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1.0 Introduction and Property Management Approach 

1.1 Introduction 

The subject property is located in South Dublin City, on a site of c.2.9 ha located on Bluebell Avenue 
and Bluebell Road. The site is bound by Grand Canal Way to the North, Bluebell Community Centre to 
the East, Our Lady of the Wayside National School, Bluebell Road and Bluebell Avenue to the South 
and existing housing on Hollybrook and Canal Terrace to the West. The site has access to excellent 

amenities, services, and transport in the locality, is within walking distance to local parks and schools, 
as well as being on a main bus route into the city centre, LUAS Redline, and within 15 minutes of other 
community and educational services and the M50.  

 

 
 
The proposed development includes for demolition of all existing structures on site, including the 
existing maisonettes and the existing community facility known as the Bungalow (which is being 
relocated within the site), and the construction of a residential development set out in 5 no. blocks, 
ranging in height from 5 to 9 storeys to accommodate 383 no. apartments, community/cultural units 
and a crèche.  

The primary site access site is via a new entrance from Bluebell Road at the junction with La Touche 
Drive which includes for a new pedestrian crossing, with secondary access for pedestrians and cyclists 
only, from Bluebell Avenue. The car parking is provided at both below podium level and at surface level 
with secure bicycle parking for residents, visitors and cargo bikes provided throughout the scheme. 
Access is provided through the scheme onto the Grand Canal for pedestrians and cyclists. 

The development also includes for a new centrally landscaped public plaza in addition to an extensive 
area of linear open space along the western corridor of the site which includes a play area, biodiversity 

planting, relocated allotments and provides access and permeability to the Grand Canal. The proposed 
application includes all site landscaping works, green roofs, boundary treatments, lighting, servicing, 
signage, and associated and ancillary works, including site development works above and below 
ground. 

A full description is provided in the Statutory Notices. 
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We summarise the subject apartments in the below table:  

Unit Type Total % Mix 

Studio Apartments 22 6% 

One-Bedroom Apartments 131 34% 

Two-Bedroom Apartments 192 50% 

Three-Bedroom Apartments 38 10% 

Total 383 100% 

 

This document is designed to detail how the development will be managed, the approach to planned 

and reactive maintenance requirements, the interface between commercial / community and 

residential elements, the experience for residents and how a successful community will be facilitated 

through high quality design and professional operations.  

The plan will specifically cover the proposed property management approach, on and offsite personnel, 

the management strategy for resident facilities, the fire health and safety strategy and the building 

operations strategy. 

1.2 Property Management Approach 

The cost rental operator will appoint a licenced Property Manager who will be responsible for the 

management of day-to-day operations of the cost rental units, including internal apartment 

maintenance management. Is envisaged that the property manager will largely be based off site and 

will carry out periodic site visits and inspections of apartments.  

It is expected that the Local Authority will appoint a separate entity to manage their tenancies. 

The Property Manager for each tenure type will be responsible for making arrangements for the arrival 

and departure of residents. New residents will be met on site and provided with keys for their unit and 

all relevant information for their move in (utility details, instructions on use of appliances / heating 

etc). The Property Manager will arrange for departing residents to be met at the property for handover 

of keys and taking of final utility meter readings. 

A Block Manager will be appointed by the cost rental operator and the local authority who will have 

responsibility for overseeing the maintenance and repair of internal common areas within their 

buildings. Each Block Manager’s role will entail ensuring that appropriate insurance policies are in place 

for the respective buildings, establishing House Rules, setting planned and reactive maintenance 

programmes for the internal systems in the respective demises and setting an annual budget for 

management of the common areas. 

The Block Managers will also appoint a third-party service provider to carry out periodic cleaning of the 

internal common areas of the buildings. The number of hours that the cleaning contractor will be on-

site per week is to be determined closer to completion and will be kept under review. The hours will be 

amended, as required, in order to ensure that the internal common areas are maintained to a high 

standard. 

It is planned that an Estate Management Company will be established to manage all common areas 

outside of the demise of the local authority and cost rental operator. It is envisaged that the Estate 

Manager’s responsibilities will include management of external landscaped areas and roadways, 

management of the communal heating system in the development and parking control of these areas. 

There will be a high level of coordination and communication between the respective Property 

Managers, Block Managers and the Estate Manager to ensure that all aspects of the development are 

maintained to a high standard. 
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CGI View of the Proposed Development
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2.0 Resident Services Strategy 

2.1 Resident Amenities & Facilities 

2.1.1 Postal Deliveries (An Post) 

It is expected that post boxes will be situated in the ground floor lobbies of each block. These areas 

can be accessible to residents and the postal services via key fob. 

A fob will be provided to An Post so that they can access each block to deliver post. Residents will be 

able to collect their post with post box keys that will be provided to them by their Property Manager at 

the commencement of their tenancy. 

2.1.2  Car Parking 

There are a total number of 141 no. car parking spaces across the development, located at podium 

level and in surface level spaces. 

 

Site Plan 
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Of the 141 no. car parking spaces; 133 no. spaces will be allocated to the residential units, 2 no. 

spaces will be allocated to the creche, 2 no. spaces will be allocated to the community centre and 4 no. 

spaces will be designated for a car share service. 

50% of the car parking spaces will be equipped with electric vehicle charging points. 

Parking for the creche and community centre will be by way of 2 no. spaces for each unit. It is 

envisaged that parking control will be put in place to enforce maximum stay limits and to prevent 

unauthorised cars parking either in residents’ spaces or at other points throughout the development. A 

parking control company will be engaged to provided clamping services to enforce parking rules 

throughout the development. 

2.1.3  Bike Storage Management 

A high level of bicycle parking provisions has been included in the development plans. There are a total 

of 938 no. cycle spaces available throughout the development. 680 no. spaces will be designated for 

resident use only (i.e long term spaces) with a further 236 no. spaces available for visitors (ie. Short 

and spaces). There will 72 no. cargo bike spaces and 10 no. motorcycle spaces provided within the 

development. 

All long-term bicycle storage spaces will be located in secure enclosures located ither adjacent to or 

within the residential buildings.  

It is expected that the bicycle storage areas will be inspected periodically to ensure the area is secure 

and free from hazards. The area will be covered by CCTV. Signs will be displayed advising that CCTV is 

in operation and also reminding residents that the landlord is not liable for any items stored in this 

area. 

Individual users will be liable should they choose to store their bicycles in the area. Signage will be 

displayed to ensure liability is clear.  

The Block Manager will also be responsible for ensuring that bicycles are not abandoned or discarded in 

the bike storage areas. The areas will be checked regularly and any bikes suspected of being 

abandoned will be tagged with a notice detailing that they will be removed and placed into temporary 

storage by Management within a specified timeframe if the owner does not make contact to claim the 

bike. If the bike has not been claimed within the specified timeframe, the Block Manager will arrange 

for it to be removed from the bike storage area and stored in a secure location for a short period after 

which the bicycle will be donated to a bicycle restoration charity.  

2.1.4  Internet & TV 

It is envisaged that there will be an internet and TV service available to all residents at their own 

expense. The developer will ensure that the buildings are cabled for internet and TV and residents will 

be able to sign up with their preferred provider after their move-in.  

2.2 Resident Support Services – As envisaged 

2.2.1 Security  

Passive surveillance will be provided by the development’s location including active street frontage. 

Residents will be periodically reminded via communication from the Block Manager with regards to 

security and to report any suspicious activity to Gardaí. Signage will also be placed in lobbies and 

amenity areas regarding same.  

It is envisaged that the site will have widespread CCTV coverage which will act as a deterrent for anti-

social or criminal behaviour. 

Specific on-site security provisions will be determined closer to completion following a security risk 

assessment. 

2.2.2 Out of Hours Emergency Escalation 

The Block Manager will provide an out of hour’s maintenance and repair line for residents to contact in 

the event of a repair emergency. Examples of emergency repairs will include fire, leak, loss of power, 
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loss of heating, lift breakdown, fire alarm fault etc. The out of hours service will ensure that the issue 

is logged with an appropriate contractor. 

The Property Manager for each tenure type will be responsible for providing out of hours provisions for 

emergency maintenance requirements internal to each unit.  

2.2.3 Resident Deliveries / Move-Ins 

The Block Manager will designate an appropriate area to facilitate short term parking for resident 
deliveries and move-ins. The exact location will be determined closer to completion however, it is 

envisaged that it will be in one of the surface level spaces on the perimeter of the development and / 
or in the designated loading bay which is situated in close proximity to each of the residential blocks. 
 
The Property Managers will stagger planned move-ins during the initial occupancy period to allow 
sufficient time for residents to use the designated set down areas. 
 

It is anticipated that maximum stay limits will be implemented and enforced via the parking control 
company. 

2.2.4 House Rules 

The Block Manager will develop a set of House Rules prior to initial occupancy for the purposes of good 
estate management.  
 
The House Rules will detail policies on noise control, smoking, pets, parking, redecorations / alterations 
and will be clearly displayed in common areas as well as included in the residents’ lease agreements. 
 

The Block Manager will implement a policy for responding to breaches of House Rules. 
 

 

 

CGI of the Proposed Development 



 

 

 

 
- 9 - 

3.0 Fire, Health & Safety Strategy  

3.1  Fire Evacuation Strategy 

A step-by-step guide of what to do in the event of a fire will be provided to residents before they 

move-in. Signage with evacuation instructions will also be placed in apartments and common areas. 

3.2  Fire Risk Assessment 

The Block Manager will instruct an independent and comprehensive Fire Risk Assessment to be 

compete prior to occupation of the building. Notices will be displayed in high traffic areas advising of 

the fire action policy. 

3.3  Fire Prevention and Detection Equipment 

The Block Manager will ensure Fire Prevention Equipment is serviced and maintained in accordance 

with legislation and manufacturers guidance (see below). 

3.3.1  Fire alarm 

The fire alarm panel will be maintained by a suitably qualified professional and serviced in accordance 

with manufacturer guidelines. The Block Manager will ensure appropriate contracts are in place with a 

contractor for maintenance of the system. 

3.3.2  Dry risers  

The dry risers will be maintained by a suitably qualified professional and serviced in accordance with 

manufacturer guidelines. The Block Manager will ensure appropriate contracts are in place with a 

contractor for maintenance of the risers. 

3.3.3  Fire Extinguishers 

The fire extinguishers will be maintained and re-filled as required by a suitably qualified professional 

and serviced in accordance with manufacturer guidelines. The Block Manager will ensure appropriate 

contracts are in place with a contractor for maintenance of the extinguishers 

3.3.4  Automatic Opening Vents (AOVs) 

The AOVs will be maintained and batteries replaced as required by a suitably qualified professional and 

serviced in accordance with manufacturer guidelines. The Block Manager will ensure appropriate 

contracts are in place with a contractor for maintenance of the AOVs. 

3.4  Health and Safety – General risk assessment 

The Block Manager will instruct an independent and comprehensive General Risk Assessment to be 

completed by an appointed surveyor prior to occupation of the building. 
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4.0  Building Operational Strategy  

4.1  Residential Waste Management – Refuse disposal and recycling 

The Block Manager will coordinate the waste management requirements for the residents and will 

ensure that the Refuse Stores are kept clean, orderly and pest free.  

The residential bin stores are located at various locations at ground level within or adjacent to the 

residential buildings and residents will be responsible for delivery of their own waste bags to the bin 

stores.  

It is envisaged that the bin store areas will be inspected on a daily basis by the cleaning / caretaker 

team to ensure they are secure and free from hazards. Waste receptacles will include a mix of mixed 

non-recyclable waste, mixed dry recyclables, glass and organic waste bins sized 240L and 1100L. 

It is expected that collections will take place on a weekly basis for each of the residential waste 

streams. 

The appointed refuse collection company will collect bins directly from the bin stores and bring them to 

the waste receptacle set down area. Bins will be emptied at the waste receptacle set down area and 

brought back to the bin stores by the refuse collection company. 

Separate bin stores will be provided for the creche and community use units. 

4.2 Lifts Maintenance 

The Block Manager will be responsible for ensuring the lift maintenance contracts are in place for all 

lifts and will ensure the maintenance is completed in line with the agreed maintenance schedule. The 

developer will provide commissioning certificates and warranty arrangement with the lift manufacturer. 

These will be in place and agreed prior to building completion.  

4.3  Soft Services 

The Block Manager will be responsible for the management of service contractors for all soft services 

such as internal common area cleaning and exterior window cleaning for the residential areas.  

The common areas and amenity spaces will be kept clean, presentable and welcoming at all times to 

maintain a pleasant living environment. 

The Estate Manager will be responsible to ensuring that an adequate pest control programme is put in 

place across the development. 

4.4 Courtyards & Landscaping 

The Estate Manager will appoint an approved landscape maintenance contractor to maintain 

landscaped areas; including public realm areas. The landscaping will be regularly inspected by the 

Block Manager and any areas that require improvements or remedial actions will be addressed in 

consultation with the development owners.  

4.5 Access Control and Intercoms 

The building will have an electronic access system which will be operated through pre-registered user 

fob. Each resident will be provided with a door entry fob which will be registered to their name and 

address. In the event a resident loses their door entry fob, these can be instantly cancelled and 

prevent any unauthorised access to the development.  

Each apartment will have its own intercom equipment that will be connected to the multiple call points 

at building entries. Visitors to the building will be encouraged to dial directly to the apartments via the 

door entry system.  

4.6 CCTV 

Closed circuit television (CCTV) will be in operation in key circulation areas as part of the overall 

security strategy. The CCTV system shall be configured such that it forms one site-wide system that 
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can be remotely monitored if required. Provision will be in place for camera maintenance and routine 

checks in accordance with manufacturer guidelines. Signs will be put up in common areas notifying of 

the presence of CCTV and a GDPR policy will be implemented by the Block Manager.  

4.7  Utility Provision & Management 

4.7.1 Electricity  

Each apartment will have its own electricity system meter and will be billed separately. It is envisaged 

that residents will be required to create a utility account with their preferred electricity provider. 

4.7.2 Energy Strategy - Heating & Hot Water System  

The Property Manager for each tenure type will ensure that a maintenance contract is in place with a 

suitable contractor for maintenance of heating and hot water plant within each residential unit and 

maintenance and routine checks will be carried out in accordance with manufacturer guidelines.  

The Estate Manager will have responsibility for ensuring that centralised communal heating plant is 

maintained in accordance with manufacturer guidelines. 

4.8 Pest Control 

The Block Manager will appoint a certified pest control contractor to service the estate and shared 

communal areas, including the bin stores. 

4.9 Cold Water Storage & Feed 

The cold-water storage and feed will be maintained by a suitable qualified professional in accordance 

with manufacturer guidelines. The Block Manager will ensure that appropriate contracts are in place for 

maintenance of the system. 

4.10 Water Risk Assessment 

The Block Manager will instruct an independent and comprehensive Legionella Risk Assessment and 

Water Testing. Both are to be complete by an approved survey prior to occupation. Follow up 

assessments will be carried out periodically. 

4.11 Tanks 

The Block Manager will coordinate the maintenance of water tanks with suitably qualified contractors in 

accordance with manufacturer guidelines. 

4.12 Pumps 

The Block Manager will coordinate the maintenance of all pump sets with suitably qualified contractors 

in accordance with manufacturer guidelines. 

4.13  Vacant Apartment Management 

Where an apartment is vacant, the Property Manager for each tenure type will follow their internally 

agreed voids process. 

Prior to first occupation, it is considered best practice to ensure the apartments are flush tested on a 

weekly basis to prevent bacteria build up within the pipework. This will be the responsibility of each 

Property Manager. 

4.14  Building Insurance 

The Block Manager will coordinate the building and public liability insurance for the development and 

will renew it on a yearly basis. 
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5.0  Planned and Preventative Maintenance 

5.1  Mechanical & Electrical (M&E) – Maintenance and Servicing 

The Block Manager will be responsible for ensuring that contracts are in place with suitably qualified 

contractors for the maintenance of Mechanical and Electrical equipment which is fundamental to the 

running of the development. This includes, but is not limited to: 

• Door entry systems 

• Fire prevention systems 

• CCTV 

• Lifts 

• Booster Pump Sets 

• Fire Detection / Prevention Systems 

• LV Distribution Board 

 

A full asset register will be compiled in advance of building handover and servicing contracts will be in 

place prior to completion. Certification of installation for all M&E should be provided as part of the 

Operation & Maintenance Manual by the developers within 2 weeks of practical completion. 

 

 

CGI of the Proposed Development 
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6. Contact Details for Hooke & MacDonald 

 

Contact details for Donald MacDonald, Director  

Name: Donald MacDonald FCA MSc Planning & Dev. MIPAV 

Telephone: +353 1 631 8403 

Mobile: +353 87 207 0283 

Email address: donaldm@hmd.ie 
  

Contact details for David Cantwell, Director  

Name: David Cantwell FSCSI FRICS MIPAV 

Telephone: +353 1 631 8402 

Mobile: +353 86 256 3852 

Email address: davidc@hmd.ie 
  

Contact details for Gavin Fitzpatrick, Senior Associate – PRS Operations  

Name: Gavin Fitzpatrick BA MA  

Telephone: +353 1 631 8404 

Mobile: +353 86 142 8118 

Email address: gavinf@hmd.ie 
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