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EXECUTIVE SUMMARY
This design statement has been prepared on behalf of the Applicant, Ladas Property Company (as part of the Comer
Group) to support a SHD planning application submitted to An Bord Pleanála.

The urban design of the scheme as proposed is a contemporary town-centre urban space; which
takes reference from the immediate context, the adjacent public open space and the overall site layout
is structured around forming a sense of place for residents.

This design statement has been prepared to provide an overview of the proposed development and how the design
rationale responds to the site and context.

On reviewing the previous application and the current site constraints a series of key objectives were
put in place that the proposed massing on site would need to respect:

As part of the preparation for the design for this project careful analysis was carried out to identify the important urban
characteristics of the area.
In terms of context the site has exceptional views across the Lyreen River and towards Pound park and provides an
opportunity to open up this pivotal site in Maynooth, delivering high quality public amenities and connections as well as
creating a sustainable residential community.
In response, the proposal aims to provide a residential design that creates a sustainable, liveable community within a
quality landscaped environment that will also be an attractive addition to the local area.
The previous SHD application for the site under planning ref: 301775-18 consisted of 135No. apartments in 3No.
separate blocks erected over a basement and providing a podium that overlooked the Lyreen River.

1. Proposed buildings to the front of the site are required to respect the building line and height of St
Mary’s Church.
2. Proposed buildings to the front of the site are required to provide materials that are sympathetic
to its surrounding context.
3. Any proposed building(s) to the rear of St Mary’s Church should respect the buildings height,
character and artistic setting.
4. Any proposed building(s) to the rear of St Mary’s Church are to be designed as not diminish any
natural light through the stained glass windows or overshadow the facade of the church.
5. Any proposed buildings should not have any negative impact onto the adjacent land owner’s
buildings through overshadowing.
6.

A pedestrian/cycle path is to be created along the Lyreen River to provide connectivity through
the site via the adjacent site recently granted under SHD application 301230.

The project architects were supported by a team of engineering, landscape, traffic and planning
specialists to ensure an appropriate design has been incorporated into all aspects of the project and
ensure an attractive scheme is proposed which adheres to all design standards as required as
specified under:
-Urban Design Manual: A best practice guide (2009)
-Design Manual for Urban Roads and Streets (2013)
-Section 28 Guidelines for Apartments.
This statement describes the site, it’s context and the key aspects of the proposed design, includes a
visual impact analysis incorporating CGI’s (section 5) and also sets out how the proposal is in
accordance with the 12 criteria as set out in the Urban Design Manual. (Appendix A)
In summary the project design has evolved to provide a high quality urban design response to both
the opportunities and constraints which the site presents.
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1.1

LOCATION

Maynooth is strategically well located as part of the Greater
Dublin Area, is designated as a growth centre in the RPG’s
and forms part of a ‘primary dynamic cluster’ with Leixlip,
established settlement pattern associated with Maynooth,
This is primarily due to the educational institutions within
the town, proximity to Dublin and long-established
settlement history.
Being a University Town with a growing residential
population it is well served by established rail and
motorway links to both Dublin and the west of Ireland.
Also, with train connections to Dublin typically hourly it is
recognised as an established commuter town for the
Greater Dublin Area. Maynooth is also scheduled to get a
Dart upgrade under the Ireland 2040 plan.
At a county level Maynooth is also designated as a large
growth town under the Kildare County Development Plan
2017-2023.

Maynooth location in the context of the Greater Dublin Area with existing connections
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1.2

MAYNOOTH HISTORY

Maynooth town dates back to it’s original formation
which was associated with the castle in the 12th
century.
The town has historically been associated with the
Fitzgerald family, and this family are recognised as
dominating the wider area both during the AngoNorman and Tudor periods. Specifically in the late
12th century the area was granted to Maurice
Fitzgerald, who erected a castle here. While the
castle probably attracted some extra-mural
settlement, it remained a small and unstructured
settlement throughout the medieval period.
As is clear from historical maps the original historic
core of the town was focused to the southern side of
the Lyreen River as shown opposite.

Maynooth Castle

Landmark buildings in the town and area with the
associated landscape/urban designs date back to
both the castle and Carton House, both of which were
former seats of the Dukes of Leinster.
In terms of development in recent centuries of both
Maynooth and the associated area historical records
detail the castle was re-modelled in the 17th century
and in the mid 18th century Carton House was built.
As part of this development of Maynooth the designed
axis from Carton House to St Patricks College and
Maynooth castle was created.
This designed urban form remains as a key feature
and as a celebrated example of 18th century
landscape design associated with Carton House and
Maynooth town centre.

St. Mary’s Church

Connolly’s Folly

Historical map of Maynooth and surrounding area 1837-1842

Mariavilla Gate Lodge

St. Patrick’s College
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1.3

SITE HISTORY

In terms of site history the historic map of 1837 shows
a nineteenth-century lime kiln and a constabulary
police station (established since 1830s according to
Horner 1995) with additional quarry structures
appearing on the 1909 OS map.
Records detail the quarry had become disused by
1920 (Horner 1995) while only the roadside boundary
wall of the former police station, which was converted
to a private residence by 1850 remains extant.
There are no upstanding remains of any quarryrelated structures or any other buildings on the site.
Also the site
does not contain any protected
structures or archaeological sites recorded by the
National Monuments Services of the Department of
Arts, Heritage and the Gealtacht.
Also, as can be noted from historical maps the Lyreen
River formed a natural perimeter to the town
boundary and the site lies outside the historical core
of Maynooth town.
In more recent years site excavation works have been
carried out pursuant to previous planning consents.
From review of historical records it is evident the site
has been vacant for a considerable period.

Extract fr

Extract

Extract from 1st edition OS map (surveyed 1837) showing subject site adjacent to newly constructed church with quarry and lime kiln already in situ at this
time. Note that Moyglare Road extending north-west was built at this time although there was still a very limited amount of development along it. A police
station building shown on south side of Mill Street front of site is no longer extant.
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1.4

SITE & LOCAL CONTEXT

In terms of local context, the site is adjacent to St
Mary’s Church (protected structure) and directly
opposite is the apartment and retail development
known as ‘Manor Mills’. To the north and north-east
the lands are bounded by a mixture of open grounds
whilst to the south-eastern boundary the Lyreen River
passes. Immediately adjacent and south-west is an
existing apartment complex.
The landscape and context of adjacent buildings have
informed the site layout and key design decisions.
Specifically:


The Lyreen River passes along the southeastern site boundary and presented an
opportunity for an active open space walkway.



St Mary’s Catholic Church (protected
structure) requires respect in terms of
ensuring any proposed development does not
adversely affect it’s setting.



The Town Centre location and a need for the
scheme to represent a sustainable use of the
lands.



A need identified for vistas from within the site
towards the public open space as located to
the south-east.



Connections with the locality.

Context model of site and environs

View 1

View 2

View 3

View 4

View 5

View 6

View 7
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Site in the wider context of Maynooth with existing connections highlighted
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ZONING

RESIDENTIAL DEVELOPMENT

The site is located within Maynooth Town Centre.
The site is zoned ‘A1 Town Centre’ under the
Maynooth Local Area Plan 2013-2019. The
zoning objective is:
“To provide for the development and improvement
of appropriate town centre uses including retail,
commercial, office, residential, amenity and civic
use”.
The purpose of this zone is to protect and enhance
the special character of Maynooth Town Centre
and to provide for and improve retailing,
residential, commercial, office, cultural and other
uses.
Maynooth’s role as large growth town (II) is to “act
as an important self sustaining regional economic
driver for the GDA, capitalising on its international
connectivity and high quality connections to Dublin
City Centre, whilst also supporting and servicing a
wider local economy. Critical mass is a core
objective, supported by density levels which foster
competitiveness, sustainability and create
opportunities for economies of scale to justify
strategic infrastructure provision”
The LAP states under section 3.6 “Since the
previous Maynooth Development Plan in 2002,
progress has been made with regard to the redevelopment of redundant industrial lands through
the opening of the Manor Mills Shopping Centre
and residential development. There are further
under-utilised backland sites capable of
redevelopment......” and under section 4.0 it states
“The Maynooth LAP has a critical role to play in
ensuring that the needs of the future population are
planned for .......there are a number of key
challenges to be addressed including......(ix)
Supporting the re-use of land and buildings,
particularly through backland development and
regeneration of town centre sites”.
In this context the site is considered to be a key
opportunity site which the LAP considers as
required to be developed to meet both future
population needs and renewal of the town.

Site in the context of Maynooth town centre and land-use zonings as per the Maynooth Local Area Plan 2013-2019
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SITE AND CONTEXT ANALYSIS
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2.1 OPPORTUNITIES & CONSTRAINTS
Being a town centre site the design challenge was to create a high
quality residential development which responds to both Mill Street
and the Lyreen River to improve permeability as part of the overall
area’s re-development.
Opportunities
1.
2.
3.
4.

Location: Being a town centre site, it is an ideal location for
a high density scheme. It also provides an opportunity for a
civic space to the frontage along Mill Street.
Transport: Readily accessible by public transport and for
pedestrians/cyclists.
Access: Direct access and connections available from Mill
Street which allows for Improved connectivity through/within
the site
Lyreen River: Given the River abuts the site it is an ideal
location to provide for a pedestrian walkway along the Lyreen
River.
Constraints

1.
2.
3.
4.
5.

Flood risk: The site is identified as being at risk of flooding.
Existing status: The site is already excavated and account
will have to be taken of how a scheme relates to adjoining
lands and developments.
St Mary’s Church: Being a protected structure there is need
to ensure a development does not adversely affect it’s
setting.
A restricted site area means car parking cannot dominate the
public realm.
Adjacent developments.
The over-arching concept for the design was therefore to:

•
•
•
•
•
•

Subject site relative to bus routes and rail station

Provision of a scheme which is an appropriate high density
for the town centre location.
Provision of a civic space to the road frontage to assist in
providing a sense of place.
Inclusion of central areas of active and passive spaces for
the enjoyment of residents.
Provision of a walkway along the Lyreen River.
Provision of a balanced approach to parking requirements to
encourage sustainable modes of transport.
Provision of appropriate building heights.
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2.2

SITE CONNECTIONS AND CONTEXT

Existing context model with existing and proposed connections indicated

Site map showing existing / proposed walkways & cycle routes / infrastructure

Existing context model showing views

Aerial View 1

Aerial View 2
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2.3

SITE TOPOGRAPHY & CONTEXT

The existing topography of the site is a result of previous site
excavation works.
To facilitate ‘access for all’, the design response has been to
minimize the level of any further site excavation works to ensure all
parts of the site are readily accessible to all persons. A ‘platform
concept’has been introduced so that finished surface level(s) are
broadly consistent with Mill Street and allow a continuation of
walkways through the site.
The design of the internal access road has been configured to
ensure that any vehicular movements to the internal courtyard is
restricted to a refuse lorry or fire applicance(s). This removes the
dominance of vehicles within the site in favour of pedestrians and
cyclists.
The proposed roads/access arrangement also includes for a main
entrance from Mill Street to facilitate on-site parking at basement
level and also direct connections for pedestrians and cyclists.

Views & sun path analysis plan

Aerial View of existing site Topography
Existing views of the site and locality
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2.4 EXISTING BUILDINGS & CONTEXT

Existing modern buildings

1.Parochial Hall

Divine Word Missionaries

4. Manor Millls Shopping Centre & Apartments

6. University Campus

3.Cairn Homes Development

5. University Campus

7. Maynooth University

Aerial view of existing buildings and context

Existing old buildings

8. St.Mary’s Church

9. St. Patrick’s College

10. Maynooth Castle

11. St.Mary’s Church of Ireland

12. Parochial House
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2.5 EXISTING BUILDING HEIGHTS
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3.1

SITE & DESIGN RATIONALE

1. Site analysis

.
Design objectives:

2. Site and Mill Street

Design objectives:



The final design would be required to respect the setting of the
protected structure St Marys Church, its surrounding boundaries and
the natural light to any stained-glass windows.



Any proposed building that faces onto Mill Street will be required not to adversely affect the protected structure of St
Mary’s Church or it’s grounds and curtilage. The architectural response will also need to maintain the existing building
line and height currently provided by St Marys Church.



Any proposed development would be required to create a positive
visual impact on the character of the historic town.



The aspect of the existing bell tower and associated façade(s) currently facing onto Millstreet will need to be
respected. Any proposed building to the front of the site will need to maintain the setting of the church and not
diminish or overshadow any historic windows within the church grounds.



A need to achieve urban consolidation and density in accordance
with the NPF and relevant planning policies.



The material response will need to create a bespoke contemporary building to front onto Mill Street and improve the
streetscape from it’s current vacant state.



Creation of a plaza onto Mill Street and allow for permeability/connections through the site.



Any Architectural building that sits adjacent to the conservation area St Marys Church will need to achieve
exceptional design quality as per section 15.3.4 and policy ACA2 of the Kildare County Development Plan.



The final massing of any buildings(s) to the rear of the site to reflect an urban link to the former RC Chapel at the old
Band Hall on Chapel Lane.



A need to achieve an active street frontage onto Mill Street.



The massing and finishes for the development would be required to
be successfully integrated into the town and streetscape and respect
the architectural heritage for the area.



A 10m riparian strip buffer zone is required to be considered along
the Lyreen River.

MICHAEL FITZPATRICK ARCHITECTS & GENESIS PLANNING CONSULTANTS

21

THE LYREEN VIEW APARTMENTS
RESIDENTIAL DEVELOPMENT

2. Site design and massing

3. Massing of development: key objectives

Examining the previous application and the current site constraints a series of key objectives were put in place:
Sketch of massing as per previous SHD Application 301775-18
The previous SHD application for the site under planning ref: 301775-18
consisted of 135no. apartments in 3no. separate blocks erected over a
basement and providing a podium that over-looked the Lyreen River.
Summary of heights:




Block A- 3 Storey
Block B- 5 Storey
Block C- 4 Storey








An increased separation distance is to be achieved between the protected Structure St Mary’s Church and any
proposed building to the front of the site.
Proposed buildings to the front of the site are required to respect the building line and height of St Mary’s Church.
Proposed buildings to the front of the site are required to provide materials that are sympathetic to its surrounding
context as per as per section 15.3.4 policy ACA2 of the Kildare Development Plan.
Any proposed building(s) to the rear of St Mary’s Church should respect the buildings height, character and artistic
setting.
Any proposed buildings should not have any negative impact on neighbouring buildings.
A pedestrian/cycle path is to be created along the Lyreen River to provide connectivity through the site from the
adjacent lands to the north of the site out onto Millstreet.
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4. Massing of development: Block A

Design objectives:


At the front of the site there is a need to create a standalone
streetscape building that respects the building line and height of St
Marys Church which will also create a defined civic space.



The proposed Block A has been re-positioned away from St Marys
church to provide a separation between the two buildings.



The massing for the proposed Block A has been stepped back from
the southern boundary to create a separation distance from the
existing millrace apartments while also providing for a vehicular,
pedestrian, and cycle entrance from Millstreet. Existing site levels
have allowed for a 4-storey block to sit adjacent to St Mary’s Church
which will be below the Church roof level and respect the Church
Setting and avoid any overshadowing to the building or diminishing
of light to the stained glass windows.



All Massing-Buildings to the rear of the site to reflect an urban link to the former RC Chapel at the old Band Hall on
Chapel Lane.



As the proposed Block-A sits adjacent to the conservation area of St Marys Church will need to achieve exceptional
design quality to the proposed facade treatment of the building as per section 15.3.4 and policy ACA2 of the Kildare
County Development Plan.
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6. Architectural Treatment Block-A

6.1 Facade Expression
The objectives for the proposed facade treatment are:


To create exceptional design quality to the proposed building that will
create a unique language to the site frontage along Mill Street.



To create a contemporary design with high quality materials.



Vertical emphasis to be created through high quality glazing design.



To minimise any proposed bulky appearance to the building.



The creation of a module for the building that will relate to the required
dimensions to the apartments on the upper floors allowing for
openable windows and minimising solar gain and overheating to
apartments.



The creation of a vertical module facade that can be applied to all
elevations of the proposed building.

Sketch Proposal-01
A colonnade design was considered comprising of vertical and horizontal framing through fibre cement
panelling framing enclosing a glazed facade. Additional building height was also considered to coincide
with the height of the church roof. (Note: precedent building 13-17 Dawson Street Dublin)

Sketch Proposal-02
The colonnade design was brought forward into the evolution of the facade treatment however to reduce the buildings
bulky appearance and the amount of exposed glazing a timber fin integrated system was proposed to surround the
building. Note: precedent building below @ The Sorting Office Cardiff Lane Dublin)
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Sketch Proposal-03
The colonnade framing system was stretched out to cover 2No. floors to allow the proposed integrated fin to span
to 2No. floors resulting in a greater expression of vertical emphasis being achieved. The integrated fins could then
be positioned at key corresponding room dimension positions around the proposed building. This design concept
was extracted from the precedent building as per imagery below @ The Royal Winchester House UK.
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7. Architectural Facade Articulation Block-A

Proposed Front Elevation facing onto Millstreet Maynooth. The facade
system consists of a prefabricated panelised system. The system is based
upon the repetition and arrangement of vertically expressed modules that
start at ground level and continue up to roof finish level. These vertical fins
are laid out to respond to room dimensions and balcony positions. By utilising
large amounts of glazing this results in architectural porosity and
engagement with the proposed civic space at the front of the site.

View to rear and side of proposed block-A. To allow vehicular/pedestrian/cycle access into the site the façade system will only
be applicable to upper floors.

The panels are constructed using triangulated geometry in plan resulting in
a serrated effect being achieved to the elevations depending on where the
viewer is observing the building as below and opposite.

View to front and side of proposed block A. The facade will be raised and lowered on the elevations to respond
to site constraints.
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Extract from precedent building – The Royal Winchester House UK indicating
The framing to the building arranged over 2No. floors to allow a greater expression
of vertical emphasis to be achieved through the angled fin facade system.
View to proposed side elevation facing onto St Marys Church. The proposed
Facade system will run the full elevation height of the proposed building. To
the centre of the building, the communal lobby and stair core area are to be
located, the proposed fins are to be spaced closer together to reduce any
lighting glare from the proposed building onto St Marys Church.

Extract from precedent building – The Royal Winchester House UK indicating
the arrangement of the fin facade system to the facade.

Proposed Elevation facing onto Millstreet indicating proposed materials and facade arrangement.
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8. Facade Materials Palette Block-A

Proposed Materials:




Glazed facades to building & render finish
Prefabricated panelised system to external walls between any nonglazed elements.
Vertical angled fins- Timber finish or Approved RAL Grey

Elevation facing onto Millstreet indicating the proposed block-A and the existing St Marys Church.
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9. Massing of development:
Blocks B1 & B2

10. Massing of development & layout: Blocks B1 & B2

Block B1 objectives:




Maintain light to stained glass
window.
Remove top corner of building to
minimise overshadowing onto St
Marys Church.
Create separation distance between
both buildings.

Design objectives:




The aim of reducing the large previous Block B on
site to a less bulky and dominant building within the
site.
The blocks therefore have been broken up into two
smaller blocks ( B1 & B2), which will aid in creating
a separation distance between St Mary’s Church
and the adjacent lands to the north of the site.

Design objectives:


Block B1 has been rotated on the site to be parallel with the existing church boundary.



A separation distance between B1 and St Mary’s Church is to be maintained. Block B2
Has been rotated away from the northern boundary to provide a greater separation distance
between the adjacent granted buildings.



Rotating the block has also removed the possibility of any north facing apartments that would be
overlooking onto the site boundary. The re-positioning of both blocks has allowed for an area to
be created to the centre of the site for communal open space. Both buildings will now have attractive
views down onto the Lyreen River.
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29

THE LYREEN VIEW APARTMENTS
RESIDENTIAL DEVELOPMENT
11. Massing of Development & layout:
Block C

Design objectives:


The proposed block C has been positioned parallel to the Lyreen River outside of the 10m riparian
strip buffer zone.



A pedestrian/cycle pathway is proposed along the river edge from the adjacent granted Cairns site
out onto Millstreet.



The position of the block allows for views to the river and passive surveillance onto the communal
space to the centre of the site. The building height has been stepped down where if faces onto the
Millrace apartments and has been positioned on site to reflect an urban link to the former RC Chapel
at the old Band Hall on Chapel Lane.

Sketch indicating the position of the proposed Block C and additional proposed buildings

MICHAEL FITZPATRICK ARCHITECTS & GENESIS PLANNING CONSULTANTS

30

THE LYREEN VIEW APARTMENTS
RESIDENTIAL DEVELOPMENT

3.2

SITE LAYOUT, DESIGN & CONTEXT

The design of the scheme throughout has been on the
basis of creating an active frontage to all aspects of the site
area and elevations as proposed. This ensures passive
surveillance throughout the site.
In terms of dual aspect and lighting of apartments, the
scheme design incorporates provision of 49% dual aspect
apartments. The guidelines require a minimum of 33%
dual aspect units in such a town centre location. We submit
the proposed development therefore will provide a high
standard of residential amenity.
Daylight & separation distance(s)
The proposed scheme has been designed to maximize
orientation towards sunlight and be south-facing.
Provision of balconies also ensures adequate daylight will
be provided to all apartments.

Site layout in the context of block E adjacent

Site model in the context of block E adjacent

In respect of neighbouring buildings and proposed
development(s), the light impact analysis accompanying
the application demonstrates no adverse affects on any
third party lands.
Specific regard was given to the proposed development on
lands adjoining the north-eastern boundary (granted Cairn
Homes SHD proposal) to ensure any impact(s) were to an
acceptable level for this town centre location. For ease of
reference we highlight:


the north-eastern elevation of block ‘B2’ as
proposed is orientated towards the adjacent Cairn
Homes proposal for student accommodation.



the proposal encourages passive surveillance to
the rear/side amenity spaces associated with Block
E as proposed by Cairn Homes.



the orientation of Block ‘B2’ relative to Block ‘E’ as
proposed by Cairn Homes means both buildings
(as proposed) converge at angles; this orientation
means the potential for overlooking is removed.

3d model of site layout and sun path
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3d model of showing Proposed Block- B1, Building height reduced from previous SHD application, the increased separation distance created and the upper floor stepped away from St.Mary’s Church
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3d model of the proposed site layout – increased separation distance created between St. Marys Church and block A and B1 along with FFL’s lowered to remove overshadowing onto the Church façades
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All blocks within the site layout have
been orientated to maximise daylight
and ensure there are no north-facing
apartments.
In accordance with section 3.15 of the
Apartment Guidelines (2018) block B2
has been orientated to ensure the
north-eastern façade is not within 45
degrees of north, and therefore
compliant with the guidelines in terms
of building orientation.
Any corner units in block C which
have north-facing aspect look onto the
open space areas and are therefore
acceptable as per the Apartment
Guidelines (2018).

Outline of site
North Facing Defined as – North, North West,
North-East within 45 degrees of zero. (Due North).
Proposed Buildings
Area indicates building(s) that fall within Due North

3d model of the proposed site layout in the context of surrounding buildings
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Context model to demonstrate relationship between block B1 and rear of St Mary’s Church

Proposed opaque glazing to high level private open space facing into adjacent lands.

Location of opaque glazed panels to fifth and f floor facing onto adjoining lands

Example of proposed opaque glazing to balconies /private
open space raised in height to obscure views into adjoining
properties.

Example of proposed opaque glazing to balconies
/private open space raised in height to obscure views
into adjoining properties.
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The site layout has been designed to create an inclusive
neighbourhood development via provision of a series of pedestrian
routes which have informed the site landscaping treatments. The
‘pedestrian led’ approach has been to encourage high levels of
pedestrian and cycle movement.
A key element in the scheme is the provision of a walkway along
the Lyreen River which allows for both passive and active open
space use(s). In order to provide a separate landscape experience.
It is considered that the proposed layout provides a strong sense
of connectivity through the site into adjoining neighbourhoods and
conforms with the objectives set out in the LAP for a walkway along
the Lyreen River.
There are 2main areas of public open space with the scheme:
1.

Central open space area

Incorporating both passive and active areas, this central area is the
focal point centrally within the site and is also designed to
incorporate views towards the Lyreen River.
The green space has been further divided by secondary pedestrian
routes in order to provide access throughout the landscape design.
The layout of footpaths has been formed with desire lines of
expected movement, breaking spaces down and introducing
movement to reduce the opportunity for anti-social behavior.
Connections between the above spaces encourages usability and
demographic mix amongst residents.
High standards of hard and soft landscaping works augment the
open space areas.
2.

Open space in the context of the site model & surroundings

Lyreen Riverside Park

Ancillary to the designated public
walkway/cycleway alongside the Lyreen.

open

space

is

the

The area alongside the Lyreen River provides for both an active a
passive open space which is directly accessible from the proposed
apartments.

Section through communal open space
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COMMUNAL OPEN SPACE

Play areas proposed

Example of proposed planting within the site

Extract from proposed play areas and communal open space layout

Example of walkway along a river
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PROPOSED PEDESTRIAN ROUTES
AND BICYCYLE STORAGE AREAS
To facilitate the provision of 278No. bicycle spaces for the
development we propose to use a 2 Tier rack system. The
racks will be housed in the lower ground level car park in secure
access rooms and allocated accessible storage areas all within
close proximity of the main vehicle/pedestrian/cycle ramp.

`

Site plan showing proposed pedestrian walkways + cycle route and bicycle storage areas at ground floor level
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PROPOSED ENTRANCE AND PLAZA

The entrance onto Mill Street has been specifically designed to allow for any future bus stop as
part of site works or any future part VIII works for this section of Mill Street.
The detail above shows a proposed entrance with the bus stop incorporated.

Proposed entrance detail without bus stop incorporated
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DESIGN STRATEGY & MATERIALS

.
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Example image of external cladding as per Royal Winchester House, Bracknell, UK as recently
completed by the Comer Group

Example image of proposed brick & zinc wall finish

Example image of zinc to balcony

Example image of entrance details
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PRECEDENT IMAGES
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APARTMENT DESIGN AND ACCESS
Compliance with Lifetime Homes

Criteria 1b- Parking (Apartments)
Parking is provided at basement level which is readily accessible from all apartments by lift cores and
stair wells. A clear pedestrian route of a minimum 1200mm is provided at basement level to reach lift
cores.
Criteria 2 Approach from parking
The distance from the car parking space of criterion 1 to the apartment entrances (or relevant lift core)
should be kept to a minimum and be level. Also, the distance from visitor parking to relevant entrances
should be as short as practicable and be level or gently sloping. In response, the basement car parking
arrangement complies with relevant standards given clear access routes allocated at basement level
to all lift cores and stair wells.
Criteria 3 Approach to all entrances
The approach to all entrance should preferably be level or gently sloping. In response, entrances are
provided on a level surface, which is defined as a surface with a gradient no steeper than 1:20.
Criteria 4 Entrances
All entrances should:
a) Be illuminated
b) Have level access over the threshold; and
c) Have effective clear opening widths and nibs as specified below. In addition, main entrances
should also:
d) Have adequate weather protection
e) Have a level external landing.
In response the requirements of criteria 4 have been met.
Criteria 5(a) Communal Stairs
Principal access stairs should provide easy access in accordance with the specification below,
regardless of whether or not a lift is provided. Apartments within the Planning Application Area have
been designed to meet, or will be met in later detailed design, the following design requirements:
• Communal stairs providing a principal access route to a dwelling regardless of whether or not a lift
is provided should be easy going, with:
• Uniform rise not exceeding 170mm.
• Uniform going not less than 250mm.
• Handrails that extend 300mm beyond the top and bottom.
• Handrails height 900mm from each nosing.
• Step nosings distinguishable through contrasting brightness.
• Risers which are not open.
Criterion (6) Internal doorways and hallways
Movement in hallways and through doorways should be as convenient to the widest range of people,
including those using mobility aids or wheelchairs, and those moving furniture or other objects. As a
general principle, narrower hallways and landings will need wider doorways in their side walls. The

width of doorways and hallways should conform to the specification below. In response apartments
have been designed to meet the following design requirements:
Hallway widths:
• The minimum width of any hallway/landing is 900mm.
• The minimum width of any hallway/corridor/landing within a communal area is 1200mm.
Criteria 7- Circulation Space
There should be space for turning a wheelchair in dining areas and living rooms and basic circulation
space for wheelchair users elsewhere. In response apartments have been designed to meet, or will
be met in later detailed design, the following design requirements:
• Living rooms/areas and dining rooms/areas are capable of having either a clear turning circle of
1500mm diameter, or a turning ellipse of 1700mm x 1400mm.
• Kitchens have a clear width of 1200mm between kitchen unit fronts / appliance fronts and any fixed
obstruction opposite (such as other kitchen fronanitt ings or walls). This clear 1200mm is maintained
for the entire run of the unit, worktop and/or appliance.
• The main bedroom is capable of having a clear space, 750mm wide to both sides and the foot of a
standard sized double bed.
• Other bedrooms are capable of having a clear space, 750mm wide, to one side of the bed.
• Where it is necessary to pass the foot of the bed a clear width of 750mm is also provided at the foot
of the bed.
Criteria 8- Entrance Level Living Space
A living room / living space should be provided on the entrance level of every residential unit. In
response, apartments have been designed to meet the design requirements of Criteria 8.
Criteria 9- Potential for Entrance Level Bed-space
All apartments meet this requirement.
Criteria 10-Entrance level WC and shower
All apartments meet this requirement
Criteria 11-WC and bathroom walls
Walls in all bathrooms and WC compartments should be capable of firm fixing and support for
adaptations such as grab rails; all apartments meet this requirement.
Criteria 12- Potential hoists in bedrooms and bathrooms
All apartments are designed to meet this requirement is so needed.
Criteria 13-Bathrooms
An accessible bathroom is provided within each apartment.
Criteria 14-Glazing and window handle heights
Windows in the principal living space should allow people to see out when seated; in response all
apartments meet this requirement.
Criteria 15-Location of service controls
Service controls should be within a height of band of 450mm to 1200mm from the floor and at least
300mm away from any room corner; in response all apartments meet this requirement.
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UNIVERSAL DESIGN

All apartments have been designed in compliance of part M of the building
regulations regarding provision of an accessible W.C.

All staircores have been designed in accordance with part M of the building regulations.
A 1.8m x 1.8m wheelchair tuning space has been provided to the front of each lift door.

1.0m minimum effective clear width has been provided to all accessible entrances

All railings to stairs have been designed to as per Part M and Part K of the building
regulations.
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4 VISUAL IMPACT ANALYSIS

This section summarises the impact of the proposed development on the landscape
character and visual amenity of the site and on the contiguous urban landscape and its
environs. It describes the landscape character of the subject site and its hinterland,
together with the visibility of the site from significant viewpoints in the locality. It includes
an outline of the methodology utilised to assess the impacts, descriptions of the receiving
environment (baseline) and of the potential impacts of the development. Mitigation
measures introduced to ameliorate, or offset impacts are outlined and the resultant
predicted (residual) impacts are assessed.

It is appropriate that aspects of architectural context and design approach are addressed
when assessing the impact of proposed building development on the landscape,
particularly so in an urban context. In this regard, aspects of the architectural design
rationale and the specific architectural responses to the site and context are referred to
within this report.
The standard evaluation methodology used in the preparation of the Landscape and
Visual Impact Assessment (LVIA) for inclusion within an Environmental Impact
Assessment Report (EIAR) is utilised for this appraisal. The evaluation methodology is
therefore based on the following:

This appraisal was carried out between December 2017 and March 2018. It takes
account of the capacity of the existing site and environs to accommodate the proposed
development, the sensitivities involved and it assesses its impacts upon the broader
existing urban landscape. This visual impact analysis includes consideration of two main
aspects:

‘Guidelines for Landscape and Visual Impact Assessment’, prepared by the Landscape
Institute and the Institute of Environmental Assessment, published by Routledge, 3rd
Edition 2013.
This Landscape and Visual Impact Assessment involved:

 Landscape Character Impact – an appraisal of effects on the character of the
landscape arising from the insertion of the proposed development into the existing
landscape context. This ‘landscape’ aspect is relatively subjective and can be described
broadly as the human, social and cultural experience of one’s surroundings. These
combined impacts will elicit responses whose significance will be partially dependent on
how people perceive a particular landscape and how much the changes will matter in
relation to other senses as experienced and valued by those concerned. Despite the
extremely large part played by our visual experience in forming our views on landscape,
one’s perception and indeed memory also play an important part if the changes brought
about in landscape character are to be fully understood. It follows therefore that different
people doing different things will experience the surrounding landscape in different ways.
Such sensitivities and variations in response, including where and when they are likely to
occur, are taken into consideration in the assessment.



Visiting the area in December 2017 and in March 2018 including preparation of a
photographic record of the main landscape features;



Undertaking a desk study of the subject site and its immediate environs in relation
to its local and broader significance using the information gathered from the site
visits, studying aerial photography, ordnance survey mapping and topographical
surveys;



Establishing and describing the receiving environment in terms of the existing
urban landscape and its visual amenity;



Assessing the nature, scale and quality of the proposed development through
examination of the design team’s drawings, illustrations and descriptions of the
proposed scheme;



Assessing potential viewpoints, choosing and agreeing those which could be
considered most important and most representative in terms of visual impact; and





Assessing the landscape impacts of the proposed development and the visual
impacts through consideration and interpretation of the photomontages (included
with the planning application submission documents).

 Visual Impact – an appraisal of effects of the proposed development on the visual
environment and visual amenity as evidenced by the comparison of baseline (existing)
images and photomontages illustrating the proposed development in context. This second
aspect is somewhat less subjective in that direct ‘before and after’ comparisons can be
made. Visual impact occurs by means of visual intrusion and/or visual obstruction and the
distance between the subject and viewpoint has a bearing on the scale of such impact.

Example image of proposed entrance finishes of zinc & timber
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4.1

INTRODUCTION

This section summarises the impact of the proposed development on the landscape character and visual
amenity of the site and on the contiguous urban landscape and its environs. It describes the landscape
character of the subject site and its hinterland, together with the visibility of the site from significant
viewpoints in the locality. It includes an outline of the methodology utilised to assess the impacts,
descriptions of the receiving environment (baseline) and of the potential impacts of the development.
Mitigation measures introduced to ameliorate or offset impacts are outlined and the resultant predicted
(residual) impacts are assessed.
This appraisal was carried out between December 2018 and March 2019. It takes account of the capacity
of the existing site and environs to accommodate the proposed development, the sensitivities involved
and it assesses its impacts upon the broader existing urban landscape. This visual impact analysis
includes consideration of two main aspects:

 Landscape Character Impact – an appraisal of effects on the character of the landscape arising from
the insertion of the proposed development into the existing landscape context. This ‘landscape’ aspect is
relatively subjective and can be described broadly as the human, social and cultural experience of one’s
surroundings. These combined impacts will elicit responses whose significance will be partially dependent
on how people perceive a particular landscape and how much the changes will matter in relation to other
senses as experienced and valued by those concerned. Despite the extremely large part played by our
visual experience in forming our views on landscape, one’s perception and indeed memory also play an
important part if the changes brought about in landscape character are to be fully understood. It follows
therefore that different people doing different things will experience the surrounding landscape in different
ways. Such sensitivities and variations in response, including where and when they are likely to occur, are
taken into consideration in the assessment.
 Visual Impact – an appraisal of effects of the proposed development on the visual environment and
visual amenity as evidenced by the comparison of baseline (existing) images and photomontages
illustrating the proposed development in context. This second aspect is somewhat less subjective in that
direct ‘before and after’ comparisons can be made. Visual impact occurs by means of visual intrusion and/or
visual obstruction and the distance between subject and viewpoint has a bearing on the scale of such
impact.
It is appropriate that aspects of architectural context and design approach are addressed when assessing
the impact of proposed building development on the landscape, particularly so in an urban context. In this
regard, aspects of the architectural design rationale and the specific architectural responses to the site
and context are referred to within this report.

The standard evaluation methodology used in the preparation of the Landscape and Visual Impact
Assessment (LVIA) for inclusion within an Environmental Impact Assessment Report (EIAR) is utilised for
this appraisal. The evaluation methodology is therefore based on the following:
‘Guidelines for Landscape and Visual Impact Assessment’, prepared by the Landscape Institute and the
Institute of Environmental Assessment, published by Routledge, 3rd Edition 2013.
It is appropriate that aspects of architectural context and design approach are addressed when assessing
the impact of proposed building development on the landscape, particularly so in an urban context. In this
regard, aspects of the architectural design rationale and the specific architectural responses to the site and
context are referred to within this report.
The standard evaluation methodology used in the preparation of the Landscape and Visual Impact
Assessment (LVIA) for inclusion within an Environmental Impact Assessment Report (EIAR) is utilised for
this appraisal. The evaluation methodology is therefore based on the following:
‘Guidelines for Landscape and Visual Impact Assessment’, prepared by the Landscape Institute and the
Institute of Environmental Assessment, published by Routledge, 3rd Edition 2013.
This Landscape and Visual Impact Assessment involved:


Visiting the area in December 2018 and in March 2019 including preparation of a photographic
record of the main landscape features;



Undertaking a desk study of the subject site and its immediate environs in relation to its local and
broader significance using the information gathered from the site visits, studying aerial
photography, historic and Ordnance Survey mapping;



Establishing and describing the receiving environment in terms of the existing urban landscape
and its visual amenity;



Assessing the nature, scale and quality of the proposed development through examination of the
design team’s drawings, illustrations and descriptions of the proposed scheme;



Assessing potential viewpoints, choosing and agreeing those which could be considered most
important and most representative in terms of visual impact; and



Assessing the landscape impacts of the proposed development and the visual impacts through
consideration and interpretation of the photomontages (included with the planning application
submission documents).
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4.2

VIEWS

The viewpoints chosen are considered to be the most relevant and representative, having regard to
the requirement to demonstrate the likely visual impacts from the proposal.
In order to provide a full and detailed appraisal of the proposal, a total of 6no. photomontages were
prepared. The viewpoints were chosen to accurately represent the likely visual impact from a variety
of views around the subject site. In accordance with the aforementioned guidelines, views from the
public domain were given priority, particularly those from Mill Street and the setting of St Mary’s Church
adjacent.
Key views:
1.
2.
3.
4.
5.

From southern perspective along Mill Street toward St Mary’s Catholic Church.
From the road frontage.
From the junction between Mill Street and Kilcock Road.
From Pound Park.
From Straffan road.

Methodology
The general method adopted relies on a comparative visual technique, which involves accurate toscale photomontages being incorporated onto baseline photographs so that an assessment can be
made. These ‘before’ and ‘after’ images are prepared for a number of viewpoints.
An assessment is then made in respect whether the impact(s) can be assessed as ‘positive’ or
‘negative’, depending on whether the change is considered to improve or reduce the quality of the
landscape character or visual environment. Assessments in these regards need to consider and
weigh-up a range of issues which include appropriateness, quality of design and the sensitivity of the
receiving environment. Criteria used (ie positive or negative) for classification of visual impacts are
based on those given in ‘Guidelines on the information to be contained in an EIS (2002); refer to notes
& methodology at end of this section.

Key views for the visual impact assessment

Existing site and locality context
The subject site occupies a central location within Maynooth Town. As can be noted from the aerial
image opposite the lands are currently vacant, and offers no benefit to the town centre in either visual
or physical terms given it’s current state.
Given the need for urban renewal which the site presents, the context and design response required
acknowledgement of the sensitivities surrounding the site, considering a range of design options in
terms of building scale and application of design approaches having regard to the relevant
Predicted
landscape
character
impacts
Development
Plans
and Section
28 Guidelines.
As with all applications, aspects of design are central to integration of a new development within its

In assessing
landscape
character,
are three
inter-related
aspects
to be
in the
context.the
The
design team
were there
conscious
any main
development
which
appears
outaddressed
of scale has

potential to impact negatively on this context if poorly designed. Conversely, the development has the
potential to impact positively, and also add to the urban fabric if well designed.

Existing: An aerial perspective of the site to demonstrate context, established urban form and how the site
being vacant does not add any benefit to the urban form.
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VIEWS & VISUAL IMPACT ASSESSMENT

Predicted landscape character impacts
In assessing the landscape character, there are three main inter-related aspects to be addressed in
considering the development proposals; namely:


The perceived character of the area; how it is affected by the proposal



Effects of the proposed development on social and cultural amenity



The proposed views of the developments and the associated impact on visual amenity

In summary it is considered that the completion of any proposed development on this derelict town centre
site would be perceived to improve the appearance of the site and the locality. In this context, the proposed
development is well-researched, is respectful of the urban context. In terms of its effects on landscape
character it will provide significant positive effects in both the immediate and long-term.

Predicted visual impact of the proposed development
The appraisal of visual effects anticipated by the proposed development is demonstrated through ‘before’
and ‘after’ photomontages; a total of 6no. photomontages have been prepared to illustrate the visual effects
of the proposed development on the surrounding environment.

Existing view from Mill Street

Taking into account concerns raised under the previous application regarding the setting of St Marys’
Catholic Church (protected structure), the photomontages were focused on primary views of the
development from along Mill Street and the Kilcock Road junction to the north-west.
In summary it is considered that:


The proposed development presents an appropriately scaled building (Block A) fronting onto Mill
Street which does not interrupt established views of St Mary’s Church;



The higher storeys as incorporated into blocks B1, B2 and C are set-back from Mill Street and are
appropriate in terms of height relative to the town centre location.



In relation to the issue of height, the Urban Development and Building Height Guidelines (2018)
support the need for higher buildings in town centre locations; in response the proposed building
heights are considered appropriate relative to the site context with respect given to all neighbouring
lands and properties as existing.



The proposed scheme is of high quality design; it is elegant, contemporary and stylish; a positive
contribution is made to the existing sky-line and urban form of Maynooth.

Existing view from Kilcock Road
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SUMMARY OF EFFECTS

Cumulative effects
The Guidelines (GLVIA) suggest that an assessment should be made as to where cumulative effects are
likely occur; ie are there any additional effects caused by the proposed development considered in
conjunction with other proposed developments. In our experience, such an assessment generally needs
to be made as to whether any likely pending or permitted development of a similar nature will have any
bearing on a proposed development; and judgement is required.
In this regard we note the adjacent development by Cairn Homes on lands adjoining and to the northeast and which is of relevance in creating such ‘cumulative effects’ or having a bearing on the impact(s)
of our submitted proposal.
However in this regard, we note the Cairn Homes occupies a ‘backland’ setting relative to our proposal
and will not be directly visible concurrently from main vistas within Maynooth, and will also be screened
by the proposed development and the Divine Word Missionaries Complex to the north. It is therefore not
considered to result in any cumulative visual impact(s) with the proposed development.

Notes
Photography of site
1. Photographs are taken from select locations which are visible from the public domain; photographs
are taken with survey levels attached for reference purposes along with height of the camera and the
focal length of the image recorded.
2. Photograph positions are geographically surveyed and plotted on the site survey drawing.
3. Buildings are then accurately modeled to scale and materials applied according to plans and
elevations; and aligned in scale with the camera positions.
4. Within the 3d software the proposed development is generated in image format and the image is then
blended with the original photograph to give an accurate image of what the proposed development
will appear as relative to the setting. A high resolution 3d computer model of the proposed
development is then created with photo-realistic materials, finishes and colours which creates the final
rendered views.

Summary of effects
As set out in images below the construction of the proposed development fronting onto Mill Street is
considered to be appropriate to the existing urban form and also having regard to any future developments
planned by third parties for the area, such as Cairn Homes adjacent.
The proposed development is well conceived scheme; it is sensitive to the context adjoining St Mary’s
Catholic Church, but also appropriately scaled in terms of height to provide a much needed infill
development for this vacant part of Mill Street. In respect of the higher building heights located at the
‘rear’ (Blocks B2 & C), it is considered they are appropriate given the Manor Mills complex which exists
in the urban form.
Also, on review of the submitted photomontages, examination of proposed plans and walking the area, a
visual and physical ‘need’ is identified at present; on review of the submitted plans and photomontages
we submit a dynamic relationship has been established between existing buildings in this urban context.
Overall the assessment made for each view as set out below are positive.
The overall impact of the proposed development on the existing urban landscape and the landscape
character of this part of Maynooth is therefore concluded to be moderate and significant, and positive in
all respects. This partly because the development will bring residential and commercial use onto this
vacant site; but also because the design of the buildings and associated open spaces are well considered
in their context.

Classification of effects
The quality of potential visual and landscape effects are assessed according to EPA Guidelines as
follows:
Quality of effects
Positive effects: Changes which improve the quality of the landscape/view.
Neutral effects: Changes which do not affect the quality of the landscape/view.
Negative effects: Changes which reduce the quality of the visual environment or adversely affect the
character of the landscape.
Significance of effects
Slight: The development forms only a small element in the overall field of view; the view as existing is
changed but sensitivities are not affected.
Moderate: The view or character of the landscape is altered but in a manner that is consistent with the
existing trends.
Significant: The view or character of the landscape is by effects which are related to either character,
magnitude, duration or intensity and alter a sensitive aspect of the environment.
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View 1: Existing: Taken from Mill Street adjacent to the Manor Mills Complex. The subject lands are centered with St Mary’s Catholic Church and the Mill Race Manor both adjacent to the site. Given the undeveloped
state of the site at present the visual classification of this view is considered at present to be neutral/negative; given the fact that the subject lands do not enhance the streetscape and are dilapidated
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View 1: Proposed: The proposed development (Block A) will extend higher than Mill Race Manor Apartments but yet confined to remain below the roof level of St Mary’s Church. Higher apartment blocks B1, B2 & C
appear distant, occupying the background not visible from this vantage point. The visual effects of the proposed development on this view is considered to be significant and positive
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View 2: Existing view of entrance and St. Mary’s Church. Footpaths are located along the road frontage and given the proximity of university, shopping centre and town centre, this is a busy area in terms of pedestrian usage but they are
predominantly transient. There is no provision of street furniture or reason for anyone to stop on this section of Mill Street.
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View 2: Proposed view of entrance and St. Mary’s Church. The proposed development will be an immediately apparent component in the view and constitute a significant positive addition to this view on this section of Mill Street.
It will be in context with the local setting and architecture and would effectively balance with the adjacent Church, providing an appropriate separation distance and set back from the Church. The set back from the road allows open
views to be maintained towards the spire and side façade of St Mary’s Church along with increasing the public realm in this area and therefore improving the local streetscape character and amenity value.
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View 3: Existing: Taken from approach along Kilcock Road, St Mary’s Catholic Church is the dominant building and screens the ‘rear’ of the subject lands. Only the road frontage of the subject site is visible
down-slope from the Church along with the Mill Race Manor apartment complex. Given the proximity of schools, university, shopping centre and town centre, the footpaths and roads in this area are busy but views are predominantly
of a transient nature.
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View 3: Proposed: Block A of the proposal as fronting onto Mill Street is apparent; remaining Blocks B1 & B2 to the rear are screened by St Mary’s Catholic Church. Given the extent of contemporary building in the view, the
proposal would not be out of context so the effects, while significant, would be positive on the wider scene and visually demonstrate further reinvigoration of this part of Maynooth. The visual effects of the proposed development on
this view are considered to be moderate and positive.
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View 4: Existing view from Pound Park. This area is used as an informal area of open space and traversed by tarmac footpaths. Views to the north across the river are filtered in winter and largely obscured in summer by the
substantial trees aligning the river corridor. Longer views are obscured by townscape, conifer trees on the site boundary with the college grounds to the north and the rear of St Mary’s Church. The site itself appears as an area of
unmanaged open ground.
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View 4: The proposed development will be an immediately apparent set of buildings in the views across the River Lyreen corridor and have substantial effects being the largest components of building in this area. Of relevance is also the
neighbouring Cairn Homes development which is at a higher ground level. The introduction of contemporary buildings will be a significant change to the townscape and view to the north but they will be set to the back of an area of proposed
open space that will visually and aesthetically link with this area to create a notable area of “green” and parkland within the Maynooth townscape. Overall impacts are considered to be significant and positive.
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View 5: Existing view from Straffan Road. Straffan Road is the main road into Maynooth from the south and is part of the busy and wide R406 Road leading towards the town centre and a junction with Main Street. The majority of
visual receptors will be commuters / road users. The views to the north towards the site is dominated by built development with the skyline made up of roof-scape and mature trees. The spire of St Mary’s Church, 390m distant, is
also visible. The site is obscured by intervening built environment.
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View 5: Proposed view from Straffan Road. The vast majority of the proposed development is set behind existing buildings set off Main Street and Straffan Road and the impacts on views / visual amenity are rated as negligible
equating to a no-change situation.
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View 6: An aerial perspective of the site to demonstrate context, established urban form and how the site being vacant does not add any benefit to the urban form.
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View 6: Proposed: An aerial perspective of the site to demonstrate context, established urban form and how the site being vacant does not add any benefit to the urban form.
The visual effects of the proposed development relative to the adjacent park and neighbouring developments is considered to be moderate and positive.
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View 7: Proposed: CGI 1 of view from proposed entrance incorporating plaza, block A and blocks C and B2 in the background.
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View 8: Proposed: CGI 2 of view from Lyreen River walkway and central open space areas
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View 9: Proposed: CGI 3 of view of internal courtyard
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View 10: Proposed: CGI 4 of view of entrance/exit from internal courtyard
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View 11: CGI 5 of walkway/cycleway alongside block C facing towards block A and St Mary’s Church in the background
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View 12: CGI 6 of walkway/cycleway alongside block C facing towards block A and St Mary’s Church in the background
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6

CONCLUSIONS

The scheme proposed has undergone rigorous appraisal and through a number of changes as part of the
design development process, while taking into account the parameters of the Maynooth LAP and other
statutory requirements in terms of design.



Provision of appropriate building heights to ensure the overall visual impacts on the
character of the area and the adjacent St Mary’s Catholic Church are not adversely
affected.

The submitted design is in response to the opportunities and constraints which the site presents; namely:
Opportunities


Location: Being a town centre site, it is an ideal location for a high density scheme. It also provides
an opportunity for a civic space to the frontage along Mill Street.



Transport: Readily accessible by public transport and for pedestrians/cyclists.



Access: Direct access and connections available from Mill Street which allows for Improve
connectivity through/within the site



Lyreen River: Given the River abuts the site it is an ideal location to provide for a pedestrian
walkway along the Lyreen River.

The submitted design provides for a comprehensive re-development scheme of a strategically important
infill site within Maynooth.

In summary:


The proposed layout provides a strong sense of connectivity within Maynooth to encourage high
levels of pedestrian and cycle movement.



The provision of a civic space and commercial units fronting on Mill Street will provide a sense of
place and strengthen the site as part of Maynooth Town Centre.



Open spaces have been provided in a manner which both meet qualitiative standards and also
result in community gain to Maynooth; given the provision of the walkway along the Lyreen River.



Apartment and site layout design have been designed incorporating the principles set out in
‘Universal Access’ and Lifetime Homes.

Constraints


Flood risk: The site is identified as being at risk of flooding.



Existing status: The site is already excavated and account will have to be taken of how a scheme
relates to adjoining lands and developments.



The site layout and scheme design throughout has incorporated the 12 core principles as set out
in the Urban Design Manual.



St Mary’s Church: Being a protected structure there is need to ensure a development does not
adversely affect it’s setting.





A restricted site area means car parking cannot dominate the public realm.

Open space areas Incorporating both passive and active areas encourage use by all
demographics and create a sense of place with visual connection extending towards the Lyreen
River and the public park located to the south-east.



The overall impact of the proposed development on the existing urban landscape and the
landscape character of this part of Maynooth is concluded to be moderate and significant, and
positive in all respects. This partly because the development will bringing residential and
commercial use onto this vacant site; but also because the design of the buildings and associated
open spaces are well considered in their context.



An appropriate density is provided which makes sustainable use of these strategically important
town centre lands.

The over-arching concept for the design was therefore to:


Provision of a scheme which is an appropriate high density for the town centre location.



Provision of a civic space to the road frontage to assist in providing a sense of place.



Inclusion of central areas of active and passive spaces for the enjoyment of residents.



Provision of a walkway along the Lyreen River.



Provision of a balanced approach to parking requirements to encourage sustainable
modes of transport for both residents and site patrons both within and beyond Maynooth
Town.

MICHAEL FITZPATRICK ARCHITECTS & GENESIS PLANNING CONSULTANTS

68

THE LYREEN VIEW APARTMENTS
RESIDENTIAL DEVELOPMENT

APPENDIX A
Urban Design Manual Checklist
Context: How does the development respond to its surroundings?
Response: The subject site is an infill site located within an existing residential urban area and in close
proximity to a number of public transport routes. The proposed development has been designed to
respond to the existing character of the area and the specific site constraints. In keeping with the overall
building form of the area the proposed development ranges in height from 3 no. storeys- 5no. storeys.
The Manor Mills complex provides a context for the proposed scheme in terms of height and location.
Further, the proposed height and form of the overall development relates to the existing urban context in
a positive manner stepping down in height at appropriate locations to make a more appropriate transition
and scale relative to existing properties.
In terms of architectural detailing, the layout of the proposed development links the streets and spaces
through the architectural design and landscaping of the development. The development also provides for
suitable separation distances to adjoining properties and provides appropriate boundary treatments to
protect the residential amenity and landscape character of the area.
The development will be finished in materials of a high quality design to ensure it represents its own
character while at the same time integrates with the existing local character.

Connections: How well is the new neighbourhood / site connected?
Response: The layout of the development will also provide for connections to Mill Street, a walkway along
the Lyreen River and will connect with lands to the north-east. The internal network of the development
will consist of a series of internal roads, shared surfaces, footpaths and cycle routes which will connect
the proposed development with the surrounding area.
The proposed development will open up the site in terms of accessibility and connectivity within the area
and will increase permeability.
Inclusivity: How easily can people use and access the development?
Response: The proposal will include for a new purpose-built access off Mill Street which will include
pedestrian and cycle linkage to connect with the Lyreen River walkway. The internal road network will
provide for a clear route throughout the development with a series of cycle paths and footpaths to increase
the overall level of connectivity and permeability for future residents.
Furthermore, the development will provide for disabled car parking spaces and all communal areas and
apartments are designed to be accessible to all.
Variety: How does the development promote a good mix of activities?
Response: The proposed development includes a crèche and cafe/restaurant. It is considered that the
proposed development provides for the necessary ancillary land uses required for this new residential
community, whilst having regard to the significant range of community, commercial and social
infrastructure in the town centre.
The proposed development also provides for a sustainable mix of apartment types which will attract a
range of occupants of different life cycle stages.
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Efficiency: How does the development make appropriate use of resources, including land?
Response: The proposed development is located on a vacant infill site in an existing urban area. The
proposed density of the site is 129no. units per hectare makes efficient use of these valuable zoned lands
and includes an appropriate quantum of public open space and connectivity to the existing high quality
public transport network. The proposed density is therefore considered appropriate due
to the location adjacent to high quality public transport provision, the existing urban environment and
context of the site.
Distinctiveness: How do the proposals create a sense of place?
Response: The sense of place will be strengthened by the inclusion of extensive areas of active and
passive green space for the enjoyment of residents, all of which will benefit from passive surveillance from
surrounding residential units to encourage a safe sense of place and discourage anti-social behaviour.
Strong visual and physical connections are prioritised between the proposed blocks and the proposed
recreational areas, while secondary connections will link the scheme with the
surrounding areas including schools, shops and other community facilities.
Further, we submit the proposed scheme is designed to provide a distinctive sense of place through
appropriate architectural detailing to assist in the respectful integration of the external building facades.
The proposed development will also provide for a series of landscaped areas which will include an open
space for children. Other open space areas including roof gardens will be of high quality and more
‘contemplative’ areas which can cater for older persons of the new residential community.
The proposed development will also provide for a mix of unit sizes, and useable active open space area.
There is a variety and mix of unit types, heights and design, with a mix of apartment buildings proposed
throughout the scheme, thereby providing a good sense of place on site.
The proposed development will also provide for a ‘civic space’ at the frontage to Mill Street which will act
as a new focal point within the town centre and will foster a sense of place and identity for the community.
Layout: How does the proposal create people-friendly streets and spaces?
Response: The proposed layout of the development provides for a straightforward, easily accessible and
easily navigable network of places. The access arrangement creates an easily accessible development
and improves the connectivity of the site with the surrounding area.
Defensible space has been accommodated for ground floor residential uses and passive surveillance will
exist for all open space and walkways. This is to give privacy and security to residents in ground floor
units.
Public Realm: How safe, secure and enjoyable are the public areas?
Response: The design of the development has been carefully considered so as to provide a high level of
passive surveillance on both the area of open space and public access areas (ie. walkways). The
landscaping proposals have been formulated having careful regard to the surrounding development, to
the aspect within the public open space areas and to the recreational needs of the future residents of the
proposed development.
Adaptability: How will the buildings cope with change?
Response: In relation to the proposed residential units, all of the apartments exceed the minimum
standards for residential unit size. The development provides a mix of 1, 2, and 3 bedroom units that can
be easily reconfigured to adapt to the changing life cycles and personal needs of each resident.
The overall architectural style is contemporary and reflects the modern requirements to balance ‘design’
with the need to satisfy energy reducing objectives.
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Privacy/Amenity: How do the buildings provide a high quality amenity?
Response: In relation to the apartment element of the scheme, each unit is provided with an area of
useable private open space in the form of a terrace or balcony which meets or exceeds the relevant
apartment guidelines standards. All of the dwellings meet or exceed the Apartment Guidelines unit size
requirements. The design of apartments has also had due regard to the siting and orientation of the
development in order to maximise the solar gain and natural light aspect of each apartment.
Parking: How will the parking be secure and attractive?
Response: Vehicular access to the site will be via a fob/code and automated. A management company
will be responsible for maintenance to ensure security.
Given the use of ‘basement’ parking predominantly it will ensure parking does not dominate the public
realm at surface level. The objective is to provide a sustainable level of car parking having regard to the
location of the subject site within the town centre.
Detailed design: How well thought through is the building and landscape design?
Response: Given the subject site’s current vacant condition and the well-considered design, the proposed
development represents a significant positive impact on the existing local environment. The proposed
community facilities within the scheme, it’s open spaces, play areas and the public permeability designed
into it offer significant benefits for the broader area as well as for the proposed new development.
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APPENDIX B
Cross sections & reduced building heights from previous SHD design
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