number of existing shopping centres and retail parks
The surrounding site area is already very well served in terms of retail provision. It is therefore wholly
appropriate that any retail provision within the proposed scheme be focussed primarily on complementing the
residential offer, providing convenience in terms of services and amenities for those living and working in the
scheme that are otherwise not available in close proximity.

Ground Floor, First and Part Second Floor Strategy
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Enterprise/Co-working Own Door Offices
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Residential Amenity
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Secure bicycle storage
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Image source: www.canaryindia.net
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Image source: www.dreamstime.com
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Image source: www.aechiexpo.com

Ground Floor Strategy – Active Street Frontage – Medical Centre, Café and Pharmacy
The provision of a viable mix of commercial uses at ground floor to Hamilton View Road Elevation has been considered carefully. An active street frontage which engages with the public and brings activity to the street will
activate the public realm to the Road.
The provision of a Medical Centre, Café and Pharmacy particularly important within residential scheme to allow residents to interact outside their living spaces. The nonmedical activities of the Medical centre such as
administration, office and café etc have been arranged at ground level to ensure active engagement with the street. The private consultation rooms are located at first and second floor levels where privacy is important. The
pharmacy is ideally located adjacent to the medical centre and will serve the requirements of the medical centre patients..
The facilities provided will enhance the social amenity provision for use by all residents aiding in the creation of a community. The café located off the northern plaza will be a gathering point for residents to interact and enjoy
the day to day street activity..

Cafe

Pharmacy

Pharmacy Image from retaildesignblog.net

Ground Floor

First Floor
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Second Floor

CGI Medical Centre Ground Floor

Ground Floor Strategy – Active Street Frontage – Residential Reception and Amenity Suite
The provision of a viable mix of residential amenity uses at ground floor to the western plaza off Hamilton View Road has been considered carefully. An active street frontage which engages with the public and brings activity to
the western plaza
The provision of a reception and residential amenity is particularly important within a residential scheme to allow residents to interact outside their living spaces. The amenity is the main entrance to the development for the
residents with access to all blocks available via a lift to the first floor. The facility contains a self-service refreshments area, library and reading area, communal lounge with multimedia facilities and shared workspaces. The
amenity is served by a reception desk, meeting rooms which can be hired by residential for parties and/or social events and a secure parcel motel is provided for all residents. Game facilities such as pool and table tennis table
will also be provided to encourage as much activity and use of the space by the surrounding residents and neighbours. The residential amenity block is the heart of the development.

IMAGE TO BE UPDATED
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Ground Floor Strategy – Active Street Frontage – Own Door Office
The provision of a viable mix of commercial uses at ground floor to the western plaza off Hamilton View Road has been considered carefully. An active street frontage which engages with the public and brings activity to the
western plaza
The own door office layouts have been designed with future flexibility allowing the office floor plates to be reduced or increased in area whilst with the same building footprint. The offices can be cellular however we
anticipate these offices will be more akin to shared workspaces with multiple different users who can rent or hire desks within a larger footprint, with access to shared printed, data storage, wi-fi, meeting rooms etc. the office
space is orientated to overlook the adjacent streetscape and the western plaza so as to maximise engagement and interaction with people who are passing by.

Image from www.architonic.com

Image from www.dreamstime.com
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Ground Floor Strategy – Active Street Frontage – Juice Bar and Gymnasium
The provision of a viable mix of commercial uses at ground floor to the southern plaza off Hamilton View Road and north of the Royal Canal walkway has been considered carefully. An active plaza frontage which engages with
the public and brings activity from the Royal Canal walkway into the southern plaza .
The combined Juice Bar and Gym has been arranged over 2 floors with ground floor frontage to the southern plaza and at first floor level, at the east elevation, to the new ratoath road bridge. At plaza level the Juice bar is
accessed from the west side and has a sheltered outdoor seating area which addresses the existing public ramp from the Ratoath road bridge and has views to the 8th lock and the Royal Canal. The bar will draw people who
use the walkway into the development thus enliven the plaza whilst serving the residents as an attractive public open space with direct views to canal, lock and protected Bridge. The plaza is designed with terraces and seating
which culminate at the edge of the walkway (subject to agreement with the local authority). This is a unique outdoor public space located along the banks of the royal canal and is the inspiration for the developments name the eight lock

Image from bdxfitness.com

Gym

Image from bdxfitness.com

Image from www.bigstockphoto.com

Juice Bar

Juice Bar
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Boundary and Landscape Strategies
The landscape design aims to create a development that provides a
gateway statement to the wider Royal Canal Park neighbourhood, that
provides connections to the Royal Canal greenway being developed by
Dublin City Council and creates a series of high quality meaningful open
spaces with varying uses for residents and visitors alike.
This will be achieved through the creation of three new public plazas as
an integral part of the development and how it will connect with the
wider Royal Canal Park area to enable community/ social interaction,
together with extensive areas of semi-private courtyard and roof terrace
spaces that facilitate secure access throughout the development along
with active and passive recreation opportunities.
The open spaces will benefit from quality materials to define the
hierarchy of the space along with an extensive planting scheme including
feature tree planting, shrub and herbaceous planting, lawns and meadow
all with a focus on including native species to enhance the biodiversity
benefits of the development.
Species have been carefully selected to respond to the various
orientations of open spaces within the development and to perform key
functions such as creating a gateway statement or providing screening
from the adjacent road network.
These aims come together to create a key development that provides
quality, safe, usable spaces that contribute to a sense of place within this
developing part of the city.

North
Plaza

South
Plaza
West
Plaza

Public Open Space Plan – Plaza to north of site accessing Medical Centre and Live/Work units
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Boundary and Landscape Strategies
Boundary Treatments
Access to the central courtyard will be controlled at each end via a gate
within a decorative timber screen boundary. This will also apply to the
restricted access adjacent to the Ratoath Road.
The screen wall will be set within planting with only the operational gate
access sitting within a hard landscaped treatment.
The screen will also be as transparent as possible to ensure visual
connection and minimise the perception of a barrier.
The structure will be a combination of timber and steel mesh panels.
The private terraces to podium level apartments will be defined by steel
slats set within planting beds to provide a physical barrier and defensible
space while minimising the visual impact of the barrier.

Universal Access
All areas of the proposed development will be fully accessible with hard
landscape materials selected to ensure universal access.
The connection from the southern plaza to the tow path and on to
Ratoath Road will be via compliant gradients and all accesses from the
northern and western plazas will be at grade.
All street furniture within public and semi-private areas of the
development will meet the required levels of visual contrast with
adjacent surroundings to ensure they do not represent a hazard and all
stepped level changes will be fully demarcated.
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Boundary and Landscape Strategies
Interface with adjacent Roads/Streets
Access points to Block A from the Ratoath Road will benefit from a quality
hard landscape apron to connect with the Ratoath Road footpath and
provide a high quality direct link to own-door office units, Block B and
bicycle stores in Block D .
Fastigiated hornbeam trees will also mark the boundary of the
development where it ties in with the Ratoath Road footpath, providing a
softening of the elevation for drivers along this stretch of road.
Where the Ratoath Road rises up to the new bridge a belt of native
planting including birch trees and shade tolerant native understorey
species will soften the existing retaining wall from the proposed
development and create a planted buffer from vehicular traffic on this
elevated section of road.
It will provide a green corridor for residents to access bicycle stores at
Block D and will be combined with a reinforced grass road to facilitate
occasional vehicle access while assisting with the SUDS capabilities of the
development.
On Hamilton View Street two approaches will be employed. The first
being a more conventional paved pedestrian pavement by Block A. The
second being the end of the street closer to the canal which will be a
shared surface. This part of the street will be paved to reinforce the
importance of pedestrians and cyclists whilst still allowing vehicles access
the southern entrance to the car park below the communal garden at the
centre of the scheme. The west plaza further blurs the boundary
between the scheme and its surroundings.
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Central Courtyard Landscape Strategy
Interface with adjacent Roads/Streets
The central courtyard space runs the full length of the proposed
development at podium level above the undercroft car park.
The courtyard provides controlled access to all the residential blocks via a
central spine pathway from the feature glass cube above the
Management Suite.
This central path contains seating and play/exercise features to facilitate
active and passive recreation. Bordering the central pathway are lawn
areas which transition in to planting beds towards the elevations of the
blocks. Given the technical construction requirements of planting on a
roof deck, these planting beds will have a mounded profile to facilitate
differing sizes of planting species including multi-stem birch, cherry and
snowy mespilus trees.
The mounded profile and the depth of planting beds ensure residents are
kept away from the building elevations within the courtyard to provide
privacy for units on the lower floors. Podium level apartments will also
have a larger external terrace space.
The orientation of the planting beds also allows for a variety of planting
types to maximise the benefit of sun and shade within the central
courtyard. Lighting will take the form of low fittings where possible to
achieve required lux levels without creating an over-lit space.
Trees and landscape elements including seating will be uplit to highlight
as features while contributing to overall lighting levels. Key nodes and all
entrances will benefit from matching column lighting to ensure a high
level of security and safety is maintained.
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Roof Terrace
The location of roof terraces were chosen based on the findings of the
wind survey.
Roof terraces will be provided at levels 5, 7 & 8 for use by residents. Each
terrace will include raised planting beds incorporating seating to ensure
robust amenities that benefit from extensive planting using appropriate
hardy species.
Sheltered seating areas will also be provided using pergola structures
with timber slat infills to act as a windbreaker and ensure useable space
is provided throughout the year. Users will be kept back from the edge of
the roof terraces by a combination of glass balustrade and a buffer of
sedum/wildflower roof to ensure safety and to help maintain the privacy
of adjacent apartments.
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Roof Terrace
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Block Layouts
• Winter Gardens
• Mitigating overlooking
• Apartment Aspect and Orientation
• Apartment Unit Typologies, Design and Interiors
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Location of Winter Gardens

IMAGE TO BE UPDATED

Micro-climate issues are dealt with as per recommendations of the wind
study, winter gardens are to be added on the west facades of Blocks A
and D as indicated in blue. See following page for examples of winter
gardens.
Recommendations for sitting comfort on balconies are contained in the
Ormond Wind Study CFD report. The addition of wind deflecting elements
at strategic points on the balconies ensure a comfortable sitting
environment. This addresses requirement no. 6 (page 3) of the “Notice of
Pre-Application Consultation Opinion”.

Block D
Block A

Wind deflection solution for balconies (balustrades omitted for clarity).
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Extract from Wind Study Report: Sitting Comfort: Full Year: View from southwest

Winter Gardens
In order to maximise usability of private open space winter gardens are
utilised (as required) in certain parts of the development. Winter Gardens
are unheated glazed balconies which have openable portions of glazing
which provides shelter to balcony users.
The images to the right illustrate the concept. Note the sliding folding
front part of the glazing which allows the apartment occupant to adjust
the exposure to the elements.
Winter gardens are located on the western façade of the tower part of
Block A, and the western façade of Block D.

02

01

02

01 - Buccleuch House, Hackney, London,
Example of Winter Garden with folding sliding glazing to front of balcony
02 - Example of Winter Garden with glazing in closed position

West elevation of BLOCK A (same for west elevation of BLOCK D) with winter gardens identified by dotted red line
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Mitigation of Overlooking Risk Within the Development
Sample floor plan showing areas where special consideration to
mitigating overlooking issues are employed.
Privacy is ensured by means of diverted views by means of
architectural fins

Scenario 01

Scenario 02

Scenario 03
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Mitigation of Overlooking Risk Within the Development
Scenario 01
Sample floor plan showing areas where special consideration to
mitigating overlooking issues are employed.
Angled architectural fins ensure privacy is maintained
between apartments less than 22m apart.

Example of angled screening measures to ensure privacy.
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Mitigation of Overlooking Risk Within the Development
Scenario 02
Sample floor plan showing areas where special consideration to
mitigating overlooking issues are employed.
Angled architectural fins ensure privacy is maintained
between apartments less than 22m apart.

Example of angled screening measures to ensure privacy.
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Mitigation of Overlooking Risk Within the Development
Scenario 03
Sample floor plan showing areas where special consideration to
mitigating overlooking issues are employed.
Angled architectural fins ensure privacy is maintained
between apartments less than 22m apart.

Sample floor plan showing areas where special consideration to mitigating
overlooking issues are employed.
Angled architectural fins ensure privacy is maintained
between apartments less than 22m apart.

Example of angled screening measures to ensure privacy.
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Apartment Aspect and Orientation
SAMPLE FLOOR PLAN
Dual aspect apartments indicated by red dot.
No north facing apartments are single aspect.
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Apartment Design

- 1 Bed Single Aspect

1 Bedroom 2 Person Apartment
Type A
Area 49.6sqm

- 1 Bed Dual Aspect

1 Bedroom 2 Person Apartment
Type B
Area 49.6sqm

1 Bedroom 2 Person Apartment
Type C
Area 49.6sqm
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Apartment Design

- 1 Bed Single Aspect

1 Bedroom 2 Person Apartment
Type D
Area 49.6sqm

1 Bedroom 2 Person Apartment
Type E
Area 49.6sqm
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- 1 Bed Dual Aspect

Apartment Design

- 2 Bed Single Aspect

- 2 Bed Dual Aspect

Text by RAU

2 Bedroom 4 Person Apartment
(Dumbbell Type A)
Area 80.1sqm

2 Bedroom 4 Person Apartment
(Dumbbell Type B)
Area 80.1sqm

2 Bedroom 4 Person Apartment
(Dumbbell Type C)
Area 80.1sqm

2 Bedroom 4 Person Apartment
(Dumbbell Type D)
Area 75.9sqm
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Apartment Design

- 2 Bed Dual Aspect

Text by RAU

2 Bedroom 4 Person Apartment
(Dumbbell Type E)
Area 75.9sqm

2 Bedroom 4 Person Apartment
(Corner Type B)
Area 80.7sqm
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2 Bedroom 4 Person Apartment
(Corner Type A)
Area 76.1sqm

2 Bedroom 4 Person Apartment
(Corner Type C)
Area 76.6sqm

Apartment Design

- 1 Bed Dual Aspect

2 Bedroom 4 Person Apartment
(Knuckle Unit)
Area 80.6sqm
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Residential Entrance Lobby Design

Block E - Entrance from Hamilton View Street
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Residential Blocks Breakout Space Design
Informal breakout spaces are located at various locations throughout
the residential blocks.

Block E - Entrance from Hamilton View Street
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Image from www. nevins.co/en-us
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Appendix
• Urban Design Guidelines – The 12 Criteria with Indicators
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01

•
•
•
•
•

CONTEXT
How does the development respond to
its surroundings?

The development seems to have evolved naturally as part of its surroundings
Appropriate increases in density respect the form of buildings and landscape
around the site’s edges and the amenity enjoyed by neighbouring users
Form, architecture and landscaping have been informed by the development’s
place and time
The development positively contributes to the character and identity of the
neighbourhood
Appropriate responses are made to the nature of specific boundary conditions

The proposed development forms the eastern boundary and final phase of Royal
Canal Park, a mixed use development that commenced development in 2004. The
scheme is broken into 5 blocks around a central landscaped podium, with public
plazas to the south, west and north.
Block A is a 13 storey mixed use building with ground, 1st and 2nd floors
accommodating a Primary Care Centre. This block completes the gateway to Royal
Canal Park, together with the existing One Royal Canal House building, a six storey
office building built as Phase 2 of Royal Canal Park and the 6 and 7 storey
Watermark Building currently under construction immediately to the west of the
proposed scheme as part of Phase 3.
The eastern edge of the proposed development is formed by three blocks B, C and
D of 8, 7 and 12 floors respectively, responding to the scale and elevation of the
new Ratoath Road and overbridge.
The scheme steps down to the west, responding to the smaller scale of housing on
Hamilton View and Royal Canal Avenue, with the proposed western public plaza
located immediately opposite the existing housing on Hamilton View.
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02

•
•
•
•
•

CONNECTIONS
How well connected is the new
neighbourhood?

There are attractive routes in and out for pedestrians and cyclists
The development is located in or close to a mixed-use centre
The development’s layout makes it easy for a bus to serve the scheme
The layout links to existing movement routes and the places people will want
to get to
Appropriate density, dependent on location, helps support efficient public
transport

The proposed development is 650m west of Broombridge Irish Rail and LUAS
stations. These stations are immediately accessible to the development by foot or
by bike via the Royal Canal Park tow path, currently being upgraded as part of the
Royal Canal Greenway. The site is 350m east of the Pelletstown Rail station, due to
commence construction in Q4 2019. Broombridge and Pelletstown Rail stations are
on the Maynooth rail line due to be upgraded to DART status by 2027. The site is
also less than 100m from the bus stop for Dublin Bus route 120.
The proposed development contains a health centre, gym/café and is 100m from an
existing Aldi supermarket, a take-away/diner and a creche on Spindrift Avenue in
Royal Canal Park. The working and residential population the proposed
development will generate will assist in attracting occupiers for the remaining
vacant commercial units in Royal Canal Park.
The proposed development is 800m east of the proposed new Educate Together
primary school due for completion in September 2020.
In terms of recreation, the development is immediately south of the Tolka Valley
Park and immediately north of the Royal Canal and Royal Canal Greenway.

03

•
•
•
•
•

INCLUSIVITY
How easily can people use and access
the development?

New homes meet the aspirations of a range of people and households
Design and layout enable easy access by all
There is a range of public, communal and/or private amenity spaces and
facilities for children of different ages, parents and the elderly
Areas defined as public open space that have either been taken in charge or
privately managed will be clearly defined, accessible and open to all.
New buildings present a positive aspect to passers by, avoiding unnecessary
physical and visual barriers

The scheme has been designed to be fully Part M compliant with full accessibility
to all members of the community.
The internal landscaped podium is a semi-public open space accessible to all
residents and employees in the scheme and contains a range of play equipment
so that children can play in a safe space, close to their homes and overlooked by
a large number of dwellings. Landscaped roof terraces are provided on blocks A,
B, C and D.
An internal play area has also been incorporated at ground level in the Primary
Care Centre.
Three plazas are being provided as public open space, open to all, each with its
own unique character and function;
To the south a public plaza opens on to the Royal Canal and Greenway, animating
the canal. This plaza is overlooked by the gym and café which will have outdoor
terraces.
The main reception area and ‘front door’ to the residential component of the
proposal opens onto the western plaza. This plaza is immediately opposite the
existing houses on Hamilton View. It is also addressed by front doors to the
office space to the north and west, animating the space.
The Primary care Centre is accessed from the Northern Plaza, which addresses
the Ballyboggan Rd/Ratoath Rd junction. This public open space will be
enlivened by an outdoor seating area associated with the Primary Care Centre,
access to the own-door office units and to the car park.
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VARIETY
How does the development promote a
good mix of activities?

05

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

•

Activities generated by the development contribute to the
quality of life in its locality

•

The proposal looks at the potential of higher density, taking
into account appropriate accessibility by public transport and
the objectives of good design

•

Uses that attract the most people are in the most accessible
places

•

Landscaped areas are designed to provide amenity and
biodiversity, protect buildings and spaces from the elements
and incorporate sustainable urban drainage systems

•

•

•

Neighbouring uses and activities are compatible with each
other
Housing types and tenure add to the choice available in the
area
Opportunities have been taken to provide shops, facilities and
services that complement those already available in the
neighbourhood

The proposed development will provide a Primary Care Centre to cater
for the healthcare needs of the population of Pelletstown, which alone is
likely to accommodate c 8,000 persons on completion, together with the
established neighbourhoods of Cabra, South Finglas and Ashington.
The development will provide flexible own-door office units at ground
floor level providing ideal spaces for start-ups and small businesses, a
space typology not currently available in large numbers in the area.
The development will also provide shared/collaborative office space for
local businesses
The residential component of the development consists of one and two
bedroom units, the type of unit for which demand is highest. The
development will be the final phase of Royal Canal Park, Ballymore’s build
out of the eastern end of the Ashtown-Pelletstown LAP area. When
completed, Royal Canal Park will consist of;
RCP Phase 1
RCP Phase 2
RCP Phase 3
RCP Phase 1A
Total Existing
Ormond (Proposed)
Total existing and
proposed

1 bed
110
86
16

2 bed
270
192
64

3 bed
4 bed
total
138
0
518
85
0
363
63
100
243
22
49
71
212 (18%) 526 (44%) 308 (26%) 149 (12%) 1,195 (100%)
218

217

0

430 (26%) 743 (46%) 308 (19%) 149 (9%)

0

435
1,630 (100%)

Royal Canal Park is 16.25 ha, so the addition of the Royal Canal Park
Phase IV site will bring it to 18.138 ha. The existing density is 73.5/ha.
The addition of 435 units and 1.888 ha will result in a density of 89/ha
across the whole RCP site.
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•

Buildings, gardens and public spaces are laid out to exploit the
best solar orientation

•

The scheme brings a redundant building or derelict site back
into productive use

•

Appropriate recycling facilities are provided

The proposed development is a high density development taking
advantage of its location close to a major arterial road and north south
orientation to insert a cluster of relatively tall buildings in scale with its
surroundings. The internal courtyard has been orientated to maximise
sunlight penetration from the south and west.
Sunlight and daylight studies have been used as a design tool to ensure
overshadowing of existing development, and within the scheme is
minimised.
The scheme proposes 435 no dwellings overall on a brownfield site of
1.888 ha that has been vacant for over 25 years. The proposed
development is the final phase of Royal Canal Park which, when
complete, will deliver 1,630 no. residential units at an overall density of
89/ha, c.10,000 sq m of commercial and community space, a rail station
and associated recreational facilities.
The landscape scheme has been designed to maximise the use of native
species and in particular planting that will attract insects and bees. These
are further reinforced with the inclusion of bird and bat boxes on the
building. Public lighting will be designed to protect the Royal Canal as a
bat commuter corridor.
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DISTINCTIVENESS
How do the proposals create a sense of
place?

•

The place has recognisable features so that people can
describe where they live and form an emotional attachment to
the place

•

The scheme is a positive addition to the identity of the locality

•

The layout makes the most of the opportunities presented by
existing buildings, landform and ecological features to create a
memorable layout

•

The proposal successfully exploits views into and out of the
site

•

There is a discernible focal point to the scheme, or the
proposals reinforce the role of an existing centre

The proposed development will include high quality buildings of up to 13
storeys that will form a distinctive landmark in the locality.
The proposed development effectively bookends the AshtownPelletstown SDA, acting as a counterpoint to the cluster of tall buildings
already developed to the west of Pelletstown at the Ashtown railway
station.
It takes advantage of its location on the Royal Canal to create a
memorable south facing public space bounded to the south by the Royal
Canal and future Greenway, to the west by the 8th lock and to the east
by the new Ratoath Rd overbridge. This space will be a distinctive and
memorable stopping point on the canal and Greenway.

07

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

08

PUBLIC REALM
How safe, secure and enjoyable are the
public areas?

09

Adaptability
How will the buildings cope with
change?

•

Layout aligns routes with desire lines to create a permeable
interconnected series of routes that are easy and logical to
navigate around.

•

All public open space is overlooked by surrounding homes so
that this amenity is owned by the residents and safe to use

•

Designs exploit good practice lessons, such as the knowledge
that certain house types are proven to be ideal for adaptation

•
The layout focuses activity on the streets by creating active
frontages with front doors directly serving the street

The public realm is considered as a usable integrated element
in the design of the development

•

•

The homes are energy-efficient and equipped for challenges
anticipated from a changing climate

•
The streets are designed as places instead of roads for cars,
helping to create a hierarchy of space with less busy routes
having surfaces shared by pedestrians, cyclists and drivers

Children’s play areas are sited where they will be overlooked,
safe and contribute to the amenities of the neighbourhood

•

•

Homes can be extended without ruining the character of the
types, layout and outdoor space

•

There is a clear definition between public, semi private, and
private space

•

Traffic speeds are controlled by design and layout rather than
by speed humps

The structure of the home and its loose fit design allows for
adaptation and subdivision, such as the creation of an annexe
or small office

•

Roads and parking areas are considered as an integral
landscaped element in the design of the public realm.

•

Space in the roof or garage can be easily converted into living
accommodation

•

•

Block layout places some public spaces in front of building
lines as squares or greens, and some semi private space to the
back as communal courts

The proposed development maximises the number of openings onto the
public street, with 17 no. doorways opening on to Hamilton View leading
in to apartment blocks, business units, the Primary Care Centre, the retail
unit and main apartment reception area.
The southern plaza fronting on to the Royal Canal Greenway will be
addressed by the gym/juice bar with outdoor seating areas.
The Ratoath Rd elevation is enlivened with own-door office units opening
onto the street at ground level and the main entrance of the Primary
Care Centre addressing the street at the Ratoath Rd/Ballyboggan Rd
node.
The existing Hamilton View, the old Ratoath Rd, is pacified through on
street parking for car club cars, deliveries and disabled parking and the
planting of street trees.
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The surrounding public streets are overlooked by multiple residential
units so as to create a safe urban environment. This is especially
important along Hamilton View as the former busy highway has now
become a dead end.

The proposed development has been designed to meet the latest
standards in terms of energy efficiency. While the apartments
themselves are not very flexible, the working spaces can be adapted to
suit evolving work practices.

There is a clear hierarchy of public, semi-private and private open space,
with all residential units enjoying direct access to the central courtyard
and most having access to roof gardens. These roof gardens in turn
increase the passive supervision of the public realm below.

•

In the future the own-door offices can be reconfigured so that a
number of individual units are combined into a number of larger
commercial units (subject to planning) if required.

•

The Primary Care Centre can be adapted to fit a number of office type
employment uses

•

Car parking will be actively managed, with less than one space per
apartment, so as to discourage car use. As use of public transport and
sustainable transport increase, the parking spaces can be converted
to additional bike storage.

Car parking has been mostly confined to secure parking under the
podium at surface level. Visitor cycle parking is provided at the main
entrances, at surface level and overlooked for passive supervision.
Resident and employee bike parking is provided in secure bike parks
under the podium level at surface level.

10

PRIVACY AND AMENITY
How does the scheme provide a decent
standard of amenity?

11

PARKING
How will the parking be secure and
attractive?

12

DETAILED DESIGN
How well thought through is the
building and landscape design?

•

Each home has access to an area of useable private outdoor
space

•

Appropriate car parking is on-street or within easy reach of the
home’s front door.

•

The materials and external design make a positive contribution
to the locality

•

The design maximises the number of homes enjoying dual
aspect

•

Parked cars are overlooked by houses, pedestrians and traffic,
or stored securely, with a choice of parking appropriate to the
situation.

•

The landscape design facilitates the use of the public spaces
from the outset

•

Homes are designed to prevent sound transmission by
appropriate acoustic insulation or layout

•
•

Parking is provided communally to maximise efficiency and
accommodate visitors without the need to provide additional
dedicated spaces

Design of the buildings and public space will facilitate easy and
regular maintenance

•

Open car parking areas are considered as an integral element
within the public realm design and are treated accordingly

Materials used for parking areas are of similar quality to the
rest of the development

•

Care has been taken over the siting of flues, vents and bin
stores

•

•

Windows are sited to avoid views into the home from other
houses or the street and adequate privacy is affordable to
ground floor units.
The homes are designed to provide adequate storage including
space within the home for the sorting and storage of
recyclables.

All of the apartments have storage and private open space in the form of
balconies and terraces consistent with standards set out in the
Apartment Design Guidelines for Planning Authorities.
Units have been carefully sited so as to minimise overlooking, with a
minimum 22m between opposing windows. The majority of units are
dual aspect.

138 royal canal park phase IV

•

•

Adequate secure facilities are provided for bicycle storage

Car parking is located beneath the podium. Residents’ cycle parking is
located at ground level in secure locked storage units. Visitor bike
parking is provided in the parking area as well as close to entrances.

The proposed development uses high quality finishes throughout,
including extensive use of brickwork, metal cladding and stone paving.
The landscaping has been designed to integrate with the architecture
with the use of a small number of mature trees at the main entrance
adding an instant maturity to the scheme.

royal canal park phase IV
the former ormond printworks,
ratoath road,
dublin 11.
d11 hy83,
DESIGN STATEMENT – December 2019

REAR COVER

139 royal canal park phase IV

