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Rafters Lane street view Crumlin Road street views

7    Facade � Materiality

7.2 Street Elevations
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View of main entrance on Rafter’s Road



7    Facade & Materiality

7.3 Courtyard Facing Elevations

- In response to feedback received from the Department of Housing, Local 
Government and Heritage, rendered blockwork has been proposed on the 
deck facing facade instead of brickwork. This is white to the deck walls.

-The colonnade is of a simple red render. The bays are of regular width 
creating a repeating rhythm. The columns are heavier at the ground floor and 
narrower to the two floors above. 

- There are alternative balustrade panels of brickwork and steel slat 
balustrading with a metal plate behind (to make it solid).

Courtyard elevation - render colonnade
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Material Key

01 Selected red brickwork
02 Selected red brickwork projecting
03 Selected brickwork soldier 
04 Selected colour render - Red
05 Selected colour render - White, Coarse finish
06 Selected colour render - White, Fine finish
07 Balustrade steel flats 
08 Painted steel railing 
09 Selected colour metal window balustrade

10 Selected colour painted metal  gate
11 Metal powder coated door colour to match brickwork
12 Selected window or door
13 Metal coping to balustrade
14 Metal coping
15 Green Roof
16 Metal roof covering to deck
17 Metal handrail
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View into courtyard



View from Rafters Road park
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7.4 Visualisation
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8		 Technical Aspects  



8    Technical Aspects  

8.1 Policy & Universal Access 

The Design team have worked following the  guidance of 
the relevant policy and planning documents: 

	▶ Dublin New Development Plan 2022-2028.
	▶ Home Location and Approach 01; Universal Design 

Guidelines For Homes in Ireland by Centre for 
Excellence in Universal Design

	▶ Entering and Moving Around 02; Universal Design 
Guidelines For Homes in Ireland by Centre for 
Excellence in Universal Design

	▶ Spaces for Living 03; Universal Design Guidelines For 
Homes in Ireland by Centre for Excellence in Universal 
Design

A brief summary of the principles incorporated can be 
found below:

Location
	▶ Open views not obscured by planting (Foliage has 

been kept to low or high level.)
	▶ Semi-public realm well overlooked.
	▶ Steep slopes are avoided. 

Street Furniture & Lighting
	▶ Lighting layout is coordinated and consistent.
	▶ Signs and letter boxes to follow UD guidelines when 

specified. 

Approaching the home
	▶ Level access provided from pavement.
	▶ Planting and materials define boundaries clearly.
	▶ Communal spaces are well overlooked.
	▶ Consistency in design with no unit standing out; 
	▶ A canopy is provided above each front door (under 

cantilevered decks).
 
Appearance of the Home

	▶ Ensure that all homes are designed to a high standard 
and of good quality, using sustainable materials with 
quality detailing.

	▶  Ensure that there is a mix of home sizes in every  
development of 20 homes or more.

	▶ Ensure that UD homes that might be adapted to 
particular needs are consistent with neighbouring 
homes, and not constrained to one part of a site, or 
grouped together.

Gates and Paths (private and communal)
	▶ Ensure that pedestrian gates are at least 900mm 

wide, and easy to open and shut.
	▶ Ensure that paving within the property boundary is 

firm, non-slip and non-reflective.
	▶ Ensure that the path is completely clear of obstacles 

throughout its length.
	▶ Design the pathway to individual houses at a 

minimum of 900mm wide, and to communal 
entrances at 2000mm wide, with a minimum width of 
1500mm where there are obstacles.

 

Stairs, Ramps and Landings
	▶ Ensure that ramp slopes are consistent and straight, 

not curved. Change of direction can take place at a 
landing. 

	▶ Ensure that the width of the ramp is not less than the 
path it serves and minimum 900mm wide ramp to 
individual houses. No ramps to communal entrances 
are proposed.

	▶ Provide a cross-fall of 1:50 maximum, sufficient to 
ensure good drainage of the ramp and landing.

	▶ No stepped access to any ground floor units. 
	▶ All entrances have level access.
	▶ All communal stairs and lifts follow UD guidance
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Detailed long section of bike store

Plan of bike store

Table of required bikes

Detailed cross section of bike store

Additional residents store for cargo bikes

8    Technical Aspects  

8.2 Cycle Parking  & Post

Cycle Parking
Our approach is to provide facilities that are designed to 
encourage cycling within the city. Resident bike parking 
facilities are within a permanent enclosure included 
as part of the building footprint.  The quantity of bike 
storage spaces has been determined as per the following 
guidelines: ‘Quantity – a general minimum standard of 
1 cycle storage space per bedroom shall be applied. 
This equates to 72 cycle parking spaces. A mix of space 
efficient double stacked parking in the main cycle store 
and Sheffield stands for larger cargo style bikes (at 2.5m 
long bays) in a covered and enclosed area (for weather 
protection) from the gated laneway is provided. 

Bicycle Management Plan
As recommended by the ’Sustainable Urban Housing: 
Design Standards for New Apartments, Guidelines for 
Planning Authorities’  the considered storage location is 
accessible from the quiet courtyard, or the gated mews 
street so that cyclists feel personally safe. The main bike 
store is for residents only and is secure through a fob 
access and CCTV will be incorporated. The bike store to 
the top of the laneway will contain sheffield stands to lock 
bikes to, but also have lockable doors to the enclosure 
and signage.. 

Visitor cycle parking 
This is provided at a standard of 1 space per 2 residential 
units’ - Sustainable Urban Housing Guidelines - March 
2018 - P24. This equates to 19 spaces configured in 10 
no. Sheffield stands (that 2 no. bikes can each be locked 
to). The visitor cycles are all located together in the 
courtyard which is easier to manage and safer, as it is well 
overlooked and grouped together.
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8    Technical Aspects  

8.2 Cycle Parking  & Post

Postboxes
There has been provision for a unique postbox for
every housing unit. The postboxes are clustered
together and located at ground level in an easily
accessible, visible and secure location within the
main circulation space.

A space for post boxes is incorporated within the main
circulation core close to the main pedestrian entrance. 
Being adjacent to the stair and lift, the postboxes
are visible while accessing from the main entrance.

Cycle storage Postboxes Visitor bike stands
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8    Technical Aspects  

8.3 Waste Management 

Refuse storage Refuse vehicle pick up zone

Waste Store 
A waste store is located adjacent to the main core for 
convenience. A refuse vehicle pull up is located on the 
wide pavement outside the store, which has been tested 
by the transport engineer. 

DCC advised that the quantity and type of bins required 
should be determined from guidelines set out in  ‘Dublin 
Waste Management Plan 2005-2010 - Appendix C 
– Guidelines for Waste Storage Facilities’  - ‘’Bins that 
comply with IS EN 840 1997 must be used. Ideally 1,100 
Litre Bin should be used with dimension of 1.3m long 
by 1.0m wide by 1.3m high and with a load capacity of 
approx. 0.5 tonnes. There must be enough storage for a 
minimum of 1 no. 1.100 bin per 15 people availing of the 
communal collection scheme’’. The scheme provides 
space for 9 no. 1100l bins (136 occupants / 15).

Waste management department advice: 
	▶ There is no maximum distance for operatives moving 

bins, but it should be designed so the bins can be 
moved in a safe and effective manner.  Taking into 
account that there is no steep slopes and the path is 
even and there is no kerbs or drops where the bins 
have to be presented.

	▶ There is no maximum distance for the waste 
collection truck to reverse, it should be designed so 
the distance is as short as reasonably practical.

	▶ The width of the current bin truck is 2.5 metres. The 
Truck is a Man 3GM – Triple Axel Units.

	▶ The bins at this development will be collected once a 
week.

	▶  As advised by DCC a bottle bank has not been 
included. 

Easy access & easy maintenance
Bin stores are to be accessed securely from the 
outside by the maintenance staff through a double 
door. Residents’ access is provided from a secure 
door adjacent to the core and circulation areas. 
The bin store is provided with a gully, draining water 
after maintenance, undertaken by DCC Waste 
Management.

Collection
Waste collections occur on-street. The location 
of the bin store minimises the distance the bins 
need to be taken on waste collection days. There is 
appropriate width for the refuse collection vehicle to 
park along Rafters Road. 

Removal of own door bins
It is proposed that the four ground floor apartments 
will use the communal bins, rather than having 
individual bins for ground floor dwellings. This is to 
capitalises on the private amenity & open space for 
residents.

60/40 split in waste/recycling bins
Bin provision is further split into a 60% waste bins
and 40% recycling bins. An additional 1x120L
compostable bin is provided in the bin store. This is
in full compliance with a three-bin collection system,
as per the Departments Guidance.

Universal Design Guidelines for Homes in Ireland
Guidance recommendations within Home Location
and Approach 01; Universal Design Guidelines
For Homes in Ireland state compliance with local
authorities and access to bin stores, are  to be met.

Waste management diagram
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Fire access
Fire access is from the streets and fire engines can park 
within 18m of dry risers located in both stair cores. 

Please see the Traffic and Transport statement for the 
tracking of service vehicles. 

Overall Maintenance Strategy
The roof servicing and access strategy has been
developed with safety and robustness as guiding
principles. Most elevations are accessible off the streets 
or the deck except for elevations of the core tower. This is 
due to its location within a secure raised garden. However 
this is a simple brick or render façade. 

Roof Access
For general inspection of the roofs, access is via a ladder 
under the AOV roof hatch and this will be detailed at 
the next design stage (and be locked so residents can’t 
access the roof). The roofs are green sedum roofs and 
contain photovoltaics, which simplifies the maintenance 
regime. We have included a 1100mm parapet instead of a 
fall arrest system.

The roofs and street elevations can also be accessed via 
a large cherry picker from the streets owned by Dublin 
City Council. The arm of the cherry picker can be angled 
into the development along the routes from Rafters Road 
and Rafters Lane.

Parking
There are 8 no parking bays proposed: 6 no. are located 
in the centre of the layout with 2 no. parking parallel on 
the gated laneway. Please see the Traffic and Transport 
statement for the tracking, which also indicates a ‘pull in / 
passing’ location. There is also 1 no. motorcycle parking 
bay (to meet the Development Plan 5% requirement of 
the number of parking spaces). The hard surfaces within 
the proposals are a shared surface. The laneway / gated 
mews has the following safety measures included:
-Kerbing to clearly delineate the cycle/ pedestrian entry
area in front of the cycle storage.
- Drop kerbs are included for all users.
-Clear signage will alert users of potential hazards.
-There is no overlap of main gate’s swing arms with other
gate swings.

Given the modest provision of parking, it is necessary 
to encourage the use of sustainable travel modes. The 
quality of pedestrian and cycle facilities, coupled with the 
level of public transport available means that achieving an 
appropriate, sustainable modal split is entirely achievable.
Please refer to the Mobility Management Plan for this 
development, as submitted for planning.

Parking management
The client, DCC Housing, will notify tenants at allocation 
that there is limited parking and allocate parking bays to 
the tenants who require them. This will occur at a later 
time when the tenancy agreements are put in place. 
The car parking will be managed by DCC Housing and 
accessed through an automated vehicle gate for the 
tenants access only. 

Window cleaning
Deck and balcony windows / doors can be cleaned by 
residents. The large living rooms windows adjacent to 
balconies (where ventilation is provided) are fixed shut and 
will be cleaned from the outside, as arranged by DCC with 
an omnipole. The street facing bedroom windows will also 
be cleaned from the outside (by omnipole). Likewise the 
marker core stair windows will require cleaning in this way.
Similarly, the eastern gable end windows of the southern 
courtyard block need to be fixed as they are fire rated (as 
they are located on the boundary with the Library) and an 
omnipole will be required on occasion to clean them with 
access from the adjacent DCC owned new Library site. 

Drainage 
A van can park over and clean the first manhole in 
drainage strategy - from the pull in on Rafters Road and 
via the gates off Rafters Lane.

Rainwater pipes are located to the street frontage as far 
as possible (subject to roof falls). The brickwork is locally 
recessed so that they sit flush with the facade. (This 
detail is where the red brick turns to white render in the 
balconies close to the street frontage. )

Vents
The vents for the air source heat pumps are generally 
located on the deck to enable easy cleaning, which needs 
to take place to ensure they are working effectively. 

8.5 Servicing & Access8.4 Parking 8.6  Plot Ratio 

The site is zoned Z1 - sustainable residential 
neighbourhoods. 

The plot ratio is 0.97. This has been calculated by dividing 
Gross Floor Area (3126 m2) by Gross Site Area (3199m2).

8    Technical Aspects 
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▶ Upgrade signalised junction on Crumlin Road. This is
subject to the Bus Connects time-line.

▶ Upgrade the crossing at the junction of Rafter’s Road
and Rafter’s Lane

▶ Provide bollarding to pavements to prevent
unauthorised parking. The bollarding the to Crumlin
Road is an interim solution until Bus Connects is
constructed.

For further information please refer to the Transport 
drawing pack and reports.

8    Technical Aspects 

8.7  Transport Works
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Providing safe and secure spaces for both residents
and the public has been a central focus of the
design and a key item of the agenda throughout the
design evolution.

The design team have liaised and implemented
comments from:

	▶ DCC Housing
	▶ DCC City Architects

Security & Safety Design Principles

Public realm
	▶ Clear lines of sight to the residential entrances
	▶ Clear, low shrubs, discouraging hiding places

8    Technical Aspects  

8.8 Safety & Security

Ground floor units
	▶ Adequate depth of front defensible space
	▶ Privacy planting (adjacent to the residential 

courtyards)
	▶ Railings (adjacent to the public realm)
	▶ Residential entrances directly off Rafters Road & 

Rafters Lane
	▶ Habitable rooms overlook the street, creating an 

additional element of passive surveillance.
 
Residential circulation areas

	▶ Bright, well lit deck
	▶ Stairwell with bright landing area allows for clear views 

onto the courtyard.
	▶ Main entrance gates will be a Power Operated Unit, 

in compliance with the requirements of all relevant 
legislation and European directives
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In compliance with Dublin City New Development plan 
2022-2028, the scheme is aiming for a high percentage 
of green/blue roof provision, further enhancing the 
biodiversity of the proposal.

The proposal will provide a high percentage of intensive 
green roof. The Development plan requires a 50% 
minimum of appropriate roof areas to be designed as 
green/blue roofs. Sloped roofs are not appropriate for 
green roof provision and the top of the stair core is 
excluded from the calculations.

Extensive green/blue roof is provided to 70% and to the 
majority of the roofs, far exceeding the 50% minimum 
requirement of the New Plan. This percentage is 
accompanied by two additional green energy strategies; 
PV provision & a ground attenuation tank in the courtyard. 

PV panel provision is provided to comply with Dublin 
City New Development plan 2022-2028. PV provision 
is further explained in the services statement - a small 
amount of PVs are expected to contribute towards the 
building’s long term management and maintenance costs.

Additional measures have been used to intercept and 
reduce surface water flow rates. The paved areas in the 
internal courtyard will drain into the green areas provided 
in the landscape and will infiltrate through the soil and the 
parking has permeable paving. 

8    Technical Aspects  

8.9  Green Roof Provision 

Green roof drawing taken from the engineering report
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