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1.0

INTRODUCTION

1.1

Planning Policy Context
This Building Lifecycle Report sets out the appropriate framework of responses and
requirements that are required subsequent to the adoption of the Sustainable Urban Housing:
Design Standards for New Apartments, Guidelines for Planning Authorities (March 2018). This is
to adhere to the requisite legal and financial arrangements to support the effective and
appropriate resourcing and maintenance for the operation of proposed residential schemes.
Under the adopted Apartment Guidelines there is a requirement to consider the long-term
running costs for each resident, in addition to considering how proposals are compliant with the
Multi-Unit Development Act (2011), which is required in the assessment of apartment
developments. As such, applications are now required to produce a ‘Building Lifecycle Report’
which sets out the long term running and maintenance costs as they apply per residential unit at
the time of making such a planning application. This Report must also demonstrate that the
Applicant/Agent has considered measures and design choices which will aid in the effective
management and reduction in costs to the benefit of future residents.
Section 6.13 of the Apartment Guidelines, 2018 requires that planning applications for
apartment developments shall:
‘include a building lifecycle report which in turn includes an assessment of long term running
and maintenance costs as they would apply on a per residential unit basis at the time of
application, as well as demonstrating what measures have been specifically considered by
the proposer to effectively manage and reduce costs for the benefit of residents.’
This Building Lifecycle Report responds appropriately to the requirements set out in Section 6.13
of the Apartment Guidelines.

1.2

Site Location
The subject site is located on the eastern side of Belgard Road at the junction of Airton Road and
has an area of 1.19 Ha.
The area immediately surrounding the site is principally characterised by a mix of commercial
uses including educational, retail, and industrial. The Technological University (former Tallaght
IT) is located to the south of the site. There is also traveller accommodation and an ESB
substation located to the south of the site. Industrial type uses are located to the east further
along Airton Road and to the north, representative of the previous industrial zoning of the
subject site and surrounding area.
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1.3

Figure 1.1:

Site Location (Indicative Boundary outined in Red)

Source:

Google Earth, annotated by Thornton O’Connor Town Planning, 2019

Description of Proposed Development
The development will consist of the demolition of the existing industrial buildings on site (4,800
sq m) and the construction of 2 No. blocks comprising 328 No. apartments (93 No. 1 bed, 222
No. 2 bed and 13 No. 3 bed), ancillary residential support facilities and commercial floorspace
measuring 31,147 sq m gross floor space above a single basement measuring 5,861 sq m.
Block A is part 5 to part 7 No. storey building (13,710 sq m) over basement comprising 149 No.
apartments with class 3 office space (222 sq m). Block B is a part 6 to part 9 No. storey (17,437 sq
m) over basement block comprising 179 No. apartments, 2 No. double height class 1/2
commercial/retail units (354 sq m), café/restaurant (313 sq m), creche (360 sq m), internal
residents amenity area (644 sq m) at ground floor including reception (37.7 sq m), residents
lounge (91.3 sq m), private dining area (52.6 sq m), We Work space (45.5 sq m), games room (47.3
sq m) and gym (80 sq m) and communal lounge (220 sq m) at 6th floor level (17,437 sq m).
The development also consists of the provision of a landscaped courtyard; public plaza at the
corner of Airton and Belgard Road; pedestrian access from Airton Road to the Technological
University campus; balconies; landscaped roof terrace at 6th floor level (7th Storey) of Block B
(671 sq m); 184 No. car parking spaces at basement level including 14 No. club car spaces; 727
No. basement and surface bicycle parking spaces; 4 No. motorbike parking spaces; bin storage;
boundary treatments; green roofs; hard and soft landscaping; plant; lighting; Vodafone cabin
sub-station; ESB sub-stations, switch rooms and generators; and all other associated site works
above and below ground.
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1.3.1

Key Site Statistics
The following key statistics pertain to the subject lands and the proposed development:
Site Area:
Existing Gross Floor Area:
Extent of Demolition proposed:
Gross Floor Area (above ground):
Gross Floor Area (above and below ground):
Site Coverage:
Plot Ratio:
No. of Units per ha.
Max. height (Block A):
Max. height (Block B):
Communal Internal Amenity Space:
Communal External Amenity Space:
Total Commercial/Retail/Café/office
Creche
Car Parking Spaces:
Cycle Parking Spaces:

1.4

1.19 ha
4,800 sq m
4,800 sq m
31,147 sq m
37,008 sq m
38.82%
2.62
276 No.
23.78 m above ground
33.13 m above ground
644 sq m
3,071 sq m
889 sq m
360 sq m
184 No.
727 No.

Preparation of this Report
This Report has been collated by Thornton O’Connor Town Planning in conjunction with the
wider design team as follows:
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2.0

ASSESSMENT OF LONG TERM RUNNING AND MAINTENANCE COSTS

2.1

Property Management Company, Owners Management Company and Common Areas
A Property Management Company will be appointed at an early phase of the development to
ensure that all property management functions are dealt with for the build-to-sell development.
It will be the responsibility of the Property Management Company to ensure that the
maintenance and running costs of the developments common areas are kept within the
approved budgets. It is anticipated that the Property Management Company will enter into a
contract directly within the Owners Management Company (OMC) for the ongoing
management of the completed development.
The Multi-Unit Developments Act, 2011 (MUD Act) sets out the legal requirements regarding the
management of apartment developments. In this regard, it is advised that when granting
permission for such developments Planning Authorities attach appropriate planning conditions
that require:
•
•
•

2.2

Compliance with the MUD Act;
Establishment of an Owners Management Company (OMC); and
Establishment and ongoing maintenance of a sinking fund commensurate with the
facilities in a development that require ongoing maintenance and renewal.

Service Charge Budget
There would typically be a service charge budget in multi-unit developments to cover items such
as cleaning, landscaping, refuse management, utility bills, insurance, maintenance of
mechanical/electrical lifts/ life safety systems, security, property management fee, etc. to the
development common areas in accordance with the Multi Unit Developments Act 2011 (“MUD”
Act).

2.3

Sinking Fund
It is expected that a sinking fund allowance will account for future major maintenance and
upgrade costs. A 10 year Planned Preventative Maintenance (PPM) strategy will determine the
level of sinking fund required.
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Note: The detail associated with each element heading i.e. specification and estimate of the costs
to maintain/repair or replace, can only be determined after detailed design and the procurement/
construction of the development and therefore has not been included in this document.

3.0

MEASURES TO MANAGE AND REDUCE COSTS

3.1

Treatments, Materials and Finishes
The materials specified will promote the longevity and the sustainability of the building. The use
and mix of a palette of brick cladding helps not only to diversify the design but creates a strong
new architectural element that addresses the corner of Belgard and Airton Roads. The glazed
balustrades are juxtapositioned along the western boundary creating a play of light and shadow
to this elevation to produce a unique pattern fronting Belgard Road. The use of red brick within
the courtyard and the relief of vertical pockets of buff brick, bring a sense of safety and privacy
to this internal space. Aluminium panels are used in small vertical sections on the elevations
further adding to the façade variation.
The materials used will be detailed to add texture to the building and also enhance the soft and
hard landscaping within the sheltered courtyard scheme that the residents will enjoy.
The proposed bricks, aluminum doors, windows, panels and glass materials are specified to be
durable, avoid excessive maintenance, be sustainable and create a building that is easily
managed and therefore reduce the buildings life time running costs.

3.2

Buildings
The proposed apartment buildings are designed in accordance with the Building Regulations, in
particular Part D ‘Materials and Workmanship’, which includes all elements of the construction.
The Design Principles and Specification are applied to both the apartment units and the common
parts of the building and specific measures taken include: the use of robust and reliable
materials, daylighting to circulation areas, natural ventilation to carparking areas, and external
paved and landscape areas.
The proposal consists of two linear interlocking blocks A and B over a single basement carpark
surrounding a central sheltered courtyard. The delineation between public and private use is
designed so that the public areas face the busiest street scape and the home owner is shielded
by facing the courtyard or being on upper floors. The vertical core entrances create smaller
Architectural blocks and all lead into the courtyard. The taller blocks on the Airton road herald
not only the entrance into the courtyard but create a much-needed Architectural statement at
this corner.
Block A is part 5 to part 7 No. storey building (13,710 sq m) over basement comprising 149 No.
apartments with class 3 office space (222 sq m). this faces Airton Road and the new landscaped
residents’ courtyard. It has a sedum roof which the residents of the higher apartments in Block
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B will benefit from its view. A pedestrian connection from Airton Road to Technological
University Tallaght is proposed along the eastern boundary.
Block B is a part 6 to part 9 No. storey over basement block comprising 179 No. apartments, 2
No. double height class 1/2 commercial/retail units (354 sq m), café/restaurant (313 sq m), creche
(360 sq m), internal residents amenity area (644 sq m) at ground floor including reception (37.7
sq m), residents lounge (91.3 sq m), private dining area (52.6 sq m), We Work space (45.5 sq m),
games room (47.3 sq m) and gym (80 sq m) and communal lounge (220 sq m) at 6th floor level
(17,437 sq m). Block B faces Belgard Road. There is a communal lounge on the 6th floor roof which
has access onto a landscaped roof terrace. At ground floor the commercial element fronts a
public plaza.
Each apartment benefits from a large private amenity area (balcony / terrace), open plan living
areas and good-sized bedrooms. The floor plates and glazing areas ensure that each apartment
receives adequate natural daylight and sunlight. The basement level accommodates 184
carparking spaces, secure bicycle, motor bikes parking, plant room, bin store and a direct
lift/stair core to a pavilion building in the courtyard. The internal landscaped courtyard is
specifically designed by Parkhood Landscape Architects specialist consultants to maximise the
benefit of the sheltered shared open space for the residents.

3.3

Construction Methodology
The following is an indication of the energy saving measures that are planned for all units to
assist in reducing day to day running costs for occupants:
Structural Scheme
Consists of a concrete frame construction with masonry outer leaf and finished in brick or metal.
Benefit:

High quality detailing will maximise efficiency of the structure.

Roof Finish
A Flat roof system and associated sedum/ green roof system on tapered insulation to falls,
including a roof terrace for communal use with a mix of finishes to include hard and soft
landscaping.
Benefit:

There are numerous environmental, economic, and social benefits including
the conservation of energy, reduction in noise and air pollution, sequestering
of carbon and increased urban biodiversity by providing habitat for wildlife.

Cladding
A brick mix, with brushed powder coated aluminum panels, powder coated metal windows and
doors and glazed balustrades to balconies.

7|Pa g e

Benefit:

The high-quality choice of cladding helps to sustain the building and reduce
maintenance costs through its life cycle.

Daylighting to Units
Where possible, as outlined in ‘Sustainable Urban Housing: Design Standards for New Apartments
Guidelines for Planning Authorities (March 2018)’ development should have regard for
quantitative performance approaches to daylight provisions ‘outlined in guides like the BRE guide
‘Site Layout Planning for Daylight and Sunlight’ (2nd edition) or BS 8206-2: 2008 – ‘Lighting for
Buildings – Part 2: Code of Practice for Daylighting’ when undertaken by development proposers
which offer the capability to satisfy minimum standards of daylight provision’.
Benefit:

Reduces the requirement for continuous daylighting, thus reducing the
expense of artificial lighting.

Daylighting to circulation areas
All corridors and cores are glazed at certain points to allow natural day light to penetrate to
these circulation areas.
Benefit:

Reduces the requirement for continuous artificial daylighting.

Natural ventilation to carpark and other common areas where possible
There is a landscaped void within the courtyard that is central to the basement carparking and
allows fresh air to circulate within the basement. There is also an open staircase on the south
elevation to Block A. The base of the east elevation of Bock A will have natural air vents to allow
through ventilation into the basement.
Benefit:

Reduces costly ventilation systems and associated maintenance and upgrade
costs.

External Lighting
External lighting will comply with the latest standards and achieve:
•
•
•

Low level lighting;
Utilise low voltage LED lamps; and
Minimum upward light spill.

Benefit:
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Lighting will be designed to achieve required standards, provide a safe
environment for pedestrians, cyclists, vehicular traffic; provide surveillance;
and limit the impact of the artificial lighting on surrounding existing and
proposed flora and fauna.

3.4

Building Material Specification
Implementation of the design and material principles has informed the design of building
position, internal layouts, facades and detailing of the proposed development.
The proposed envelope of the building is brick, with aluminum double-glazed windows. Based
on comparison with similar schemes developed, the proposed materials are durable and will not
require regular replacement or maintenance.
It is expected that a sinking fund allowance will account for future major maintenance and
upgrade costs. A 10 year Planned Preventative Maintenance (PPM) strategy will determine the
level of sinking fund required.
The following measures are planned for all units to assist in reducing day to day running costs
for occupants:
Implementation of the Design and Material principles to the design of the proposed
development.
Materials have been selected with a view to longevity, durability and low maintenance with
Consideration given to Building Regulations and includes reference to BS 7543:2015 ‘Guide to
Durability of Buildings and Building elements, Products and Components’.
Benefit:

Longevity, durability and low maintenance of materials.

Brickwork to the building envelope

Benefit:
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Requires minimal maintenance and does not require regular replacement.

Installation of factory finished and alu-clad windows and doors

Benefit:

Requires minimal maintenance and does not require regular replacement.

Installation of factory finished powder coated steel balconies

Benefit:
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Requires minimal maintenance and does not require regular replacement.

3.5

Landscaping
Park Hood Landscape Architects have set out the following measures in relation to landscaping
and materials which will be utilised within the scheme that will benefit the future residents:
Green Roofs
In order to provide additional green space within the development for residents, an accessible
roof garden has been included as a part of Building ‘B’. In addition to the landscaped roof
gardens, both Building A and B incorporate a series of green roofs.
Benefit:

The green roofs intercept rainfall at source while providing an important
biodiverse habitat. It can have both a direct and indirect effect on reducing
air pollution, plants help to convert and remove particulates from the
adjacent air. Green roofs generally help to insulate a building allowing them
to reduce heating and air conditioning reliance.

Paving and Decking Materials
The palette of hard landscaping materials considers their suitability, long term use and
sustainability for water management. All of the specified materials are robust in nature in order
to maximise the longevity of the development and minimise maintenance issues.
Benefit:

Require minimal on-going maintenance and repair.

Other Landscape Components
Durable and robust equipment (e.g. play, seating, fencing etc.) to be used throughout the
proposed development.
Benefit:

High quality and robust materials and landscape elements reduce the
maintenance requirements.

Tree and Plant Species
The shrubs and tree species proposed have been selected to thrive and withstand various urban
conditions within this development. They have been strategically selected to be fit for purpose.
The incorporation of relocated native species from the site will also enhance the function of the
planting on site. Many of the plant species have a proven record to thrive well in the Irish Climate.
Benefit:
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Strategic planting for various ground and weather conditions ensure that
the plants will thrive. This planting strategy will reduce the requirements for
irrigation and replacement.

3.6

Waste Management
Byrne Environmental Consulting have set out the following measures in relation to waste
management which will be utilised within the scheme and will benefit the future residents.
Construction and Demolition Waste Management Plan
A Construction and Demolition Waste Management Plan (CWMP) prepared by Byrne
Environmental is submitted as part of the planning application.
Benefit:

The CWMP Plan demonstrates sets out how the scheme will comply with
national, regional and local waste legislation along with best practice
guidance.

Operational Waste Management Plan
Similarly, an Operational Waste Management Plan (OWMP) prepared by Byrne Environmental
and is submitted as part of the application.
Benefit:

The OWMP will demonstrates how the scheme has been designed to comply
with national regional, and local waste guidelines and with best practice.

Designated Storage of Non-Recyclable Waste and Recyclable Household Waste
Inclusion of centralised communal waste storage areas at basement level, with enough space to
accommodate weekly storage of bins for dry mixed recyclable, organic waste and mixed nonrecyclable waste.
Benefit:

3.7

Easily accessible by all residents and facilities management personnel. Reduces
potential littering of the scheme by having designated area which also prevents
cross contamination.

Human Health and Wellbeing
The apartments have been designed with the health and wellbeing of the user in mind. The
design team considered the quality of the shared living spaces and the importance of natural
daylight.
Natural daylight
Design of the layout of the building has been optimised to achieve a good quality of natural
daylight to the units
Benefit:
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Reduces reliance on artificial lighting.

Security
Passive surveillance is incorporated into the design
Benefit:

Reduction in security management costs.

Accessibility
All units, egress routes and stair cores to comply with the requirements of Technical Guidance
Documents Part M/K
Benefit:

Reduces the level of adaptation required by residents.

Amenity
Provision of public / communal amenity space.

Benefit:

Facilitates socialising, community interaction. Creates high quality of living.

Private Open Space
Provision of private open space in the form of balconies.
Benefit:

3.8

Facilitates interaction with outdoors

Sustainable Urban Drainage Systems (SUDs)
The design carefully considers water management, employing best Sustainable Urban Drainage
(SUDS) practices where possible.
Benefit:

3.9

The water management strategy has been developed to capture storm water
runoff from the site, using an integrated network of sustainable drainage
systems (SuDS). The SuDS network which include rain garden planting,
wetland planting and Sedum green roofs. The SUDs systems will insure the
successful conveyance and storage of stormwater runoff on the site.

Energy and Carbon Emissions
This section sets out various energy conservation measures which are proposed in order to
reduce costs for future residents of the scheme.
In regard to the design intent and achievements of the developments, the scheme comprises a
fully integrated building services design that will achieve a minimum A3 Building Energy Rating
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and a fully compliant Near Zero Energy Rating compliance. The Design will also take account of
the South Dublin County Councils energy saving intent and aspirations.
The scheme will develop a complete ME&P integrated design which will achieve statutory
requirements and aspirations of South Dublin County Council and their energy and carbon
reduction strategies and aspirations.
Heat Net -District Heating System
During detailed design, evaluate and integrate opportunities for connecting the development to
the district heating system and or allow facilities for future connection.
Benefit:

To assist in achieving the aspirations of SDCC development intent.

National Compliance Requirements
The design strategy will achieve Technical Guidance Document Part L and Conservation of Fuel
and Energy - Amended 2017 and NZEB compliance for residential and commercial sections.
Benefit:

Achieve full Building regulation compliance.

Apartments
The proposed development will exceed the requirements of the current building regulations,
Part L 2011 – Amended January 2017 (Dwellings effective 31st December 2020) requiring the
following:
o
o
o

Minimum fabric and air permeability requirements: 5 m3/(h.m2)
Maximum permitted energy performance coefficients (MPEPC): 0.3
Maximum permitted carbon performance coefficients (MPCPC): 0.35

A minimum BER of A3 will be achieved using good construction practice and energy efficient
system design.
Benefits:

Reduction of energy requirements, carbon production optimum comfort and
minimum operating costs.

Commercial Units:
The commercial units will exceed the requirements of the current building regulations, Part L
2017 (Buildings other than Dwellings effective 1st January 2019) requiring the following: By 31st
December 2020 all new buildings will be required to be nearly zero energy (NZEB) buildings
irrespective of start date.
The proposed development will be in full compliance with these requirements:
o
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Minimum fabric and air permeability requirements: 5 m3/ (h.m2)

o
o
o
o

Energy performance coefficients: < 1
Maximum permitted energy performance coefficients: 1
Carbon dioxide performance coefficients < 1.15
Maximum permitted carbon performance coefficients: 1.15

A minimum BER of A3 will be capable of being achieved following tenant fit out using good
construction practice and energy efficient system design.
Benefits:

Reduction of energy requirements, carbon production optimum comfort and
minimum operating costs.

Hot Water System & Appliances
All hot water taps including the shower head fitting in the proposed development are to be fitted
with intelligent water flow regulators to all for full water flow until the discharge rate reaches six
litres per minute, to allow for the conservation of water uses as well energy used to heat hot
water.
Benefits:

Minimise hot water usage, thus reducing heating energy load and increasing
heating plant operating performance and reducing the cost.

Water Consumption
During the detailed design stage, the storage and consumption of potable water and general
application particularly in sanitary applications which will be reviewed to ensure compliance with
SDCC and water authority recommendations and compliance requirements.
Benefits:

Reduce/minimise water consumption.

Metering and Sub Metering
Sub metering of all major energy uses also allows for the detection of equipment which is not
performing adequately and may need maintenance.
Sub metering will follow CIBSE TM39 2009 Building Energy Metering which is a necessary step
in the effective calculation of Display Energy Certificates or actual building operational rating.
Benefits:

Metering is an effective way to raise awareness of energy use and to bring
about behavioral change by the building owners and occupiers. It can form
part of a site Monitoring & Targeting (M&T) system whereby energy savings
targets can be set and the measurement of these savings can be quantified.

Heat Recovery
Any HRV specified will have optimum heat recovery systems in compliance with the Eco-design
Directive (1253/2014).
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Benefits:

This will reduce the overall heat energy consumption, as we are recuperating
in excess of 75 % of the heat within the occupied space.

Low Energy Lighting Solutions Internal and External
Energy efficient lighting design and luminaires will be applied and will control and maximise the
use of natural daylight, occupancy requirements and avoid unnecessary high illuminance.
Benefits:

Good lighting design has a double benefit as it can help reduce internal heat
gains, thus reducing the need for air conditioning.

Sustainability and Renewable Energies
The following low and zero carbon technologies and opportunities will be reviewed and
considered during the detailed design stage in terms of their applicability for this development:
o
o
o
o

Combined Heat and Power;
Air Source Heat Pumps (ASHPs);
Photovoltaic Cells (PV); and
Solar Thermal Units.

Benefits:

3.10

Optimum selection and integration of preferred green energy sources.

Transport and Accessibility
The subject site is well served by public transport particularly as result of the proximity to the red
luas line. As noted at Section 1.2 the subject site is ideally located in proximity to a range of
services and facilities that can be accessed by walking, cycling and public transport.
The proposed development provides 184 No. car parking spaces and 727 No. bicycle parking
spaces. The provision of this quantum of bicycle parking spaces and the proximity of the site to
public transport will reduce the reliance on the private car therefore minimising impacts on the
environment.
Cycling
The National Transport Authority – Greater Dublin Area Cycling Network (2013) proposes regional
cycle network upgrades for Dublin City and satellite settlements. We refer to the existing and
proposed cycle networks as illustrated below at Figure 3.4:
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Subject Site

Figure 3.4:

GDA Cycle Network Plan Illustrating the Proposed Cycle Facilities
Surrounding the Subject Site.

Source:

NTA Greater Dublin Area Cycle Network Plan (2013), annotated by Thornton
O’Connor Town Planning, 2019.

Bus Services
The following bus services are provided within the immediate area of the subject site:

Bus No.
76 / 76a
27
65
77a
54a

Benefit:

Route
Tallaght – Chapelizod
Clare Hall - Jobstown
Poolbeg Street - Blessington/Ballymore
Ringsend Road – Citywest
Pearce Street – Ellensborough/ Kiltipper Way

The existing bus network that serves the site, in addition to the proposed
bus network improvements will provide for a high quality bus service for
future residents of the scheme.

Luas Red Line
We note that the application site is also served by 4 No. Luas stops. The Belgard Luas stop is
located approximately 770m north of the application site, c. 12 minute walk, in addition Tallaght
(The Square) Luas stop is located approximately 670 m south-west of the application site, c. 12
minute walk. Cookstown Luas Stop and Tallaght Hospital Luas stop are also in close proximity
to the subject site.
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The red Luas line features significant trip generators along its length and therefore it provides
accessibility to a large number of employment, retail, services and entertainment/ cultural
institutions. We note that the Stillorgan stop benefits from some of the highest all-day
frequency of services on the green line due to its proximity to the depot/ terminus and the
interchange with the Brides Glen Branch. The route of the green Luas line is provided below:

Figure 3.11:

Luas Network Map, 2018

Source:

Luas.ie

Benefit:
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The high frequency and capacity of the red Luas line facilitates excellent
connectivity with a wide range of locations throughout the city for future
residents of the scheme.

Accessibility of the Site via Walking/Cycling
There are numerous large employers situated within walking of the application site such as
Tallaght University Hospital, South Dublin County Council and the Tallaght Technological
University Dublin campus.
Benefit:

4.0

The sustainable location of the subject site within immediate proximity to
Tallaght Town Centre will allow future residents of the scheme to access
essential services and facilities by foot and will contribute towards a
healthy lifestyle.

CONCLUSION
We submit that this report provides significant detail in relation to the building lifecycle of the
proposed development for the consideration of the Planning Authority.
The proposed development will be constructed to the highest standards and in compliance with
all relevant guidelines and policies which seek to provide for energy efficient and liveable multiunit developments that will reduce maintenance costs for residents over time.
In consideration of the above we trust that South Dublin County Council and An Bord Pleanála
will be satisfied with the details of this Report in accordance with Section 6.13 of the Apartment
Guidelines, 2018.
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