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Executive Summary

NORTHWOOD AVENUE

1.1 Introduction
This Architectural Design Statement describes the proposal and the
rationale which has guided the design development process of this
residential and office development, being submitted to An Bord
Pleanála, through the Strategic Housing Development process,
for planning permission. It describes in some detail the masterplanning principles adopted, the preliminary design concepts and
the proposed design scheme. It deals with the development in
terms of site strategy and architectural design approach, building
on the planning history and the specific attributes of the site and
the wider context, and the opportunities presented.

Aerial photo of site
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1.3 Applicant & Design Team

1.2 Nature and Extent of the
Proposed Development
The application proposes the development of a “Build to Rent”
scheme of 268 residential units, ample residential amenity space
distributed about the site (concierge desk, post room, lounges
and common rooms, lettable meeting and dining space, etc.),
an office building (2,868 sq.m gross internal floor area), and a
creche of 295 sq.m gross internal area capable of accommodating
approximately 50 infants. Associated below-podium and surface
level car-parking, and enclosed and secure bicycle parking is
distributed about the site and adjacent to all entrances and cores.
The office building fronts Northwood Avenue, the main distributor
road through the Northwood Campus, and is three storeys in
height. It is a simple rectangular form with a “carved-out” or
deeply recessed corner marking the main entrance, and it adopts
an almost random façade system of variously sized brick clad and
glazed cladding panels to bring visual interest and human scale.
The residential component of the development is arranged in two
north-south oriented linear blocks set east and west of a central
raised courtyard/garden space over podium type parking. Each
block is composed of a series of undulating or stepping “tower”
elements ranging from 5 to 11 storeys in height. Each of these
elements steps in and out from the façade of its neighbour to
generally reflect the line of the site’s eastern boundary and step
back from the retained oak and beech trees on the western flank.
This introduces a high degree of disaggregation of the overall
mass, which is further accentuated by the use of contrasting brick
and render finishes on alternating elements.
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Common amenity facilities for the residents of the BTR scheme
are extensive amounting to approximately 800sq.m of leisure
and relaxation areas, multi-purpose rooms, bookable work space,
and other facilities distributed at different levels around the
development to provide ample choice and variety. The principal
area which includes a concierge desk and reception area is
arranged over ground and first floor in the south west corner of
the site adjacent to the public open space and the podium level
courtyard garden. A gym and multi-purpose pavilion is located on
the podium and a roof-top lounge opening on a terrace garden
completes the array of amenities available to residents.
The site is extensively landscaped on its perimeter incorporating a
rich mixture of planting distinguishing the range of public, semiprivate and private amenity spaces at ground level. The retained
mature oak, beech and alder trees are used to define or anchor
two public parks, the larger located to the west of the site with a
small pocket park in the south east corner. The central courtyard/
garden and the roof-top accessible garden spaces are designed
to provide restful external spaces and to accommodate a variety
of activities for the developments residents adopting site-specific
planting layouts for these podium and exposed roof-top locations.
A single storey creche facility occupies the southern flank of the
development comprising a range of classroom, staff and support
areas and a screened external play area for approximately 50 preschool infants. It is provided with a dedicated drop-off bay accessed
off the quieter of the perimeter roads, Northwood Crescent.

Kategale Ltd., the applicant company, is a subsidiary of Westhill
Ltd., a development and asset management company with
established reputation for the provision of high quality residential
developments. It has commissioned a design team comprising
Tom Phillips + Associates, Áit Urbanism + Landscape, Waterman
Moylan, Balrath Engineering Consultants, LIV Consult and MOLA
Architecture to design and deliver a primarily Build to Rent residential
scheme but which provides an office building with independent
access, discrete landscaped areas and associated car-parking to
meet zoning requirements. The office building is situated along
the principal frontage of the 1.36 hectare development site facing
onto Northwood Avenue.

1.4 Site Location
The site is bounded by Northwood Avenue/Northwood Road/
Northwood Crescent and entirely within Northwood Business
Park, Santry, Dublin 9, to the east of the R108/Ballymun Road
which connects the city centre to the city’s orbital motorway,
the M50, at Junction 4 approximately 1 km from the site. It
is immediately adjacent to Gullivers Retail Park, west of Santry
Park and to the east of Kategale Ltd’s second site on Northwood
Avenue for which Planning Permission for a 4 to 7 storey mixed
use residential/commercial scheme was granted in 2018 (Planning
Reference F18A/0421 and F18A/0438). This scheme is currently
at detail design stage and is hoped to commence in mid 2022.
It is intended that the two schemes, when realised, will work in
tandem and be managed as one overall development.

6

NORTHWOOD AVENUE

1.5 Key Project Facts

Total Site Area 1.36 ha

268 Apartment Units

2,868m2 of office
accomodation

90 Residential Car parking spaces
(0.33 ratio)
52 Office Car Parking spaces

582 Residential Cycle spaces
(incl. 142 visitor space)
80 Office Cycle spaces
(incl. 12 visitor space)

Close to public transport

800m² of residential
amenity space

2,380m2 of public
open space
and
1,990m² of communal
amenity space

295m2 of Creche
(accomodates 50no.
children)
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Site Analysis

NORTHWOOD AVENUE

2.1 Working with the Existing Context
The applicant’s previously permitted scheme, referred to in
section 1.4 above is sited immediately west of the subject site
stretching along the primary artery through Northwood Business
Park, Northwood Avenue, connecting Ballymun through to
Santry Demesne and Santry Village Centre beyond. It occupies
a very prominent position at the entrance to the Business Park
and was a result conceived of as a “gateway” project, concerned
with announcing the entrance and creating street definition.
Northwood Business Park despite its name is very much mixed-use,
accommodating office and business uses, a shopping centre and
retail services but also a high proportion of residential buildings
and extensive public parks and green zones. The subject site is
centrally located within Northwood, is less prominent than the
applicant’s other site and is of greater plot depth. Consequently
an alternative design approach is adopted, while recognising the
objectives addressed in the previous scheme, it varies the focus
somewhat and is concerned more with integration with the
varied context in terms of building function, scale and siting,
and with using the building’s form to enclose or define a central
space rather than reinforcing street edges and corners. It is also
about optimising the sites depth and shape to provide block

The two residential blocks, located to the south of the office
building are set back from the street edges and are located on the
spatially more open part of the site. They are set in landscaped
foregrounds and react in their siting and form to each other and
to the almost random placement of buildings around them. As
stated previously the two blocks are north-south in orientation

and their stepped and staggered form pulls the buildings back from
the street-lines creating a perimeter strip of publicly accessible,
landscaped spaces to mark and enhance the various points of
entry to the individual apartment buildings which make up each
block. The disposition of the blocks also enables them to contain
the more private open space for residents located between them.

View of Site from North at Northwood Avenue
Croke Park
Phibsborough

St Patrick’s Campus DCU
Whitehall

Griﬃth Avenue
DCU Sportsground

DCU

Omni Park Shopping Centre
Port Tunnel

arrangements with bright, sunny orientation and good views from
almost all apartments.

Ballymun
Aldi
Ballymun Shooping Centre
Santry Park

Clearly the important Northwood Avenue street line has to be
respected and the concept of preserving street definition and
building line is continued with the 3 storey office building located
on this important street frontage with meeting rooms and other

Trinity Sports Ground
Hazelwood Student
Accomoda!on

Metro Hotel

Ben Dunne Gym
Northwood Business Campus

common facilities located at street level and the main entrance

Gulliver’s Retail Park
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2.2 Site Description, Site Features & Boundaries
The site is an “L” or boot-shaped tract of 1.36 hectares set
within the boundaries of the former Santry Demesne, the seat
of generations of the Barry/Domville family from the early 18th
Century until just after the War of Independence in 1921. Santry
Demesne as the general area is known is characterised by its large
areas of parkland with stands of mature native hardwoods and
specimen trees, remnants of the demesne landscape dating back
to the 18th and 19th Centuries. This “green” infrastructure is
interspersed by medium density developments of apartments and
commercial office buildings varying in height from three to five
or six storeys and enjoying close proximity to and views over the
extensive parkland.

The site is bounded by estate roads and footpaths with landscaped
margins on most of its perimeter and by a low fence on its
boundary with the adjoining office building. The plot is readily
accessible from all of its three road frontages, the principal access
point being on Northwood Road accessed via an established
roundabout on Northwood Avenue.

Two existing entry points with dropped and radiused kerbs are
to be removed with the perimeter footpath reinstated as part of
the development works as well as the relocation northwards of
the entry point situated on Northwood Road to create the single
proposed site entrance.

Dublin Airport

Horison Logis!cs Park

M50 Motorway
Junc!on 4 - M50
Tesco
Distribu!on
Depot

IKEA

The gently sloping and open edged site would have formerly been
part of the open farmland of Santry Demesne, located on its
perimeter, just outside of the designed or “romantic” landscape
which enveloped for over two hundred years the impressive, Queen
Anne styled Santry House. A number of trees currently occupy the
site (11no.), only three of which, the mature oaks, are of significant
arboricultural value and are in sufficiently robust condition to
justify retention. This stand of three mature pedunculate oaks is
located in the toe of the “boot” on the western portion of the

Gulliver’s
Retail Park
Musgrave
Marketplace

site and will be retained and protected as part of the proposed
development. Two further mature beech trees are located close to
Northwood
Business
Campus

and on the southern boundary respectively and are being retained
as part of this development proposal. Two early mature alders in
good condition are also to be retained in the south-east corner of

Ben Dunne
Gym

Metro Hotel
Hazelwood Student
Accomoda!on

the site to form the genesis of a small pocket park. The tree survey
(extract provided on the following page) provides further detail on
all of the existing trees and on their suitability, or otherwise, for
retention as part of the proposed development.
Ballymun
Road

Site Context
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2.3 Tree Survey Report
The following paragraphs are an extract from the CMK Tree Survey which is
provided in full as a report to accompany the SHD application. An Arboricultural
Assessment and Impact Report, Tree Protection Strategy and Method Statement
and associated plans are also provided.

CATEGORY A TREES TO BE RETAINED

“The site comprises lands within the Northwood Business Campus on what was
formerly part of Santry Demesne (refer to image 1 Site Location). The land has been
unmanaged for over 20 years with the result that the area is relatively overgrown
in parts by scrub vegetation. However, there are large mature specimen trees
within the site which are reflective of the site’s origins as a demesne landscape.
A detailed analysis of each tree is contained within section 6 of this report with a
breakdown of the categorisation of the trees shown within table 1. The locations
of trees are shown on drawing TNOR003 101 Rev B.
A total of eleven individual trees were identified and surveyed for this report. The
species represented are pedunculate oak (Quercus robur), beech (Fagus sylvatica),
sycamore (Acer pseudoplatanus) and alder (Alnus spaethii). The oak and beech
reflect elements of the Santry Demesne landscape whereas the sycamore have
self-seeded with the alder planted as ornamental specimens in a small landscaped
are to the south-east of the site.

View of site from West
CATEGORY B TREES TO BE RETAINED

The condition of the trees is mixed. The oak (#718,719,720) are in good condition
overall. However contain defects and areas of decay consistent within older trees.
The beech are in mixed condition with #716 in relatively good condition (category
B) and beech #717 in decline overall (category C). This is symptomatic of the
changed environment which the trees find themselves in and the more delicate
nature of beech particularly as they age. The sycamore are young and generally in
good condition. They have lower landscape value overall due to their age, size and
form and given the propensity for this species to harbour vast colonies of aphids
in summer are generally unsuitable for retention in close proximity to structures
and paving etc. The alder are well developed specimens within a small landscaped
area to the south-eastern edge of the site.”

View of South-East corner of site

Table 1
21006 | Architectural Design Statement | March 2022
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2.4 Site Infrastructure
The site is well served by major public infrastructure and is
conveniently located in terms of connecting to the existing road
network, being approximately 1000 metres from the nearest
junction on the M50 and approximately 450 metres from the
north-south dual carriageway of Ballymun Road. It also has a direct
connection through Northwood Business Park to Santry Village
Centre, to the M1 motorway and beyond to the east.
Public bus services run in close proximity to the site and a stop,
Northwood, on the now proposed underground train system,
MetroLink, a high volume high frequency transport system is to be
located on Ballymun Road at the entrance to Northwood Business
Park under 700 metres to the north-west.
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2.5 Walk Distances Map
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2.6 Zoning Objectives
!
"
CP

The statutory planning context and the criteria applicable to the
site, taken on board in developing the design approach are set out

^

^

®
Á

in the Planning Report prepared by the Planning Consultants Tom
Phillips + Associates.

DARDISTOWN

Fingal Development Plan
2017 - 2023

LAP 11.D

FINGAL SOUTH

MP 11.B

In summary the site is zoned ME – Metro Economic Corridor in the
Fingal Development Plan, 2017-2023. This zoning is to “Facilitate
opportunities for high density employment generating activity
and commercial development, and support the provision of an
appropriate quantum of residential development within the Metro
Economic Corridor – refer to extract of FCC Development Plan
Zoning Map.

Sheet No.11
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Zoning Objectives
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Ensure the efficient and effective operation and development
of the airport in accordance with an approved Local Area Plan

FP - Food Park

Provide for and facilitate the development of a Food Industry
Park

GB - Greenbelt

Protect and provide for a Greenbelt

GE - General
Employment

Provide opportunities for general enterprise and employment

HT - High
Technology

Provide for office, research and development and high
technology/high technology manufacturing type employment
in a high quality built and landscaped environment

LC - Local
Centre

Protect, provide for and/or improve local centre facilities

ME - Metro
Economic
Corridor

Facilitate opportunities for high density mixed use employment
generating activity and commercial development, and support
the provision of an appropriate quantum of residential
development within the Metro Economic Corridor

OS - Open
Space

Preserve and provide for open space and recreational amenities

RC - Rural
Cluster

Provide for small scale infill development serving local needs
while maintaining the rural nature of the cluster

RS - Residential

Provide for residential development and protect and improve
residential amenity

RU - Rural

Protect and promote in a balanced way, the development of
agriculture and rural-related enterprise, biodiversity, the rural
landscape, and the built and cultural heritage
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office component, arranged in a clearly distinguishable building,
located adjacent to other office developments along the principal
road frontage in the north of the site.

o
o

RW - Retail
Warehousing

Provide for retail warehousing development

TC - Town and
District Centre

Protect and enhance the special physical and social character
of town and district centres and provide and/or improve urban
facilities

Provide for distribution, warehouse, storage and logistics
WD - Warehousing
facilities which require good access to a major road
and Distribution
network within a good quality environment

¿
¾

o

¿
¾

The land use map in Section 2.7, prepared by MOLA Architecture,

½
¾

MP 11.E

½
¾

½
¾

½
¾

The rationale for the development mix proposed is put forward in
some detail in the Planning Report. The intention is to provide a
mix of uses which support the diverse mix of uses in the area but
with an emphasis on the provision of residential accommodation
to address the very real and widely reported deficiencies in this
sector. The residential component and associated common
amenity uses are located within the body of the site, with the

o

DA - Dublin
Airport

Zoning Map, Fingal Development Plan 2017-2023

illustrates the existing mix of uses in the general area and in
particular within the Metro Economic Corridor zoned lands.

21006 | Architectural Design Statement | March 2022

14

NORTHWOOD AVENUE

2.7 Land Use Map
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2.8 Green Infrastructure
in Vicinity
Northwood generally, including the subject site, is extremely well
served for accessible Green Infrastructure given its close proximity
to a whole range of public open spaces ranging from the park at

Silloge Park Golf Club

Naul Park

Santry Demesne

Santry Park

Santry Demesne with its mature parkland landscape, walled garden
and playing fields to an assortment of smaller parks and more
intimate open spaces and pocket parks all within a few minutes’
walk from the proposed development. The aerial photograph
opposite of the Northwood area and the accompanying photos of
selected parks and amenities gives a good indication of this range
and the diversity of open spaces in the immediate vicinity.
ap

pr
ox

.1

70

0m

approx. 650m

approx. 500m
SITE

ox.
ppr

m

850

a

Santry Park Walled Garden

Balcurris Park
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2.9 Historical Evolution of Site
The three historical maps and three aerial photographs (reproduced
at approximately the same scale) traces the evolution of the site
and its context over the past 250 years. It is clear that the site has
never previously been developed having been occupied by the
woodland of “Black Wood” which remained largely intact until

the early 20th Century when it was cleared for open farmland. It
remained as such until the early years of 21st Century when the
infrastructure of Northwood Business Park was developed. The
mature trees which still stand on the site are remnants of the 18th
Century and earlier woodland.

1757

1837

1913

1995

2005

2016
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2.10 Site Images

View of Northwood Avenue looking East

View of site from North

View of neighbouring office building to West, The Crescent Building

View of Northwood Crescent from North
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View of site from West

View of Northwood Crescent looking West

View across site to office/commercial buildings to South

View of site from East
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Design Proposal

NORTHWOOD AVENUE

3.1 General Building Brief
The primary objective of the applicant is to provide high quality
residential accommodation for the Build to Rent sector with a
full range of on-site amenities available to the residents such as a
concierge desk, lounge space, recreation and gym areas, lettable
meeting and workspaces, etc., high quality landscaping in a
variety of open spaces, and a crèche, to encourage the creation
of a diverse yet integrated community, and to support with Build
to Sell, and other forms of housing provision a severely undersupplied housing market in Dublin and in Ireland generally. The
applicant’s wish is to realise the full potential of the site, exploiting
its excellent location close to parks, schools and high intensity
employment uses, its orientation and views, its prominence and
accessibility to public and other forms of transport. Its aspiration
is to achieve a product which is at a minimum commensurate with
the quality of the developments it has built its reputation on in the
UK and elsewhere.
The brief seeks to provide office space in a building of the highest
quality which will readily attract tenants and create employment
opportunities of a high calibre for the developments residents
among others. The office building will be the public face of
the development on Northwood Avenue contributing a suitably
considered and attractive façade to enhance the identity of the
development.
The project brief and specific related aspirations assembled during
the brief development and site analysis process were as follows:

•

A level of dual aspect apartments which exceeds standards
and achieves dual aspect in the kitchen/living spaces where at
all possible.

A high quality residential scheme targeted at the rental sector
which provides accommodation to meet and exceed the
Sustainable Urban Housing Guideline standards but which
ensures viability by achieving efficiencies and high levels of
repetition, a limiting of unit types, while using architectural
expression and ingenuity to generate variation and visual
interest

•

Apartment types incorporating open plan arrangements, and
including a number of “own-door” units where feasible at
ground floor with enhanced external amenity spaces.

•

High quality shared and private amenity spaces including
perimeter gardens, podium courtyard gardens and roof-top
terraces.

A BTR focussed scheme with ample common facilities to
address a diverse range of resident requirements, a creche,
usable landscaped areas, and a variety of unit types to attract
a sustainable resident population.

•

Easily accessed and legible, naturally ventilated resident and
visitor parking.

•

Secure and plentiful bike parking spaces located closed to stair/
lift cores.

Residential Scheme
The brief is intended to achieve :
•

•

•

•

A development which has high visibility, a clear identity and
an attractive appearance which will appeal to prospective
residents and retain them in the longer term.
Easy accessibility from the main public road network and
public transport stops and an easily negotiated car-parking
arrangement.

Office Building
The office building design proposal should achieve:
•

A number of important design considerations were specified,
namely that the scheme should provide:
•

Prominent and easily distinguished “front doors” to each
residential building, opening into generous hall and core areas,
highly visible from the external/perimeter roads and footpaths,

areas, and a well landscaped perimeter.
•

Spacious but equally sized bedroom/bathroom arrangements
which reflect the requirements of the rental market and the
targeted resident population.
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Efficient office floor plates offering the choice of multi-tenanted
letting, floor by floor tenancies or a single tenant.

•

Ample and secure bike-parking, and closely associated shower
and changing facilities for the building’s users.

and also from the shared courtyard spaces.
•

A free-standing or entirely distinguishable building with a high
quality external appearance, generous and attractive landlord

•

Dedicated, surface car parking spaces close to the building
entrance.
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3.2 Previously Granted Planning Application
At the inception in 2018 of the original project proposed for this
site for which planning was received in early 2020 ( Planning
Reference F19A/0401 and F19A/0402) the applicant’s vision was
for a medium density scheme of Build to Sell apartments with
an entirely free-standing office building. The scheme was to
be realised in two phases and two applications to Fingal County
Council were submitted for planning permission. The full carparking requirements of the Development Plan applied and as
surface parking or surface parking with a podium/deck overhead
was dictated for viability the number of apartments was necessarily
limited. 174no. residential car parking spaces were provided on
site delivering 3,060sqm GIA of offices and 183no. residential
units along with a creche.

•

•
•
•
•
•

Provide high quality living spaces – good daylight/sunlight, dual
aspect, no north-only orientation, “front doors”, minimise
corridor lengths, generously proportioned rooms, etc.
Stepping of buildings the increase number of corners and dual
aspect units and sheltered roofs.
Optimise use of flat roof tops to accommodate green roofs
and accessible terraces.
Location and operation of creche – retain and reuse.
Public park and playground – retain detailed proposals from
previous scheme.
Apply increased height where it impacts the scheme and
neighbouring buildings least.

View of previously approved scheme
from North-east

In the 3 years since formulation of the original brief the market
conditions in Ireland have evolved considerably and the applicant’s
business model has accordingly changed significantly. The
economics of construction have contributed to these changes
with high levels of inflation in materials and trades costs, and the
problems with supply chains and product availability. This has
taken place in tandem with strong growth in the rental sector as
the first BTR schemes have come to the marketplace, featuring
high levels of residential amenities, professional management and
servicing regimes. The consequential growth of the BTR market
has in turn redirected the applicants focus to this sector.
The intention therefore is to glean the lessons learned in the earlier
planning process and the pre-planning consultations with Fingal
County Council and apply them to this new proposal. The directly
applicable outcomes include:
• Retain a focus on landscaping and external amenity spaces
with the creation of places of varied scale and treatment for
residents and members of the public to relax, exercise or play.
• Use of high quality, easily maintained and durable cladding
material.
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View of previously approved scheme
from South-east
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3.3 Site Planning & Building Design Objectives
While exploiting the opportunities presented by the site location
to create an attractive and highly marketable residential scheme,
achieving a density in the order of 200 units per hectare in an
efficient and effective site arrangement has been identified as
being critical to the viability and economics of the development.
The site planning objectives therefore are simple and designed
to ensure that the proposed design is rational and eminently
feasible, well-considered in terms of the buildings operation and
maintenance, and tightly ordered in plan form to ensure the
economies produced by repetition and stacking are achieved.
A disciplined and lean arrangement of cores and corridors is
essential within the maximum numbers permitted by the Housing
Guidelines and the Building Regulations. The Design Team has
also endeavoured to devise a site plan which takes advantage of
the opportunities in terms of orientation and plot configuration
presented by this site.
A briefing session held at the inception of the project sought a
balance and prioritisation in the aspirations or expectations for the
site. Several guiding site planning principles and building design
objectives were identified and recorded in discussions with the
client/applicant and the extended Design Team, including input
from the Planning and Environmental Consultants. These high

•

Providing a site planning approach which achieves the densities
required yet is responsive to its context and deals with the
urban design requirement for street and space definition.

•

A site layout which allows the office and residential components
of the scheme to co-exist and operate discretely within a wellconsidered, varied and extensively landscaped environment.
All opportunities to enhance the quality of the development
through landscape interventions are to be exploited.

•

Creating a development which addresses, activates and
completes the principal road frontages and generates a positive
impression, and a distinctive, varied and attractive expression
for the residential component.

•

The palette of materials is to be of a high visual quality,
durable and low in maintenance requirements. This is critical
to satisfying the aspirations of the applicant and the need to
contribute positively to the fabric of the city.

•

Provide ample shared amenity spaces and play areas which are

The diagrams opposite illustrate the previously permitted scheme
and a series of transformations which led to the current proposal.
The original scheme (top left) was conceived of as a Build to Sell
scheme in two phases at a lower density than now being considered
in this SHD application for a Build to Rent Scheme as explained
earlier. The other three diagrams illustrate the required density
for the BTR scheme and demonstrate variously that achieving
this increased density merely by adding to the permitted scheme
(top right) is insufficient to break up mass and scale and that a
finer grained approach to sculpting each of the buildings (bottom
left and right) achieves a more effective breakdown of scale and
greater opportunity to incorporate dual-aspect apartments.

safe and passively overlooked, with discrete and secure access
points.
•

level design principles include:

Provide a functional yet aesthetically considered arrangement
of all accommodation, external spaces, storage spaces, waste
management areas and utilities, with an efficient organisation
of circulation routes and ancillary areas clearly differentiating
between public and private spaces.

•
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Maximise natural daylight and sunlight to all habitable spaces
with full height glazing or extensive glazing with sustainability
retained as a key consideration.
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Granted Planning
Application Massing

Layout Study 1
Pros
• Large public open space
and shared podium
garden
Cons
• Overbearing, long, flat
elevations onto the
Northwood Road
• Overshadowing of
buildings on opposite
side of Northwood
Road
• Severe step up in scale
from existing buildings
to the south

Previously Approved Scheme Massing

Extended Massing of Approved Design

Layout Study 2

Proposed site Layout

Pros
• Large public open space
and shared podium
garden
• Eastern block addresses
the street and responds
to the shape of the site
• More gradual
distribution of height
across the site

Pros
• Large public open space
and shared podium
garden
• Eastern block stepped
to address the street
and responds to the
shape of the site
• Staggered heights
break down overall
massing
• Height focussed in
prominent locations
with reduced height
to reduce impact on
neighbouring buildings.
• Repeating blocks create
more unit uniformity
• Dual aspect targets
Sculpted Massing to Street Provides Variation and Dual Aspect
achieved

Cons
• Lacking variety
• Not achieving dual
aspect targets

Eastern Block Massing Addresses Northwood Road
21006 | Architectural Design Statement | March 2022
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3.4 Site Strategy
The site layout has been carefully considered to respond to the
existing setting and surrounding context. The key moves of the
site strategy can be described as follows;
• Building height - The highest points of the development have
been located at the least impactful parts of the site and the
blocks are stepped away from the boundary edge to protect
daylight conditions and limit overlooking into adjoining
properties.
• Stepped Facades - Variety is introduced by stepping the blocks
which also reduces the apparent length of the facades and
makes the massing appear less bulky. These steps also provide
the opportunity for dual aspect units.
• Podium Parking - The incorporation of podium parking reduces
the amount of visible cars. The landscaped podium deck offers
amenity space for residents and retains the existing ‘green
field’ aesthetic.
• Existing Trees - Retaining the surrounding existing trees screens
the development and helps transition the scale of the proposed
with the surrounding context.
• Community - Social spaces are important for the success of
any residential development. The centralised amenity gardens
and roof terrace will provide residents with a place to gather
and interact.
• Public open space - A landscaped garden which responds to
the existing setting is offered as public open space as well as a
public playground along the western boundary.

Stepped Building Form
Pedestrian Access / Movement
Vehicular Access / Movement
Existing Trees
Podium Gardens / Roof Terrace Amenity
Podium Parking
Public Open Space
21006 | Architectural Design Statement | March 2022
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Office
W

N

S

E

Podium Parking

B3

B2

A

B1

Apartments

Creche

Layout
The site is divided into 2 blocks of apartments, a creche, and an
office block to the north. A single storey podium parking connects
blocks A and B. The blocks have been inset from the boundaries
to protect daylight and overlooking to neighbouring properties.

Aspect
The linear residential blocks have been orientated in a north-south
direction across the long dimension the site. The arrangement
affords the ideal east and west orientation with additional dual
aspects to the north and south.

Massing
The blocks have been stepped and staggered to provide variance
to the long facade facing onto Northwood Road. This stepping also
provides the opportunity for dual aspect to the residential units.

Existing Trees
3

9
10

10
11
9

5

10

9
9
8
7
10

9

Height
The staggered blocks also step in height to further break down the
massing. The highest points of the development have been located
where they will have the minimum impact on daylight conditions and
limit overlooking into adjoining properties.
21006 | Architectural Design Statement | March 2022

Access
Vehicular, cycle and pedestrian access will be from the existing
Northwood Road. Pedestrians and cyclists will also benefit
from secondary access points along the western and southern
boundaries that connect to the existing Northwood Cresent road.

Landscape
A large quantity of landscaped open space is provided to the west
of the site surrounding 3 large existing oak trees. The podium
garden between the residential blocks also provides a heavily
landscaped outdoor space for use by the residents.
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3.5 Scheme Design
The development proposal follows a simple approach to site
planning. It is essentially a perimeter block concentrated on the
large rectangular eastern portion of the site with each component
of the brief optimally located to fulfil their particular functions and
meet their specific requirements. The preceding sections describe
the strategy for distribution of the various elements of the brief on
the site, which are in summary :
• The residential component arranged in two liner blocks with
a high degree of articulation of their form, and enclosing and
climatically protecting a central courtyard/garden space;
• The office building providing the public face for the development
on the main road frontage and further enclosing the central
courtyard on its northern flank;
• The residential amenity facilities located in three areas on the
site – the main reception, lounge, workspace area on two levels
in a prominent position adjoining in the southwest corner,
the gym and multipurpose pavilion at podium level, and the
residents lounge and roof-top terrace at roof level in the south
west corner.
• The creche building completing the development, closing
the southern flank of the courtyard between the residential
buildings and concealing the parking beneath the podium.
• Finally the range of landscaped areas from the public park and
playground west of the retained mature oak trees incorporating
a piece of public art, the ground level perimeter landscaped
strip buffering the apartments from the roads which skirt the
site, the quieter, less accessible central courtyard/garden, and
the roof-top terrace and green-roofs.

Right: 3D View of proposed design in context including granted
planning application (ref F19A/0401 and F19A/0402) to the west.
21006 | Architectural Design Statement | March 2022
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While each component differs in scale, form and expression
they are designed to work as an ensemble, addressing various
site-specific conditions - road frontages, prominent corners,
enclosure, gradients, relationships with retained landscape; and
complementing each other, though varying in scale, form and
architectural expression, to create a coherent development block
at the heart of Northwood Business Park
The following sections describe specific aspects of the proposal and
illustrate in some detail the development and detail of the facade
treatment of the individual elements and provide a rationale for
the approach chosen.

Right: 3D View of proposed design in context including granted
planning application (ref F19A/0401 and F19A/0402) to the west.
21006 | Architectural Design Statement | March 2022
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3.6 Layout & Dwelling Mix

1 Bed / 2 Person Apartment
2 Bed / 4 Person Apartment

44530

84.50

B

Block B3

+ 74.200

4820

22550
74.90

5880

24150

D

GRANTED PLANNING

16510

1008

0

D

+ 64.925

21920

14860

START

Block B2

The ‘double loaded’ floor plates are serviced by one core from
which 8 apartments (in Block B) are accessed on any typical
lower floor. Block A has a second core to facilitate additional
units (12 per typical floor) and a connection to the residential
amenity provision for the scheme which is located in the south
west corner at ground, first and eighth floor.

ROAD

NORTHWOOD
Block B1

D
CR

ES

CE

25790
39510

C
20490

NT
32290
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+58.600

35580

2

53.7%

268

C

OO

46.3%

Total

A

HW

124

2 bed
(4 person)
144

Block A

RT

1 Bed

39110

NO

Dwelling Mix
The unit mix proposed in this application is not prescribed in the
policy guidelines for BTR schemes (Sustainable Urban HousingDesign Standards for New Apartments December 2020).
However, careful consideration has been given to create a mix
that meets market demands in what will be an easily accessible
and well connected suburban location. Advice on apartment
mix and type has been provided by BTR specialists LIV Consult
based on their assessment of scheme location, employment
opportunities in the vicinity, target resident population, etc.

23410

11910

Layout
Uniformity was a key driver in the architectural layout. The
layout is a result of creating a highly efficient single residential
block which is then mirrored and rotated across the site to
form the larger stepping mass. This typical block is used 4
times across the site which allows for a high repetition of unit
types and maximum efficiency. Due to differing site conditions
such as the corner elevations, the office block to the north, or
the extension to the western block, there are minor differences
between all of these repeated blocks but the unit layouts
remain the same. This repetition has provided the opportunity
to develop a uniform and restrained architectural treatment
of the facades which incorporates an appropriate level of
variation and visual interest through subtle shifting of balcony
projection, staggering of windows and alternating brick and
render finishes across the site.
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3.7 Refuse and Servicing
Refuse
In a similar manner to the secure bicycle stores, bin stores are
distributed around the scheme and are directly accessed from
the cores via ventilated lobbies. These stores accommodate
the required number and mix of refuse bins and capacities
based on the number of units served in each location. Refuse
collection at weekly or other intervals will be managed by
the Management Company and will occur from designated
collection points on the perimeter of the development. A
detailed description of the Waste Management proposal is
provided in the accompanying documents.
Fire Tender Access
As per regulations, the layout provides access for Fire Tenders
to get within 18m of the dry riser inlets to each core. Hard
landscaped areas surround the buildings to allow fire tenders
to access to all blocks.

Waste
Collection
Area

Deliveries
A large postal room is located in the main reception to the
south-western corner of Block A. The creche drop off area has
been sized to accomodate larger delivery and refuse collection
vehicles. The times for these services will be managed so as not
to clash with the creche peak drop off and collection times.

Commercial Waste Management Stores

.on5 nw
od-tes ehArea
cerC
Waste
Collection

Residential Waste Management Stores
Waste Collection Areas
21006 | Architectural Design Statement | March 2022
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3.8 Access and Parking
Site Access
The development site is encircled on all sides by roadways,
Northwood Avenue, Road and Crescent, all incorporating generous
grassed verges and footpaths and crossing points which facilitate
pedestrian access to the scheme from all directions. These
perimeter footpaths link with a series of short paved paths which
lead through a landscaped zone to 5no. separate “front doors”
in the residential buildings and a small plaza at the entrance to
the Residents Amenity area in the south west corner. Similarly
pedestrian access to the Office and Creche buildings are via small
paved plazas located just off the perimeter footpath.
To further activate the street frontage at ground level 12
apartments with small landscaped buffer zones outside their
private amenity areas, are accessed directly off the street or from
the public park on the west side.

Entrance

Vehicular access is by means of the roads looping the site from
Northwood Avenue, which connects Santry Village and the
Airport Road to the east with Ballymun Road and the M50 to the
west. The principal access point will be from the roundabout on
Northwood Avenue exiting south onto Northwood Road and then
west into the only vehicular entrance in the scheme. This entry
points leads via an arched entrance under the residential building
to two surface carparks, office and residential, the latter of which
is covered by a podium deck and landscaped garden. All five
residential cores and the amenity building are accessible from the
carpark as is the office building.
To the south of the site the creche is accessed by car for drop-off
purposes using a set-down and short-term parking area along
Northwood Crescent. A delivery bay is provided in this location
which is adjacent to the reception for the residential buildings.
Residential Car Parking (90no. / 0.33 ratio)
Office Car Parking (52no.)
Residential Cycle Parking (440no.)
Office Cycle Parking (68no.)
Visitor Cycle Parking (142no. Residential + 12no. Office)
21006 | Architectural Design Statement | March 2022
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The design team recognise the desire to use single stacked bike
racks. However, the area required to provide the equivalent
number of spaces was detrimental to the scheme as the diagram
below shows.

• 90 Residential Car Parking Spaces
• 52 Dedicated Office Spaces
• 8 Creche set-down/parking spaces

Example of double stacked cycle rack.

R

Cycle Parking

R

Secure, covered, long term bicycle parking for residents of the
development is provided at a rate of 1 rack per bedspace and
is distributed across the scheme. Bicycle stores (6no. for the
residential component and 1 no. for the office building) are
located at ground floor of each residential blocks in the belowpodium area which are directly accessible from inside the building
at each stair and lift core connecting from the apartments on
the floors above. These bicycle storage areas are accessed from
outside via the below podium parking area and the main entrance
off Northwood Road which leads onto the main cycle routes in
and out of Northwood Business Park along Northwood Avenue.

Area required for 100no.
sheffield bike stands
Typical cycle store plan

R

Car Parking
The car-parking strategy for the office, residential and creche
elements of the scheme is described in detail in the accompanying
reports prepared by Waterman Moylan. It is predicated on the
BTR status of the proposal, the profile of the target resident
population, the ready availability of modes public transport,
provision of “Go Car” or similar car rental facilities within the
site and vicinity, and the provision of ample bicycle parking.
It also takes into consideration the proximity to retail, leisure
and employment uses within a short distance. Each of these
component uses has a clearly designated parking zone with
dedicated spaces, to avoid overlapping or the use of spaces by
unauthorised persons and knock-on impacts on perimeter roads,
etc. The parking provision within the scheme is as follows:

Bike maintenance

Short stay or visitor bicycle parking is provided externally at various
points around the development’s perimeter, in areas where they
are overlooked for security purposes yet are integrated into the
landscaping scheme to reduce visual impact.
•
•
•
•

2M

440 Residential Cycle Parking Spaces
142 Residential Visitor Cycle Parking Spaces
68 Dedicated Office Cycle Parking Spaces
12 Office Visitor Cycle Parking Spaces

Area required for 100no.
double stacked bike stands

B1-0-4
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100no. bikes

2M

80no. bikes
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3.9 Facade Treatment
Expression and Materials
The architectural approach to the façades has been driven in the
first instance by the need to avoid monolithic blocks through
introducing disaggregation, with varied heights and facade
planes, and contrasting materials. It is also intended that the
detail treatment of the facades be carefully considered and
produce an overall coherence. Thirdly it is important that the
development sits comfortably with the buildings in its immediate
setting, takes account of proposed developments and those
under construction which will change this setting, and that it
works with the numerous mature and substantial trees within the
site and the wider context.
With this expressive breaking up of volumes - the stepping up
and down of parapet heights and the staggering of the plane
of the facades on the two residential blocks in particular, it is
important that the actual facade treatment (the placement of
windows, balconies, entraces, etc.) on these varying elements is
in turn restrained or understated, calm and simple. It is proposed
therefore to utilise simple materials commonly occurring in
residential developments across the city and employ warm brick
tones, varying from red to buff stock brick, and textured brick
detailing work in a manner which complements the greens and
ochres of the landscape in which the buildings are set.
This breaking down of overall mass of the two residential buildings
to reduce bulk and scale is accentuated by the carving away at
block corners and the stacking of tiers of balconies to give a strong
vertical emphasis in the façades. The balconies themselves are
partially recessed and partially projecting introducing interesting
shadow patterns on the facades.
The relatively limited palette of materials has been developed
to work, with minor adaptation and variation, across the site
(including on the office building as described in section 3.15)
giving a coherent aesthetic and an appealing unity. The proposed
materials are all of high quality, are durable, robust and easily
maintained, and critically that they would age gracefully over
time.
21006 | Architectural Design Statement | March 2022
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3.10 Material Palette

[1]

[2]

[3]

[4]

[5]

[6]

1. Red coloured brickwork - Residential Blocks
2. Light grey coloured, textured render - Residential Blocks, Office Building
3. Light grey coloured brickwork to base of rendered blocks - Residential Blocks
4. Medium grey coloured anodized aluminium/steel - Windows, Balconies, Curtain Walling
5. Buff coloured brickwork - Office Building
6. Dark grey coloured composite cladding panels - Creche Building, Residenital Amenity Pavilion

21006 | Architectural Design Statement | March 2022
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3.11 Elevation Detail:
Textured Brick Base
At ground level, to reflect the existence of the podium base from
which the taller elements spring, alternating rows of projecting
and recessed brickwork give the impression of a pedimented
plinth and provide tactile detailing where the building can be seen
and touched up-close.

Precedent - Silchester Housing. London - Haworth Tomkins

Rendered Examples of texture brick base

21006 | Architectural Design Statement | March 2022
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3.12 Elevation Detail - Textured Brick Side Panel
Apartment windows, which are full height and generous in
proportion, are simple punched penetrations of the brick or
render panels between the vertical recesses. Projecting brick
panels and rough rendered side panels are used to introduce
added detail and texture. Alternating of these reveals and/or the
position of opening sections in the windows adds a subtle layer
of movement and interest to this simple approach.
Balcony and other railings to the podium edges are formed in
simple painted steel flats rather than in glazed panels, to provide
the required guarding and add another layer of material and
detail.

Above: Proposed detail of textured
brick side panel to windows

Elevation of corner balcony detail
21006 | Architectural Design Statement | March 2022

Precedent - Silchester Housing. London - Haworth Tomkins

3D view of corner balcony detail
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3.13 Residential Amenity
Resident Amenity Spaces
One of the major distinguishing aspects of BTR schemes over
conventional Build to Sell apartment schemes is the focus on
the provision of an array of tenant or resident amenity facilities
and social spaces. The intention is to offer attractive facilities
which entice potential tenants and encourage existing residents
to stay in the overall complex for as long as possible, or move
within the building or development, reducing the number of
vacancies across the site. Research has shown that a major
deciding factor in how long a period residents will commit to is
based on how many friends someone has in the development,
and so community becomes a benefit to the rental model. The
amenity and social spaces proposed at Northwood include
concierge, the main reception and marketing areas, parcel
storage, bookable meeting and co-working spaces, residents’
lounges and café, cooking and dining facilities and a gym/
multi-purpose space and places for informal gatherings. They
are grouped in three areas with the principal area provided at
ground and podium in the south west corner connecting to
a roof-level lounge and terrace. In addition to this, a gym
and multi purpose pavilion has been located centrally within
the development at podium level, designed to accommodate
various leisure uses which include workout classes, resident
club meetings, seminars and large communal gatherings.
The provision of communal services, amenities and facilities
is recognised as an important element of the Built-to-Rent
model. Residents at the proposed scheme will enjoy a range
of residential amenities of approximately 800sqm or over
2.98 sq.m per unit. This offering significantly exceeds the
requirement of SPPR.8 and ensures that all residents will enjoy

External Access to Podium Deck
Internal Amenity Space

First Floor

Eighth Floor

Ground &
First Floor

Private Podium Garden
Public Open Space
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an enhanced overall standard of well-considered and highquality amenity spaces for their benefit and convenience.
The location too will encourage social interaction between
residents and, from a successful business perspective, promote
high levels of long term occupancy.

ST.
9m²

Private Amenity
Private amenity spaces have been provided to all units which
meet or exceed standards set by the Sustainable Urban Housing
- Design Standards for New Apartments (2020). All apartments
have access to private balconies which are accessed directly
from the living space.

TS
RESIDEN

GYM

+ 61.500

Common Amenity Spaces (External)
In addition to the private open space provided in each apartment
in line with the Sustainable Urban Housing guidelines, shared
external spaces and public open spaces are available within the
scheme. These are illustrated in detail in the Landscape design
section of this report.

Pavilion Elevation

START
ST.
9m²

Public Park - The portion of the site area cut off from the
remainder by the stand of mature oaks has been designated
as the public open space and proposed as a public park and is
designed and programmed for a childrens’ play area, exercise,
quieter seating areas and to accommodate gatherings of the
wider community. A piece of public art is also proposed to be
located in the south west corner of the site.

+ 61.500

Courtyard Garden - The central landscaped podium garden is
accessed directly from various residential stair and lift coresAand
-1-3
from the residential amenity building at the first floor level.m²
78.6
They are intended for more exclusive use of the residents and
their visitors and provide areas for the enjoyment of more
active and more sedentary pursuits. To encourage use and
movement across and around the podium garden it can also
be accessed by external steps which are access controlled by
the residents, and lead to the public open space to the west
of the site described above. Here, users have access to further
playground facilities.
See examples of possible layouts for the multi-purpose amenity
pavilion on the right.

Residents Lounge

ST.
9m²

1B/2P
47.8m²

Podium plan of Amenity Pavilion
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A-1-4
Community Gatherings
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Block A Amenity at Ground Floor Level
30m²

Residential Amenity Spaces:
LOBBY
45 m²

ION
RECEPT
²
m
30

.
POST RM
²
m
30

+ 58.275

WASTE
CRECHE ²
18 m

6 No)
BIKES (1

CR

STAFF ROOM
26.0 m2

BIK
VISITOR

ES

CE
N

35.0 m2

Reception

90.0 m2

Post Room

30.0 m2

Management Office

19.0 m2

Leasing Suite

20.0 m2

Meeting Room

20.0 m2

Co-Working Space

75.0 m2

MultiMedia / Games Room

65.0 m2

Post Room

27.2 m2

Lounge / Cafe

125.0 m2

WC / BOH

28.0 m2

Podium Pavillion

145.0 m2

Roof Terrace Pavillion

81.4 m2

R

OFFICE
MNGMT
m
9
1 ²
VISITOR

Staff Room

Ancilliary
o)
ES (16 N

Circulation

TOTAL

40.0 m2
800.0 m2

2.98m2 per unit (268no. units)

Ground Floor plan of Amenity reception space

T

Examples of Residential Amenity reception spaces
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BEDROOM
14.0m

STORE
2.2m2

MOORHTAB
m8.3

EROTS
2
m2.2

MOORDEB
m0.41

BATHROOM
3.8m

Block A Amenity at Podium Level

+ 61.500

SUITE
LEASING
20m²

WC / BO
28m²

H

G SPACE
M 1 COWORKIN
R
G
IN
T
MEE
75m²
20m²
+ 61.500

EDIA / G
65m²

AMES RM

MULTI M

First Floor Residential Amenity plan
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/ CAFE
LOUNGE ²
125m

Examples of shared amenity spaces
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BALCONY
7.5m

A-8-6
2B/4P
78.1m²

BEDROOM 02
14.5m2

EROTS
2
m3.3

BATHROOM
3.8m2

HP

PH

MOORHTAB
2
m8.3

20 MOORDEB
2
m5.41

STORE
3.3m2

2B/4P
78.1m²

GNINID / GNIVIL / NEHCTIK
2
m0.03

A-8-7

KITCHEN / LIVING / DINING
30.0m2

Block A Amenity at Eighth floor

+ 83.025

ENITY
RESI AM
81.4m²

Examples of roof terrace spaces
+ 84.525
RRACE
RESI TE
5
16 m²

SC
E

N
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3.14 Creche
The creche building is a shallow liner single storey structure sited
at the southern end of the central courtyard/garden, screening
the otherwise unappealing exposed southern elevation of the
podium carpark. The siting of the creche with its south facing
windows and entrance in effect animates this frontage while its
height also allows sunlight penetration and air movement into the
central courtyard at all times of the year.

The external appearance of the creche contrasts with the
more restrained brick and render elements which make up the
residential buildings. Composite, storey height, cladding panels in
a bold but harmonious colour is proposed to signify the buildings
child related function and provide a counterpoint or “pop” of
colour along Northwood Crescent.

The creche provides 3 classroom areas catering to the three tiers
of pre-school children which open onto a screened play area and
are adjacent to changing, bathroom and other facilities. A staff
room and reception area with storage and ancillary areas makes
up the balance of the 295 sq.m building.

CRECHEREQUIREMENTS

TOTALS

155

41.3

12
20
18
50

3.70
2.80
2.32

TOTALAREA
REQUIREDPER
AGEGROUP(M2)

44.40
56.00
41.76
142.16

NUMBEROF
ADULTS
REQUIREDPER
AGEGROUP

NUMBEROFWC/
NUMBEROF
NAPPYCHANGING NUMBEROF
ADULTS
REQUIREDPER WCREQUIRED
REQUIRED
AGEGROUP

1PER3
1PER5
1PER6

4
4
3
11

1PER10NAPPY
1PER10NAPPY
1PER10WC

NUMBEROF
NAPPY
CHANGING
REQUIRED

NUMBEROF
STAFFWC
REQUIRED(1
PER8)

1.2
2
1.8
1.8

3.2

1.375
+1DACTOILET
GNINID / GNIVIL / NEHCTIK

Note:Numberofdwellingscalculatedonthebasisof2and3Bedapartments.

R

R

R

R

R

R

R

R

R

R

OFFICE

0Ͳ1YRS
1Ͳ2YRS
3Ͳ5YRS

AREAREQUIRED
PERCHILD(M2)

R

MNGMT

AGE

NUMBEROF
CHILDREN

R

WASTE
CRECHE ²
18 m

NUMBEROF
CHILDSPACES
REQUIRED(20
CHILDSPACEPER
75DWELLINGS)

NUMBEROF
DWELLINGS

R

The creche building is approximately 500mm taller than the
podium and creates an inobtrusive parapet to the landscaped
areas at first floor deck level. Its roof is a “green roof” providing
an attractive aspect when viewed from above and a degree of
attenuation of surface water as an integral part of the SUDS
proposal for the site. The step in height between deck level and
creche parapet also accommodates a linear vent the full width of
the courtyard providing natural ventilation to the carpark below.

ChildcareFacilities:GuidelinesforPlanningAuthorities,June2001

OFFICE/
RECEPTION
7.0 m2

PLANT
4.8 m2
STAFF ROOM
26.0 m2

T
ION POIN

STORE
2.6 m2

CRECHE
295m²
+ 58.400

CHILDREN
0-1 YEAR OLDS
45 m2
12 CHILDREN

CHILDREN
1-2 YEAR OLDS
56 m2
20 CHILDREN

CHILDREN
3-5 YEAR OLDS
42 m2
18 CHILDREN

VISITOR

BUGGY
DROP OFF
5.0 m2

T
COLLEC

BIKES
VISITOR

6 No)

BIKES (1

(16 No)

G (8 No)

R PARKIN

CRECHE

+58.600
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3.15 Office
A 2,868 sq.m GIA commercial office component has been
incorporated in the development proposal to align the projects
scope with the site’s zoning status. As the element which
would best benefit, from a tenant company’s perspective, from
a high profile and prominent location it is positioned along the
Northwood Avenue frontage as discussed in the approach to site
planning above.
The upper levels of the three storey building are designed
to provide efficient open plan office space in a number of
letting configurations. The ground floor is smaller in footprint
and accommodates a deep set-back on the north-east corner,
addressing the roundabout, forming a covered entrance porch
and marking the main entrance. This leads on to a large
predominantly glazed reception area/foyer facing Northwood
Avenue adjoining the main stair and lift core. Two smaller office
spaces envisaged as accommodating the main meeting suites
and common functions such as canteen or ”All Hands” areas,
etc. are located east and west off the reception area, each with
large window areas to provide passive surveillance of and assist
in activating the street frontage. To the rear of these spaces are
the secure bicycle store for 68 bicycles, waste management,
plant and other ancillary areas. The dedicated office carpark is
accommodated in the area immediately to the south with 52no.
car spaces.
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It is intended that the elevational treatment of the office building
will work with and complement the residential buildings to which
it is attached. The façade however screens an entirely different
function with a greater need for daylighting deep within the
floorplate. It is also devoid of balconies and multiple front doors
which help to punctuate the residential buildings. An alternative
brick tone, a buff colour, is chosen to indicate a change in use and
a variation in the composition of the elevation is employed. Large
glazed panels alternate with brick panels to provide the required
levels of daylighting yet also meet the glazing to solid wall ratios
demanded by TGD Part L of the Building Regulations and the ever
increasing sustainable building requirements of corporate tenants.
The pattern of solid to void in the elevation has an almost
random appearance using a two or three set window sizes in
changing sequences at each floor level, producing a dynamic and
interesting effect while retaining an appropriate level of restraint
and cohesion expected in a sub-urban office building.
The perimeter landscape treatment accentuates the architectural
approach of the building incorporating random patterns of
paving and soft landscaping in the set-back from Northwood
Avenue and Road. It contrasts with the approach taken in the
residential landscaping further distinguishing the office building
from the residential.
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Response to Pre-Application
Consultation
This section addresses the specific architectural issues
raised at the Pre-Application Consultation meeting with
An Bord Pleanála. Please refer to the accompanying
consultants documentation for all non-architectural items.

NORTHWOOD AVENUE

4.1 Item 1(a) - Car Parking
An Bord Pleanála Comment:
(a) Provide further justification in relation to car parking
strategy, the designation of parking spaces for commercial and
residential, number of spaces for the crèche drop-off and the
quantum of car parking proposed.
Design Team Response:
A detailed review for the car parking strategy is explained in
Waterman Moylan Engineering Consultants documentation
accompanying this application.
The general strategy for the site is to accommodate the
residential and commercial car parking spaces within a podium
structure that is wrapped with both residential and commercial
accommodation. Here, a total of 142no. car parking spaces
are accommodated, separated into 90no. residential spaces
and 52no. office spaces. Markings on the car parking surface,
as well as appropriate signage, designate the two uses as
shown in the diagram opposite.

Entrance

Designation
Markings

The location of the Creche building to the South of the site
incorporates a designated pull-in from Northwood Crescent
and 8no. assigned car parking spaces for Creche use.
Please also refer to section 3.8 - Access and Parking in this
document for more information on the assignment of car
parking and cycle parking.

Residential Car Parking (90no. / 0.33 ratio)
Office Car Parking (52no.)
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4.2 Item 1(b) - Retention of Trees 716 and 717
An Bord Pleanála Comment:
(b) Provide further justification in
relation to the removal of trees
on the site, having regard to any
Tree Preservation Order which
may be in place at the time of
the making of the application.
Design Team Response:
A detailed review for the strategy
to retain tree 716 and tree 717
is explained in AIT Landscape
Architects
documentation
and CMK Horticulture and
Arboricultures documentation
accompanying this application.
In summary, both trees are now
to be retained as per the diagram
opposite. The stepping of the
building line, coupled with a
revised landspace approach
yields the retention of both trees.

Tree Ref:
717

Tree Ref:
716
Original Proposal
21006 | Architectural Design Statement | March 2022

Current Proposal
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4.3 Item - Eastern Elevation Study
Fingal County Council expressed the desire for a
more vertical emphasis along the eastern elevation
facing onto Northwood Road.
In reponse to this, a more varied roofline has been
introduced along both the East and West elevation.
The blocks are further broken down creating a more
vertical emphasis with added visual interest.
The series of 3D studies opposite show the various
sketch options invesitagated which incorporate a
variety of material, height and massing alterations.
The following pages outline the original and current
proposals for the East and West elevations which
show the altered massing and materials, yielding a
more vertical and varied result.
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Eastern Elevation

Original Proposal for Eastern Elevation

Current Proposal for Eastern Elevation
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Western Elevation

Original Proposal for Western Elevation

Current Proposal for Western Elevation
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4.4 Item - Daylight / Sunlight

Original Proposal

Current Proposal

After a more varied roofline was introduced along both the East and West elevation, a Daylight and
Sunlight assessment was conducted to test the effect of the proposed development on the existing
residential and commercial properties. The 3D study above shows the initial sketch before Daylight
Sunlight study was undertaken.

The 3D study above shows the amended massing in response to the Daylight Sunlight study. It
has resulted in the office building and the three northern blocks of residential accommodation
significantly reducing in height to improve the “Vertical Sky Component” of the existing residential
building to the East of the site across Northwood road. A detailed review is explained in 3D Design
Bureau documentation accompanying this application.
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Eastern Elevation - Impact of Daylight / Sunlight assessment

Original Proposal for Eastern Elevation before Daylight / Sunlight assessment
AREA OF HEIGHT REDUCTION

Current Proposal for Eastern Elevation
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Landscape Strategy & Proposals

NORTHWOOD AVENUE

Landscape Strategy
The
pagesLandscape
present thePlan
landscape strategy for the
3.2 following
Ground Floor
proposed site as prepared by Áit Urbanism + Landscape. For more
detailed information please refer to the Landscape Report that
accompanies this application.

Hardwood bench seating
6PDOO ÀRZHULQJ WUHHV DQG
ornamental groundcover
planting
Proposed specimen
Beech tree
Tiger mulch surfaces
with safety zones of
play
Drifts of woodland bulb
mixes
Reinforced grass
VXUIDFH WR IDFLOLWDWH ¿UH
tender access

Existing cut stone benches
on site to be repositioned at
entrance space
Bands of pre-cast concrete
paving with granite aggregate
¿QLVK DQG LQVLWX FRQFUHWH
paving with exposed aggregate
¿QLVK WR HQWUDQFH ODQGLQJ
Planting beds of ornamental
grasses, herbaceous planting,
clipped evergreen hedging,
sensory planting and lawn with
seasonal bulbs
Inner extent of 5m Service
Wayleave
Existing combined
cycle / pedestrian path
retained

Reinforced grass
VXUIDFH WR IDFLOLWDWH ¿UH
tender access
Privacy planting buffer

Existing Category A
Quercus robur trees to
be retained
Island planters with
timber seating
Public art piece: to be
designed and selected
in consultation with
Fingal County Council
Existing Beech trees
716 and 717 to be
retained
Ornamental grasses and
herbaceous planting
with bands of evergreen
hedge planting
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Pre-cast concrete paving to
building thresholds

Existing trees, light
columns, benches and
bollards to be retained
within existing public
open space
Creche garden surIDFHG LQ DUWL¿FLDO JUDVV

11
Scale 1:750
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Public Open Space (West)

Visitor bicycle parking

Painted ‘scooter track’
Inner extent of
watermain wayleave
Formal play
equipment outside
wayleave zone

‘No Dig’ Tree Protection
Build Up
Reinforced grass
surface to emergency
service vehicle access.

Drifts of woodland bulb
mixes
Existing Category A
Quercus robur trees to
be retained

Seasonal bulb planting

Ornamental grasses,
shrubs and small
ÀRZHULQJ WUHHV ZLWK
a clipped evergreen
hedge to lawn border

Privacy planting with
clipped evergreen hedge
to own-door access units

Placemaking island
planter with hardwood
timber seating and
central art piece as
focal point
Bands of pre-cast concrete paving with granite
DJJUHJDWH ¿QLVK DQG
in-situ concrete paving
with exposed aggregate
¿QLVK WR HQWUDQFH SOD]D
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Existing Beech trees 716
and 717 to be retained

Scale 1:400
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Office Landscaping (North)

Existing grass verge
Lawn with seasonal
bulb planting

Existing combined cycle / pedestrian
path retained
Shade tolerant planting beds and
lawn with seasonal bulb planting
Sensory planting bed with formal
clipped hedge border and small
ÀRZHULQJ WUHHV
Existing cut stone benches relocated
as public seating

Brushed concrete foot
path

Bands of pre-cast concrete paving
ZLWK JUDQLWH DJJUHJDWH ¿QLVK DQG
in-situ concrete paving with exposed
DJJUHJDWH ¿QLVK WR HQWUDQFH ODQGLQJ
Secondary access path paved in
¿UP JUDYHO
6PDOO ÀRZHULQJ WUHH OLQH
Sensory planting mix

Existing cut stone bench relocated
as public seating

Inner extent of watermain wayleave
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Scale 1:250
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Northwood Road Landscaping
Eastern Open Space
(East)

Inner extent of watermain wayleave
Visitor bicycle parking
Existing grass verge
Existing combined cycle / pedestrian
path retained
Pre-cast concrete paving with
JUDQLWH DJJUHJDWH ¿QLVK WR WKUHVKROG
approaches
Own-door front gardens with shade
WROHUDQW SODQWLQJ PL[ VPDOO ÀRZHULQJ
trees and clipped boundary hedge
Reinforced grass surface to emergency service vehicle access.

Ornamental grasses and perennial
SODQWLQJ PL[ ZLWK VPDOO ÀRZHULQJ
trees

Firm gravel access path
Existing feature lighting
columns and bollards to be
retained

Creche garden

Existing concrete sett paving to be
retained and replaced / relaid where
damaged
Existing polished concrete benches
to be retained and relocated

Existing granite sett paving
to be retained and replaced / relaid
where damaged
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Existing trees to be retained
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Creche Landscaping
(South)

Existing concrete sett paving
to be retained and replaced /
relaid where damaged

Reinforced grass
surface to emergency service
vehicle access.

Existing Beech
trees 716 and
717 to be retained

Bin collection
point

Visitor bicycle
parking

Ornamental grasses and perennial
SODQWLQJ PL[ ZLWK VPDOO ÀRZHULQJ
trees

Creche set down

Inner extent of watermain
wayleave

Creche garden

Existing polished
concrete benches

Existing feature
lighting columns and
bollards to be retained

Existing trees to be
retained

19
Scale 1:250
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Podium Landscaping
First Floor Podium Garden

Running / exercise
area with exercise
equipment, surfaced
LQ DUWL¿FLDO WXUI ZLWK OLQH
markings

Seating areas with
sculptural seating
elements; surfaced in
hard-binding gravel
and large concrete pad
stepping stones

Mounded planting bed
with sensory planting
mix and semi-mature
tree

Over podium play area
with soft-pour surface

Firm gravel maintenance
access path
Mounded planting beds

Seating areas surfaced
in hard-binding gravel

Raised standalone planters
Amenity lawn

Privacy planting buffer
with clipped evergreen
hedge
Vent

Community outdoor
dining area with bench
and table seating
under timber pergola
structure; surfaced in
composite decking.

21
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Eighth Floor Amenity Terrace Landscaping
Ninth Floor Roof Garden

Composite timber decking

Views to Public Open Space

Views to Communal Open Space

Viewing area to Public
Open Space
$UWL¿FLDO JUDVV WXUI
Timber clad loungers

Outdoor lounge furniture:
Sofa, coffee table, armchair,
side table

Standalone rectangular
SODQWHU ZLWK VPDOO ÀRZHULQJ
trees and sensory planting
mix
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Movable outdoor arm
chairs and side tables
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Visual Analysis
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6.1 LVIA Views
Please refer to the accompanying report prepared by SketchRender
3D Visualisation for LVIA Photomontages. The map below and on
the following page presents the short to medium distance views,
and medium to long distance views prepared.

Short-to-Medium Distance Views
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Medium-to-Long Distance Views
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6.2 CGIs
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Area Schedule
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Area Schedule
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08
Responses to the 12
Urban Design Manual Criteria
This section of the Design Statement demonstrates how the proposed
development has regard to and has been specifically designed in accordance with
best practice in respect to urban design as directed in Sustainable Residential
Development in Urban Areas (2009) and Urban Design Manual (2009).

NORTHWOOD AVENUE

8.1 Context

8.2 Connections

8.3 Inclusivity

How does the development respond to its
surroundings?

How well is the new neighbourhood / site
connected?

How easily can people use and access the
development?

The urban design strategy for the proposed development
responds to the following:

The design of the proposed development strengthens
neighbourhood and site connections through the following:

MOLA Architecture note the following in terms of usability and
access to and within the scheme:

•
In general, the proposed development complies with the
zoning as outlined in the Fingal County Council Development
Plan 2017-2023, which is to “Facilitate opportunities for
high density employment generating activity and commercial
development, and support the provision of an appropriate
quantum of residential development within the Metro Economic
Corridor”.

•
Provides a significant quantum of public open space
on the site which has been carefully landscaped to provide
a welcoming space for the wider community to gather and
connect.

•
A key deliverable for the current proposal in terms of the
inclusivity of the scheme are the proposed residential amenity
facilities. These facilities, which are key for a BTR development,
are considered significant in the offering for future residents
and are distributed across the site offering a range a spaces.

•
It assumes a mix of residential and commercial uses,
which relates to and supports the diverse assortment of uses
within the Northwood Business Park and the surrounding area.
•
The proposal puts an emphasis on providing quality
residential accommodation with extensive associated support
facilities, as well as a clearly distinguished office building and
creche building, weaving this vacant site into the existing built
environment and urban context.
•
It completes the “island site” to the West of the
Northwood Business Park, where a single existing office building
stands. The inclusion of the proposed office element alongside
this forms a strong edge and concludes the Northwood
Avenue frontage. The residential component stands South of
this, relating to the corresponding residential buildings and
proposed residential buildings in the scheme to the West of the
development.
•
The scheme creates an animated street scape with active
frontage on all sides with multiple own-door access units and
surveillance.
•
Alongside the built elements, generous green zones
surround the site and an extensive public open space takes the
full western portion of the site where a collection of mature
trees stand, providing an enhanced public realm.
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•
The development site is encircled on all sides by roadways,
Northwood Avenue, Road and Crescent, all incorporating
generous grassed verges and footpaths and additional improved
crossing points which facilitate pedestrian access to the scheme
from all directions. These perimeter footpaths link with a series
of short paved paths which lead through a landscaped zone to
5no. separate “front doors” in the residential buildings and a
small plaza at the entrance to the Residents Amenity area in the
south west corner. Similarly pedestrian access to the Office and
Creche buildings are via small paved plazas located just off the
perimeter footpath.
•
To further activate the street frontage at ground level 12
apartments with small landscaped buffer zones outside their
private amenity areas, are accessed directly off the street or
from the public park on the west side.
•
The site is well served by major public infrastructure and
is conveniently located in terms of connecting to the existing
road network, being approximately 1000 metres from the
nearest junction on the M50 and approximately 450 metres
from the north-south dual carriageway of Ballymun Road. It
also has a direct connection through Northwood Business Park
to Santry Village Centre, to the M1 motorway and beyond to
the east.
•
Public bus services run in close proximity to the site and
a stop, Northwood, on the now proposed underground train
system, MetroLink, a high volume high frequency transport
system is to be located on Ballymun Road at the entrance to
Northwood Business Park under 700 metres to the north-west.

•
The design and layout of the site provides easy access for
all residents and users, with level access being provided to all
entrances.
•
The public realm is designed to be accessible for all.
The new public open space provides a new public communal
space, which will help bring the community together. This park
provides seating areas and a children’s play area, with public
and private areas throughout the scheme being defined by soft
and hard landscaping treatments.
•
The proposed mix of residential unit types will meet the
needs of a wide range of future occupants. The range of unit
types and the quality of internal spaces and private open space
will fulfil the requirements of all future residents. Private open
space is facilitated via balcony/terrace areas accessed from the
living spaces to each apartment unit.
•
All dwellings are oriented towards or overlooking the
streets and open spaces, contributing to the passive surveillance
and overall security of the scheme.
•
Vehicular, cycle and pedestrian access will be from the
existing Northwood Road. Pedestrians and cyclists will also
benefit from secondary access points along the western and
southern boundaries that connect to the existing Northwood
Cresent road.
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8.4 Variety

8.5 Efficiency

8.6 Distinctiveness

How does the development promote a good mix
of activities?

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

How do the proposals create a sense of place?

The proposed development includes a variety of uses in
compliance with the planning objectives for the site which
include:

The proposed development is an efficient use of its land and
resources through the following:

•
The design intent from the outset of the project has been
to create a sense of place and space built around a high quality,
high density development with well-defined, landscaped open
spaces and the creation of active street frontages along the
sites interface with Northwood Avenue, Northwood Road and
Northwood Crescent.

•
A mix of residential and commercial uses, which relates
to and supports the diverse assortment of uses within the
Northwood Business Park and the surrounding area, including
an office building and a creche building.
•
The unit mix proposed in this application has been
careful considered to create a mix that meets market demands
in what will be an easily accessible and well connected suburban
location. Advice on apartment mix and type has been provided
by BTR specialists LIV Consult based on their assessment of
scheme location, employment opportunities in the vicinity,
target resident population, etc.
•
The variety of open space proposed offers a broad range
of public, communal and private amenity and leisure spaces for
all ages. The creation of the extensive public open space park
to the West of the site provides a public amenity to the existing
local residents as well as the new residents of this development.
•
The amenity and social spaces proposed include
concierge, the main reception and marketing areas, parcel
storage, bookable meeting and co-working spaces, residents’
lounges and café, cooking and dining facilities and a gym/
multi-purpose space and places for informal gatherings for the
residents of the scheme and their guests.

21006 | Architectural Design Statement | March 2022

•
The design strives to maximise the use of the site whilst
providing an appropriate scale, massing and mix on the site.
•
The design strives to achieve a highly efficient energy
regime with numerous sustainable design measures incorporated
by M&E engineers.
•
The proposed density makes efficient use of the land and
includes an appropriate quantum of public open space linked
to the existing wider community to the West of the site. A new
build mixed-use high density development has been achieved
on the site, in keeping with the objectives for the site.
•
The public realm will be planted with a diverse mix of
plants and tree species to create tree lined streets and attractive
spaces, as well as supporting and complimenting the mature
trees being retained on site.
•
The layout and orientation of the scheme has respected
aspect and views, to ensure the built form and areas of open
space achieve quality light throughout the day.

•
The design approach has been to create a distinctive
neighbourhood environment whilst actively interacting with
the existing neighbouring developments, as well as the greater
area. The proposal seeks to create a positive contribution to
the local area.
•
The scheme incorporates the use of a high quality
material palette with distinctive detailing, elegant window
proportions and design motifs.
•
An extensive landscape plan has been prepared by AIT
Landscape Architects and the quality of the overall landscape
masterplan coupled with the articulation of the built form by
MOLA Architecture will ensure a quality proposal is delivered at
this important site within the Northwood Business Park.
•
A distinctive sense of place will be created by the provision
of extensive public realm and the provision of a wide range
of residential amenity facilities, which will encourage social
integration through the creation of a local sense of community.
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8.7 Layout

8.8 Public Realm

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

How safe, secure and enjoyable are the public
areas?

How will the buildings cope with change?

•
The design provides for 268no. residential units, an
office building measuring 2868m2, a 295m2 creche building to
accommodate 50no. children, as well as extensive residential
amenity spaces measuring 800m2. This quantum of built form
coupled with the extensive areas of open space on the 1.36
hectare site, provides a diverse and appropriate proposal for
the site.

•
The design intent is to create a high quality and
appropriate landscape for future residents, which will meet
their recreational needs and provide an attractive visual setting
and associated social amenity spaces.

•
All residential units are designed to meet the requirements
in the ‘Sustainable Urban Housing: Design Standards for New
Apartments’ (2020).

•
The overall masterplan design seeks from the outset,
to provide people friendly streets and spaces for the residents,
employees and the wider community through carefully designed
interfaces, considered passive surveillance and a variety of uses.
•
Uniformity remained a key driver in the architectural
layout, where a highly efficient single residential block was
developed and then mirrored and rotated across the site to
form the larger stepping mass. This typical block is used 4 times
across the site which allows for a high repetition of unit types
and maximum efficiency. Due to differing site conditions such
as the corner elevations, the office block to the north, or the
extension to the western block, there are minor differences
between all of these repeated blocks but the unit layouts
remain the same. This repetition has yieled the opportunity to
develop a uniform and restrained architectural treatment of the
facades. It incorporates an appropriate level of variation and
visual interest through subtle shifting of balcony projection,
staggering of windows and alternating brick and render finishes
across the site.

21006 | Architectural Design Statement | March 2022

•
The site layout proposal aims to create a unifying
streetscape which is rich in detail and diverse in textural and
spatial qualities, with open spaces and planting lending a
verdant and visually attractive atmosphere. The open spaces are
directly overlooked, providing passive surveillance for safety.
•
Within the public open spaces there are areas for informal
play, casual recreation and passive leisure. The quality of these
spaces is enhanced by the inclusion of features such as seating,
paths, native planting supplementing the already established
tree specimens being retained on the site, and the utilisation
of environmentally appropriate materials. The children’s play
area, which is provided in the public open space park, will be
overlooked by the western residential block which incorporates
a large quantum of residential amenity space to the southern
end.

8.9 Adaptability

•
The homes are designed and detailed to take into
account energy efficiency and will be equipped for challenges
that are anticipated from a changing climate. All units will
be constructed to current Building Regulation and these will
provide the minimum required standards.
•
The variety of unit types within the proposed scheme
allows for a good mix of residents throughout and so creates
a positive family friendly community catering for the young to
the elderly.
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8.10 Privicy and Amenity

8.11 Parking

How do the buildings provide a high quality
amenity?

How will parking be secure and attractive?

•
One of the key distinguishing aspects of Build To Rent
schemes over traditional Build to Sell apartment schemes is the
focus on the provision of an array of tenant or resident amenity
facilities and social spaces. The objective is to offer attractive
facilities which entice potential tenants and encourage existing
residents to stay in the overall complex for as long as possible,
or move within the building or development, reducing the
number of vacancies across the site.

•
Vehicular access to residential and office car parking on
the site is from Northwood Road via a single vehicular entrance
point. This entry point leads via an arched entrance under
the residential building to two surface carparks, office and
residential, the latter of which is covered by a podium deck
and landscaped garden. The podium car park is wrapped on
all sides by accommodation so is therefore not visible at street
level. All five residential cores and the amenity building are
accessible from the carpark as is the office building.

•
A sense of community is key to the rental model, so
the amenity and social spaces proposed in this scheme are
extensive. They include a concierge, the main reception and
marketing areas, parcel storage, bookable meeting and coworking spaces, residents’ lounges and café, cooking and
dining facilities and a gym/multi-purpose space and places for
informal gatherings. They are grouped in three areas with the
principal area provided at ground and podium in the south west
corner of the development connecting to a roof-level lounge and
terrace. In addition to this, a gym and multi-purpose pavilion
has been located centrally within the development at podium
level, designed to accommodate various leisure uses which
include workout classes, resident club meetings, seminars and
large communal gatherings. The proposed offering of 800m2
or over 2.98m2 per unit, significantly exceeds the requirement
of SPPR.8 and ensures that all residents will enjoy an enhanced
overall standard of well-considered and high-quality amenity
spaces for their benefit and convenience.
•
Private amenity spaces have been provided to all units
which meet or exceed standards set by the ‘Sustainable Urban
Housing - Design Standards for New Apartments’ (2020). All
apartments have access to private balconies which are accessed
directly from the living space.

•
The creche building is located to the south of the site
and is accessed by car for drop-off purposes using a set-down
and short-term parking area along Northwood Crescent. A
delivery bay is provided in this location also which is adjacent
to the reception for the residential buildings.
•
Secure, covered, long term bicycle parking for residents
of the development and employees of the office building is
provided in bicycle stores dispersed across the scheme. All of
which are located at ground floor and are directly accessible
from all buildings. These bicycle storage areas are accessed
from outside via the below podium parking area and the main
entrance off Northwood Road which leads onto the main cycle
routes in and out of Northwood Business Park along Northwood
Avenue.

8.12 Detailed Design
How well thought through is the building and
landscape design?
The design team have worked collaboratively in providing a
comprehensive detailed design approach for the development
incorporating the following:
•
The choice of architectural style and finish reflects the
applicant’s desire to create a development that is both an
attractive and contemporary addition to the Northwood area.
The relatively limited palette of materials has been developed to
work, with minor adaptation and variation, across the site giving
a coherent aesthetic and an appealing unity. The proposed
materials are all of high quality, are durable, robust and easily
maintained, and critically that they would age gracefully over
time.
•
A detailed landscape design proposal which maximises
the public realm whilst also providing high quality amenity
space for residents through the podium garden and roof top
terrace.
•
Energy efficient design standards have been adopted to
yield a sustainable development.
•
A considered vehicular, cycle and pedestrian network
has been designed incorporating upgraded crossing points and
generous footpath and landscaping design.

•
Short stay visitor bicycle parking is provided externally at
various points around the development’s perimeter, where they
are overlooked for security purposes yet are integrated into the
landscaping scheme to reduce visual impact.

•
In addition to the private open space provided in each
apartment in line with the Sustainable Urban Housing guidelines,
shared external spaces and public open spaces are available
within the scheme. These include a public park and courtyard
garden which are illustrated in detail in the Landscape design
section of this report.
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