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Introduction

General

This report, with the drawings listed in Appendix A, comprise the material for public display and
consultation for the proposed Town Council Ofyces, at Rosanna Road, Tipperary Town. We enclose the
submission drawings, in reduced format, in Section 3.0.0.

The site for the new ofyces is shared with proposed Decentralised Ofyces for the Department of Justice,
Equality and Law Reform. The development includes alterations to Rosanna and Carrownreddy Roads
and a new roundabout at the junction of these carriageways. The shared site is within the original and
former curtilage of the Mercy Convent on Rosanna Road, a protected structure.

This report and the accompanying drawings have been prepared by Coady Partnership Architects and
their consultants in compliance with Part 8 of the Planning and Development Regulations, 2001 and the
Planning and Development Acts 2000 - 2009.

Design Team
The design team includes:

Design Team Leaders, Masterplanners Coady Partnership Architects

& Architects Mount Pleasant Business Centre
Mount Pleasant Avenue
Ranelagh
Dublin 6
Tel: 01 497 6766
Fax: 01 497 0927
Email: admin@coady.ie
Contact: Tomas Sexton

Structural and Civil Engineers Tobin Consulting Engineers
Patrick J. Tobin & Co Ltd
Fairgreen House
Fairgreen Road

Galway

Tel: 091 565 211

Fax: 091 565 398

Email: brendan.mulligan@tobin.ie

Contact: Brendan Mulligan

ARCHITECTURE BUILDING CONSERVATION URBAN DESIGN 1
Mount Pleasant Business Centre, Mount Pleasant Avenue, Ranelagh, Dublin 6, Ireland. T: 01 497 6766. F: 01 497 0927. E: admin@coady.ie



Coady Partnership ARCHITECTS

Building Services Engineers Buro Happold
The Father Mathew Hall
Acoustic Engineers Church Street
Dublin 7
Security Tel: 01 871 6900
Fax: 01 678 6349
Sustainability and Alternative Email: edith.blennerhassett@burohappold.com
Technologies Consultants Contact: Edith Blennerhassett
Landscape Architects Mitchell & Associates
Tower 4

Fumbally Lane
Fumbally Court

Dublin 8

Tel: 01 454 5066

Fax: 01 454 5065

Email: celia.harris@mitchellassoc.net

Contact: Celia Harris

Access Auditors Coady Partnership Architects
Mount Pleasant Business Centre
Mount Pleasant Avenue
Ranelagh
Dublin 6
Tel: 01 497 6766
Fax: 01 497 0927
Email: admin@coady.ie
Contact: Tomas Sexton

Project Supervisor for Design Process Tobin Consulting Engineers
Patrick J. Tobin & Co Ltd
Fairgreen House
Fairgreen Road

Galway

Tel: 091 565 211

Fax: 091 565 398

Email: brendan.mulligan@tobin.ie

Contact: Brendan Mulligan

1.3.0 Land Ownership

1.3.1 The site for the Town Council and Department of Justice, Equality and Law Reform Ofyces is currently
owned by the Commissioners of Public Works in Ireland. The site for the Town Council Ofyces will
shortly be transferred to that local authority.
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2.0.0

Masterplan and Planning Proposal for Tipperary Town Council Ofyces

2.1.0 The Site
2.1.1 The site encloses 2.66 hectares, lies 600m from the centre of the town and is set between the Rosanna
2.1.2

and Carrownreddy Roads, on the fringe of the developed area of Tipperary Town. Figure 1.

The proposed addition of the Town Council Ofyces and the new ofyces for the Department of Justice,

Equality and Law Reform will clearly establish the town as a seat of national and local government.
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Fig.1 Site Context

Site & Boundaries

2.1.3 The site for the Tipperary Town and Environs Development Plan 2007 is zoned for ‘Industrial and
Employmentt use and is surrounded by proposed housing. Signiycant improvements to the adjoining
roads are objectives of the current Development Plan. Figures 1 and 2.
2.1.4

A 2m high stone wall encloses the Rosanna Road frontage: the western boundary is open, running

site. Figures 3 and 4.

across a paddock: the northern edge is enclosed by a hedgerow and occasional trees: the eastern
separated from the proposed site by blockwork walls. Two ESB lines cross the eastern sector of the

boundary is formed by a post and wire fence and a hedgerow; and the adjoining halting site is

Mount Pleasant Business Centre, Mount Pleasant Avenue, Ranelagh, Dublin 6, Ireland.
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Fig.2 Site Analysis

2.1.5

2.1.6

2.1.7

2.1.8

Fig.3 View of Rosanna Road: enclosing stone wall and large Beech tree
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Fig.4 Site looking west: farm buildings and coniferous trees screen convent

Topography

The site is topographically complex: from a high point, towards the centre, the land falls away in every
direction, most steeply to the east. On the west side the land rises again towards the boundary with
the remaining convent lands, forming a valley that slopes generally to the north west corner. This part
of the site is subject to pooding in winter and the land drains in the area are effective.

Vegetation and Tree Condition

The land is divided into separate yelds by hedgerows and by low blockwork walls. There are few trees
of signiycance but the Beech tree on the Rosanna Road boundary and that towards the centre of the
site are of good quality. There are two Ash trees included in the northern hedgerow. Grass covers the
site and the land is currently used for grazing. Figure 5.

Views and Aspect

The site provides long, northerly views to the countryside - these will be interrupted if the planning
permissions for housing on that side are fulylled. From the pat plateau covering the centre of the site
there are commanding views, over the town, to the Galtee Mountains in the distance. The views to the
west are blocked by the trees that enclose the garden to the Mercy Convent.

Access
Access is available to the site both from Rosanna and Carrownreddy Roads. The Tipperary Town and
Environs Development Plan 2007 requires a roundabout at the junction of these roads and proposes
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is planned for Carrownreddy. When operational, the centre will provide an opportunity for recycling
much of the unavoidable waste generated within the new ofyces.
The proposed scheme complies with these standards.

2.1.11 There is also speciyc mention of policies for the townis approach roads, including Rosanna Road:
= retention of trees and important vegetation

= retention of existing and construction of new stone walls to enclose the carriageways

Archaeology
2.1.12 A full archaeological investigation of the site has been carried out. This has been studied by the team

and we have consulted with Mr. Niall Gregory on its signiycance. Minutes of this consultation are

enclosed in Appendix B.

« the site is considered to have had transitory rather than permanent occupation in pre-history.

= these are relatively minor ynds in many places on the site. The spacing of the investigatory
trenching would have revealed the presence of major artefacts had these been present.

« the most signiycant artefact found is a fulacht yadh close to the western boundary. This would best
be resolved by recording its presence and leaving it undisturbed

« the aggregations of smaller ynds and pits will be resolved during the excavations for new structures
by excavating carefully and having an archaeologist on hand during the stripping of the site.

Fig.5 Main area of site looking north to open countryside 220 Protected Structures

L . . . The Mer nven
that the site is accessed from an improved Carrownreddy Road. Figure 1. The improvements to these e Mercy Convent

roads will be carried out by Tipperary Town Council prior to the opening of the proposed ofyces. A 2.2.1 The site lies within the original and former curtilage of the Mercy Convent and once formed part o
. . . . . h nvent farm. In recen r rt of the farm, he north t of the development site, was
Road Safety Audit and Trafyc Report are included in Appendix C. the convent fa ecent years a part of the fa to the north eas velop e, w
devoted to a halting site. Figure 6.

Development Plan Context

2.1.9 The site receives speciyc attention in the Development Plan 2007: ® J
= the proposed local government and administrative functions are compatible with the established
zoning - ‘Industrial and Employment’ ‘ |
HALTING sITE
= the site is noted as the location for the new Town Council and Decentralised Government Ofyces 3 L
= it is anticipated that buildings of architectural merit will occupy the site. ﬁ”‘
= Rosanna Road is seen as a link to the ‘Northern Link Road’ that runs east - west, to the north of the ' %
. Z FAcroey |
site ST oF opFiEs %
£
N
2.1.10 The Development Plan provides development standards which will underpin consideration of a planning 4 —
application: 4. \ -+
« car parking standards will require a minimum of 183 spaces u ' T
= pedestrian and cycle prioritisation will be applied to road junctions T j»—'—-—t

= storm water retention, SUDS and ground water protection will be required
« development contributions will be levied at standard rates for ofyce buildings
= trafyc impact assessments are likely to be requested. A Road Safety Audit may also be required. Fig.6 Mercy Convent curtilage

= a waste management policy is being implemented in the town and a new depot and recycling centre
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2.2.2

2.2.3

2.2.4

2.2.5

Fig.7 Church on Rosanna Road

2.2.6

Fig.8 School and railings
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The convent buildings lies to the south west of the earlier convent holding and comprise a range of
yne, slated , stuccoed buildings, with some stone walls and trims, including a residence and chapel, of
single, two and three storeys. These buildings sit on a commanding height, focussed towards a private
garden, reached by a curving driveway from Rosanna Road. Figures 6 & 10. The chapel adjoins
Rosanna Road and is accessed principally from the public footpaths. It is also accessible from the
convent buildings. Figure 7.

The frontage of the curtilage to Rosanna Road is enclosed by a relatively high stone wall. This is
interrupted by an entrance, set back from the roadway and enclosed by plastered block walls and
railings: the stone wall re-occurs at the east end of the chapel and the boundary continues as a
painted railing set upon a stone plinth for the length of the chapel; and the west end is completed
with lengths of rendered blockwork and railings set upon a low rendered wall, which carry around into
Murgasty Road. Figures 7 & 8.

The convent complex is separated from the proposed site by stands of trees, modern farm buildings
and a small yeld, enclosed by a low wall. The primary context of the convent is the immediate garden
to the east, north and west. There is little visual connection between the convent and the farmland:
the farm now lies within an urbanising area and cannot, any longer, be safely farmed; and part of the
farm has already been devoted to a halting site. Figures 9 and 10.

The new ofyces on the proposed site will provide an appropriate physical context for the convent and
its gardens and a more compact context for its buildings in a newly urbanised district.

The proposals for the calming of trafyc, and a raised platform on Rosanna Road in front of the entrance
to the joint development, will further improve the environment of the convent.

Fig.9 Convent screened from site with tree line
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Impact on the Protected Structure

2.2.7 The proposals have no signiycant effect on the protected structures or on the immediate environs of
the convent. The characteristic stone wall that encloses the Rosanna Road frontage will largely be
maintained and the stones harvested from the creation of a pedestrian opening will be used in the
extension of the wall around the Carrownreddy Road frontage. The walls, entrances, structures and
landscape gardens of the convent and school buildings will be left untouched by the development; and
the new buildings, at a signiycant distance from the conventis buildings will be barely visible through
the stand of evergreen trees along the east side of the convent garden. The Department of Justice,
Equality and Law Reform building has a stepping form, with the lower, two storey wing, closest to
the convent garden. The primary materials in the new buildings - stucco and stone trims - will sit
well with the stuccoed and stone walls and stone trims, of the chapel and convent. Most importantly,
the gardens to the east and north of the convent, with their enclosing screen of trees, will remain

undisturbed. Figure 11.

2.3.0
2.3.1
Fig.10 Convent garden 232
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Fig.11 Convent Property
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Fig.12 Site Plan: concept

Urban and Landscape Design

Urban Context

The Councilis brief for itis ofyces recognised the opportunity to create a new civic complex, with the
new buildings sharing a civic space which connects to the public realm of the existing town. The brief
also called for the complex to address Rosanna Road and to provide garden spaces for the use of the
workers in both ofyces, and states a preference for shallow, naturally ventilated buildings. There is
also a desire to have the Town Council chamber as a signiycant element in the complex.

Concept

The site planning concept is illustrated in Figure 12.

= the enclosing wall along Rosanna Road is retained and opened only to allow broad pedestrian access
to a paved plaza

= the Town Council Ofyces and the Department of Justice lie to the east and west sides of the plaza

= access is taken from Carrownreddy Road to serve the three separate car parks and provide a safe

set down for visitors at the north end of the plaza.

Urban Design
The objectives of the scheme are to:
< maximise the quality of urban design and the levels of amenity afforded in the open spaces of the

scheme
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2.3.4

2.3.5

2.3.6

= optimise massing and form of the buildings, contribute to the civic quality of the team
* review shading and overshadowing

= minimise impact on the local ecosystem

= conserve the ffulacht yadho

e minimise impact on mains service

= optimise cost of development works

* ensure compliance with the Development Plan

The site is relatively invisible in the town - it is well away from the town centre and, though on a
height, is currently not visible from the town’s streets or from any of the approaches, even from the
south.

Fig.13 Massing and general arrangement

Three storey buildings are proposed to ensure that both ofyces are seen from outside the site and on
the skyline when viewed from the south side of the town - Figure 13. As the town develops on the
northern side the buildings will be quite visible and this is welcomed.

The decision to go to three storeys for most of the buildings also ensures that a plaza between the
building is well enclosed, and that the buildings have real presence and visual weight. Figure 14. Early
studies with the long axes of both buildings set parallel resulted in an unsatisfactory plaza and the
solution with the building set at right angles was found to be optimal:
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« the prominence of the council chamber is more easily established

= the Town Council Ofyces has more presence

= the plaza is more satisfactory where one side is enclosed by a three storey ‘wall’ of building and the
gable of the Town Council ofyces, and the distinct form of the chamber is set against this strong
facade

= the inclusion of a two storey wing to the west and the cutting away of the front wing to form an
entrance adds further drama to the composition

= ynally, the angled ends of the Department of Justice, Equality and Law Reform building, reaching
almost to the Rosanna Road and the enclosing wall, adds to the visibility and presence of the
ensemble when seen from the streets of the town.

s
e Bl
—

Fig.14 View of plaza

The ynal site plan is illustrated in Figure 15. A raised table on Rosanna Road links the two sides of the
carriageway, slows trafyc, increases the pedestrian orientation of the space and signals the presence of
the new complex in the townscape. This table continues into the site to provide the new public plaza.

The new Town Council Ofyce is developed as an L) shaped building enclosing a private garden. The
council chamber is articulated as a separate form, brought forward to increase its visibility in the
ensemble. The ofyces are compressed into a three storey building to give them presence and scale.

The Department of Justice, Equality and Law Reform building is developed as two narrow bars of
ofyces, linked by an atrium. A three storey bar faces to the new plaza while a two storey building
embraces a series of semi private and private gardens.

The public realm of the plaza and Rosanna Road are enlivened by the dramatic shape of the chamber,
the solidity of the Council Ofyce and the angled ends of the Department of Justice, Equality and Law
Reform.

The entrances and the treatments of the ground poor further dramatise the space: the ground poor of
the Department of Justice, Equality and Law Reform is cut away to signal the entrance and exhibition
areas of the building,
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Access and parking

2.3.13 The required roundabout is provided at the junction of Rosanna and Carrownreddy Roads. The
widening of the latter is accommodated and a new entrance, with the required visibility splay, is
provided adjoining the halting site.

2.3.14 Car parking is divided into three areas:
= a visitors’ car park, with 40 spaces including three for disabled users, is provided immediately inside

the entrance to the scheme. This introduces visitors to the plaza and to the entrances to the two
ofyce buildings.

= the Town Council staff car park, with 32 spaces including two for disabled users, shares an entrance
with the visitors’ car park. Access control prevents unauthorised use by the public. Service access
to the building is also available from this car park, which is gated for night time security.

= the Department of Justice, Equality and Law Reform car park occupies the rear of the site, with
disabled user’s spaces located closest to the plaza and the staff entrance. Access to the service yard
and to the rear entrances of both ofyce wings is available from here. Access control is provided at
the entrance to the car park and gates provide security at night. There are 207 staff spaces for this
building including eleven for disabled users.

= all the car parks are capable of expansion should a need arise

Landscape design: approach

2.3.15 The approach to the landscape design derives from the site character, the walls along Rosanna Road,
the topography, the trees and other vegetation, and the drainage characteristics:

« the stone wall enclosing Rosanna Road is continued around the east side of the site, and the
remainder of the Carrownreddy Road frontage and the Town Council car park is enclosed by railings
set above a stone plinth. This motif of walled enclosures is continued across the site to enclose car

Fig-15  Site plan parks, yards and gardens. It is taken further to enclose the ground poors of some of the buildings,
visually linking all the built elements on the site. Stone removed from the Rosanna Road frontage is
which open to the plaza through a glass wall. This entrance is further emphasised by the cantilevered re-used along Carrownreddy Road.
meeting room overhead and the extension of the splayed wall of the atrium into the plaza. < the car parking areas are designed to be self attenuating. In the main park, the bays slope to
landscaped swales which discharge storm water to ground and from which the run off is taken to
2.3.12 The plaza is at the heart of the scheme and binds all the main elements into an ensemble: an attenuation pond and, onwards, through a hydrobrake, by gravity, to the main sewer in Rosanna
= the public are introduced to the scheme from the raised platform on Rosanna Road Road. While the staff parking is surfaced in contrasting bands of macadam, the public car park is
« the plaza links the two buildings, their entrances, the pedestrian access from Rosanna Road, the paved in permeable concrete block, to visually link it to the surface of the main plaza.
visitor set down and the visitor car park in one surface = the plaza is surfaced in concrete paving with limestone bands.
« the second block of the Department of Justice, Equality and Law Reform and the linking atrium
enclose a subsidiary plaza to the west of the main area Site Features, Views and Vistas
= the chamber provides another focal point on the plaza 2.3.16 Each ofyce area is focussed on a particular external space, and each is planned around existing

= the gardens to the east and west of the public realm are glimpsed through railed openings. features and views

= the large Beech tree provides a subsidiary focus in this public space. Subsidiary areas of planting < three of the four trees of signiycance are retained and become part of the new planting schemes

and groves of trees elaborate this intricate space, provides many short vistas and visual delight.

= the furniture - benches, bollards and bicycle stands - provide for further human enjoyment of the
space

= the ynal visual delight is added by the dramatic lighting columns that illuminate the space at night.

for the Town Council garden, the central plaza and the main car park. The fourth, in the south east
corner, is removed to provide for the new roundabout.

the layout of the buildings creates a series of gardens which become the focus of views from the
workspaces that overlook them. The Department of Justice, Equality and Law Reform ofyces have
aspect east and west to the new plaza and the two gardens enclosed by the ofyces, while the
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