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SECTION 1.0
INTRODUCTION
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1.1 Background to Report and Planning Application
This Architects Report forms part of the detailed Planning application for a new residential Development
at a site on lands at Crodaun, located to the northern edge of Celbridge, Co Kildare. It has been prepared
by Scott Tallon Walker Architects, under the appointment of the applicant – Crodaun Development
Company Limited – and provides a detailed explanation of the design intent for the new Crodaun
Neighbourhood development.

•

KCC Planning Department

•

KCC Roads, Transportation & Public Safety Department

•

KCC Social & Affordable Department

•

KCC Parks Department

The proposed application design consists of a new distinctive neighbourhood and substantial public
park in line with the Local Area Plan. The development will establish seral key character areas consisting
of 216 new apartments, 199 new houses, and 52 new duplex units. In total the development will
provide a total of 467 new homes.

All issues raised during the course of these consultations have been addressed within this report, with
Sections 3.3, 3.4 and 4.4 specifically focusing on Architectural and Landscape design, including the
selection of finishes and materials. Further detail of the historic process associated with this application
is also provided within the accompanying Planning Consultant’s report.

This report, and the application has been developed in collaboration with the following Design Team
members;

In cognizance of the feedback received from An Bord Pleanála and Kildare County Council, the Design
Team have developed this proposal in line with guidance document ‘Urban Design Manual best practice
guide May 2009’ which provides a companion document to the guidelines for planning authorities on
sustainable residential development in urban areas. As such, this report is formatted utilizing the key
headings defined within the document and addresses each of the design aspects in turn.

• Client – Crodaun Development Company Limited
• Planning Consultant – David Mulcahy Planning Consultant Ltd.
• Traffic Consultant – NRB Consulting Engineers
• Architects – Scott Tallon Walker Architects (Master Planning & Lead Design Architects) / Cross
Chartered Building Surveyor (Supporting Architects)
• Structural and Civil Engineers (Site) – GDCL Consulting Engineers
• Engineering Consultant (Contextual Infrastructure) – Donnachadh O’Brien & Associates

Although the site could be deemed as a suburban setting, the design manual cites examples of good
practice from across the spectrum of development locations, ranging from major brown-field sites to
village infill sites. The Urban Design Manual provides a relevant template which has been utilised to
guide and challenge the Design Team and Client in delivering well designed homes in the right locations,
as is fundamental to building and enhancing strong sustainable communities.

• Mechanical and Electrical Engineers – OCSC Consulting Engineers
• Daylight and Sunlight Consultant – OCSC Consulting Engineers
• Fire Engineering – DFA Fire
• Ecologists – Roger Goodwillie & Associates
• Arborists – The Tree File Ltd.
• Archaeologist – Dr. Charles Mount
It is important to note that the proposed site was subject to previous consultation with An Bord Pleanála
(ABP), with a Pre Planning Submission having been lodged in April 2019. Feedback on the scheme as
presented at this time is contained in the ‘Notice of Pre-Application Consultation Opinion’ letter dated
17th of June 2019 (ref. ABP-304246-19) in Appendix A of this document.
Subsequent to receipt of this opinion, the Design Team engaged in a series of further discussions
with Kildare County Council (KCC) with a view to incorporating their feedback in the ongoing design
development of the scheme. This included two detailed review meetings with the following KCC
Departments in attendance;
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Masterplan Layout
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SECTION 2.0
NEIGHBOURHOOD
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2.1 CONTEXT | How does the development respond to its surroundings?
The site is located on key vacant land in the townland of Crodaun to the North of Celbridge, County
Kildare. The site is currently used as farmland, and as such the immediate site context has no discernible
built features. We are proposing the removal of several hedge rows within the interior of the site, details
of which are contained in both the Arborists report and the Ecological Impact Assessment report. The
re-planting and landscape strategy for the site is discussed further in Section 3.4 and outlined in detail
in the accompanying Landscape report.
BOUNDARY CONDITIONS:
Our design approach to engagement with the surrounding context has been informed by an analysis of
conditions to the north, east, south and west of the site as follows;
East & North of the site:

DESIGN RESPONSE STRATEGY:
We have located the apartments to the east of the site to form a new ‘urban edge’ to the Maynooth road
in-line with recommendations contained in An Bord Pleanála’s ‘Notice of Pre-Application Consultation
Opinion’ letter dated 17th of June 2019 (ref. ABP-304246-19). The proposed arrangement of 4
apartment buildings of between 5 and 6 storeys in height also achieves the increase in density sought
by An Bord Pleanála in a sensitive and appropriate manner.
At the ground floor level of the southern-most apartment block, at the south east corner of the site, we
have also incorporated a crèche, gym and a small retail outlet and café looking out onto a new public
plaza, providing opportunities for both the established and newer communities to meet and integrate.

South of the site:

Both the southern and western boundaries provide opportunities for a softer, greener approach where
we have proposed a ‘woodland’ green space amenity incorporating pedestrian and bicycle routes
connecting the gateway at the south-east corner of the site to the proposed public park to the north.
Housing overlooking these green spaces is of an appropriate scale - largely 2 storeys with the occasional
2.5 storey duplex. Allowance has also been made in the scheme design for a future pedestrian bridge
connection to Kilwogan Lane at the south-west corner of the site and future vehicular road links to lands
to the west in response to KCC’s request.

To the south of the site is an existing stream which runs alongside Kilwogan Lane. This lane is lined
with dense hedging and gives access to a small cul-de-sac development of 1 and 2 storey housing at
its eastern end. The remaining housing to the south of the lane is located behind mature hedging and
does not engage with Kilwogan Lane either visually or physically.

The Northern boundary is dominated by the provision of a new Public Park, open to the town of
Celbridge to use and enjoy. We have edged the southern perimeter of this park with three storey
housing and a new access road, which is extendable if required to provide links to future developments
on lands to the west.

In response to the objective to form connections between the site and Kilwogan Lane, as outlined in
the current Celbridge Local Area Plan, our design proposal has been specifically framed to facilitate
the future development of a new bridge connection at the south-west corner of the site should suitable
agreements be put in place with the owner of lands to the south of the stream.

As outlined above our design endeavours to provide the appropriate responses to each of the
immediate boundary conditions. Further background on historical site context is also contained within
the accompanying Planning Consultant’s report.

The site is bound to the east by the Maynooth Road, an important link road which intersects with the
R449 at a roundabout to the north of the site. At the intersecting roundabout, the R449 provides the
link road to the M4 - and wider connection to Dublin. As such the site forms a key strategic northern
‘Gateway’ to Celbridge.

West of the site:
Land to the west of the site is mostly undeveloped farmland which has been zoned for agricultural
use in the Local Area Plan. Notwithstanding this, during pre-planning consultations Kildare County
Council requested that the proposed scheme allow for future connectivity to these lands should this
zoning change at a future date. In response to this request our design strategy allows for two potential
vehicular connections to be formed along the western boundary.
The presence of Salesian College (a local Boys School) to the west of the site has also been taken
into account in our design approach through the provision of a permeable and integrated network of
pedestrian and bicycle routes connection the south and north of the site. All aspects of traffic associated
with this school have also been addressed in the traffic analysis, road safety audits, construction
management plan and accompanying Civil and Traffic Engineers reports.

Scott Tallon Walker Architects

Crodaun SHD | Architects Design Statement

M4 Motorway
Entertainment Centre
Sports & Leisure
Celbridge Community School
Post Primary School
Mixed Commerical
Childacre, Gym etc.

Salesian College
Post Primary School

Site

0.5km

1km

1.5km

2km

Origin

5 min walk

10 min walk

15 min walk

20 min walk

Service Station
Scoil Mochua
Primary School

Castletown
House

Enterprise Park

Aldi Supermarket

Public Park
+ Playground

Lidl Supermarket

Tesco Supermarket

Garda Station

Celbridge Town AFC
Town Centre

2.6km
10 min cycle

Surrounding Context

Scott Tallon Walker Architects

Crodaun SHD | Architects Design Statement

M4 Motorway

R405
Celbridge Community School
Post Primary School
Salesian College
Post Primary School

Bus Stop

Bus Stop

R449
Employment Lands
Including Creche, Gym, Service
Station and Coffee Shop

R405 / Maynooth Road

SITE
(lands in applicants
ownership)

Bus Stop

Kilwogan Lane
Two Storey Housing

Two Storey Housing

Two Storey Apartments
Bus Stop

Castletown House
Demesne
To Celbridge
Town Centre
Site Context

Scott Tallon Walker Architects

Crodaun SHD | Architects Design Statement

2.2 CONNECTIONS | How well connected is the new neighbourhood?
The success of the new neighbourhood will depend on the quality of the connections to places,
facilities and amenity’s that help support a good quality of life. The design has carefully considered the
connections not only within the neighbourhood itself but also with the wider community of Celbridge.
The design seeks to encourage walking and cycling by providing attractive routes in and out of the new
development, thus encouraging sustainable travel patterns. 4 new pedestrian / cycle links and 2 new
vehicular links are proposed along the eastern boundary which will strengthen the activity of the ‘urban’
edge. This approach is further reinforced by the provision of an integrated network of pedestrian, bicycle
and vehicular routes within the site providing connections between all character areas as outlined in
Section 2.3. The design also makes specific allowance for future connectivity to lands to the west and
to Kilwogan Lane as previously highlighted in Section 2.1.
Integral to the design is the careful consideration of the connections between distinct character areas
within the neighbourhood. These connections have been designed to not only prioritise safe and
sustainable movement through the scheme, but also to encourage the wider community of Celbridge to
pass through, meander and enjoy the new neighbourhood and the amenities of the new development.
For example, the wider community can access and enjoy a jog through the new wooded area along the
stream or stop at the new coffee shop whilst walking the dog to the public park. These new connected
amenities are designed to create a sense of place and root the new neighbourhood within the fabric of
Celbridge as a whole.
The Development is also located close to the mixed-use centre of Celbridge, providing an opportunity
to encourage sustainable connections between the town and the new neighbourhood. In order to
maximise this potential, we have incorporated several new pedestrian and cycle connections along the
eastern boundary as outlined above.
In addition to these links we have also provided direct access onto the Maynooth road from the three
northern apartment buildings via duel aspect entrance cores. The southernmost block also affords
access onto the Maynooth road via the new public plaza at the south-east corner of the site. This
arrangement will encourage the apartment residents to access the Maynooth road and walk/cycle to
Celbridge to enjoy the local amenities whilst also affording easy access to the new courtyard gardens,
playground, public park or local café provided within the scheme.
The new neighbourhood benefits from further sustainable travel links beyond Celbridge delivered by the
existing bus route which is located directly adjacent to the development on the Maynooth Road. This
provides the local commuter community with regular service to Maynooth and Dublin, with Maynooth
also offering a well serviced rail link direct to Dublin and the rest of the country. In light of this, the
proposed increase in density adjacent to the existing public transport lines is appropriate and will serve
to support a more efficient public transport service to the area.
Further background on transportation links and connectivity is contained within the accompanying
Traffic Consultant’s report.
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Site Connectivity
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2.3 INCLUSIVITY | How easily can people use and access the development?
The proposed design incorporates two entrances into the site from the Maynooth Road. Road treatments
and traffic calming measures have been designed to ensure that the majority of traffic exiting the site will
be channelled towards the northern of these two exits.
A primary road will link the northern right turn junction from the Maynooth road to the interior of the site.
Further primary roads are envisaged along the east, north and south of the neighbourhood housing
area to afford direct access to all areas from the perimeter and reduce through-traffic.
The roads to the north and south of the neighbourhood housing area also afford an opportunity for the
creation of links to the adjoining lands to the west should they be developed at a future date.
A Tier-2 road will link the southern entrance from the Maynooth road to the interior of the site. A further
Tier-2 road is included around the perimeter of the neighbourhood housing zone to the west of the
site. This will provide a defined edge to this distinct character area, affording direct vehicular access to
homes and structuring any future development on lands to the west.
All other streets within the neighbourhood housing area are to comprise local access roads. This will
priorities walking and cycling and reduce through traffic, reinforcing the amenity value of the central
village green and surrounding neighbourhood streets.
Whilst extensive further information relating to the roads network is contained in the accompanying
Traffic Engineers report and Civil Engineers coordinated roads drawings, it is worth noting that all roads
are deigned to be DMURS compliant and are also consistent with recent public and private roads
developments in Kildare.
In addition to the road network described above, accessibility across all areas of the site will be further
reinforced through the provision of a complementary network of dedicated pedestrian and cycle routes.
These pathways will improve the amenity value of the green spaces and apartment courtyards outlined
under Section 3.3 of this report and encourage engagement with the surrounding community by creating
new desire lines linking the north and south ends of the site.
As part of the wider neighbourhood context the development will also play a vital role in providing muchneeded family housing. As outlined in the ‘Universal Design Statement’ opposite, the development has
been designed to be inclusive to all potential residents and visitors alike.
The inclusivity, accessibility and adaptability philosophy of the proposed design goes beyond the
statutory requirements of the Disabled Access Certificate application by providing homes of different
types, sizes and tenures. The development will enable people from different backgrounds to benefit
from the opportunities afforded by the development, helping to create a balanced and sustainable
community.
With varying unit layouts and types, the mix within each apartment building is intended to offer a variety
of high-quality tenure options to potential residents. The apartments are also designed to provide lift
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access to all levels, including basement parking.
Key to the success of the design of the neighbourhood is the diversity of spaces provided. With this in
mind, the new neighbourhood incorporates a range of public communal and private amenity spaces
and facilities suitable for all residents, including children of different ages, parents and the elderly. These
include larger formal public spaces with civic character for walking and sitting, formal and informal
games areas for adults and youths and smaller semiprivate spaces with good passive supervision
suitable for young children’s play. Further detail on these areas is provided within the Section 3.4 of this
report.
Clarity of the hierarchy of space is essential in making those visiting or passing through the neighbourhood
to feel welcome and safe. In order to address this imperative, the layout of the scheme provides a clear
distinction between public, communal and private areas. Areas defined as public open space that are
proposed to be taken in charge along with areas which will be privately managed are clearly defined
within our proposals. It is important to note that both the designated ‘public open space’ within the
scheme and ‘communal open space’ associated with the apartments will be accessible and open to all.
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Unit-Mix Diagram
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2.4 VARIETY | How does the development promote a good mix of activities?
Our proposed design responds to varying conditions across the site, as reflected at master-planning
level through the gradual transition in scale from east to west of the site. This strategy comprises the
location of 5 and 6 storey apartment buildings along the Maynooth road to form an urban edge, steps
down to three storey urban feel housing terraces to the west of the apartment courtyards, before
transitioning to a mix of 2 to 3 storey housing units in the neighbourhood area to the west of the site.
To complement this strategy we have also designed a collection of activities and amenities within the
open spaces generated by this massing approach which will enhance the lives of the new residents
and promote a welcoming environment for the existing wider community, thus contributing towards the
quality of life in its locality.
Amenities provided which will contribute towards this aim include the 2 hectare ecological park to the
north of the site which contains a muga pitch and kick about space along with informal play routes
and open lawn areas, fitness areas along the green corridor at the western boundary, opportunities for
passive recreation along the stream walk, robust natural play equipment for informal and creative play
at the green link to the east of the neighbourhood housing area, open courtyard spaces to the west of
the apartments for a range of uses including outdoor seating, BBQ area and pergolas.
In addition to the above the ground floor of the southernmost apartment block incorporates a local
shop, café, gym and creche facilities which will both provide amenities for residents of the scheme and
encourage interaction and exchange with the surrounding community.
Access and permeability for residents and visitors alike is provided via a network of pathways and
spaces, each of which has been designed to be compatible with journeys to or from the public park.
Further detail on our design approach in these areas is provided within the Section 3.4 of this report.
As outlined above, our design is intended to reinforce the legibility of differing character areas across the
site whilst also providing a wide range of dwelling types and tenures for future residents. This variety will
bring a high visual and social amenity to the local area and is conceived to play its role in the success
of the new neighbourhood.

Landscaping Concept Plan
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SECTION 3.0
SITE
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3.1 EFFICIENCY | How does the development make appropriate use of resources, including land?
As outlined in Section 2.2, the development is well connected to existing facilities in Celbridge, all
within walking distance, as well as being served by excellent links to local and national public transport
networks. This high degree of connectivity will provide residents of the new neighbourhood with easy
access to a wide variety of services, facilities and amenities.
The neighbourhood design aims to exploit as many of the existing site resources as possible. A good
example of this is the incorporation of the stream and western green link walkways which offer several
safe and sustainable activities including dog walking, jogging and cycling. This new green corridor
also provides a sustainable and environmentally oriented link from the proposed community facilities
comprising the new shop, gym and cafe at the south-east corner of the site, to the new public park to
the north.

Neighbourhood Housing
2 to 3 Storey

Type H Feature Housing
3 Storey

In order to maximise efficiencies in terms of land use, the design proposes increased density along the
urban edge to the Maynooth road, where 4 apartment buildings of between 5 and 6 storeys in height
are proposed comprising 216 apartment units.
Apt Block A

A softer, more residential scale was deemed more appropriate towards the interior of the site leading to
three distinct massing zones as follows;

5 Storey
+ Setback Floor

• 4 apartment buildings of 5 and 6 storeys in height including set-back top floors, located along the
east perimeter of the site to form a defined urban edge along the Maynooth road.
Apt Block B

• Aligned terraces of 3 story housing directly to the west of the apartments have been designed to
provide a transition in scale and character between the apartment buildings and the neighbourhood
housing area to the west.

4 Storey
+ Setback Floor

• Mixed two to three storey neighbourhood housing to form a distinct area of residential scale and
character within the scheme.
Apt Block C

The outcome of this strategy is a design which maximises available resources whilst responding to the
site context as outlined in Section 2.1 of this report.

4 Storey
+ Setback Floor

Key site statistics relating to the proposed development are as follows;

Apt Block D
5 Storey
+ Setback Floor

Site Massing
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Aerial View from South-East
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Aerial View from East
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Aerial View from North-East
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Aerial View from North

Scott Tallon Walker Architects

Crodaun SHD | Architects Design Statement

3.2 DISTINCTIVENESS | How do the proposals create a sense of place?
The scheme is designed to respond to and maximise the natural resources available on the site,
responding to local conditions to generate distinct character areas which are in sympathy with their
surroundings.
The new apartment blocks are aligned to form a defined urban edge along the Maynooth road and
create a sense of enclosure and place within the site. East-west permeability is afforded by two vehicular
routes bisecting the apartment zone which link the Maynooth Road to the interior of the site. East-west
pedestrian and cycle routes are also envisaged to the north and south of these apartments.
The highest block is located at the north end to form a 6 storey landmark building visible from the M4
roundabout. The blocks to the south are stepped down to 5 storeys in height in order to avoid potential
overshadowing and respond to the residential scale of existing housing developments to the east.
The southern-most block in this arrangement also provides an ideal location for the development of a
feature building to act as a pedestrian gateway to the scheme. With this in mind the northern portion
of this block is 6 storeys, stepping down to 5 storeys at the south portion so as to respond to the
residential scale of existing development on lands to the south.
By locating the proposed creche, gym and retail units within the southern block these facilities will
be easily accessible to the surrounding community and afford increased opportunities to retailers for
passing trade. This approach has been reinforced by the design of a break-out plaza affording direct
access to the Maynooth road along with links to the green link open space to the west and apartment
courtyards to the north.
The three rows of terraced housing directly to the west of the apartments provides a gradation in scale
between the apartments and neighbourhood housing zones. This arrangement forms a defined edge
to the apartment courtyards to the east, and green link space to the west.
Housing within the neighbourhood area to the west of the site is 2 to 3 storeys in height, with perimeter
units oriented to overlook green open spaces to the north, south, east and west. The interior of this
housing neighbourhood is arranged around a central public village green, providing a hub for social
activity within the community and reinforcing the identity of this distinct character area.
Further detail on the nature of the architectural character areas within the scheme is given in Section 3.3
of this report, with an outline of the green space character areas give in Section 3.4.
As outlined above, the proposed scheme will provide a vibrant social amenity for residents and the
surrounding community and create a new neighbourhood properly integrated into the physical and
social fabric of Celbridge as a whole.
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Character Area 01
Urban Edge Apt’s & Courtyards
Character Area 02
Linear Park
Character Area 03
Neighbourhood Housing
Character Area 04
Village Green
Character Area 05
Stream Walk
Character Area 06
Western Green Link

Character Area Diagram

Scott Tallon Walker Architects

Character Area 07
Public Park

Crodaun SHD | Architects Design Statement

3.3 LAYOUT | How does the proposal create people friendly streets and spaces?
URBAN EDGE STREETSCAPE

flexible seating arrangements. This will provide for a range of activities, uses and pass times.

As highlighted under item 2 of the ABP Opinion, particular regard to the treatment of interfaces between
the proposed buildings and the public realm is required. The most significant formal interface between
the site and the wider public realm occurs at the east boundary where the new apartments are to form
a defined urban edge along the Maynooth Road.

The palette of materials used will be a mix of textured stone and concrete with timber and planting
focused on carpets of textured grasses, muted tones with blocks of strong colour in specific locations.
Canopies and lighting will increase the range of opportunities for using the space.

With this in mind, priorities in the design approach in this area were as follows;
• Development of a considered ‘urban feel’ landscaping scheme to soften the interface between the
public road and new apartments at street level.
• Selection of suitable high-quality materials and finishes for proposed hard landscaping & facade
treatments.
• Provision of resting points and pedestrian crossings at the vehicular entrance points to the scheme.
• Integration of public facilities including bus stops and cycle paths.

Buffer zones of planting will provide a comfortable setback distance between the pedestrian circulation
and the ground floor windows.
HOUSING
The three storey terraced housing directly to the west of the apartments create a clear formal edge
to the courtyard gardens and provide an approprite transition in scale between the apartments and
neighbourhood housing area. To reinforce this apprach, feature ‘type H’ housing units have been
designed which incorporate upper level external terraces overlooking both the apartment courtyard
gardens to the east and linear park to the west.

Where the street frontage along the Maynooth road interfaces with the apartment buildings the public
realm design aims to create a buffer zone while facilitating the building to engage with the street and
accommodate circulation. The planted buffer provides a setback distance between the public road /
pedestrian circulation and the building.

The perimeter of the neighbourhood housing area will be bounded by carefully selected mix of housing
types to overlook adjacent green open spaces; comprising the stream walk to the south, linear park to
the east, green link to the west and public park to the north. This will provide a clearly defined edge to
this distinct character area whilst maintaining easy access to open space amenities and activities within
these spaces.

The typology will be one of tall trees and simple carpet planting, allowing the building design to animate
the space. The existing belt of trees will be retained, and the crowns raised to allow a visual connection
between the buildings and the public realm.

Roads within the neighbourhood are for local access only and will prioritise walking and cycling to
reinforce the amenity value of the central Village Green at the heart of this character area.

The design of this landscape space will include direct pedestrian links that connect the apartments to
the public footpath.

Further detail on the nature of all character areas in contained in Section 2.3 of this Report.

APARTMENTS
The area between the new apartments and feature housing terraces to the west is ideally suited to the
development of a series of communal courtyard gardens, each associated with the adjacent apartment
block.
The location of these courtyards within the context of the Master-plan will both provide an open space
amenity for the apartment community, and act and a buffer between the public Maynooth Road
streetscape to the east and the more private neighbourhood character area to the west.
The apartment courtyard spaces will have a similar design typology and materials palette, applied to the
specific geometry of each space.
Each space is intended to create a comfortable environment for long term staying, socializing and
passive recreation. Central to each space are seating areas that accommodate tables and chairs for
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Eye level view | Looking south along the Maynooth Road
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Eye level view | Looking north across the Apartment Courtyard Gardens
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Eye level view | Looking south across the Apartment Courtyard Gardens
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Eye level view | ‘Type H’ Feature Housing overlooking the Linear Park
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Eye level view | ‘Type A’ Neighbourhood Housing overlooking the Public Park
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3.4 PUBLICREALM | How safe, secure and enjoyable are the public areas?
In addition to the new urban edge to the Maynooth Road, apartment courtyard gardens and
neighbourhood housing area as outlined in Section 3.3 of this report, the proposed design incorporates
a network of green open spaces of varying character.
As described on the following pages, these spaces will combine to provide an attractive amenity for
residents and offer a significant contribution to the public realm of Celbridge as a whole.
PUBLIC PARK
The northern portion of the site, comprising 2 hectares, is zoned for the purposes of open space and
amenity. With this in mind it has been allocated as a public park within the scheme. This open space
is also bisected by the north-south axis of the green link space, offering an opportunity to develop two
distinct parkland character areas as follows;
• Open Parkland / Playing Fields: Located to the west side of the linear park axis, the majority of the
‘F’ zoned land is to be dedicated to playing fields with areas of low maintenance planting at selected
locations.
• Planted Park / Playground: Located to the east side of the linear park axis, this area has been
allocated for more intense planting and provision of a landscaped playground area. The increased
planting density at this location will serve to screen the interior of the site from traffic on the Maynooth
Road, affording a greater sense of privacy within the residential areas of the scheme. The playground
will also be directly adjacent to the apartment courtyards, maximising its accessibility and providing
a valuable social amenity to residents and local families.
The public park will be created around a network of newly formed native habitats. The habitats will be
focused on a large area of high canopy woodland dominated by Sessile Oak. A nurse crop of Alder
and birch will be used for early establishment. The central woodland area will be linked to the three
linear landscape spaces running north south through the site by corridors of woodland and hedgerow.
A patchwork of habitat layers will be established in the park including woodland, woodland scrub and
copse, native shrub layers, copses and wildflower meadow.
A circulation network will allow full use of the space and be integrated with the surrounding network
and new desire lines. The proposal also provides for a biodiverse nature park designed to facilitate a
low input maintenance regime. This park will provide for informal passive and active uses and includes
a kickabout space and multi-use games area.
The public park described above meets and exceeds the Zone F land requirement in this area as
outlined in the Celbridge Local Area Development Plan. It is also important to note that this park has
not been included in our ‘public open space’ figure of 17.99% of the net site area as outlined in the
accompanying Site Statistics Summary schedule. Furthermore, followiing detailed review, any areas
of open spaces of lesser quality or which are less than 10 meters in depth have also been clasified as
‘incidental’ open space and excluded from the public open space calculations on this schedule.
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Eye level view | Neighbourhood housing overlooking the Public Park
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STREAM WALK
The southern boundary of the site borders Kilwogan Lane and coincides with a small stream and
established hedgerow. With a view to maintaining the hedgerow in place whilst maximising the amenity
value of the stream it is proposed that this area be designated as a landscaped stream-walk. The
retention of this hedgerow will also serve to screen the interior of the site from traffic on the laneway and
afford a greater sense of privacy within the neighbourhood residential area.
The design approach will comprise carefully designed soft landscaping and incorporate an east-west
pedestrian and cycle path along with suitable public lighting. The pathway is anchored at the southeast
corner of the site, providing an additional amenity to the feature building at the south end of the apartment
complex and encouraging engagement with the local community.
Opportunities for linkages with other pedestrian and cycle pathways also arise along the length of the
stream walk, including interfaces with the north-south axis of the green link and the north-south axis of
the central park within the neighbourhood housing area. The west end of the stream walk also offers
an opportunity for future connection with the adjoining lands should these be developed at a later date.
This approach will generate an interconnected network of pedestrian and cycle routes permeating all
areas of the site, improving accessibility and providing a high value social amenity for residents and the
local community.
The landscape strategy includes a proposed walking route along the existing stream. The strategy is
to retain the high-quality aspects of the vegetation and to augment and enhance it so as to integrate it
successfully with the scheme. A path will be created along the northern edge of the space penetrating
the vegetation to allow views of the stream where the topography allows. As the protection of the existing
woodland is a major priority, a no-dig construction method will be used for the footpaths throughout
the route, ensuring no damage to root systems of existing trees. Additional woodland planting will be
planted at certain sections along the site side of the proposed path to create the atmosphere of a
continuous woodland walk.
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Eye level view | Looking east along the Stream Walk
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LINEAR PARK
The area between the type H feature housing and the neighbourhood character area offers an opportunity
for the development of a north-south oriented green link space.
By forming a new axis linking the stream walk to the south with the ‘F’ Zoned land to the north, these
open spaces become an integrated whole, providing a significant and attractive green space amenity
for residents and the surrounding community.
The green link is a continuous landscape space that links the parkland area in the north with the stream
walk in the south of the site. The typology of the landscape is one of copses of high canopy native
broadleaf trees. The walkway is central to the space with small elements of natural play positioned
adjacent to the walkway.
The green link is a major circulation route for walking and cycling as it links the major green infrastructure
elements in the scheme. The link will be strengthened by raised crossings at each of the road junctions.

Scott Tallon Walker Architects

Crodaun SHD | Architects Design Statement

Scott Tallon Walker Architects

Crodaun
SHD
| Architects Design
Statement
19080 | Crodaun
SHD
| Masterplanning
Strategy
Report

Eye level view | Looking north along the Linear Park
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VILLAGE GREEN
As outlined under Section 2.4, the proposed master-plan layout for the neighbourhood housing area is
arranged around a central park.
The east-west axis of this central village green is aligned with the southern exit off the Maynooth Road,
with the north-south axis also linking the stream walk and the public park.
This arrangement will provide a focus for the resident community, reinforce the identity of the new
residential character area and anchor the new neighbourhood within the spatial fabric of the overall
Master-plan scheme.
The central village green is to be further reinforced through the selection of carefully considered hard
and soft landscaping treatments to surrounding streets.
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Eye level view | Looking north-west across the Village Green
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WESTERN GREEN LINK
Design Approach: All neighbourhood housing units along the west boundary will have direct vehicular
access via a perimeter road, thus protecting the residential amenity value by reducing through traffic.
The retention of the existing hedgerow within the setback area to the west of the road, along with
additional planting proposed as part of our landscaping scheme, will provide a sense of enclosure and
privacy within the neighbourhood housing area.
The western hedgerow and trees are incorporated into a linear landscape space providing a further
link connecting the proposed habitats in the north to the those existing along the stream. This corridor
will be strengthened and enhanced with additional native tree and shrub layer planting, thus becoming
a biodiversity corridor which will link to other green infrastructure features in the surrounding area.
Retaining the hedgerows and ditch also allows the SuDS network to integrate into the circulation routes
and become a part of the wider green infrastructure strategy.
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Eye level view | Looking north along the Western Green Link
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SECTION 4.0
HOME
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4.1 ADAPTABILITY | How will the buildings cope with change?
SITE
During pre-planning discussions, Kildare County Council highlighted that the layout of the proposed
scheme should be such that it will facilitate the future development of lands to the west. Whilst these lands
are currently zoned for agricultural use, we have made specific allowance for future road connections
at the north and south end of the western neighbourhood perimeter in response to KCC’s request. This
strategy will facilitate future development of these lands should zoning be revised, whilst preserving the
nature of character areas and amenities within our scheme.
It should be noted that on foot of a request from Kildare County Council at the pre-planning meeting of
11th of February 2020, the Design Team examined the possibility of making allowance for an additional
potential road connection midway along the western neighbourhood perimeter. During this detailed
review several significant disadvantages to this approach became apparent as follows;
• An additional road link at this location would compromise the ecological integrity and open space
amenity value of the western perimeter green link corridor.
• The additional link would also disrupt the pedestrian / cycle track linking the south and north of the
site along the western boundary, reducing permeability and disincentivising the use of the pedestrian
and cycle track in this area.
• This additional link would create a new desire-line for traffic to access lands to the west via the
central Village Green at the heart of the neighbourhood housing area, with through traffic severely
impacting on the amenity value of this space and surrounding housing.

•

The apartment façades will limit heat loss, achieve high standards of air tightness and thermal
transmittance and maximise natural daylight.

•

High efficiency central plant will be specified where applicable to take advantage of the optimised
central-core layout of each apartment block.

•

A low energy lighting design will be utilised to further reduce energy consumption and increase
occupant thermal comfort.

•

Allowance for enewable energy technologies such as Air Source Heat Pumps, Exhaust Air Heat
Pumps, Solar PV, and Variable Refrigeration Flow systems have been factored into the apartment
design.

HOUSING & DUPLEX UNITS
The proposed house and duplex designs exploit good practice lessons, such as the knowledge
that certain house types are proven to be ideal for adaptation.
•

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

Whilst it is understood that this additional link may be desirable when considering the development
of lands to the west of the site in isolation, on balance it was not felt to be appropriate in light of the
significant negative impacts outlined above.
The design team have also engaged with the developers of the proposed development on lands to the
east of the site in order to develop a coordinated traffic management strategy with a view to avoiding
any disruption to traffic flow along the Maynooth road. A key aspect of this approach will be the design
of back-to-back right turn junctions to access both developments. Please refer to the Traffic Engineers
report and Civil Engineers coordinated roads drawing for further details.

• The housing and apartments within the scheme have been designed in compliance with Part M of
the building regulations; providing wheelchair accessible toilet and washing facilities at entrance
level.
• All apartment buildings will comply with Part L 2019 (NZEB), as well as achieving an A2/A3 BER

Scott Tallon Walker Architects

The homes will be nZEB compliant houses with a renewable source of heat i.e. air to water heat
pump. They will be constructed with concrete block with high levels of insulation in a cavity. The
walls will act as a thermal store and release heat in winter while preventing overheating in summer.
The layout is designed to orient the houses for maximum solar gain.

Homes can be extended without disrupting the character of the types, layout and outdoor space.
•

Houses have ample private rear gardens, which could accommodate ground floor single storey
extensions that would not affect the overall streetscape. The 3-bed semi-detached 2-storey houses
(Type C / C1) also have the potential to have the attic developed into living accommodation with
second floor windows included as part of the proposed design. Adaptibility will also be facilitated
through the provision of fire doors etc. within these units to meet the requirements applicable to
3-storey house under TGD Part B.

APARTMENTS
A holistic sustainable approach has been adopted in the design of the apartments within the scheme
with a number of sustainability and efficiency features included as follows;

The homes are tried and tested house types proven to be adaptable. Terraced, semi-detached
and detatched houses are proposed. Large private rear gardens are provided giving owners the
opportunity to extend if required. Internal walls will be non-structural where possible to facilitate
alterations.

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

2-storey semi-detached houses (with potential for 3rd floor) have the potential to be separated in
future to duplex units with a ground floor self-contained apartment or office. All houses will be
constructed with engineered metal web joists allowing internal walls to be non-structural to facilitate
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future remodelling as the owner’s requirements change.
Space in the roof or garage can be easily converted into living accommodation.
• All 2-storey houses are to be constructed with attic trusses at a pitch sufficient to provide 2.4m floor
to ceiling height in accordance with TGD Part F. First floor storage rooms are located off the landing
which can potentially be replaced by a stairs to serve attic accommodation if required. There are no
garages proposed in the scheme.
Please refer to the layouts on the following page for potential options for the adaptation of a typical
housing unit. Further details regarding adaptability and sustainability aspects of the scheme are also
contained in the accompanying Mechanical & Electrical Engineers report.
As outlined above, the proposed design will satisfy all Part M, Part L and BER requirements and
deliver an adaptable neighbourhood capable of meeting the needs of its residents and the surrounding
community into the future.
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4.2 PRIVACY AND AMENITY| How does the scheme provide a decent standard of amenity?
All residential units are within close proximity to the network of green open spaces described in Section
3.4 with the furthest travel distance from any building being 94 meters, or less than a one minute walk,
as outlined in the diagram on the following page.

A mix of 2 and 2.5 storey Maisonettes and housing units are located along the southern perimeter in
order to provide a more informal edge of mixed residential character overlooking the stream-walk to the
south.

Furthermore, as outlined in the commentary below, each unit is also provided with private amenity
space and storage areas which meet and exceed the requirements of Kildare County Development
Plan 2017 – 2023.

2 and 2.5 storey semi-detached housing units along with a single terrace of 2.5 storey duplex apartments
are located along the west perimeter so as to overlook the adjacent green link open space.

APARTMENTS
At ground floor level, apatment units have been designed to include a generous external tarrace,
screened for privacy and affoding east and west aspects onto adjacent landscaped areas.
At upper levels each apartment has private balcony space. Balconies are pedominantly oriented to face
east or west, with north facing balconies only provided where units are dual aspect.

Housing within the interior of the neighbourhood zone is to be predominantly 2 - 2.5 stroreys in height,
with some 3 storey homes located around the central village green to reinforce the significance of this
open space within the scheme.
All housng units have generous private back gardens and ample storage space incorporated in their
design.

The top floor accommodation of each apartment building is setback so as to provide private terraces
around the entire perimeter.
Internal storage is provided to all of these units in accordance with Table 17.4 “Minimum Floor Area and
Storage requirements for Dwelling Houses” of the County Development Plan 2017 – 2023.
Courtyard gardens to the west of the apartment buildings provide easily accessible communal open
amenity space for apartment residents with a communal garden space also incorporated at roof level
of the southern-most block.
HOUSING
The three housing terraces directly to the west of the apartments are east-west dual aspect to provide
views across both the proposed apartment courtyard gardens and green link space. This arrangement
offers an opportunity for the development of high value ‘feature’ housing which has been designed to
include the following;
• 4 Bedrooms including 2 no. with ensuite facilities
• Kitchen, Dining, Living and Utility spaces at Ground Floor Level
• A Lounge at 1st Floor Level
• External Terrace areas at 1st and 2nd Floor level
• A self-contained parking bay in addition to adjacent on-street parking
The neighbourhood housing area will comprise a mix of 2 to 5 bedroom housing units, with the majority
of these having a dual east-west aspect. 2.5 / 3 storey homes are located along the north and east
perimeter to overlook the adjacent green open spaces and provide a defined edge to this distinct
character area.
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Site Plan showing farthest distance to Green Open Space
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PRIVATE AMENITY SPACE
Associated with Apartment Units

Typical apartment layouts showing associated private amenity space
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Typical apartment elevation showing balcony arrangement
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Typical ‘Type-H’ feature housing unit
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Typical Neighbourhood housing unit
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4.3 PARKING | How will the parking be secure and attractive?
CAR PARKING

BICYCLE PARKING

The car parking strategy, as outlined on the table below and diagram on the following page, has been
designed to meet the requirements of the Kildare County Development Plan 2017-2023 and DoHPLG
Design Standards for New Apartments Guidelines 2018 whilst minimizing visual impact though the
provision of basement, off-street and screened on-street parking bays.

The Apartment Guidelines 2018 document indicates that 1 cycle storage space per bedroom shall be
applied to apartment schemes. Visitor cycle parking shall also be provided at a standard of 1 space
per 2 residential units.

There are a total of 199 houses in the scheme with a total of 398 car park spaces provided, which is
in accordance with the KCDP 2017-23 (2 no. spaces per dwelling). The ‘Type H’ feature houses to the
west side of the apartment courtyard gardens have an off-street car parking bay incorporated within
the footprint of each unit along with an adjacent on-street space assigned to each house. In the case
of all other houses, 2 no. off-street car park spaces have been provided per house with the exception
of 4 no. on-street spaces located at the south-west corner of the site.
For both the apartments and duplex units, 1 no. parking space for each unit has been provided in
accordance with the Apartment Guidelines 2018. 33 visitor parking spaces are also provided within the
scheme which is 5 no. in excess of the 28 required under these guidelines (i.e. 10% of the total number
of units).

As there are a total of 216 apartments comprising 463 Bedrooms in the apartment buildings, this
generates a requirement of 463 spaces dedicated for apartments and 108 spaces for visitors, amounting
to a total figure of 571 spaces.
A total of 574 secure covered bicycle parking spaces are provided in designated areas of the basements
of Apartment Block’s A, B and C which meets and exceeds these requirements.
23 no. surface bicycle parking spaces are also provided to the west of Apartment Block D, so as to
provide easy access to the cafe, shop, gym and creche at ground floor level of this gateway building.

An additional 10 no. on-street spaces are provided to the west side of the southern-most apartment
building so as to serve the cafe, shop, gym and creche at this location. It should also be noted that a
generous and carefully designed drop-off loop is proposed adjacent to this block so as to facilitate ease
of access and avoid excessive parking requirements.
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Site Car Parking Layout
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Surface bicycle parking spaces to the west of Apartment ‘Block D’ highlighted in blue
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4.4 DETAILED DESIGN (Architectural Report) | How well thought through is the building and landscape design?
The highest design standards have been maintained throughout the development of the proposed
scheme; underpinned by attention to local site conditions, sensitivity to the requirements of the
surrounding community and a focus on the selection of sympathetic and robust materials.
This section is intended by way of an Architectural Report, outlining details of material selection and
elevational treatment / expression of facades in response to ABP’s request, in addition to giving
background on the detailed design and coordination process.
APARTMENTS
The apartment buildings forming the new urban edge to the Maynooth road comprise a mix of 2 and
3 bedroom apartment units in two 5 storey and two 6 storey blocks, each of which incorporates a setback topfloor. All apartments will comply with Part L 2019 (NZEB), as well as achieving an A2/A3 BER.
Features:

reduction along the Maynooth road.
Sustainability:
•

the façade will be optimised to limit heat loss, improve air tightness and thermal transmittance and
to maximise natural daylight.

•

High efficiency central plant will be specified where applicable to take advantage of the central core
arrangement and optimised façade design measures in each apartment block.

•

A low energy lighting design will be utilised to further reduce energy consumption and increase
occupant thermal comfort.

•

The design is fully compatible with the integration of renewable energy technologies such as Air
Source Heat Pumps, Exhaust Air Heat Pumps, Solar PV, and Variable Refrigeration Flow systems.

• Floor areas exceed the minimum floor area standards.
• 2.7M ceiling heights at a minimum within apartments.
• Secure basement car and bicycle parking facilities provided below apartment buildings A, B and C.
• Extensive landscaping to apartment courtyards and communal open space which will aim to
encourage inclusivity and interaction.
• Private roof decks provided to individual top floor apartments, accessible only from within each
apartment
Materials Selection:
• Extensive areas of the facade are to be ‘buff’ brick so as to provide visual continuity between the
urban edge apartments and housing to the interior of the site. The course surface of this brick type
will also aid noise reduction along the Maynooth road.
• Natural limestone selected for cladding of the central core of each apartment building in cognizance
of the extensive historic use of this material in Celbridge.
• High quality powder coated aluminium framed systems selected for window and infill facade
components so as to highlight the quality of the adjacent brick and stone and ensure high-quality
installation.
• Whilst the inclusion of support framing to balconies was suggested at the pre-planning meeting with
KCC of 11th of February 2020, on review of completed 3D visualisations it was felt that the selection
of high quality proprietary cantilevered balcony systems would offer the best complement to the
important apartment facades overlooking the Maynooth Road and apartment courtyard gardens.
These balconies will comprise glass balustrading with narrow profile metalwork finished to match
the adjacent window framing to be in sympathy with the palette of materials in the apartment
facades. The underside of balconies is also to be treated with acoustic render in order to aid noise
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Apartment Precedent Reference: Percy Place by ODOS Architects
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HOUSING & DUPLEX UNITS
Houses and duplex buildings are predominantly 2.5 storeys. Construction is traditional concrete block
twin leaf. All dwellings are spacious energy efficient family homes with A2 / A3 BER.
Materials Selection:
• Walls: All facades visible from the street, including both front and side elevations of dual aspect corner
houses, are to comprise ‘buff’ brick so as to provide visual continuity between the neighbourhood
housing units and the urban edge apartments.
• Windows: Windows are to comprise ‘A’ rated uPVC / aluminium frames incorporating double glazing
at east, west and south elevations and triple glazing to all north elevations. Visible framing will be
black / grey in colour so as to provide visual continuity between the neighbourhood housing units
and the glazed systems within the apartment facades.
• Roofs: The roofs of Type A, A1 and A2 units to the north perimeter of the neighbourhood housing
area are to be zinc clad. The pitched roofs of all other house types are to comprise smooth black
/ grey fibre cement roof tiles.
• Dormer Windows: All visible surfaces of dormer windows are to be zinc clad.
• Fascia / Soffit / Rainwater Goods: High quality uPVC fascias and soffits, gutters and downpipes.
Features:
• 2.7M ceiling heights to ground floor of all houses & duplex units.
• Low maintenance exterior.
• Paved front driveways with 2 no. car parking spaces provided for each house.
• Large rear gardens will incorporate timber / steel storage sheds.
• Extensive landscaping and planting throughout site –The Landscape Architects design has retained
the stream in its natural form and all specimen trees. Hedgerows are retained where possible.
Sustainability:
• Primary heating system is an air to water heat pump with zoned heating and digital thermostats.
• Solar photovoltaic (PV) panels installed on the roof.
• Low heat loss due to high level of insulation and airtightness.
• Minimised thermal bridging and air infiltration achieved through best practice construction details.
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Feature Housing Precedent Reference: Grattan Court by Ailtireacht Architects
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HARD-LANDSCAPING
In order to provide a unified approach to hard landscaping and building architecture it is proposed that
key hard landscaping features, including selected kerbs and paving sets, will comprise natural stone
to match the colour and tone of the stone cladding incorporated into the apartment building facades.
Fixed furniture will follow the same approach, with benches and other features within the public realm
comprising natural stone finishes complemented with stainless steel and other durable materials to
ensure consistency of appearance over time.
Further details of the soft landscaping scheme, which has been designed to compliment the palette
architectural and hard landscaping materials, is contained in Section 3.4 of this report.
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DESIGN COORDINATION
A multi-disciplinary review and coordination process was undertaken at all stages of the design
process. This included regular design team workshop meetings, cross-discipline review of ‘in-progress’
documentation packages at key milestones in the design process and rigorous ongoing documentation
and communication of decisions across the full Design Team.
This approach has resulted in a fully integrated design solution which addresses all relevant requirements
from a planning, architectural, landscaping, civil, structural, M&E and fire-engineering perspective.
A specific example of cross-discipline review and coordination is illustrated in the layout on the following
page, where landscaping and site services are overlaid to show how engineering systems and soft
landscaping design will work in parallel across the site.
Detailed consideration has also been given to the constructability of the new neighbourhood, with
the design of all new buildings based on established and proven methods of construction. This is
complemented by a practical and efficient phasing strategy as outlined in the diagram on the following
pages which has the following key benefits;
• The child-care facility, shop, cafe and gym are to be delivered in Phase 1
• The Urban Edge apartments to the Maynooth road will be completed in Phase 2, screening the
interior of the site so as to minimise visual impact along the Maynooth road during the later phases
of development.
• The two hectare public park is to be delivered in Phase 3, making this key open green space
amenity accessible to all at an early stage of development.
Site management protocols have also been considered in detail with a comprehensive strategy outlined
in the accompanying engineers ‘Construction & Waste Management Plan”.
In summary, the proposed scheme offers an efficient and deliverable design solution which makes
feasible our primary aim; the formation of a new sustainable neighbourhood capable of enriching the
quality of life within Celbridge as a whole.
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Landscaping & Site Services Coordination Overlay
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Construction Phasing Diagram
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APPENDIX ‘A’
ABP Notice of Pre-Application Consultation Opinion
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