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1.0

Introduction

This Architectural Design Statement details a development of a new, contemporary, residential and commercial use quarter on lands facing on to Harold’s
Cross Road, Dublin 6W.
This document is to be read in conjunction with the Building Height Study,
Townscape Visual Impact Assessment, Architectural Heritage Impact Assessment, Daylight/ Sunlight Analysis and associated reports as part of the overall
submission.
The proposal for this 1.01 hectare site includes; a new street front building facing on to Harold’s Cross Road, with corner shop unit; a new pedestrian and cycle link street with landscaped public spaces, including play and amenity areas,
micro forest and biodiversity areas; the provision of 194 apartment units contained in 4 stepped courtyard blocks of varying heights, incorporating balconies,
roof terraces and communal facilities; an artist studio hub and gallery space; a
creche; extensive bicycle parking with basement, and on-street car parking.

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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1.1

Development Summary

The development vision seeks to establish a new mixed use, high density

Gra

urban quarter in the centre of Harold’s Cross, catering for an integrated high

nd C

density residential community of 194 dwellings on an inner urban site [of 1.01

ana

l

ha area] within an established central Dublin urban locality.
Through the introduction of a significant new street frontage, new
residential link street and connections into existing lanes and streets, we aim
to create a sequence of buildings and spaces that knit into the existing urban
fabric, contributing a new community of well designed buildings for future
residents, with new uses and quality public places that have benefit for and
contribute to the wider local community.
This new proposal will be open and highly permeable for pedestrians and
cyclists, providing good connectivity to the Grand Canal amenity through the
site, to Harold’s Cross Road and all local amenites, and to Dublin City Centre

oad

beyond.

’s

old
Har

This report describes the site and its context, design evolution and the key

ss R
Cro

aspects of the proposed developmment. It sets out how the scheme has responded to a range of different issues and outlines the proposal’s consistency
with ministerial guidelines and key development standards as set out in the
Dublin City Development Plan 2016-2022.
Aerial View of Site and Harold’s Cross with site indicated in red
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1.2

Development Description

The Adroit Company Ltd. intends to apply to An Bord Pleanála for permission

-

Block C is a four to eight storey building accommodating 57 no. dwell-

for a strategic housing development on lands at ‘Harold’s Bridge Court’, Har-

ings comprised of 15 no. 1 bed, 39 no. 2 bed & 3 no. 3 bed apartments. Block

old’s Cross Road & Greenmount Lane, Harold’s Cross, Dublin 6W. The site is

C also includes for a 1 storey creche (142.2m2) at ground floor level, with as-

bounded to the north by the rear of existing residential and commercial devel-

sociated outdoor play space (c.233m²), a communal amenity room (c.50m2) on

opment along Parnell Road, and by commercial development i.e. “Greenmount

the 7th floor, with a communal roof garden (c.165m2) also on the 7th floor.

Office Park” and residential development i.e. “Boyne Court” to the south. The
site is bounded to the east by Harold’s Cross Road, to the west by Greenmount

-

Block D is a four to five storey building accommodating 25 no. dwell-

Lane and by Limekiln Lane to the south-west.

ings comprised of 1 no. studio unit, 16 no. 1 bed, 7 no. 2 bed & 1 no. 3 bed
apartments. Block D also includes 22 no. work studios (1,930m2) at ground &

The proposed development provides for 194 no. dwellings comprised of stu-

1st floor level, and communal open space (c.114m2) at 2nd floor level.

dio, 1, 2 & 3 bed apartment units in 4 no. 4-9 storey blocks (Blocks A-D). The
development also includes 1 no. commercial / retail unit (187.6m2) at ground

-

The proposed development provides for public open space (1,355m2),

floor level of Block A, 1 no. creche (142.2m2) at ground floor level of Block C

hard and soft landscaping & boundary treatments. Communal residential

and 22 no. work studios (1,930m2) at ground & 1st floor level of Block D, all on

amenity areas and open spaces are provided for in the form of communal roof

a site area of 1.01 ha.

gardens and communal rooms associated with the individual blocks. Additional communal open space is provided at ground level totalling 545m². Private

Permission is sought for the demolition of all existing buildings on site (c.

open spaces are provided as terraces at ground floor level of each block and

5,356m2), i.e. (a) 4 no. 3 storey duplex residential buildings (i.e. 48 no. dwell-

balconies at all upper levels.

ings, c. 3,542m²) and 2 no. 1 storey residential buildings (c. 40m² & 41m²) all
within Harold’s’ Bridge Court, (b) 3 no. 2 storey houses at Clare Villas (c. 331m²)

-

Car parking is to be provided in the form of surface and basement

and (c) an existing warehouse (c. 1,248m²) and ancillary structures (c.154m2)

level car parking. Blocks B & C are located above the proposed basement,

fronting onto Greenmount Lane.

which accommodates 58 no. car parking spaces, 4 no. motorcycle spaces and
424 no. bicycle parking spaces (inclusive of 6 no. cargo bike spaces & 48 no.

Vehicular access to the proposed development will be via Harold’s Cross Road,

electric bicycle spaces). There are an additional 7 no. surface level car parking

utilizing the existing entrance. Vehicular traffic only associated with Block D

spaces proposed (including 4 no. club car spaces), and 50 no. surface bicycle

will be allowed enter the site from Greenmount Lane with no vehicular through

parking spaces. Bicycle parking is also accommodated within each of the 4 no.

traffic progressing further through the development. Pedestrian and cyclist ac-

blocks at ground floor level (128 no. spaces in total)

cess is proposed via Greenmount Lane and Harold’s Cross Road.
The proposed development consists of the following:

A

The proposed development also provides for all associated site de-

B

velopment works above and below ground, bin & bicycle storage, plant (M&E),
sub-stations, public lighting, servicing, signage, surface water attenuation fa-

-

Block A is a four to seven story building accommodating 56 no. dwell-

cilities etc.

ings comprised of 29 no. 1 bed & 27 no. 2 bed apartments. Block A also
includes 1 no. commercial / retail unit (187.6m2) at ground floor level, with a

D

communal amenity room (c.34m2) and 2 no. communal roof gardens (c.144m2

C

& c.39m2 respectively) on the 6th floor.
-

Block B is a four to nine storey building accommodating 56 no. dwell-

ings comprised of 2 no. studio units, 20 no. 1 bed, 32 no. 2 bed & 2 no. 3 bed
apartments. Block B also includes a communal amenity room (c.53m2) on the
3rd floor, with a communal roof garden (c.164m2) also on the 3rd floor.

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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1.3

Summary Schedule

Key Information:
Application Site Area:				

1.01Ha

Site Coverage:					

40%

Proposed Density:				

192/Ha

Total Residential Units:				

194

Part V Provision Units:				

39

Dual Aspect Units:				

139

Car Spaces:					

65

Bicycle Spaces:					

580

Communal Open Space:			

1217sqm

Public Open Space:				

1355sqm

Creche External Playspace:			

233sqm

[72%]

Residential Accommodation:
Studios:					

03

1 Bedroom Unit:				

80

2 Bedroom Unit:				

105

3 Bedroom Unit:				

06

Total Units:					

194

CGI Aerial View of Proposal in context

Non Residential:
Creche [40 children spaces]			

142sqm

Retail/ Commercial [1 Unit]			

175sqm

Artist Studio Hub & Gallery Space		

1958sqm

Total:						

2297sqm
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2.0

Site Analysis

2.1

History

Harold’s Cross stands on lands which formed, like those of Rathmines, part of
the Manor of St. Sepulchre, and its name is said to have originated in a cross
which marked the boundary of the lands of the Archbishop of Dublin, and
warned the Harolds, the wild guardians of the border of the Pale near Whitechurch that they must not encroach Harold’s Cross. The De Meones family,
who gave their name to Rathmines, also owned lands at Harold’s Cross in the
fourteenth century.
Another explanation of the origin of the name Harold’s Cross is that it is derived from the name given to a gallows, which had been placed where the cur-

Historic Photo- Emmet Bridge, also
known as Harold’s Cross Bridge

rent Harold’s Cross Park is situated. Harold’s Cross was an execution ground
for the city of Dublin during the 18th century and earlier. In the 14th century the
gallows there was maintained by the Archbishop.
Harold’s Cross Green was a key meeting point for members of the Society of
United Irishmen just before the 1798 Rebellion, rebels such as Thomas Cloney
and Myles Byrne met the commander Robert Emmet to discuss tactics for the

Historic Maps- 6” Lst Ed. B&W

pending uprising.
Irish Nationalist leader, Robert Emmet, was captured near Harold’s Cross. He
lived for a period in a house in Harold’s Cross so he could be near his sweetheart, Sarah Curran, of Rathfarnham. He led an abortive rebellion against British rule in 1803 and was captured, tried and executed. The Grand Canal bridge
linking Harold’s Cross Road and Clanbrassil Street was named in his honour,
where a plaque commemorates him (the bridge was formerly called Clanbrassil Bridge, and is known locally as Harold’s Cross Bridge).
The established use in the area historically was industrial, with spinning mills
located on adjoinining sites. Historic Maps show that the site was in use as
an oil works as far back as the late 1800’s, utilising the canal and its connection to the Dublin port. Tanks and industrial buildings stood on the south
end of the site before its eventual redevelopment over the 20th century into
residential use.
An established urban grain is evident locally, with worker’s cottages [Harold’s
Cross Cottages] and planned housing surrounding the larger industrial sites
and buildings. Cathal Brugha Barracks & Our Lady’s Hospice are other nota-

Historic Maps- 25”

ble building complexes present in the area.
Current Site Location
Harold’s Cross Road
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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2.2

Zoning

The site sits within an area containing a balanced mix of land uses, including
residential, employment/ light industrial and institutional residential. Two land
use zonings apply to the applicant lands:

Zone Z1 - ‘to protect and improve residential amenities’
Zone Z6 - ‘to provide for the protection and creation of enterprise and facilitate
opportunities for employment creation

Land Use Zoning Objectives
Z1 - Residential Amenties
Z3 - Neighbourhood Facilities
Z6 - Enterprise and Employment
Z15 - Institutional and Community Uses
Z9- Open Space and Amenity

Dublin City Development Plan 2016-2022
Zoning Map Excerpt
Site Outlined in Red
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2.3

The Existing Site

The proposed development site is made of three adjoining land parcels that
are all under single ownership.
Parcel 1, Harold’s Bridge Court apartments contains a number of low rise
residential blocks of approximately 50 units in total [3 storeys in duplex apartment layout typically] with associated parking, open space and service areas.
Parcel 2, Nos 1-3 Clare Villas is the smallest holding and contains a terrace of
three historic 2 storey townhouses with parking area to the front.

2

Parcel 3 is currently MART artist studios, a commercial/ light industrial use;

1

3

the building is a medium sized, single volume industrial structure addressing
the street on Greenmount Lane.
The two front apartment blocks that form an elevation to Harold’s Cross
Road are planned so that the rear of the blocks face the main road, resulting
in a blank ground floor street facade -ie the boundary wall that encloses the
private open space to the ground floor apartments.
The existing duplex apartment buildings are of no architectural merit, are
clad in brick and painted render, with pitched roofs, and are in good condition generally. The site is generally car dominated, with extensive surface car
parking provided for residents, but with a generous provision of communal
open space.
It is proposed to demolish all buildings on site as their current form of construction and plan layout would not be conducive to the proposed intensification of use and upgrade to comply with current building regulations.

View of Existing Elevation to Harold’s Cross Road
HAROLD’S
BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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Site Map

View of 1-3 Clare Villas

View of MART artist studios
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2.4

Site Constraints

There are a number of site conditions and restrictions that inform the buildable area of the site.
A number of mains public sewers cross the site, including a culverted underground stream [toned blue] thought to be a tributary of the Poddle river,

4

with the result that there are established existing rights of way and exclusion
zones which cannot be infringed upon. [Toned yellow]
The existing terrace of houses that face on to Parnell Road and the Grand
Canal are protected structures, with their rear gardens facing South on to
the development site. The gardens are mature and well planted with existing
trees providing cover. [Protected structures dotted in red with boundary of
gardens solid green]
Limekiln Lane cottages are a small terrace of single storey properties due

1

south of the site. Although no overshadowing of the properties will occur,
care will be required when dealing with boundaries and maintaining existing

3

residential amenity of private open space.
Opposite the cottages there is a small triangle of open space, in a separate
ownership, currently in use as open space for the Boyne Court Apartment development. It is noted that the restrictions on building due to the location of the

2

underground culverted stream beneath extend into this area.

Existing Adjoining Trees
Existing Adjoining Rear Gardens
5

Existing Protected Structures
Existing Single Storey Cottages
Existing Site Entrances
Underground Stream

Site Plan- Constraints

Building Exclusion Zones

Harold’s Bridge Court Apartments

1

Greenmount Office Park

4

Greenmount House & Argus House

2

Boyne Court Apartments

5

MART Studios

3
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2.5

Site Characteristics

Existing Buildings

Existing Uses

The pitched roof forms of the existing buildings on the site range from two

The site sits within an area of a diverse mix of uses, providing a varied char-

to four storeys in height and are typical of the wider urban character of the
area, with a similar residential density. The site also accommodates generous
vehicular surface parking, particularly for an inner urban site in this location.

acter to each of the streets and lanes. The clustering of differing scales of
buildings, along with variance in materiality, typology and roofscape, give a
semi-industrial and tight urban feel to the locality.

Buildings to the west of the site increase in scale and volume where commercial and light industrial uses are located.

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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Green Amenity

Transport Infrastructure

Despite being located in a strong urban/light industrial context, the site and

The site is very well served with public transport being beside the junction of

locale has deceptively generous quantum of trees and green amenity. It is in-

two arterial routes into and out of the city centre. A proposed BusConnects

tended to retain as much of this existing asset and to replace any lost during

corridor will run past the site, providing high connectivity across the city.

development works as part of an overall landscape strategy.
Cycling into the city centre takes 7 minutes, while walking takes approximately 30 minutes.
The main vehicular access as exsting is from the Harold’s Cross Road
There is also local accessibility for vehicles on Greenmount Lane, though only
in a limited capacity due to the desire to keep traffic volumes low on the narrow, residential streets. Access for emergency and service vehicles can be
accommodated.

10
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2.6

Site Opportunities

North corner of site visible
from Emmet bridge

Greenmount House

Given the site’s city location, favourable topography, aspect and access to
local amenities, a number of opportunities present to significantly improve the

Corner of site at Harold’s
Cross Road is prominent and
suitable for commercial or
retail use

urban context and provide a high quality new development for the enjoyment
of existing and future residents.
-

Harold’s Cross Road is a busy arterial route that continues directly into

the city centre. The existing street facade, a 3m high wall enclosing the rear
gardens of the apartments, creates a dead streetscape for this section of the
road. Demolishing this and introducing an active facade with mixed residential
and commercial uses will reinvigorate and enliven the street, providing good
passive surveillance and all day use
-

The site has two active facades facing both Harold’s Cross Road and

Greenmount Lane, providing an opportunity to create a new pedestrian street,
running east to west, linking the two roads, while facilitating connections to
other smaller local lanes and providing new points of accessibility, inviting
people to experience the amenities of this proposed new urban quarter.
-

For the purposes of building density, the site is located in a ‘central

2. View at existing entrance to site from Harold’s
Cross Road

1. View at Harold’s Cross Bridge to Site

and/or accessible urban location’. The site size and character, with its established and future high frequency [BusConnects] transport links, would indicate
a high density scheme with a significant housing element that will positively
contribute to the locale and established businesses in the community, while

Existing boundary wall to be
demolished and new streetscape created

Apartments to be replaced
with new, higher density apartment building

providing much needed housing for the area in line with current development

Adjoining office
buildings with active
gable facade

Existing entrance to be maintained as access point to new
link street through to Greenmount Lane

plan requirements and goverment policy.
Higher density living would be located to the centre of the site where its impact
on the adjoining existing residential areas will be minimised.
-

The site is visible from Emmet Bridge behind the Greenmount Office

Park on the corner of Parnell Road. There is an opportunity to propose a carefully designed, contemporary building that could create a point of visual interest when viewed from the bridge, as well as a new addition to the streetscape
on Harold’s Cross Road.
-

The south corner of the site facing on to Harold’s Cross Road is prom-

inent and would be well positioned for a retail or commercial use. This would
use would compliment the existing small scale retail and shop uses that are
located on this part of the street.

3. View at Harold’s Cross Road to street facade
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS

4. View at existing entrance to site from access road
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-

The open spaces will form part of the wider green network in the area

which includes smaller public parks, open spaces and strong connectivity to
the Grand Canal amenity area. This will be an improvement from the current
gated status of the site, with its restricted accessibility and permeability, promoting stronger links to the existing community.
-

New connectivity on to Greenmount Lane and Limekiln Lane will pro-

vide access to the proposed new public open space and children’s play areas
for residents in the immediate locale, giving an additional high quality amenity
space to the area.
-

MART Studios

Existing trees on the site are generally in good condition, with some

nearing the end of their lifespan. Retention of the existing trees where possible
will be facilitated and new semi-mature local specimen will be planted to compliment, maintaining the arboreal character of the front areas of the site.
-

The existing MART studio building is in poor condition and in need

of upgrade to current building standards. The facade is also closed to the
street, with barred windows at high level, providing no visual connection. Replacement of this building would provide new purpose built spaces for artists,
provide additional apartments, while also giving the opportunity to improve the
streetscape significantly.
-

5. View of north boundary stone wall

6. View of site from Greenmount Avenue looking norh

The site is bound to the north with a high granite wall, which will be re-

tained. It will form a backdrop and enclosure to the landscaped public spaces
and play areas.

MART Studios

7. View along Greenmount Lane to MART studios

12

Single storey cottages

New pedestrian/cycle
access point to site

8. View along Limekiln Lane [cul de sac]
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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3.0

URBAN DESIGN

3.1

Design Proposal

The site offers the potential for a vibrant residential and commercial development, organised around south orientated open spaces in an established urban
area, within the Harold’s Cross community. These animated, supervised, public and communal spaces will enhance the creation of a new urban quarter in
Harold’s Cross, inviting people into the development, to both utilise the open
spaces and foster a new urban community.
The scheme will allow for permeability throughout, opening up the site with
new connections to existing streets and lanes. All development will overlook
and/or have proximate access to public open spaces. Roadways are to be minimised for site efficiency and to keep as natural an environment as possible.
The new residential and commercial building to the front of the scheme will act
as a frontis piece, defining a new streetscape to Harold’s Cross Road and provide a distinctive sense of place. This coupled with a new pedestrian street,
running perpendicular to Harold’s Cross Road, will invite people into the central urban space and further into the scheme.

View from Grove Road Corner looking south along
Harold’s Cross Road

Concept Sketch
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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Design Proposal
The site plan has been conceived as a new high quality, high density addition
to the existing urban grain of Harold’s Cross, both a distinct part of the greater locale and a small urban development in and of itself.
Its key urban design moves are:

Architecturally interesting corner facing
Emmet Bridge

- Reintroduction of a high quality active facade to Harold’s Cross Road, incorporating residential over ground floor commercial uses

New strong urban edge and facade to
Harold’s Cross Road

- Creation of a new shared surface pedestrian street that runs from East to
West through the proposal, linking Harold’s Cross Road to Greenmount Lane

New public open space

- Introduction of new cycle and pedestrian routes through the site, connecting into Limekiln Lane, with restrictions to vehicle access and movement
through the development

New pedestrian and cycle link street

- Creation of a series of highly designed residential blocks that form a network of streets, courtyards and greenspaces, with well orientated and overlooked public and residential amenity spaces

New through link to Greenmount Lane

- Retention and enhancement of existing green spaces, trees and planting,
and urban habitats within the site
- Provide for protection of the privacy of existing private residential amenity
spaces through careful facade design
- Creation of a series of new mixed use buildings with residential, shop-local,
childcare and artist studio uses facing on to Harold’s Cross Road, Greenmount Lane and the new pedestrian link street with associated public spaces.

New public open space
New pedestrian and bicycle link to
Limekiln Lane

New facade to Greenmount Lane
No-build area due to underground stream
and 20m set-back from
Limekiln Lane cottages [yellow outline].

Proposed Site Plan [NTS]

14
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3.2

DoEHLG Urban Design Manual Criteria

The detailed design of the development proposal has been guided by the 12
criteria of assessment as set out in the Urban Design Manual [2009].
A brief summary of how each of the criteria requirements is provided in the
following assessment, illustrating how the masterplan for this proposal creates
a quality and sustainable new neighbourhood.

1.

Context -

How does the development respond to its
surroundings?

2.

Connections

How well connected is the new development?

3.

Inclusivity

How easily can people use and access the development?

4.

Variety

How does the development promote a good mix of
activities?

The development takes into conideration the existing low

The development will provide access and connectiv-

New proposed apartments will meet the needs of a wide

The proposal will significantly improve the housing mix

density residential context through a layering of building

ity with the provision of a primary pedestrian and cy-

range of future occupants from first time buyers, young

of the area and will increase population creating addi-

density, with lower density buildings situated to the edg-

cle route through the site from the entrance on Harold’s

professionals and small families with children, who wish

tional demand for educational, recreational and retail

es of the site and high density concentrated in the centre

Cross to Greenmount Lane.

to live close to the city. The range of apartment typolo-

services all of which are provided in the local area.

around the public open space and pedestrian street.

gies and quality of internal spaces, private open space
The site is within a short walking distance (c. 100m) of

and communal spaces will fulfil the requirements of all

The area is characterised by residential, commercial,

A strong urban connection is created, linking Green-

local shops and services at Harold’s Cross Road, with

future residents.

light industry and medical uses; as such the proposed

mount Lane and Limekiln Lane [a cul de sac] to Harold’s

Dublin City Centre within 2km of the development.

Cross Road through the centre of the new development.

use is compatible with and complimentary to the surThe proposal has been designed for ease of access

Pedestrian permeability through the site is vastly en-

throughout the site in accordance with Part M of the

The current medium-density [outer-urban] characteris-

hanced in the residential layout enabling future residents

Building Regulations.

tics of the area can be increased, given its proximity to

to access the development from multiple points to ac-

the city centre and reflecting the national policies that

cess the existing / permitted network of pedestrian, cy-

The scheme will provide a variety of urban spaces for

ask for higher densities within existing built footprint of

cle access routes.

a range of different ages including children, adults and

cities and towns.

the elderly. The landscape strategy aims to integrate
The proposed development density is put forward for

the new built development with the existing landscape

The site is of an appropriate size and has landscape

consideration in light of compact urban growth and

and create a network of attractive useable open spac-

features that will benefit this development in terms of

availability of accessible public transport connections.

es while contributing to the local biodiversity. The public

creating a unique residential character that responds to

The subject site is ideally located in proximity to Bus and

open spaces provide for meeting, walking, formal and

the Z1 zoning. The proposed layout respects its environs

Luas services, with pedestrian and cycle connections

informal play.

and will not negatively impact on the amenities enjoyed

catered for as part of the current proposal.

by the neighbouring users.

rounding area.
A wide mix of apartments will further improve the range
of unit types in the area available to various household
types.
The scheme is within a 10 minute walk of Terenure and
Rathmines villages, which have a range of local retail
and other services, and a 30 minute walk of Dublin centre. Regular door step bus services connect the site to
Dublin City Centre.

All of the public open spaces will be openly accessible to
all and clearly defined.
The layout is designed to maximise visual and physical
fluidity throughout the scheme and will not hinder movement. Housing located adjacent to open spaces are
oriented towards the public spaces contributing to the
passive surveillance and overall security of the scheme.

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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5.

Efficiency -

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

The development density of 192 units/ha is considered
to be appropriate for this inner urban site and is a sustainable increase on the low-density housing in the area.
The development proposes to include pedestrian and
cyclist connections to the existing and permitted roads
infrastructure that connect to the wider local area.
The proposal provides for high quality, landscaped public open spaces as part of the residential element of the
development. The scheme incorporates SuDS, promoting biodiversity and providing residential amenity. Where
possible existing trees and hedgerows have been trees
around the site. In addition to this, the public realm will
be planted with a diverse mix of plants and tree species.
The residential blocks have been designed to maximise
daylight & sunlight, with less than 2% single aspect
north facing apartments in the scheme. 72% of all units
are dual aspect, with the single aspect untis facing east,south or west.
The apartments have also been afforded appropriate bin
storage and services, which will be under a management
sytem for collections.

16

6.

Distinctiveness -

How do the proposals create a sense of place?

The layout of the scheme allows for the creation of distinctive streets and public open spaces, which will instil
a strong sense of place for future residents through variety in scale, height and materiality.
The proposal will provide an attractive new residential
development at an appropriate scale. The proposed layout seeks to incorporate the existing trees and planting
along the site boundaries as best as is possible, as well
as retention of the quality tree specimen as much as is
possible within the site. The scale and pattern of the
development also takes into account the topography of
the site.
As can be seen from the contiguous elevations, CGI’s &
verified views, views have been carefully considered in
order to enhance the area with the proposed development being sensitive to the character of the surrounding
area.

7.

Layout -

How does the proposal create people friendly streets
and spaces?

Pedestrian permeability is a key design feature of the
scheme. All cycle and pedestrian routes have been designed carefully, whilst future connections to permitted
developments to the east and west are also catered for.
The proposed streetscape is well defined, DMURS compliant, seeks to reduce cars to a minimum and provide
a better balance of modal use with pedestrians and cyclists. The variety of dwelling types, together with a varied use of form material and hard landscape, create a
strong sense of place to the proposed development.
The open space strategy for the scheme creates multiple open space areas of varying uses and sizes, both as
public open space and shared enclosed courtyards and
communal spaces.

8.

Public Realm -

How safe, secure and enjoyable are the public areas?

The scheme is designed with the principle of active
streets and natural passive surveillance. All spaces are
overlooked and surveyed by the residential units, with
living spaces, balconies and terraces orientated to the
public realm.
The public realm is carefully designed and properly integrated into the overall design of the development and
forms an attractive feature of the development that unifies the public spaces of the proposal.
Play areas are facilitated within the scheme, typically
within courtyards and on public open spaces, which are
overlooked by apartment buildings. Public, semi-public
and private spaces are clearly defined within each aprtment block and in the public realm.
The scheme provides for a total of 65 no. car parking
spaces throughout the scheme, located in a mix of
basement and limited on-street spaces. The integration
of landscape elements and car parking areas has been
a key element for the scheme’s high-quality design approach.

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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9.

Adaptability -

How will the buildings cope with change?

There is a variety of apartment typologies included in the
proposal. The apartments have the ability to be altered/
extended internally in the future due to their ‘open plan’
design.
The new apartments will be constructed in accordance
with the energy efficiency standards in place as per the
Building Regulations.
Consideration has been given to the requirements of
Building Regulations in relation to durability and design
life. The development is designed to incorporate best
practice principles to ensure that long term durability
and maintenance of materials is an integral part of the
design of the development.

10.

Privacy and Amenity -

How does the scheme provide a decent standard of
amenity?

Each unit has its own private open space in accordance
with the minimum residential standard. These are in the
form of private balcony/ terrace in line with the standards. 72% of the proposed apartments are dual aspect,
all of which accords with national policy.
All units are designed to prevent sound transmission in

11.

Parking –

How will the parking be secure and attractive?

Car parking is provided within basements or limited onstreet throughout the development. All of this parking is
overlooked or within easy reach of each residential unit.
For the apartments, c. 0.33 spaces per units are provided which accords with the Sustainable Urban Housing
– Design Standards for New Apartments.

accordance with current building standards.

The limited on-street parking is overlooked by the resi-

All units have been oriented to minimise overlooking

vised by adjacent dwellings. The submitted landscap-

and incorprate privacy screens. Adequate separation
distances between opposing windows is achieved and
overlooking is not considered an issue. Landscaping
strips and boundary treatments at ground floor level ensure that ground floor areas will have an adequate level

dential units, with all on-street parking passively supering rationale illustrates the proposed hard landscaping
finished throughout which ensures consistency. Parking
areas will comprise quality surface treatments that promote sustainable drainage and are in keeping with palette and quality of building materials used elsewhere in

of privacy.

the development.

All units are provided with storage space in line with rel-

Bicycle parking is proposed either within or adjacent to

evant DoE requirements.

the apartments units in a secure, covered manner, typically within the basement. A total of 592 bicycle parking
spaces are provided [including secure electric and cargo
bike spaces], which is appropriate to the site and in line
with the development plan/ Guidelines requirements.

12.

Detailed Design –

How well thought through is the building and landscape design?

The overall choice of materials and elevations will reflect
the development in the surrounding area and will be an
attractive feature in the landscape. This development is
of sufficient size that it can, and has, created its own architectural identity /character but which is complementary to the surrounding area.
The public realm has been designed to ensure spaces
are easily accessible, safe and secure and aesthetically
complement the built form. The open spaces will be provided in tandem with the residential and neighbourhood
development. The layout of the apartments and the
landscaped areas will be accessible for easy and regular
maintenance.
Parking at surface level has been carefully located to
ensure it has minimum impact on the environment; the
careful landscaping around the on-street car parking
provides an attractive secure location.
Bin stores are located discretely & accommodated into
the design, typically within internal service zones in the
apartment blocks and in basements. There are streetside bin staging areas provided for collection as part of a
managed plan for the overall development.

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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3.3

Urban Design Principles

The following urban design principles are to be applied to the site. They are
based on a culmination of the detailed site analysis and application of urban
design objectives to achieve a holisitc design solution for the overall site development.

1

1.

Primary Access- Pedestrian Street

2.

New Streetscape

Create a primary pedestrian/ cycle only public route through the site using es-

Demolish existing boundary wall and open up the front of the site to Harold’s

tablished entry points, from Harold’s Cross Road to Greenmount Lane, that fa-

Cross Road, creating a new street front and focus corners, with wider path and

cilitates cycling and pedestrian permeability, with limited vehicle access, while

better setback from the road’s edge to facilitate urban landscaping.

also opening up the south of the site at Limekiln Lane.
New Street Frontage
Proposed New Pedestrian Street
Arterial Routes
Development area

18

Prominent Corners
Buildings proposed to
be removed
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3.

Proposed Buildings - Grain and Orientation

4.

Edges and Enclosure

A new urban plan of linear blocks is proposed, orientated in a predominantly

The proposed urban plan arrangement creates a new urban edge to Ballyfer-

north-south arrangement to take advantage of light and views, around central-

mot Road, enclosure to the proposed central park and defines the edge of the

ly located open spaces.

playing pitches

Sun Path

Building grain

Enclosing edge

Open Space

Open Space

New Street Facades

Street Edge

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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5.

Street as Datum

6.

Basement & Surface Parking

The new street acts as a datum, forming an urban sequence of blocks and

The prioritisation of public space requires relegation of car and bicycle storage.

public spaces that are interspersed with informal pedestrian paths and routes

Through the utilisation of underground parking for cars and bicycles, public

for permeability and connectivity.

spaces can remain largely free of vehicular impact allowing streets to be focused on residents and landscape.

Primary Pedestrian/ Cycle Street
Pedestrian/ Cycle Lane or Path
Access Node

Basement Parking
[-1 level]

Surface Parking

Vehicle Access

20
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7.

Local and Resident Amenities

8.

Roof Gardens & Green Roofs

The scheme provides a shop and creche for use by resdients and the wid-

To provide extra amenity space for residents and potential new habitat for lo-

er community, with individual resident amenity/ communal rooms provided in

cal wildlife, the design takes advantage of the ‘fifth elevation,’ the roof plane,

each apartment block.

through the provision of common roof terraces and gardens.
The existing tree species on site at ground level will be retained wherever pos-

Creche

sible, particularly along established boundaries.

Cafe/ Corner Shop
Resident Amenity Room

Roof Terrace

Green Roof

Existing Trees Preserved

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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4.0

SCHEME DESIGN

As the blocks are largely orientated north/ south on the site, the stepped gables of the buildings present to the view from the north of site, from the Grand

4.1

Views into the site

Canal. Shadows and light are varied throughout the day as the sun tracks

[To be read in conjunction with Verified Views and the Townscape Visual Im-

across the southern sky, picking up the reflectance of the large window opes

pact Assessment]

and matt textured surface finish of the brick finish to each. This natural materiality, applied on all facades, serves to bed the volumes into it’s predominnantly

A primary issue taken into consideration in the design of the scheme was

brick context.

views from key locations locally and wider significant locations such as the
The building forms are read as slender, stepped objects, revealing two-three

Grand Canal Amenity Area.

additional stories above the existing buildings locally.
The scheme is conceived as a cluster of elements of varying heights sitting in
the cityscape. An extensive series of Verified Views [produced by 3D Design
Bureau] from positions across the locale shows the visual effect of the proposal accurately in its context. These views have been assessed in winter, with a
detailed commentary describing the effects in the Townscape Visual Impact
Assessment. The views are located on the adjoining maps.

Four key views were considered in the design of the overall scheme.:
View 02-

View from Emmet Bridge [Harold’s Cross Bridge]

View 08-

View from Harold’s Cross Park

View 15-

View from Parnell Road & Grand Canal

Verified Viewpoints Map

Existing Office Building
Greenmount Office Park

Stepped building block forms
roof-top terraces and gardens
facing Grand Canal

Maximum building height concentrated
in the centre of the proposal

Stepped apartment block reduces
scale of building and creates roof terraces

Four stoey block proposed facing Greenmount Lane

Contiguous North Elevation facing Parnell Road

22
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Verified View No. 02

Verified View No. 08

Verified View No. 15

View of the development site, from Emmet Bridge [Harold’s Cross Bridge]

View of the development site, from Harold’s Cross Park

View of the development site, from Parnell Road/ Grand Canal

This view, looking south from Emmet Bridge, with the development partly ob-

The view north taken from Harold’s Cross Park indictes the south gables of the

This view is taken from Parnell Road looking east as one approaches the city

scured by the existing corner office building that faces on to the Grand Canal.

proposed development visible above the existing roofscape by 2-3 storeys.

centre. The proposed new buildings are visible above the roof line of the existing

The form of the buildings are defined as a cluster of forms of varying heights,

The brick materials used in the elevations integrate the buildings into their con-

2/3 storey houses and do not break the top line of the tree canopies that line the

with sky and sunlight clearly visible between each, reinforcing the urban de-

text, while the light concrete finish to the upper floors of Block A softens the

street. Again, the brick and render finish to the blocks materially integrates the

sign intent of presenting the narrow or gable end of the apartment buildings to

visual impact.

buildings well into the context, with the stepping of the volumes reducing the

the Canal. These slender elevations of the north-south oriented blocks allows

perceived massing of each.

good penetration of daylight through the scheme to the north and adjoining
properties.

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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4.2

Building Form, Height and Massing

The scale of the proposed development has been carefully considered in the
context of the size of the development site, its immediate built context, its
zoning and the overall urban context of Harold’s Cross and the wider city.
To support the proposal, a height study was undertaken of similar scaled
buildings, either recently granted planning permission or under construction,
in very similar locations along the Grand and Royal Canals. It indicates a
clear precedent of this scale of building in each case and supports the proposed height and massing of this application.
[Refer to Appendix A ‘Harold’s Cross Road- Building Height Study’]
The scale and form of existing buildings adjacent to the site are typically one/
two to five storey residential and light industrial uses. In order to tie in with the
existing streetscape along Harold’s Cross Road, a four storey eaves/ parapet
line has been established on the facade fo the proposed new block, with upper floors stepping back to create roof gardens and terraces.
As one moves from the edges into the site, the heights achieveable are increased. Heights are gently layered away from the edges of the site, moving
from 2-4 storeys, through to 5, 7 and 9 storeys in the centre of the development. This layering serves to reduce the perception of the scale of the development, maintain a comfortable relationship with the existing context and

View of Central Public Space

achieves a good building density in compliance with national policy.

1
2

Building Heights:
Block A- Part 4 to 7 storeys

1

Block B- Part 2 to 5 to 9 storeys

2

Block C- Part 4 to 8 storeys

3

Block D- Part 4 to 5 storeys

4

4

3

Reference- terraced roofscapes, London
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The graduation of heights from the edge condition, where the buildings relate
to the scale of the existing built context [predominantly 2 and 3 storeys], will
show the scheme as a cluster of gently rising buildings, gently emerging from
the lower roofscape and tree canopy that surrounds the site.
The higher buildings give the open spaces a strong sense of enclosure within
the scheme, with varying architectural treatments of the facades to give a definite character and identity to the blocks. As the maximum height of 9 storeys is
centred on the site, views of it are generally shielded by the lower surrounding
buildings, lessening its visual impact on the surroundings.

Axonometric View from south east

Grand Canal Amenity

Axonometric View from south west

Stepped building block forms
roof-top terraces and gardens
facing Grand Canal

Maximum building height concentrated
in the centre of the proposal [9 storeys]

Stepped apartment block reduces
scale of building and creates roof terraces

Existing three storey
apartments [Boyne Court]

Site Section B-B [north-south]
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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4.3

Block Formation

The location, formation and orientation of the proposed building blocks have
been informed by the existing site conditions, immediate context and established urban design principles.
These factors are further developed into a series of massing and volumetric
‘adjustments’ which respond to specific local conditions and to other criteria
such as views into the site, overshadowing and overbearing.

1. Blocks

2. Chamfer

Block forms located in response to context, site features, urban design

Blocks are depressed and chamfered to reduce overshadowing and

strategy, optimal orientation for daylight/ sunlight and site restrictions

over-bearing on to smaller scale adjoining buildings and existing local street
conditions

D

C

B
A
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3. Stepping and Terracing
Forms are further reduced through stepping, improving daylight penetration,
reducing overbearing on adjoining properties and concentrating height in the
centre of the development

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS

4. External Views into the Site
Buildings are softened through introducing roof terraces, balconies and green
roof gardens, and appear to recede when viewed from Emmet Bridge, The
Grand Canal and Harold’s Cross Park to the south of the site.
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4.4

Adjoining Sites - Future Development

Given the high density and urban location of the site, consideration has been
given, during the design process, to a suggested future pattern of development on adjoining sites, particularly to the north and south of the subject site.
Separation distances from our site do not impinge on or prevent future development, with similar building footprints to existing building positions suggested, given the location, orientation and optimal building layout.
Greenmount Office Park:
Given its corner location facing the Grand Canal and Harold’s Cross Bridge,
Greenmount Office Park is well positioned for a potential high quality corner
building that would landmark the entrance to Harold’s Cross from the city and

Corner/ Landmark Building facing Emmet
Bridge, creating an architectural entrance
to Harold’s Cross
Building facing Parnell Road creates a
strong urban edge to canal, while enclosing public space to behind on applicant
site

1

No-build area due to underground stream
[yellow outline]
Suggested open space

canal. A second complementary building would provide a continuation of the
building line and form a strong urban edge to parnell Road, whil enclosing the
public space behind on the applicant site. A quality open space could be located over the no-build area, facing the canal and acting as a buffer between
the buildings and the adjoining terrace of houses.

Applicant site outlined in red, wayleaves
in yellow tone

Argus House & Greenmount House:
A redevelopment of this site could form a layout similar to the current site, with
a strong urban edge to the Harold’s Cross Road, while forming an enclosed,
south facing courtyard to the rear.
Boyne Court Apartments:

Argus House & Greenmount House:
buildings create strong urban edge to
Harold’s Cross Road, with enclosed
courtyard to rear

Similar to the suggested layout for Argus House, the site could be developed

2

with a strong urban edge to the Harold’s Cross Road, while forming an enclosed, south facing courtyard to the rear. A second block would face on to
Limekiln Lane, positioned to allow for a 20m setback from the existing cottages and the underground stream. This space could be used as public open
space with its favourable orientation and potential to link into the proposed
open space on the applicant site.

No-build area due to underground stream
and 20m set-back from
Limekiln Lane cottages [yellow outline].

3

Boyne Court Apartments- Buildings create strong urban edge to Harold’s Cross
Road, with courtyard to rear between
blocks. Gables face Greenmount Avenue

Site Plan

Site 1: Greenmount Office Park
Site 2: Argus House & Greenmount House
Site 3: Boyne Court
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4.5

Volumetric Impact- Adjoining Properties

Apart from the physical constraints that dictate building zones within the site
boundaries, the proposed blocks have been carefully orientated to maximise
daylight amenity for the new apartments while minimising overshadowing
and overbearing on adjoining properties. A detailed study has been carried
out to every window of each adjoining property in the immediate locale surrounding the site to determine the real impact of the proposal on the daylight
amenity to each room therein. This found that there was a ‘imperceptible or
‘not significant’ impact to the majority of the residential properties, with the
remainder affected only to a ‘slight’ or ‘moderate’ level, confirming the low
impact design of the volumetric forms. A sample test page is noted adjacent,
indicating the detail of assessment required to reach BRE compliance.
A sunlight analysis was also carried out to existing rear gardens/ private
amenity spaces, which found that, under the standard BRE test guidelines,
all gardens were capable of receiving 2 hrs of direct sunlight on March 21st.
[Refer to Daylight & Sunlight Assessment by 3D Design Bureau for full detailed report]

Excerpt from daylight/ sunlight assessment on
adjoining properties
3D Design Bureau

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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4.6

Boundary Conditions

Block A

Block B

Given the urban nature of the site and the proximity of the proposed new buildings to existing boundaries and adjoining buildings, a detailed assessment of
each boundary was undertaken to illustrate the boundary condition and rela-

17.0m

tionship between the new and existing.

12.5m

North Boundary- with Greenmount Office Park
Greenmount Office Park building is a two storey, pitched roof structure with
extensive glazed elevations, positioned tight to its southern boundary. It predominantly faces on to the public space between Blocks A and B and the
landscaped public space/ buffer along the right-of-way.
Blocks A and B gables face on to this boundary with the office building immediately to the north of the site, with separation distances varying from 12.5
metres at its tightest point with the Block B gable, to 17 metres at the Block
A north gable.

Site section

The gables step back further from the boundary at the 4th floor level in both
blocks, terracing as the volumetric form is reduced. This has the effect of
reducing overshadowing and overbearing on the office building by both residential blocks, allowing greater daylight and sunlight penetration to facades.

17m

5m
12.

Site Plan Excerpt
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CGI View of north boundary condition with
Greenmount Office Park
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South Boundary- with Boyne Court Apartments
Boyne Court Apartments are located directly south of the site, on a spacious

Block B

plot with open space, tennis court and parking areas. The buildings are 3
storeys in height and well orientated, with a boundary on to Greenmoount

6.1m

Avenue. The rear block, nearest the applicant site, has gables facing north
and south that contain small obscured windows to non-habitable rooms, with

Boyne Court
Apartments

windows to the apartment living and bedroom spaces located on the east and
west facades.
The Block C south gable elevation faces on to the southern boundary of the
site, overlooking the existing Boyne Court open space. As there is a no-build
zone that extends into this open space by virtue of the underground stream location, this area of the adjoining site will remain as open space and will unlikely
be built on any time in the future.
Block C has a separation distance of 6.1 metres corner to corner with the rear
apartment building, stepping back from the fourth to seventh floors to create
south facing roof terraces and balconies, while reducing the overbearing sig-

Site section

nificantly.

6.1m
ild
No-bu
zone

Open
Space

Site Plan Excerpt
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Boyne Court Apartments
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West Boundary- with Greenmount Lane/ Limekiln Lane Cottages
Blocks D, on the west boundary of the site, has a part three, four and five
storey gable elevation that faces on to the boundary with Greenmount and
Limekiln Lane cottages.

Block D

The cottages are single storey structures, laid out in linear streets and locat-

1.0m
separation
along party gable
wall line

ed directly south of the mixed use block. The new block presents a gable
elevation that is stepped back from the boundary line by 1 metre, with small
obscured windows facing over the cottages. The gable is broken up with a
two storey privacy screen that encloses the elevated communal spaces and
prevents overlooking of the cottages from all walkways, balconies and communal areas.
The cottages are directly south of Block D and no overshadowing or reduction
in daylight or sunlight will occur. Amenity spaces/ small yeards to the rear of
the cottages will retain their privacy and remain unaffected by the proposal.
The two end cottages that gable on to the applicant site are in the ownership

Street Elevation- Greenmount Lane

of the applicants themselves.

1.0m
separation
along party gable
wall line

Site Plan Excerpt
CGI View of west boundary condition with single storey
cottages to Limekiln and Greenmount Lanes
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4.7

Active Streets

The site plan is laid out in a pattern of streets, that integrate with the two main
public open spaces.
The streets vary in character, with differing degrees of enclosure due to building
height and stepping, separation width and proportion. They are also carefully
landscaped with trees and planted areas, and balanced with bicycle parking,
street furniture and public lighting.
All elevations are specifically designed to have active frontages to the street

A

insofar as possible, with a variety of uses enlivening the facade and encouraging ownership of the public spaces by the residents. Facades at ground/ first
floors are carefully considered, with all units having own door access off the

B

street through a small private front garden area that can accommodate bicycle
parking, planting and outdoor seating.
Access to resident storage units, bicycle storage and staircores to upper floors
also are accessed directly from the street. This ensures a busy, active facade
throughout the day and into the evening and night, with natural passive surveillance and overlooking of public spaces.

D

C

Site Plan- Ground Floor Level with Entrances
Denotes Access/ Staircore Entrance

Street level, own door accessed units with landscaping
separation from public realm at Block B
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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The separation distance on the streets and public spaces is generally 18/
19 metres, increasing to 30 metres at the main public space. The pedestrian
street is 15.3m face to face at its narrowest, but with varying heights [3-5-8
storeys] and enclosure.

Accessiblity- Vehicle, Cycle & Pedestrian Movement
The site plan has been designed with a high degree of permeability and accessibility, with emphasis on green movement and restricted accommodation of cars within the scheme.
The new street linking Harold’s Cross Road to Greenmount Lane will be pedestrian and cycle only, with vehicular access permitted at both ends but no
through traffic will be permitted.

Circulation on site			

pedestrian/ cycle: blue dashed
vehicle:		
orange dashed

Thumbnail of street level activity and landscaping at the
public space between Blocks C and D with new link from
Limekiln Lane

All routes will be otherwise pedestrian and bicycle only and are designed to
have full universal access to each front door, staircore and service spaces.
Accessed from Harold’s Cross Road only, resident parking will be provided in
a 56 space single level underground parking basement [see basement layout
29], with 9 surface spaces, providing approximately 0.4 spaces per unit.
Accessed from Greenmount Lane only, visitor parking will be provided for the
apartments, creche and studios.
Significant bicycle parking [at 2 cycles/ bedroom] will be provided within
each residential block, on surface and in the underground carpark.

New pedestrian and cycle link to the main public
space at Blocks C and D from Limekiln Lane
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CGI View of public space and children’s play area at
Blocks B & C
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4.8

Spatial Sequence- a walk through the proposal

The site plan has been laid out to facilitate connections into existing streets and

well overlooked with natural passive surveillance from the apartment blocks

the creation of well-oriented south facing public open spaces. The new cycle &

and ground floor own-door access units.

pedestrian street from Harold’s Cross Road to Greenmount Lane functions as
a datum which connects the primary open spaces, which are located between

The A/B open space is linear in form and 18.5m wide from front to back. It

Blocks A and B, and Blocks C and D.

is divided into a sequence of linked, landscaped outdoor rooms with differing
character in each, back-dropped by the natural landscaped right-of-way along

A ‘shop-local’ corner retail unit marks the entrance to the development from

the northern boundary.

4

Harold’s Cross Road. The unit is slightly elevated from the street [an amelioration measure from a local flood issue] and is accessed via steps and a ramp.
This provides the opportunity to introduce a series of south facing ‘urban steps’
where people can sit in the sun streetside and enjoy a coffee.
The new pedestrian and cycle street acts as a datum for the proposal, anchor-

The street narrows and compresses as it passes between blocks B and C,
overlooked by own door accessed apartment on the ground floor and roof

5

terraces above, before releasing into the main public space between Blocks

1
3
2

C and D.

ing both the public spaces and the residential blocks that enclose them. The
View Key

public spaces are south facing and receive high levels of daylight and sunlight,
while naturally being protected from the prevailing westerly winds. They are

1. View of Harold’s Cross Road Entrance to Scheme
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS

2. View of Pedestrian Street and Public Space at
Blocks A and B
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The C/D open space is conceived as a sequence of lawn spaces, book ended
by two children’s play spaces and enclosed on its east and west sides.
At the north end, the main children’s play area which backs on to the boundary
wall, creates a natural, south and west facing, sheltered suntrap. A true pocket park, this zone is naturally overlooked, well lit and centrally located in the
scheme.
The creche and associated playspaces are located at the southern end of the
open space, enclosed by the existing boundary with Boyne Court. Serving 40
children, this will be a busy hub of activity throughout the day and is easily accessible from the new Limekiln Lane link.
The ground and first floors of Block D contain artist studios and a gallery, all
of which overlook and can open on to the public space on its western edge.
This introduces a welcome additional use, complimenting the residential units
situated above.
The pedestrian street continues west, passing the north gable of Block D,
where it narrows once again, before linking into Greenmount Lane.

3. Internal view of Block C and D public space

Bird’s Eye View of the pedestrian street
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4. Internal view of pedestrian street looking east
from Block C and D public space

5. View from Greenmount Lane with Block D gable
and gallery entrance
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4.9

Landscape Design

Integral to the developed site masterplan, the landscape design reflects and
redefines the urban character of the site in the new development proposal,
providing high quality, attractive and accessible open space that caters for all
residents and the wider community.
The proposed landscaping details place strong emphasis on biodiversity by
providing an environment that people can reconnect with, and experience, nature in an urban setting. Planting consisting of a number of different native Irish
tree and shrub species, native Irish wildflowers and lawn areas will create a
sustainable urban habitat.
The roof gardens, a key component for the provision of high quality resident
amenity space, are designed to create usable and attractive spaces for the
residents of each apartment block. Colourful outdoor furniture provides visual

CGI View of public open space
at Blocks C and D

interest, while pergola features create focal points and provide shade and
shelter. Feature paving, ornamental gravel and specimen shrubs in pots also
contribute to visual amenity. Bamboo screen planting in raised planters adds
to privacy and security while on some terraces, open areas along the boundaries provide views over the city and the Dublin mountains to the south.
Please refer to KFLA Landscape Drawings and Report for details.

CGI View of public open space
at Blocks A and B
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Roof Terrace Communal Space Design
KFLA
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Landscape Site Concept Plan
KFLA
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5.0

RESIDENTIAL BLOCK DESIGN

5.1

Residential Schedule

Each residential block is designed to provide high quality apartment living in
the city by meeting and exceeding standards where possible. Each apartment
building is well orientated, with extensive resident facilities and services, communal rooms and well located roof terraces, access to secure and safe bicycle
parking, in an area high served by local amenities.
The proposal includes for 194 residential units of 1 bedroom studio, 1, 2 and
3 bedrooms in a variety of forms and layouts to ensure a good diversity of
unit types throughout the development, commercial unit on Harold’s Cross

A

Road, creche and artists’ studios and workshops.
All units are designed in compliance with apartment best practice and in
excess of 70% are dual aspect or single aspect East/ South/ West facing to
ensure good orientation, with daylight levels in compliance with all required

B

BRE standards.
Block A
1 Bed [2P]			

29

2 Bed [4P]			

27

3 Bed [5P]			

0

Retail Unit			175sqm
Block B		
1 Bed Studio [2P]		

02

1 Bed [2P]			

20

2 Bed [3P/4P]			

32

3 Bed [5P]			

02

D
C

Block C
1 Bed [2P]			

15

2 Bed [4P]			

39

3 Bed [5P]			

03

Creche				142sqm
Block D
1 Bed Studio [2P]		

01

1 Bed [2P]			

16

2 Bed [4P]			

07

3 Bed [5P]			

01

Commercial/ Artist Studio

1980sqm

Site Plan- Typical Floor Plan [3rd Floor Level]
for Blocks A-D
Block A- 2 cores, corridor access to units
Block B- 2 cores, part corridor, part deck access to units
Block C- 1 core, corridor access to units
Block D- 1 core, deck access to units

				----

Total:				194 Residential Units
HAROLD’S
BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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5.2

BLOCK DESIGN

Block A
Fronting on to Harold’s Cross Road, Block A replaces an inactive façade - a tall
boundary wall to rear gardens- with active street level uses and a strong architectural framework for the scheme.
A retail unit is located on the corner at the entrance into the scheme and adds
vitality to the street, complimenting the existing retail and commercial uses both
across the road and further south on the Harold’s Cross Road.
The form of the block is derived to tie into both adjoining office buildings, utilising red brick as its primary material and responding to the existing eaves line of
the street elevation. The block creates two brick bookends, then steps back with
a series of landscaped balconies and terraces that form private open spaces
for the apartments on the upper floors. The upper element of the façade of the
block is made up of a slender lattice framework that lightens volume and counters the solidity of the brick base.
The building steps gently back from the path edge by c. 1.5 metres to form an
interstitial landscaped strip, facilitating the door accessed ground floor apartments which overlook the street via a semi-private, elevated and enclosed ter-

CGI- Street Elevation Block A [Harold’s Cross Road]

race space. This planted edge successfully mediates the difficult condition of
public path and busy street meeting ground floor residential use.

Gable Elevation Block A [South]

40

Shop entrance with stepped south facing seating, activating the
street

Street Section at ground floor showing defensible terrace space
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Block A- Ground Floor Plan indicating core locations and entrances,
corner shop unit and own door accessed apartments

Block A- Sixth Floor Plan
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS

Block A- Short Section indiacting stepping of form at upper floors

CGI- Aerial view of corner located communal roof terace
[Harold’s Cross Road]
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Block B
Located in the centre of the scheme Block B consists of two block elements of
9 and 5 stories linked by a low 3 storey element, all of which enclose a small
semi-private, north facing courtyard. Landscaped private roof terraces provide
high quality amenity spaces for residents and soften the building’s form and
appearance from Parnell Road, while the taller element of 9 stories contributes
a prominent and distinctive corner at the junction of the public space and pedestrian street.
The block has two access cores, with the taller block part accessed by a wide
external deck to the western elevation, which has a vertical privacy screen that
is designed to omit any overlooking of the adjoining houses on Parnell Road.
A communal room with landscaped roof terrace is located on the roof of the
3 storey element and accessed from the main staircore. This space is south
facing, with good orientation and overlooks the pedestrian street and public
spaces.
The materiality of the block is broken down into the primary brick elements, with
rough cast render balconies and ‘infill’ facades creating a clear material identity
for the scheme with Block C.
CGI- view of south corner elevation Block B with public space
and pedestrian street

Block B south elevation to pedestrian street
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Block B section through 3 storey element and roof terrace

Block B- Third Floor Plan indicating communal room
and roof terrace
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Privacy Screen Design
The maintaining of privacy and amenity of existing rear gardens is a primary issue for the design of Block B, in particular the gardens to the rear of 1-8 Parnell
Road, which are located to the west of the building.
Apartments within the east block of Block B are generally orientated east,
overlooking the public space with Block A. These apartments are accessed via
a short external pedestrian walkway which in excess of 40m from the nearest
rear garden. Notwithstanding this, a timber privacy screen has been designed
for this facade which prevents direct overlooking, while adding an additional
architectural element which provides additional wind and rain protection to
residents and enlivens the elevation.
The lower 5 storey west block, which is closer to the gardens [approx 10m
distance from the nearest garden], also incorporates the timber screen. This
facilitates the provision of balconies on the west elevation, which are open to
the south and screened to prevent overlooking of the nearby gardens. They
also provide an attractive facade when viewed from the rear gardens.
The screens are designed to be part open and closed, allowing full daylight
penetration above eye level and views to the sky. They have no meaningful
impact on daylight levels to these apartments and are only applied to balconies
above ground floor level.
The screens are constructed of angled vertical timber latts fitted into a recessed metal frame, giving a semi transparent effect when viewed from the
public open spaces, but will read as solid when viewed from the rear gardens.
Daylight/ sunlight will be able to pass through the screens, but there will be no
view through the screens to the any adjoining rear gardens or private amenity.

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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CGI view of west elevation Block B from public space

CGI view of west elevation facing rear gardens of Nos 1-8 Parnell Road

CGI view of west elevation of east part of Block B, facing communal courtyard
and roof terrace

This view shows the lower 5 storey west block of Block B with the timber

This view shows the lower 5 storey west block of Block B elevation enclosure

screens in elevation, which are applied to 5 No. balconies in total. Views west

and screening to prevent overlookign from these apartments.

from these large terraces are obscured, while high level sunlight is permitted
through the carefully positioned opes in the screen.
The screens are designed to be part open and closed, allowing full daylight

This view shows the elevation of the higher 9 storey west block of Block B
elevation privacy screening to the external walkways to prevent overlooking

The screens are in excess fo 1.8m above floor level in each instance and extend

of adjoining properties, while providing a dramatic architectural element to the

to all balconies and roof terraces on this part of the block, ensuring privacy for

courtyard.

the residents of the block and adjoining properties alike.

penetration above eye level and views to the sky. They have no meaningful

The screens are complimenary to the brick finish of the main elevations and

impact on daylight to the living areas, but do restrict direct sunlight quantum.

double as protection from wind and rain, while introducing a softer material fin-

Large balcony terraces and views south over the public space are some of the

ish that will add an extra dimension to the block, particularly at night.

compensatory measures.
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Block C
Block C is designed to allow for vibrant ground floor connections with the adjoining public space and new street. The block is surrounded by landscaped public
space on its north east and west sides, requiring careful consideration of the
interface between the public and private realm
A ground floor creche, located at the south corner of the plan, promotes alternative daytime uses in the centre of the scheme, with its own dedicated play area
facing the public open space to the west and communal open space to the east.
Own-door ground floor apartments, accessed via an enclosed private terrace,
creates an active street frontage to the public space, and promotes passive
surveillance and resident ownership of the public realm.
The block’s form tapers in both plan and in height, from 4 to 8 stories, with planted private and communal roof terraces, all of which face south [offering views to
the Dublin mountains], This stepping back from the boundary serves to reduce
the scale and volume of the block while creating valuable amenity space. The
façade windows are offset on each story creating movement and adding an
architectural identity.
The main materials incorporated in the facade are brick and roughcast render to
tie into the overall materiality and architectural identity of the proposed scheme.
CGI- View of west elevation overlooking the public open space

Block C- south elevation

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS

Block C- west elevation

45

LANDS AT HAROLD’S BRIDGE COURT
SHD PLANNING APPLICATION

Block C- ground floor plan indicating the creche to the south end
with two external play areas

Block C- long section sowing terracing to south gable elevation
and communal room with roof terrace

Block C- seventh floor plan indicating south facing communal
room with large roof terrace

Block C- communal space to
east side with Block B in background

46

Block C- west facade facing public open space with
upper floor terracing
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Block D
Block D is located in the Z6 zoned portion of the overall site, requiring a majority
use of employment and assoicated uses, with residential to be a minority use.
The existing shed [to be demolished] currently houses MART, an artist collective
which provides stufio facilities and services for artists and related professions.
It is proposed that Block D will accommodate the same programme that exists
on the site at present, providing MART with a new building featuring ground
and first floor artist studios, gallery spaces and services. These studio spaces
are accessed primarly from Greenmount Lane and would promote an active
use and street frontage both on to Greenmount Lane and the new public open
space. Studios can be accessed directly from the street or collectively from the
central hall space.
Above the galleries and studios, 3 storeys of residential apartments are located
in two linear bar arrangements, with own door access to an elevated roof terrace/ communal open space with a south orientation
The building’s design and architecture references the industrial character and
nature of Greenmount Lane, incorporating a heavy, rough cast insitu concrete
frame on the ground and first floor elevations, with an industrial metal cladding
to the second, third and fourth floor forms, which step back from the street edge
to create balconies and terraces, while responding to the abrupt changes in

CGI- View of west elevation overlooking Greenmount lane and
south facing gable

scale from 3/4 storey warehouse and commercial, to single storey workman’s
cottages.

Block D- north gable elevation showing obscured windows and
screen to upper communal space
HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS

Block C- west elevation to Greenmount Lane with ground floor
studios and upper floor apartments over-looking the street
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Block D- elevated street view thumbnail

Block D- ground floor plan showing studio layout with central
double height gallery space. All studios can open to the public
space or street

Block D- short section showing
second floor communal space
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Block D- second floor plan showing elevated communal space
and own door access apartments facing the street and public
open space

Block D- long section showing
second floor communal spaces over gallery and studios
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5.3

Basement Design

Located centrally on the site and accessed via a ramp from the Harolds’
Cross Road entrance, the single level basement is linear in form, sitting beneath and linking Blocks B and C, to provide 58 vehicle parking spaces, including 4 motorcycle spaces, 7 EV charging spaces and 2 mobility impaired
spaces. Parking is provided on site at a rate of 0.35 spaces per residential
unit.
Provision for 330 secure bicycle spaces has also been provided in the basement, access via the ramp or the staircores from Blocks B or C. The bicycle
parking provision is well in excess of the minimum required by Dublin City
Council of 1/ bedroom + 1 visitor/ apartment, and includes spaces for electric bicycles and larger cargo bicycles.
The basement will have a head clearance of 2.4 metres, which will accommodate a number of vehilce types. The space will also include areas for service, tank and plant, storage zones and access cores direct to the apartment
blocks above.

Site Plan- Basement Floor Plan [-1 Floor Level]

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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5.4

Materiality

The material palette for the proposal takes its reference primarily from the surrounding red brick residential streets and light industrial context. The primary
brick material selected unifies the main residential blocks, tying them into their
context while being a hardy, long-life and weather resistant material that ages
very well, is low maintenance and retains its warm visual character over time.
Blocks A, B and C are clad predominantly in a unifying red brick and light grey,
through coloured, rough cast render, with materials applied to reinforce the
volumetric reading of each in elevation and at corners. Balconies are edge in
concrete and enclosed with slender powder-coated vertical steel balustrades.
Block B also incorporates a slatted timber privacy screen to the west-facing

1. Brick - Woodside Mix’

2. Cast Insitu Concrete, smooth
finish

3. Frameless flush glazing system

4. Grey aluminium parapet capping

5. Through colour, rough finish light
grey render

6. Powder coated vertical steel balustrade

7. Grey Aluminium aluclad window
system

8. Stained timber privacy screen

9. Black metal cladding

facades, which prevents overlooking of the adjoining rear gardens of properties on Parnell Road. This patterned architectural element also enhances the
facades, adding a softer, more natural material to the overall palette.
Block D, which contains the artist studios and workshops at ground and first
floors, with residential use above. It is finished in an insitu concrete on the two
lower floors, punctuated with large window and door opes, and with a profiled
metal cladding applied to the elevations of the upper floors. This block takes
its material cues from the industrial units opposite and the original warehouse
building on the site.

View of nearby 2 storey residential street with
brick facades
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View of adjacent industrial buildings on Greenmount
Lane with brick and render facades
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Block A

Block B

Block C

Block D

1. Brick - Woodside Mix
2. Cast Insitu Concrete, smooth finish

1. Brick - Woodside Mix

1. Brick - Woodside Mix

2. Cast Insitu Concrete, smooth finish

4. Grey aluminium parapet capping
5. Through colour, rough finish light grey render [upper
floors]
6. Powder coated vertical steel balustrade
7. Grey Aluminium aluclad window system

3. Frameless flush glazing system [ground floor]

Part Elevation- Materials

3. Frameless flush glazing system [ground floor]
4. Grey aluminium parapet capping
5. Through colour, rough finish light grey render [upper
floors]
6. Powder coated vertical steel balustrade
7. Grey Aluminium aluclad window system
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Part Elevation- Materials

4. Grey aluminium parapet capping
5. Through colour, rough finish light grey render [upper
floors]
6. Powder coated vertical steel balustrade
7. Grey Aluminium aluclad window system
8. Stained vertical timber privacy screen

Part Elevation- Materials

Part Elevation- Materials

4. Grey aluminium parapet capping
5. Through colour, rough finish light grey render [upper
floors]
6. Powder coated vertical steel balustrade
7. Grey Aluminium aluclad window system
9. Black Metal Cladding
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Facade and Material Reference

Reference- Ground Floor Terraces,
Apartment Development, London

Reference- Ground Floor Entrance,
Apartment Development, London

Reference- Elevation Treatment

Reference- shared surface streets and lanes
Landscaped Street
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5.5

Conclusion

The proposed design for this high density urban quarter in the centre of Harold’s Cross, catering for 194 dwellings, shop, creche and artist studios, with
public open spaces, has been considered carefully in its local context.
A new high quality apartment building will bring a new vitality to the streetscape along Harold’s Cross Road, replacing what is currently a large wall.
Based on strong urban design principles, a new pedestrian street will create
enhanced permeability and linkages, while providing accessibility to new public spaces and services for the local community.
A detailed design process has resulted in a crafted proposal that reacts to
the various local conditions, adjoining buildings and boundaries, while considering views into the site from prominent locations around the subject site.
The buildings incorporate high quality materials and finishes that relate to the
surrounding built context, applied in a contemporary and contiguous manner.
Apartments have been designed to be spacious, well-lit and orientated, with
quality balconies and terraces, communal open spaces, roof gardens and services. The buildings overlook well landscaped public spaces, using high quality materials and planting to encourage regular use by all ages.
Through the introduction of a significant new street frontage and new
residential link street and public spaces, the proposal aspires to seamlessly
knit into the existing urban fabric, contributing a new community of residents
that will be sustainable into the future and become part of the wider local
community.

Delphi Architects + Planners

HAROLD’S BRIDGE COURT SHD | DELPHI ARCHITECTS & PLANNERS
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6.0

APPENDIX

6.1

Height Study

6.2

Public Open Space Drawing

6.3

Communal Open Space Drawing

6.4

Taking In Charge Drawing

6.5

Part V Drawing
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DEVELOPMENT PROPOSAL FOR
LANDS AT HAROLD’S BRIDGE COURT,
HAROLD’S CROSS, DUBLIN 6W
on behalf of The Adroit Company

BUILDING HEIGHT STUDY
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Building Height Study

Referred Projects

This building height study has been carried out as part of an assessment into the
suitability of the proposed heights of 4-9 storeys at the existing residential use site
at Harold’s Cross Road.

All of the projects are adjacent to the Grand and Royal Canals; 4 of the referred
projects are located with a 2km distance from the site, with a fifth in similar context
on the north of the city in Phibsboro, and are as follows:

The study references 5 local projects of similar scale, height and use, within a similar
inner urban context, that are either a/ planning granted, b/ under construction or c/
complete and occupied.

1/ Blackhorse Inn Redevelopment, Inchicore, Dublin 8 by Delphi Architects
2/ Dulux Factory Redevelopment, Davitt Road, Dublin 12 by John Fleming
Architects
3/ Residential Redevelopment, Davitt Road, Dublin 12 by HJL Architects
4/ Residential Scheme, Ardee Road, Rathmines by Todd Architects
5/ Office/ Residential Development, Grand Parade, Dublin 2 by HJL Architects
6/ Crossguns Bridge Residential Development, Phibsboro by OMP Architects

It will refer to the characteristics of the studied developments and how they are similar in approach to the proposed Harold’s Cross scheme, so as to show a consistency
in urban design approach in SHD’s granted by An Bord Pleanala.

OS Location Map

Bird’s Eye View- Proposed Harold’s
Cross Road scheme
56
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Ref. 6

Ref. 1

Ref. 2
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Ref. 3

Applicant
Site

Ref. 4

Ref. 5
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Reference 1
Application:
Site:
				
Details:
Granted:

DCC Planning Application Reg Ref 2372/20
Blackhorse Pub Site, 229-235 Tyrconnell Road,
Inchicore, Dublin 8.
56 no. apartments, cafe and associated site works.
by An Bord Pleanàla on 12/05/21

Located on the Blackhorse Inn site facing on to the Camac River, Grand Canal
and Luas Blackhorse Stop, this build to rent type apartment scheme of 3 to 7/8
storeys over basement presents a dramatic new corner building marking the
entrance to Inchicore urban village from the Naas Road. It’s immediate context
is the established residential streets of Inchicore characterised by 1950’s two
storey terraced houses.
The building is designed to step from 3 storeys adjacent to the existing two
storey houses, up to 7 storeys at the of Tyrconnell Road, creating a significant
landmark building on to the canal.
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Reference 2
Application:
SHD Application Reg. Ref. No. 303345
Site:
Former Dulux Factory Site, Davitt Road, Dublin 12
Details:
Construction of 265 Build to Let Apartments, 119 car parking spaces, café, including range of communal space.
Granted:
by An Bord Pleanàla on 16/04/2019
Located on Davitt Road on the Grand Canal, opposite the Golden Bridge Luas
stop, this project, currently under construction is for 265 apartment units, in
separate blocks around a courtyard, ranging in height from 3-7 storeys. The
scale of the blocks steps and tapers to 3 storeys at the edges, responding to the
adjoining 2 storey residential context.
Height is kept to the canal [north side of the site], providing a strong urban edge,
thus avoiding overbearing and overshadowing.

View from Canal

View from Canal

Building section
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View from Canal tow path
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Reference 3
Application:
Site:
Details:
			
Granted:

SHD Application Reg. Ref. No. 309627
Heidelberg Site, Davitt Road, Dublin 12
Construction of 188 Build to Let Apartments, underground
car parking spaces, including range of communal space.
by An Bord Pleanàla on 28/06/21

Also located on Davitt Road on the Grand Canal, this project is for 188 apartment units, in separate blocks around a courtyard, ranging in height from 3-9
storeys. The scale of the blocks steps to 3 storeys to the rear only, responding
to the adjoining 2 storey residential context, otherwise the 9 storey height is kept
to the north side of the site facing Davitt Road and the canal.

View across Canal

Site plan

Building section
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View from Canal tow path
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Reference 4
Application:
Site:
Details:
			
Granted:

Planning Application Reg. Ref. No. 3567/19
3 Ardee Road, Rathmines, Dublin 6
Construction of 102 Build to Let Co-Living Apartments
with communal spaces and basement.
by An Bord Pleanàla (Reg. Ref. No. 305659) on 11/02/2020

Proposed for a tight site on Ardee Road, a predominantly low rise residential
street in Rathmines, this scheme is for a co-living development rising to 8 floors
including roof terrace. The block incorporates a single stepping move at fifth
floor level to the front and side to reduce the volumetric shape of the block, but
is otherwise slightly unrelenting in its form.

Elevation to Ardee Road

Site Plan

Ardee Road section
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Reference 5
Application:
Site:
Details:
			
			
			
Granted:

DCC Application Reg. Ref. No. 2373/17
2 Grand Parade, Dublin 6 D06 CX34.
Refurbishment of 8 storey building (Protected Structure –
former Carroll’s Building), construction of part 3, 4, 5 and 6
storey building with car parking, roof terraces and bicycle
parking.
by An Bord Pleanàla on 01/04/2019

This mixed use project, currently under construction is for the refurbishment of
the existing Carroll’s Building, with a rear office and residential extension to the
rear of 3 storey residential [10m] to 6 storey office use [24m- 8 storey residential
equivalent]. The office element is arranged along a new lane, located directly
behind the exsting houses that face on to Dartmouth Square, connecting Grand
Parade through to Darmouth Road.
The project deftly steps in form and scale, rising from the 3 storey residential
condition along the east and south boundaries up to the tall elegance of the 8
storey Carroll’s Building, creating roof terraces and gardens.

Elevated CGI View from Grand Parade

Site section

Site section
Elevated CGI view from
Dartmouth Square
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Reference 6
Application:
Site:
				
Details:
site 				
Granted:

SHD Application Reg. Ref. No. 309345
Old Bakery Site, 113 Phibsborough Road, Cross
Guns Bridge, Phibsborough, Dublin 7.
205 no. Build to Rent apartments and associated
works.
by An Bord Pleanàla on 20/05/21

Located on a long narrow site along the Royal Canal in Phibsboro, this proposal is for a BTR type apartment scheme of 3 to 7/8 and 12 storeys. It is located
behind the existing two storey terraced housing along Leinster Street North and
adjoining streets. Similar to the previously referenced projects, the scheme places height along the canal side, while stepping down to the existing residential,
located south of the site. The blocks are aligned in a linear formation, accessed
from a lane running along the rear of the Leinster St. N. houses.
Overlooking at south facing gables is omitted through use of screened windows

Elevation to Canal

Building sections
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Conclusion
The reference projects in this document were chosen due to their similarity to
the proposed Harold’s Cross scheme in terms of site, use, context and height,
and show a consistent urban design approach that has resulted in grants of permission for each from An Bord Pleanala through the SHD or appeals processes.
This study clearly indicates that the heights proposed [at 4-9 storeys] are acceptable in principle in areas where 2-4 storey housing is existing, provided careful
consideration is given to the specific design of the blocks to mitigate against
reduction of the existing amenity of those existing houses and apartments.
It is our view that the architectural and urban design of the project as proposed
is consistent with the principles applied in the granted schemes and it would
make a very positive contribution to the existing built context as a new urban
mixed use development.

Proposed scheme view- Emmet Bridge

Proposed scheme contiguous elevationHarold’s Cross Road

Proposed scheme view- Greenmount
Avenue

Proposed scheme contiguous elevationParnell Road/ Grand Canal
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6.2

Public Open Space Drawing
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6.3
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Communal Open Space Drawing
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6.4

Taking In Charge Drawing
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6.5
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Part V Drawing
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6.6

Phasing Drawing
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