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Introduction 
This report has been prepared by Henry J Lyons for the LDA on behalf of Dublin City 
Council.  

The purpose of this demolition justification report is to provide justification for the 
demolition of the existing maisonettes and buildings on the site located at Bluebell Road 
and Bluebell Avenue, Dublin 12 as part of a wider gain to the overall scheme. This report is 
in direct response to Chapter 15, section 15.7.1 of Dublin City Council Development Plan 
2022-2028 - Re-use of Existing Buildings. 

In compiling this report, inputs of text and data were received from members of the 
design team, the LDA and Dublin City Council.  

Background Context 
Section 15.7.1 of the Dublin City Development Plan (2022-2028) states that; “Where 
development proposal comprises of existing buildings on the site, applicants are 
encouraged to reuse and repurpose the buildings for integration within the scheme, 
where possible in accordance with Policy CA6 and CA7. Where demolition is proposed, 
the applicant must submit a demolition justification report to set out the rational for the 
demolition having regard to the ‘embodied carbon’ of existing structures and 
demonstrate that all options other than demolition, such as refurbishment, extension or 
retrofitting are not possible; as well as the additional use of resources and energy arising 
from new construction relative to the reuse of existing structures. Existing building 
materials should be incorporated and utilised in the new design proposals where feasible 
and a clear strategy for the reuse and disposal of the materials should be included where 
demolition is proposed”. 

Project Description 
The proposed development includes for demolition of existing above ground 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, 3 no. community/cultural units and a crèche. 

The primary site access 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. 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 centrally landscaped public realm and an 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 
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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. 

 

Image: Aerial view of site with proposed demolition of existing buildings shown. 

Referenced Documents 
The following documents were reviewed while preparing this report.  

Dublin City Council Development Plan 2022-2028 

Guidelines for the waste audits before demolition and renovation works of buildings by 
European Council 

Best Practise Guideline for the preparation of resource and waste management plans for 
construction and demolition projects.  
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Bluebell Community and Social Housing Context 
Bluebell, Dublin 12 (An Cloigín Gorm), it is a small suburb, situated southwest of Dublin 
city centre. It borders the Grand Canal and Inchicore to the north, Walkinstown to the 
south, Drimnagh to the east, and Kylemore to the west. Bluebell is currently home to over 
2,200 people. 

There are six Dublin City Council complexes, home to over 740 people.  

These existing complexes include: 

• Bernard Curtis House (120 Homes) (1958) 

• La Touche Court (Senior Citizens) (44 homes) (1960), 

• Bluebell Road Maisonettes (36 homes) (1953) 

• Huband Road Maisonettes (40 homes)(1953) 

Grand Canal Apartments and Bernard Curtis Court (Senior Citizens) were completed in 
in 2015 and 2016 respectively. 

 

Image: Bluebell Social Housing Locations 
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DCC Housing Needs 
The former Irish Water site came back into DCC ownership in July of 2019. The Bluebell 
Waterways proposal is a phased redevelopment of the former Irish Water site and the 
Bluebell Road maisonettes (2.9Ha). These works aim to initiate the regeneration of the 
area. Dublin City Council has been working in partnership with the Bluebell Community 
Council and the Land Development Agency with the aim of working together to fulfil their 
vision of the future of this community. 

The Bluebell Waterways site has been ear-marked for development by DCC to assist in 
meeting the housing need in the city. The 36 no. Bluebell Road Maisonettes form the 
southeast boundary of the site. The demolition of these existing maisonettes is proposed 
for the second phase of development and will provide opportunity for the delivery of 150 
no. new social homes and 233 cost rental homes. This will maximise the potential 
development on the site. The provision of additional social homes on the site will provide 
opportunity for a number of residents from the Maisonettes, La Touche Court and 
Bernard Curtis to be relocated, which will allow possibility for the wider vision in Bluebell 
to be realised.   

The HOUSING ALLOCATIONS QUARTERLY REPORT APRIL 2024 – reported that 
there are currently 1432 no. people on the Housing Waiting List for Area J where Bluebell 
is located.  

   

Table 1 – Housing Waiting List, Housing allocations quarterly report, April 2024. 
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Table 2 – Housing Waiting List, Housing allocations quarterly report, April 2024. 

The proposed strategy for the site aims to deliver increased and better-quality 
accommodation and will augment the existing social housing provision for the area with 
additional high quality energy efficient homes.  
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Site Context   
The site is bordered to the north by the Grand Canal and Inchicore, the buildings to the 
north are one and two storey industrial buildings. Walkinstown is located to the south and 
Kylemore to the west, the buildings are generally one and two storey residential buildings. 
The immediate surrounding residential is predominantly 2 storey. Our Lady of the 
Wayside National School is also located to the southwest and comprises one story 
buildings. To the east of the site is the 3 storey Bluebell Community Centre and 4 storey 
apartment building. The suburb of Drimnagh, primarily residential buildings, extends 
further to the east. The site is located within a 5-minute walk to the Naas Road/Kylemore 
Junction, LUAS Redline, and future proposed radial and orbital bus routes.  

 

 

 

Image: Site Location Plan 
 
1-Maisonettes 
2-Filter Beds  
3-Bungalow 
4- Allotments 
5-Power Lines 
6- The 5th Lock 

7- The Grand Canal 
8- Bluebell Community Center 
9- Bernard Curtis Park 
10- Bluebell Park & Playground 
11- Inchicore 220Kv Station 
12- Bluebell Road 

13- Our Lady of the Wayside 
National School 
14- La Touche Road 
15- Bluebell Avenue 
16- Bluebell Cemetery 
17- Boundary wall 
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Current Site Condition and Existing Buildings 
The site at Bluebell comprises 36 two-bedroom maisonettes with associated private 
amenity spaces, as well as a community-use bungalow and a shed, all of which are 
proposed to be demolished and redeveloped as part of the development proposal. 
The residents of the maisonettes are to be rehomed into the proposed units of the new 
development. This will be facilitated by phasing and sequencing the construction and 
demolition. The community use space provided by the bungalow will be reallocated within 
the 651m² of community space provided in the new development.  

 

 

Image: Existing Maisonettes 
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Image: Existing Bungalow 

The western part of the site currently comprises of the community allotments, which are 
planned for redevelopment as part of the new proposal. These allotments have provided 
local residents with space for growing produce, fostering a sense of community, and 
promoting sustainable, local food production. 

 
Image: Community Allotments 
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The northern portion of the site comprises of the obsolete filter beds. Four tanks were 
originally constructed from random rubble walls and granite kerb stones. They are 
overgrown and in a state of disrepair.  

A 2m high retaining wall is located on the northern boundary with the canal. For structural 
reasons, this wall is proposed to be deconstructed and rebuilt to current structural 
standards and building regulations reusing the original material from the wall. The height 
of the proposed wall will be lower and will include metal railings to allow passive 
surveillance and visibility between Grand Canal Way and the site.  

The Fifth Lock is located beyond the northern boundary, was erected in 1770 from ashlar 
limestone and timber for the gates. To the eastern side of the lock a footbridge has been 
installed. 

 

Image: Obsolete Filter beds and Fifth Lock 
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Image: Existing retaining boundary wall at northern boundary 

Along the western side of the site, there are underground cables and overhead 
high voltage cables supported by pylons. A minimum 15-meter wayleave is 
required, prohibiting any built development in this area.  

 

Image: Existing high voltage pilons crossing the site  
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Site redevelopment Options 

Option to Retain Existing Buildings 
The option to retain the existing maisonettes was explored. In keeping the maisonettes, 
the developable area is reduced. A smaller developable area, the site and access 
constraints and the proximity of the 2 storey maisonettes results in a different planning 
response. The scale, mass and height of the development on the remainder of the site is 
reduced, yielding fewer units comparably, with c. 285 units resulting.  

The density of the existing site is 13 units/Ha.  

The density of the site depicted within the redline is 98 units/Ha, i.e. retention of existing 
and new development.  

Road access to the site in this configuration is limited to the existing single lane routes 
between the maisonettes, (the road shown on the western side of the site is temporary 
to facilitate construction). With the increased numbers of pedestrians and cycle and 
vehicular traffic proposed and the requirement for fire tender and emergency vehicle 
access, the existing road layouts, footpaths and resultant junctions would be 
unsatisfactory, making this option unrealistic and unviable.  

 

 

Image: Diagram showing unit yield and building heights for Option to retain Existing 
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Retain and retrofit 
The existing maisonettes were built in 1953. During their life span they have had minimal 
modification and upgrades. The BER information for the existing maisonettes is not 
available, but is expected to be poor, as was standard for that era of building, e.g. F to G, 
and as such in their current state are unsuitable and do not meet current energy 
performance targets for dwellings.  

The buildings have reached end of life and are not fit for purpose without significant deep 
retrofitting and upgrades. Due to their age, material degradation and wear and tear, 
significant internal and external retrofitting works would be required to bring the 
maisonettes up to current living and energy performance standards.  

The potential issues associated with retaining these buildings include: 

• Fabric performance – All building elements, due to the age of construction, would 
not perform as well as modern buildings. These elements would require a high level 
of remedial works in order to be brought up to current standards; 

• Damp issues – There is a high risk of moisture build up particularly in window 
reveals, floor elements and in corners; 

• Condensation risk – Primarily a risk throughout lower floor areas with elements in 
direct contact with external ground; 

• Draughts – Poor airtightness. The age of the buildings, building settlement, cracks, 
build issues, and glazing system may all contribute to air tightness issues; 

• Insulation continuation – Due to the age of the existing building, insulation 
continuation is likely to be an issue. The levels of insulation present, when 
compared to modern construction practices will be inferior and will also have 
significantly degraded over time; 

• Thermal bridging – As above, the standard of construction differs greatly from 
modern building techniques. Outdated details used during construction/design will 
hinder the thermal performance of the buildings currently and in any future 
retrofits; 

• Extensive waterproofing and other remedial works will be required to ground floor 
(lower ground) areas; 

• Cracks, gaps and moisture ingress possible on site will lead to problems with 
leakage paths. 

These buildings are not recorded in the list of Protected Structures, in addition there are 
no features of architectural significance noted.  

Energy performance and costs 
Space & water heating –  
The space heating and hot water systems would need to be fully stripped out and 
replaced along with full electrical re-wiring.  In addition, the existing buildings would not be 
compatible with proposed heating system, a district heating system, which is modern, 
more efficient and ties in with the wider DDC current development plan. 
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Façade Performance -  
Based on the age of the existing buildings, the performance of the façade would not 
compare to a new building in terms of energy efficiency and thermal comfort.  

The existing buildings were constructed in 1953 with minimal improvements to the 
building envelope since.  The external façade comprises of a standard masonry 
construction. The glazed units are considered to be old and potentially a significant 
source of heat loss contributing greatly to infiltration gains in wintertime due to poor 
sealing around windows and deterioration of the glazed unit over time. The external walls 
area assumed to contain minimal insulation thus leading to further infiltration and thermal 
bridging, with resultant increases in heat losses during winter and localised areas of 
draughts. This would have a significant negative impact on energy efficiency and resultant 
energy bills, but also poor thermal comfort for the future occupants. 

To upgrade the existing building to current building regulation standards, the building 
envelope would need to incorporate additional insulation within the façade, roof and floor 
to improve internal conditions. All glazing units would need to be completely replaced with 
correct sealing and thermal separation to all contacting structures.  

Maintenance costs and energy costs on building stock of this age and quality, even after a 
deep retrofit is more than that of comparable new buildings.   

Daylight/Sunlight Considerations - 
A number of additional glazing units and therefore opes would be required to meet 
daylighting needs of the maisonettes, adding additional areas of demolition that would be 
required to meet the daylight requirements. If the buildings proposed for demolition were 
to be retained and repurposed for residential use, the limited glazing area restricts 
sunlight penetration into the apartments. Furthermore, limited daylight increases the 
requirement to artificially illuminate the space which results in higher energy 
consumption.  

Limited Accessibility - 
The design of the maisonettes does not provide universal access. Units are single level 
and approximately 51m² and are not in compliance with the building regulations for 
accessibility, nor do they meet the size requirements as set out in the Sustainable Urban 
Housing Design Standards for New Apartments Guidelines 2022. Units are double 
stacked.  Units at the upper level are accessed by internal stairs and are not suitable for 
all tenants, especially those with impaired mobility. 50% of existing units are not 
accessible.  
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Image: Existing maisonette Layout – Ground Floor 

Option to demolish and redesign 
The diagram below, reflects the proposed scheme and shows that removal of the existing 
buildings and redevelopment of the site allows for increased number of units to be 
provided (c. 383 no.), as well as provide improved resident and community facilities, 
improved accessibility, connectivity and mobility for the site and neighbourhood.  

The density of the existing site is 13 units/Ha.  

The proposed density of the site depicted within the red line is 132 units/Ha.  

The key to unlocking the full potential of this well situated, under-utilised and vacant site 
lies in the demolition of the existing buildings. Henry J Lyons, the client and the design 
team are aware that from a sustainability point of view the starting point shall always be 
to reuse and repurpose existing buildings rather than to seek to demolish them, however 
there are several overriding strategic, planning policy and sustainability objectives which 
must be considered; the conclusion being that overall, the sustainable benefits, increased 
density and efficiencies gained by demolition outweigh the benefits of retaining and 
retrofitting the existing buildings.  

The following section of this report outlines the primary considerations and rationale for 
the site development and reasons for demolition of existing structures on the site, as well 
as outlines the strategies to mitigate the associated carbon emissions.  
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Image: Diagram showing unit yield and building heights for demolish and redesign.  

Rational for the Demolition Works 

Strategic 
Improved development opportunity  
The existing maisonettes and ‘bungalow’ are located adjacent to a vacant brown-field site 
containing the now obsolete filter beds. The vacant site is “land-locked” and has 
significant design challenges, including limited road access and major ESB infrastructure 
and associated easements limiting development potential and the developable area. The 
demolition of the existing buildings unlocks access to wider lands for development with 
improved opportunities for amenity enhancement, sustainable mobility, and increased 
housing density. A larger developable area within 10km of the city centre coupled with the 
principles outlined in the DDC Development Plan and in the Sustainable Residential 
Development and Compact Settlements results in opportunities for increased density 
and reduced carbon emissions overall. Better use of available land within built up areas 
close to public transport and the city centre is a key principle in transitioning to a low 
carbon city.  

The demolition of the maisonettes which provides 36 dwellings facilitates the 
construction of 134 no. apartment units. Bringing the total numbers of units to 383no. 
units within the overall masterplan. 
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1. Western Boundary Constraints - overhead high voltage cables supported by pylon. 

2. Eastern Boundary Constraints – Luas extension zone 

3. Phasing Limitations – Existing maisonettes 

4. Bungalow Relocation 

Image: Existing site plan showing redevelopment constraints 

 

Improved Land Use 
The portion of the site on which the existing maisonettes and bungalow are located 
measures 0.83 Ha. There are 36 dwellings, a community bungalow of 94m² and a 
community use shed of 111m² and associated communal and private open space.  

It is proposed to develop 134 no. apartment units, 268m² community space along the 
south and south-east of the development site, and to provide a land reservation for a 
future LUAS track to the east of the site. The demolition also facilitates the development 
of the adjacent vacant brownfield site, comprising 249 dwellings, 383m² community and 
cultural space and a 289m² creche. The landscape around proposed buildings will include 
green areas, bicycle storage, play spaces, outdoor fitness areas, sustainable drainage 
systems and community allotments.   
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The proposed development delivers a significantly higher density of sustainably designed 
dwellings and improved land uses across the overall site, contributing to an area wide 
enhanced residential amenity.  

Provides improved dwellings with greater variety and Universal Design Homes 
The existing maisonettes are double stacked and are all similar size, 2 bedroom units 
measuring approximately 51m². The upper-level units do not have wheelchair access and 
are not served by lifts.  

The proposed new development includes a diverse mix of studios, 1, 2 and 3 bedroom 
units, varying in size from 39m² to 103m². 25% of the proposed new homes are Universal 
Design Homes, specifically designed for users with reduced mobility.  

This broad offer of dwelling types greatly exceeds the existing variation and will satisfy 
the needs of a broader group of people and families.  

Provides increased community amenities 
The existing buildings include a 94m² ‘bungalow’ and 111m² shed which is used by the 
community as well as outdoor community allotments. The proposed development 
includes 3 separate spaces for community and cultural uses totalling 651m2.  

As part of the proposed development, the allotments will be relocated and redesigned, 
ensuring that the benefits they provide—such as access to green spaces, gardening 
opportunities, and local food growing—are preserved.  The proposal offers an opportunity 
to modernise and improve the allotment facilities, integrating them into the wider site 
design and enhancing their contribution to the community’s well-being and environmental 
sustainability. 

The public open space incorporates an array of hard and soft landscaped spaces with 
planting and street furniture. The landscape is integrated with bicycle parking, outdoor 
play and fitness facilities, all of which will become a significant resource to the residents 
and the local community.  

Improved connectivity - access to the canal and cycleways 
The demolition of the existing buildings facilitates improved pedestrian and cyclist 
connections to be made across the site. Previously there was no access across the site 
from Bluebell Road or Bluebell Avenue to the Canal. The proposed connections will 
enhance the accessibility for people and cyclists to the growing network of pedestrian 
and cycle infrastructure across the city. These new routes through the site will not be 
controlled and the wider neighbourhood will also benefit from these access routes to the 
canal. Promoting cycling, walking and use of public transport further reduces carbon 
emissions. 

Improved universal design access within buildings and landscape 
All proposed buildings, roads and landscape are designed to be accessible by all, thereby 
enhancing inclusivity and diversity. This is an improvement over the existing buildings and 
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street conditions which due to age since they were developed do not incorporate these 
features and requirements. 

Improved passive surveillance 
There is an improved sense of security for the site and its surrounds as passive 
surveillance from the proposed apartments across the public spaces and extending 
outwards from the site is enhanced. Public lighting for the scheme will be compliant with 
the building regulation and standards and will ensure public spaces, escape routes and 
circulation routes are adequately lit. Passive surveillance and well-lit public spaces are a 
deterrent to antisocial behaviour. 

Planning 
National Policy to increase Density 
The environmental and sustainability benefits of increasing densities is now a well-
accepted principle in urban development. The publication of the Sustainable 
Development and Compact Settlements Guidelines for Planning Authorities, “expand on 
the higher-level policies of the National Planning Framework (NPF) in relation to the 
creation of settlements that are compact, attractive, liveable and well designed. There is 
a focus on the renewal of settlements and on the interaction between residential density, 
housing standards and placemaking to support the sustainable and compact growth of 
settlements.”1 

The DCC Development plan 2022-2028, Section 4.5.3 states that, “the NPF recognises 
that there is a need to increase densities on underutilised lands within core urban areas in 
order to promote consolidation and compact growth, prevent further sprawl and address 
the challenges of climate change. It is a requirement under the NPF that at least half of 
all future housing and employment growth in Dublin be located within and close to the 
existing ‘built up’ area of the city, specifically within the canals and the M50 ring. The 
RSES and Dublin MASP also promotes greater densification and more intensive forms of 
development particularly on infill, brownfield and underutilised lands along key strategic 
public transport corridors. It is recognised at a national and regional policy level, that land-
use and transport are critical inter-linked policy tools that need to work together to 
better realise economic success, environmental protection and quality of life. 

The objective is to provide opportunities for increased density in a sustainable manner 
whilst ensuring the highest standards of design as well as the protection of existing 
amenities and the natural and historical assets of the city. There will be continued 
consolidation of the city to optimise the efficient use of urban land. Higher densities will 
be promoted in the city centre, within KUVs, certain SDRAs and within the catchment of 
high capacity public transport. The goal is to provide for a compact city with attractive 
mixed-use neighbourhoods, a variety of housing types and tenure, adequate social and 

 
1 Minister’s Forward to Sustainable and Compact Settlements, Mr. Darragh O’Brien T.D. Minister for Housing, 
Local Government and Heritage. 
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community infrastructure and adaptable housing, where people of all ages will choose to 
live as a matter of choice.” 

The demolition of the existing buildings to facilitate the construction of the proposed 
development is a key example contributing to the achievement of policies SC10 and SC11 
of the DCC Development Plan 2022-2028.  The proposed development and the 
densification of the site is in line with DCC planning objectives and policies.  
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Embodied Carbon 
A pre-demolition material survey and a preliminary circular economy plan has been 
prepared for the project. The demolition process analysed in the named report states 
that a total of approximately 4,250,000 (kgCO2e) carbon emissions is associated with 
the demolition of the existing buildings and structures.  

 

Table 3. Breakdown of demolition waste with carbon emissions. 

Using the data above and data from the whole life carbon assessment for the proposed 
buildings, two options relating to both embodied carbon and operational carbon 
performance have been assessed.   

Embodied Carbon Assessment: 
As the maisonette units are existing, the design team have assumed that a deep retrofit 
of the maisonettes’ envelope is carried out and the thermal performance of the units is 
brought up in line with modern building practices in order to get some predicted results to 
compare with the proposed development.  

 The results below were estimated using Carbon Designer 3D for the existing (but 
upgraded to Part L performance) and the proposed Bluebell apartment scheme - for a 
calculation period of 50 years. 
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Image. Carbon assessment comparison for upgraded maisonettes and proposed Bluebell 
Waterways Development per m²  

Operational Carbon Analysis Results: 
We have assessed the maisonettes for operational carbon performance and worked 
these values back to an average over the 50 year assessment period – This allows a 
kgCO2e/m² value to be obtained for both the existing and proposed scenarios. 

Results: 
Maisonette – ‘Do nothing’ approach: 6,364.65 kgCO2e/m² over 50 year 

assessment period 

Maisonette – Upgraded to Part L façade 
spec: 

4,436.66 kgCO2e/m² over 50 year 
assessment period 

Replacing maisonettes with proposed 
development: 

678.50 kgCO2e/m² over 50 year 
assessment period. 
 

Total Values (Embodied + Operational Carbon): 
As a result, the total carbon for the scenarios are as follows: 

Maisonette – ‘Do nothing’ approach: 6,528.65 kgCO2e/m2 over 50 year 
assessment period 

Maisonette – Upgraded to Part L façade 
spec: 

5,182.66 kgCO2e/m2 over 50 year 
assessment period 

Replacing maisonettes with proposed 
development: 

1,224.5 kgCO2e/m2 over 50 year 
assessment period 
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List of assumptions made for calculations: 
• Existing scenario utilised default façade performance for 1960’s age façade; 
• Gas boilers for space heating & DHW throughout; 
• Natural ventilation throughout; 
• No controls of system upgrades; 
• Unregulated loads accounting for +25% of initial regulated load findings; 
• Proposed development as per current design intent; 
• Assessment period of 50 years assumed in all instances. 

Embodies Carbon Analysis Conclusion: 
The results show that over the lifetime of the buildings (50 year assessment period) the 
proposed development (per m2) will perform considerably better than the existing 
buildings, (retrofitted or not), in relation to their total carbon emissions per sqm.  

Saying this however, the client and the design team are aware that there is increased 
embodied carbon associated with the demolition of the existing buildings and subsequent 
replacement of new buildings, where demolition is necessary there are opportunities to 
mitigate the impact.  

The project team have put considerable effort in to consider ways that the overall carbon 
footprint of the development could be reduced.   

Embodied Carbon Mitigation Measures 
This section of the report lists the embodied carbon mitigation strategy for the project.  

Demolition Phase – Construction Programme 
Incorporating a circular economy plan into the demolition process is of significant 
importance in reducing the carbon footprint of the project. The circular economy 
approach emphasises minimising waste and maximising the reuse and recycling of 
materials.  

The highest carbon savings can be achieved by the reuse of existing materials. As there 
will be demolition occurring on site, the measures and data from the pre-demolition 
material survey and a preliminary circular economy plan will inform client, design team 
and contractor of the project targets for materials to be re-used, recycled or recovered 
within the development.    

The design team shall ensure that there is sufficient time allocation in the overall 
construction programme to sufficiently allow for the demolition of buildings such that 
proper reuse and recycling of materials is possible. Careful consideration of any planned 
demolition works can significantly reduce the volume of residual material to be managed.  
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Recycling and Re-use Targets 
Inclusion of sorting and recycling requirements in the contract documents and allowing 
sufficient time in the program, will allow the contractors to sort and segregate materials 
such masonry, timber, glass and metals for recycling and stock piling of materials on site 
for reuse.  

Material Reuse On-site  
The client and design team shall ensure where possible that materials from the 
demolition will be reused on site. The following opportunities have been identified:  

• Crushed concrete and brick can be reused as aggregate and infill in the new 
construction.  

• 5300m³ of excavated material is proposed to be retained on site and reused in cut 
and fill across the site.  

• Stone will be recovered from the deconstruction of the northern site boundary 
wall and the walls of the obsolete filter beds, retained on site for reuse within the 
landscape, boundary walls and planting.   

Material Reuse Off-site 
There is also opportunity to recover materials suitable for salvage yards, for example 
slates, bricks, rainwater good and decorative features like fire surrounds.  

 A “Resource & waste management plan for a proposed residential development” has 
been prepared by AWN which highlights specific measures put in place in order to ensure 
suitable materials are reused and/or recycled 

Whole Life Carbon Assessment (WLCA) 
As part of the project HPI targets and to align with new EU legislation - the Energy 
Performance of Buildings Directive (EPBD), a whole life carbon assessment will be 
undertaken for this project. The information that feeds into and that is output from 
undertaking the WLCA during the design process helps the client and the design team to 
make more informed choices about construction methodology and material choices, the 
overall outcome being lower carbon emissions for the project.  

The design team and client will be focusing on two strategies for reducing embodied 
carbon: 

1. To avoid upfront carbon by designing for circularity  

2. To reduce upfront carbon by designing with low carbon materials.  

Material Selection 
Further carbon savings will be achieved by specifying locally produced materials or 
recycled content materials where possible. Sourcing materials such as concrete and steel 
locally will have a significant impact in relation to reducing embodied carbon associated 
with transportation, in addition the GGBS of concrete will be maximised where possible. 
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Where possible, materials holding compliant Environmental Product Declarations 
(EPDs) will be prioritised. An EPD is a standardised document informing about a 
product’s potential environmental and human health impact. The EPD is produced on the 
basis of Life Cycle Assessment (LCA) calculations and provides a quantitative basis for 
comparison of products and services. It is provided by the product manufacturer and 
must be verified by an independent expert.  

There is a range of materials available on the market that have a high recycled content. 
Those materials will be favoured over materials and product with no recycled content, 
providing that they meet all other project requirements (durability, VOC emissions, fire 
resistance, etc).  It is also our intention to specify materials that can be recycled at their 
end of life rather than being sent to a landfill.  

Operational Energy and Operational Carbon reduction measures 
Energy conservation will be optimised in the new buildings through implementation of the 
Energy Hierarchy Plan. The key steps in the Energy Hierarchy Plan are outlined as 
follows:  

1. The key philosophy of this plan is to first reduce energy demand by improving the 
building’s thermal envelope, increasing air tightness, improving thermal 
transmittance and applying passive design techniques.  

2. The second step is to utilise energy in the most efficient way through the selection 
and installation of energy efficient plant and equipment.   

3. The final step is to introduce energy from renewable sources. 

The proposed development will achieve compliance with Part L 2022 (NZEB) criteria for 
residential elements. As part of the development’s efforts to further reduce energy 
consumption, the project is targeting a minimum A3 BER (Building Energy Rating) result 
for each residential unit. Extensive design work has been carried out to develop a 
balanced approach to achieve these onerous targets, with a number of sustainable 
features being incorporated into the design from the early design stages which are 
summarised in Table 4 and 5 below; 

Energy Performance Targets 

Standard / Rating Mandatory Target 

Part L Residential Yes 2022 (NZEB) 
Part L Non-residential Yes 2022 (NZEB) 
BER Residential Yes A3 Minimum 
BER Non-residential Yes A3 Minimum 

Table 4: Energy Performance Targets 
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 Façade Performance 
Details  

 
OCSC Proposed 

Design 
Air Tightness (m³/hr/m²) 3 
Thermal Bridging (W/m²K) 0.08 
Wall U-value 0.18 
Window U-value 1.4 

Table 5. Facade Performance Comparison 

Space Heating for the proposed development is achieved by:  

• Electric Panel Heaters  

• Centralised Community Heating via Centralised Air Source Heat Pump 

Domestic Hot Water for the proposed development is achieved by: 

• Community Heating via Centralised Air Source Heat Pump 

Ventilation for the proposed development is achieved by:  

• Natural ventilation where possible, and/or  

• Mechanical Ventilation and Heat Recovery (MVHR)  

Variable Speed Drives (VSDs): Variable speed drive motors are to be fitted to all fans and 
pumps servicing all HVAC systems. Standard fans and pumps operate at a constant 
speed to meet maximum demand even though only half the building may be occupied. 
VSDs have the ability to ramp up or down depending on the load requirements, making 
this the most efficient auxiliary system to install. 

Renewable energy Technology  
The proposed development will implement centralised air source heat pumps, supplying 
hot water to the development and photovoltaics on the roof to ensure the day to day 
running of the energy systems are optimised to further enhance energy savings and 
related energy cost.  

In summary, the efficient and renewable energy systems proposed above combined with 
high performance building envelope will achieve an improved level of operational carbon 
over the lifetime of the buildings than performance of the existing buildings.  

HPI Targets 
Home Performance Index Certification is Ireland’s national certification for new homes. 
Similar to certification for commercial development like LEED and BREEAM, except that 
it is specifically designed for residential development and aligns to Irish building 
regulations, EU CEN standards and international WELL certification for communities. 
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The Home Performance index guides design teams to consider standards and criteria to 
produce great quality homes, healthy and comfortable, with efficient use of resources, 
minimising waste and harm to the environment. 

This project is targeting HPI Silver standard.  

 

Summary 
In considering the overall development proposal for the site and taking into consideration: 

• the excellent location of the overall site, 
• availability of existing site services in the vicinity,  
• proximity to public transport to the development, 
• availability of local community infrastructure, 
• the landlocked nature of the lands in the north of the site, 
• the condition and age of the existing maisonettes, 
• the embodied carbon ‘cost’ of refurbishing and upgrading the maisonettes, 
• the lack of accessibility to the 50% of the existing maisonettes, 
• the increased residential density proposed across the lands, 
• the increase in Universal Design homes in the new development, 
• the increased access to the canal for the local community, and 
• the increase in community facilities available to the community,  

the applicant has identified that the demolition works are necessary and justified to 
provide a significantly greater number of sustainable dwellings, on and accessible city site, 
with a greater diversity of homes.  
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