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1. Introduction
This report is prepared by De rm o t F G eo gh e ga n A rch it e ct s to accompany the
part 8 planning application to Waterford City & County Council for a Traveller group
housing development of a total of 5no houses, comprising 2no. two-bedroom houses,
2no one-bedroom houses and 1no. four-bedroom house located at Green Road,
Ballybeg, Waterford City and forms part of the group of drawings and documents to
be submitted to the Local Authority.
This report is an Architectural Design Statement prepared by De rm ot F
G e o gh e ga n A rch ite ct s to provide a background to the design process and the
intent of the Architectural design team in their design of this new housing community.
The document proceeds with the site context followed by a description and analysis
of the proposed development. The document concludes with further sections on
overall design, landscape and energy efficiency.
The design team have adhered closely to all relevant legislation and guidance
documentation, including the following publications:
- Quality Housing for Sustainable Communities -Department of Environment Heritage
and Local Government
- Urban Design Manual -Department of Environment Heritage and Local Government
- A best Practice Guide -Department of Environment Heritage and Local Government
- Sustainable Urban Housing -Department of Environment Heritage and Local
Government
- Guidelines for Group Housing for Travellers-Department of Environment Heritage
and Local Government
- Guidelines for Planning Authorities -Department of Environment Heritage and Local
Government
- Design Manual for Urban Roads and Streets (DMURS)
- Waterford City & County Development Plan 2013 – 2019
- Waterford City & County Development Management Standards Variation No 1
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2. Site Location and Description
The site is ideally located just outside the city centre, within a comfortable walking
distance of local services and shops. The site is elevated and varies between two and
four meters in a graduated sloped topography.
Stretching north west along Green Road with an area of 4775.3m2 the site sits within
a boundary of 3.5997 hectares, bounded by Ballybeg Drive to the North west and the
outer Ring Road the R710 to the south.
Potential residents would be able to avail of the local services in Waterford, and
become part of a well-established community.

Site Location Map
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Ballybeg Drive
L1518

Site Location –
Green Road

Outer Ring
Road R710

Aerial Photo of Site

3. Existing Development
The site is currently a greenfield site, the site has been subject to illegal dumping
and livestock grazing in recent years.
The site is zoned ‘Industrial’ under the Waterford City Development Plan 2013-2019

Page | 4

Planning Report – Green Road Ballybeg Waterford

View of site
from Green
Road

View of site
towards
Clonard Park

View of Exiting
House adjacent
to site
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4. Proposed Development
4.1

Project Overview

The proposed development concerns a site at Green Road, Ballybeg Waterford.
DFG Architects have prepared a developed proposal for the site, in collaboration with
Waterford City & County Council.
The proposed development will comprise 2no. one-bedroom houses, 2no. twobedroom houses and 1no. four-bedroom house. All houses will be single-storey. It is
intended that these units will provide much needed accommodation for these specific
groups, allowing residents to live securely within the community.
Each house is provided with private open space, in the form of front and a rear garden.

4.2

Proposed site layout/ design approach

The design objectives that have informed the design process of the layout were
influenced by a creation of a high-quality living environment for residents and
enhancement of the social, environmental and visual quality of the area as a whole.
The design and layout were proposed to discourage antisocial behavior, particularly
by ensuring that all houses entry, exits, central open space, and public areas are
overlooked by dwellings.
The design utilises energy efficiency by adapting the design to optimism daylighting
solar gain, orientation and typography, and retention of existing site features wherever
possible.
Accessibility for all users has been incorporated into the design to adapt to all age
groups and accessibility.
The choice of materials has been designed for performance and use to provide lifetime
durability and low maintenance requirements.
Clear definition of public and private spaces was an important feature in the design
with changes of surface texture, boundary and landscape treatments. This was
incorporated into the design to encourage a sense of ownership.
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4.3

Sustainability

Nearly Zero Energy Dwellings (NZEB) will apply to all new buildings occupied after the
31st of December 2020. The dwellings at Green Road are designed to a high standard,
providing comfortable, affordable, energy efficient housing that will comply with Part L
(Conservation of Fuel and Energy-Dwellings 2019).
The primary energy consumption and CO2 emissions for the proposed dwellings will
be calculated using DEAP software. The EPC will be no greater than the Maximum
Permitted Energy Performance Coefficient (MPEPC) of 0.35. A Renewable Energy
Ratio (RER) of 0.2 will representing 20 % of the primary energy from renewable energy
technologies within the dwellings.
An air pressure test will be carried out on all dwellings with a measured air change
performance level of 5 m3 /(h.m2 ) air permeability with a Building Energy rating of A2
or better.

Green Road, Ballybeg, Waterford. Site Layout
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4.4

Open Space and Landscaping

There is .25 acres of open space has been included within the proposed scheme. This
equates to 23% of the overall site area. This exceeds the requirement of at least 15%
set out in Waterford City & County Council Development Plan.
Low maintenance planting and grass lawn is proposed for this area. It is intended that
this will be a safe, appealing place to be enjoyed by all residents of the scheme.
Each dwelling is designed with the recommended private space of over 120m2 for
semi-detached dwellings and 150m2 for detached. The entrance to the site has been
designed with planting entrance wall and low maintenance gravel areas are proposed
for these areas to create a threshold between public and private domains.
The entrance to the estate is controlled to provide a satisfactory level of safety and
security for the residents. The proposed design incorporates a single entry/exit
circulation with a proposed speed ramp to discouraging anti-social behaviour,
vandalism and crime.
There is a clear definition of public and private spaces by changes in the uses of
surface texture, boundary and landscape treatments.

4.5

Refuse

Refuse enclosure to consist of 1.1m metal railings and gate on concrete plinth

4.6

Drainage

Full details of the proposed drainage proposals are detailed in the site drainage layout
prepared by Frank Fox & Associates Engineering.
4.7 Access/Parking and Cycle Parking
Waterford City & County Council Development Plan sets out a requirement of 2
parking spaces per conventional dwelling and within multi-unit applications, 1 visitor
car space per 4 dwellings. The proposed development has been designed to include
2 hard standing (parking space of 2.5 m x 5 m); car parking spaces to the front and
side of each dwelling, meeting the above requirement.
Bicycle parking can be provided in rear gardens of each house
Adequate access for fire, ambulance and other emergency services, as well as for
refuse collection and other service and delivery vehicles has been provided.
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4.8

Waste Management Facilities

Residents will avail of local bin services.

5.0 Planning History
The site is currently in the ownership of Waterford City & County Council. There is
currently no valid planning permission has been granted on the subject site.
The adjacent site was granted Part 8 Development for a single dwelling on the
adjacent to green road with and access from green road
Reference: P8 05/05 & P809/03

6.0 Local Planning Policy Context
Waterford City & County Development Plan 2013-2019
Waterford County Development Plan 2011 – 2017
The subject site is located within the administrative area of Waterford City & County.
It is zoned as ‘Industrial’.
The Waterford City & County Development Plan 2013-2019 states that any new
developments shall comply with the relevant standards identified in the Development
Management Standards Variation No1 applied to Waterford City & County
Development Plan 2013-2019 to comply with proper planning and sustainable
development of the entire planning authority area.
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Site shown zoned as ‘Industrial’
Waterford City & County Development Plan 2013-2019

6.1

Development Standards

Waterford City & County Development Plan 2013-2019 set out a series of
development standards that all new developments must comply with. This new
proposed residential development takes all development standards set out in
the above documents into consideration, along with minimum standards set out
in DHPLG “Quality Housing for Sustainable Communities – Best Practice
Guidelines for Delivering Homes Sustaining Communities (2007)”.
Residential Design Guidelines
6.2

Plot Ratio
Waterford City & County Development Plan 2013-2019 sets out a proposed
density of 10 units per hectare for Waterford City & County area. The site
discussed in this application is 0.46 hectares. The proposed development of 5
dwelling within 3 no units exceeds the minimum densities set out in the above
document. The density level has been assessed and it is our opinion that it is
appropriate for this type of housing and the user groups for which it is intended.

6.3

Site Coverage
Waterford City & County Development Plan 2013-2019 states that the
maximum site coverage is 50% the total area foot print of the dwellings is
346.9m2, the site area is 4552.8m2, site coverage relating to this site is 13%.
The assessment is that the site coverage proposed is appropriate for this type
of housing and the user group for which it is intended.
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6.4

Public lighting
Public lighting shall conform to the guidelines outlined in the E.S.B. booklet
‘Public Lighting in Residential Estates’ and the standards set out in
‘Recommendations for Site Development Works for Housing Areas’, DoEHLG,
1998 & Waterford City& County Council Standards

6.5

Floor Areas
All units have floor areas in excess of the minimum standards set out in the
DHPLG guidelines.
Table 1. Outlines the floor area for each unit. It can be seen from this that all
units meet or exceed the development plan standards with regard to minimum
floor area, room sizes, storage requirements etc.

Table 1 -Schedule of Accommodation
House

Unit

Type

No. of
Bedrooms

No. of
Bed
Spaces

1

A

Semi
Detached

2

2

2

A

Semi
Detached

2

3

B

Semi
Detached

4

B

Semi
Detached

5

C

6.6

Detached

Gross
Floor

Aggregate
Bedroom
Area

Total
Storage

Area
74.53m2

Total
Living
Area
30.25m²

25.30m²

4.77m2

2

74.53m2

30.25m²

25.30m²

4.77m2

1

1

47.75m²

23.00m²

10.80m²

2.00m2

1

1

47.75m²

23.00m²

10.80m²

2.0m2

4

4

110.35m²

40.00m²

41.12m²

6.00m2

Aspect, Natural Lighting, Ventilation and Sunlight Penetration
The proposed development has been designed so that all habitable rooms are
naturally ventilated and lit. All properties are dual-aspect.
Large windows have been incorporated in living areas to maximise natural light.
Where possible, bathrooms are to be naturally lit and ventilated.
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6.7

Facilities for Children
The units are intended for a mix of age groups. All houses have a rear and front
garden, which is overlooked from the kitchen/ dining sitting room area, making
it a safe, secure play area for children.
Play spaces for small children is provided close to the dwellings. The central
landscaped space is designed to benefit overlooking from all the house types
and could accommodate passive to active recreation.

6.8

Kitchen and Bathrooms
All kitchens are naturally lit & ventilated. Kitchens will be designed to comply
with minimum standards set out in DHPLG “Quality Housing for Sustainable
Communities – Best Practice Guidelines for Delivering Homes Sustaining
Communities (2007)”.

6.9

Acoustic Privacy
The houses are detailed to a high standard and fully in accordance with the
building regulations. The design and layout will promote appropriate levels of
acoustic privacy.

6.10 Entrance Halls
Minimum entrance hall dimensions have not been specified in either
Development Plan or in DHPLG “Quality Housing for Sustainable Communities
– Best Practice Guidelines for Delivering Homes Sustaining Communities
(2007)”.
As the houses may be occupied by persons of reduced mobility all entrance
halls are minimum of 1500mm wide, allowing a full standard wheelchair turning
circle. The Housing Quality Assessment in Appendix 1 indicates the area of the
entrance hall for each residential unit.
6.11

Layout Flexibility
Consideration has been given in designing the units so that layouts encourage
flexibility and adaptability. The houses have been given flexible living spaces
that can adapt to the changing needs of the tenants. Universal Design principles
have been applied such as allowing for soft points between the master bedroom
and the accessible wet room, allowing for quick adaptation should the resident
develop mobility issues.
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6.12 Housing Mix
The proposed development will be 100% social housing and is intended for
Traveller Accommodation, for people of mixed ages.
The proposal includes a range of dwelling types to create an interesting
aesthetic to the scheme.
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The Housing (Traveller Accommodation) Act 1998 Local Authority Traveller
Accommodation Programmes 2014-2018 requires each local authority to draw
up, adopt and implement 5 year rolling accommodation programmes to
accelerate the provision of accommodation for Travellers.
The programmes have been operating since 2000.These programmes set out
the targets for the accommodation needs under the Social Housing Needs
Assessment.

As such, the proposed development will provide much needed housing for the
travelling community within the Waterford City and County area.

6.13 Private and Communal Open Space
Waterford City & County Development Plan 2013-2019 outlines minimum
private open spaces as follows:
Detached Houses the provision is 120m2.
Private open space has been allocated to each unit.
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6.14

Storage
Waterford City & County Development Plan 2013-2019 and DHPLG “Quality
Housing for Sustainable Communities – Best Practice Guidelines for Delivering
Homes Sustaining Communities (2007)” outlines minimum storage standards
for houses. The standards applicable to this development are as follows:
•
•
•

1 Bed/2 Person House (1 storey):
2 Bed/3 Person House (1 storey):
4 Bed/7 Person House (1 storey)

2m2
4 m2
6m2

The proposed design incorporates storage space in compliance with these
standards
6.15

Drying Clothes
All houses have been provided with a rear garden area, which will be suitable
for external clothes drying.

6.16

Ceiling Heights
The Development plans nor the DHPLG “Quality Housing for Sustainable
Communities – Best Practice Guidelines for Delivering Homes Sustaining
Communities (2007)” set out a minimum ceiling height for houses.
A minimum ceiling height of 2.7 metres has been proposed throughout all
houses. Overly high ceilings have been avoided as adequate light penetration
will be provided and consideration has been given to the difficulty these can
pose for space heating.

7.

Compliance with Part V of the Planning & Development
Act, 2000
In relation to Part V of the Planning & Development Act, 2000, this development
is exempt from Part V. All residential units in this development will be made
available for Traveller social housing.
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8.

Conclusion
The proposed development will have a positive effect on the surrounding
community, seeking to develop new Traveller Accommodation that will
integrate into the local community.
The prospective Traveller Accommodation has been designed with adequate
space and appropriate services, with consideration for sustainability,
accessibility, security, safety, privacy and community interaction.
The proposed units will provide Traveller housing units for specific vulnerable
groups and families. The development will help to alleviate Traveller housing
waiting lists.
The development will complement the existing housing of the area.
The proposed development has been assessed against Development Plan
standards and is consistent with these standards.
In this context, it is submitted that the proposed development is entirely
consistent with the proper planning and sustainable development of the area.
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