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1.

Introduction

The proposed development comprises 14 residential dwelling houses with a mix of two and three
bedrooms in both single and two storey houses on a 1.25 hectare site at Bansha, Co. Tipperary. The
development will consist of 5 no. single storey houses with two bedrooms, 5 no. two bedroom, two
storey house & 4 no. three bedroom, two storey units. The site is an extension of the existing
Radharc na hAbhainn estate in Bansha.
2.
2.1.

Site
Site Location

The site is located on the western edge of Bansha, to the rear of Phase 1 of the Radharc na hAbhainn
development.

Figure 1: Site location outline in red – Google Maps
The site is approximately 1.25 hectares (the proposed development will be confined to 0.7 hectares
of this site) in area and is bordered by an extensive line of evergreen trees to the North West, with
Bansha Castle situated beyond. The eastern boundary of the site faces the rear of houses on the
Galtee View Estate. The Radharc na hAbhainn estate at the entrance to this site was designed by eml
architects in 2007 and consists of 6 no. houses facing the Main Road, N24 and a further 6 houses to
the rear.
There is existing housing and a petrol station and oil depot beyond the extensive green area to the
East & North. To the south Galtee Rovers GAA club have developed playing pitches.

2.2.

Site Characteristics

The site is generally flat with a slight fall across the site from the North West boundary of the site to
the south Eastern boundary. The overall fall across the site is approximately 1.3m in total, making
the site ideal for development. Access to the site will be off the N24 and through Radharc na
hAbhainn.
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There are a number of mature trees at the rear of the site. It is proposed to retain these trees within
this development. As mentioned previously there is an extensive line of evergreen trees to the North
West. It should be noted that there is a significant existing tree on this boundary which is within the
neighbouring property. The proposed site layout has allowed for a root protection area around this
tree where reduction of ground levels and excavation has been reduced in order to preserve the
roots of this tree. There are also a number of immature trees located within the site at the South
Eastern Boundary.
There is an ESB overhead cable running the entire length of the site from the South West corner to
the North East corner of the site.
3.

Site Strategy

The site offers the opportunity to join the initial Phase 1 of Radharc na hAbhainn, to the community
in a very real way. This will strengthen the already strong sense of inclusion of the new residents into
the existing village community. The essence of the design of this development of 14 houses is to
ensure it retains its own identity and sense of community and enclosure and yet, is also a natural
extension of the existing estate beside it. The sense of enclosure is further sub divided by grouping
the single storey dwellings together at the rear and the two storey houses form the link to the
existing housing as you enter. It is intended that this will create a development with a good
sheltered feel to it that provides a sense of personal security and privacy within each individual
dwelling, but also a sense of collective neighbourhood for the development on the whole. It is
intended that this development will be especially suited to both families and elderly people who
wish to live close to the centre of the village.

Figure 2: Site layout
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A new road will be constructed which will be a continuation of the existing access road to Radharc
na hAbhainn. This road will proceed through the site centrally while maintaining the existing
immature trees/vegetation along the Eastern boundary before terminating at the end of the site in
such a way as to allow for future expansion to the rear of the site.
The existing green area to the east of the site will be provided as open green space. Centrally within
the site a small pocket of green area will be provided which will link the centre of the site to the
existing green area to the East.
Screening will be provided to form a visual block between the site and the existing fuel depot.
The site accommodates a variety of house types with a number of single storey bungalows to the
south of the site and two storey terraced houses located to the west of the access road. All houses
are orientated to provide overlooking of the green spaces and to increase passive surveillance. The
central green space creates a focal point within the site.
4.
4.1.

Design Criteria
Context

The site is located off the Tipperary Road N24 which links Cahir and Tipperary town and is designed
in context as a continuity of the existing residential density of the area. The density of this
development will be 20 houses to the hectare which allows for a more expansive green area and is in
keeping with the densities of the surrounding developments and in accordance with the densities of
both the Department of Housings requirements for social housing developments and those set out
by the Tipperary County Development Plan.

Figure 3: Amenities within a 1km radius – Google Maps
The site is within easy walking distance of the village green and all facilities and amenities in Bansha.
The site is 400m from the N24 main street of Bansha which equates to a 10-minute walk. This is
close to the church and is neighbouring the local national school and pre-school. Existing bus stops
are located across on Barrack Street road outside the existing park and is serviced by Bus Eireann
Coaches. On the corner of Barrack Street and R663 is the local pub ‘O Heney’s’, servicing the local
community. The ‘XL’ newsagent is within a short walk of the site and the shop caters for most
household needs. The ‘Centra/Circle K’ service station is approx. 20m from the entrance to the
proposed site.
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The site is located 7.0kms from Tipperary town for both employment, education and more specific
shopping requirements.

5.

Detailed Design

It was vital from the outset of the concept design, that the site provided a local neighbourhood that
creates a sense of place both within the new development and as a continuity of the existing
Radharc na hAbhainn estate. The layout is focused around an existing green space and allowing a
number of the houses to face the open space, increasing passive surveillance and overlooking of the
open spaces. By introducing ’Home Zones’ within the site, it allows for a shared surface and
introduces traffic calming and pedestrian friendly environment within the site.
The existing Radharc na hAbhainn estate with their distinctive design, mark the entrance to the
20min Walk
development which was designed in such a manner to facilitate ease of access to the now proposed
development.
The overall hard and soft landscaping design allows for green space to either side of the proposed
access road. The overall density is approximately 20 dwelling per hectare and is in line with low to
medium density as set out on the South Tipperary County Development Plan.
The Houses are designed to cover a wide mix of unit types and to provide diversity for the end users.
These units have easily accessible parking bays and level access to all approaches of the dwellings.

Figure 4: typical terraced house types – Single storey
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Figure 5: typical terraced house types – elevations
House designs allow for a number of the units to have the living areas to the rear gardens with
kitchens to the front. This allows for the best orientation of the living rooms and access directly to
the private gardens. All the house types have their own enclosed private garden space.

Figure 6: typical terraced house types – elevations
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Each house gets curtilage parking that is located close to the front door. Generally, the two-bedroom
houses get one parking bay and the three-bedroom houses getting two parking bays. Additionally,
there are six visitors parking bays located within the site and allowing access to the open space.
Visitor spaces are distributed evenly throughout the site, it is proposed to extend the existing car
parking area to allow for an additional visitor space at the entrance of the proposed site.
5.1.

Materials and Massing

The development is designed to provide high-quality finishes both across the range of house types,
the external landscaping finishes and vegetation. The houses are proposed as two-storey, terraced
and single storey bungalows sited within around the central green space within the site.
The materials proposed are light coloured nap/rough cast render throughout with highlighted
projecting elements of the houses finished in face brick in a dark tone.
The house types also reference the Universal Design Guidelines for homes in Ireland within the area
constraints of the sustainable community guidelines.
Roofs are grey fibre cement slates with all rainwater goods, downpipes, fascia, canopies in grey or
black. The windows and external glazed doors are high quality, energy efficient coloured aluminium
double glazed in a medium colour grey.

Figure 7: charcoal grey facing brick

Figure 8: off-white render

Figure 9: smooth slate roofing

Figure 10: grey aluminium windows
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Boundary walls between houses are render blockwork or selected face brick depending on their
location within the site. Fencing between houses are natural timber with low level facing blockwork
retaining walls where required. The parking and footpaths to the houses will be selected block
pavers. The road ways are finished in asphalt on the main routes with the ‘Home Zone’ within the
site finished in selected coloured asphalt or ‘cobblelock’ as the shared surface.
The landscaping is grassed to open areas with a more natural wild planting scrubs and Irish species
trees.

Figure 11: Typical semi-D 2 storey house plans and elevations
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Figure 12: typical terraced of 3 block 2 storey house plans and elevations

Figure 12A: typical terraced of 4 block 2 storey house plans and elevations
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Figure 12B: typical terraced of 5 block single storey house plans and elevations

6.
6.1.

Civil engineering
site levels.

The new road serving the development ramps up at no greater than 1:20 from the entrance on the
North and then levels out to a gentler gradient. The aim is to get to the natural site level as quickly
as possible in order to minimise excavation.
With the road gradient set, the house levels were then established relative to this. House FFLs were
stepped within the terraces in order to minimise disruption to existing ground levels and allow for
dwellings to integrate into the existing site as much as possible. The road levels close to house levels
allows the entrances to the houses to be accessible for uses with limited mobility.
The green area at the Eastern boundary of the site is falling naturally to the north. Localised falls to
the road design will allow for all surface water to naturally drain to the attenuation system.
6.2.

Roads

It is proposed that the road will rise at a maximum gradient of no greater than 5% as allowed under
the Design Manual for Urban Roads. This maximum 5% gradient also allows the finished floor levels
of the buildings to be set at practical levels in relation to each other and the existing ground levels.
The development is compliant with the building regulations and in particular Part M.
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6.3.

Drainage

Separate foul and surface water drainage systems will be provided as per best practice for the new
development.
The surface water attenuation system is located centrally within the site, within the green space,
located below the lowest house, and allow all drainage to drop naturally to this point. The foul
drainage is to be gravity feed to the existing main drain in the existing Radharc na hAbhainn estate
connecting to the main existing network. The site drainage follows the natural topography.

Figure 13: engineering layout for surface and foul drainage – PHM Consulting Engineers
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6.4.

Structure

The buildings superstructure will generally comprise conventional masonry loadbearing walls,
concrete ground bearing ground floor slabs and timber first floors. The roof structures will comprise
prefabricated trusses.
6.5.
Substructure
In general, the ground is adequate to support the proposed structures on conventional reinforced
concrete strip foundations.
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6.6.

Water Supply

The development will be fed from the existing public water main in the existing Radharc na
hAbhainn estate. A new fire hydrant will be provided at the entrance to the site to provide
firefighting coverage in accordance with the requirements set out in TGD B of the Building
Regulations. In addition, sluice values, air valves and a scour valve are also proposed to facilitate
isolation of sections if required and cleaning.

Figure 19: engineering layout for water supply – PHM Consulting Engineers
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6.7.

Traffic

The road design and swept path analysis has been carried out by PHM Consulting Engineers and was
deemed to be satisfactory.
7.
7.1

Mechanical and Electrical and Sustainability
Mechanical and Electrical Design

The approach to sustainability is ingrained throughout the scheme. The orientation of each unit has
been considered to give maximum natural light, south/west facing rear gardens and to maximise
solar gain.
A high-quality thermal envelope, good detailing, insulation and air tightness follows a fabric first
approach to meet NZEB and comply with the latest TGD-Part L building regulations. Windows and
doors will be high performance double glazed passive units. All houses will be futureproofed with a
provision for solar photo-voltaic panels on the roofs of all houses. All site wide lighting will be low
energy LED.
All the dwellings will have heating and hot water provided by highly efficient air to water heat
recovery systems. The heat pump uses a sustainable energy source: extracting heat from the outside
air. This “pumps” heat from a lower to a higher temperature level. Via a heat exchanger the heat
gained is transferred to warm water distribution system. The air to water heat pump will be
efficiently utilised as the building thermal mass is fully utilised. Heat pump can heat a house up to 5
times more efficient than a traditional heating system based on fossil fuels or electricity.
By making use of the heat in the outside air, the system uses much less energy while occupants can
enjoy a stable and pleasant level of comfort at all the time. Most importantly as maintenance
requirements are minimal, keeping the maintenance costs low. The Heat Pump technology is the
most recommended and the most economical solution to provide heating and domestic hot water.

Figure 17: Air to Water heating system with solar panels – Google Images
7.2.

Heating Distribution

Separate heating zones will be provided to accommodate the domestic hot water generation, living
areas and bedrooms.
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Individual heating zones allow areas not in use or with varying levels of heating requirement to be
easily isolated or reduced in temperature which minimises energy consumption. The ground, first
floor & domestic hot water heating zones would be controlled separately, heating only the space
when needed.
7.3.

Ventilation

All the houses are both naturally and mechanically ventilated and openable sectional windows
throughout. Demand control ventilation is installed to reduce moisture build up and to improve the
health benefits of modern construction. Additionally, mechanical ventilation is provided in all
moisture producing rooms, such as bathroom or kitchen. Toilet
extract fans are to be controlled by timer. The development aims to achieve a very high-quality build
with an air permeability pressure test of +-3m3/h.m2@50Pa or lower.

END
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