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F I G  1  F o r m e r  E S B  S i t e

The site subject of this presentation 

is located within the Town Centre 

Regeneration Area as identified in the 

Leixlip Local Area Plan 2020-2023.

The Southern portion of the site, 

including the existing building with a 

frontage to the Main Street, is within 

the boundary of the Architectural 

Conservation Area.
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The North Main Street Backlands 

Regeneration objective seeks to 

establish an East-West & North-South 

permeability through the site, linking 

Main Street, Captain’s Hill and St. 

Mary’s Park.

A strategic pedestrian / cycle route is 

also proposed through the site.

L A P  O B J E CT I V E S

Leixlip Local Area Plan 2017-2023 

20 

 

Check / Urban Design Analysis, a masterplan of regeneration type projects and the development of a 

Public Realm Design Strategy which will include specifications/palette of materials.  

 

Town Centre Regeneration  

It shall be an objective of the Council: 

TCR 1          To facilitate and progress the regeneration of the town centre through ‘Active Land 

Management’ measures set out under the Urban Regeneration and Housing Act 2015 

(as amended) and the Derelict Sites Act 1990 (as amended). 

TCR 2          To progress the regeneration of suitable town centre lands in a co-ordinated manner 

which respects and enhances existing uses along Main Street through the identification 

of key regeneration sites. 

 

55..33..11 Noorrtthh Maaiinn Sttrreeeett Baacckkllaannddss Reeggeenneerraattiioonn  

This area comprises a number of backland landholdings which collectively have capacity to create an 

integrated new street and connect Main Street to the north through a new pedestrian/cycle route 

extending in an east/west and north/south direction connecting Main Street, Captain’s Hill and lands 

south of St. Mary’s Park. The overall combined site area measures c. 1 hectare (Figure 5-2 refers). 

 

 
Figure 5-2 Main Street Backlands Regeneration Site 
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There is an existing 

Telecommunications mast with an 

associated right of way within the 

site. 

While it is an objective to get this 

mast relocated, it is not clear whether 

this relocation will take place in the 

near future. Provisions have been 

made to keep the mast operational 

and maintain the existing right of way 

of 4 metres in width and 7 metres in 

height from the public roadway to the 

Retained Premises.

In addition to this, the records from 

Irish Water indicate that a Sewer Main 

traverses the Site as shown on the 

extract Map on this page.

This pipe needs to be relocated 

in order to avoid a clash with the 

proposed residential blocks at the 

back of the site.
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project for which the document was originally issued.

2. Whilst every care has been taken in its compilation, Irish Water gives this information as to the 
position of its underground network as a general guide only on the strict understanding that it is based on
the best available information provided by each Local Authority in Ireland to Irish Water. Ir ish Water can 
assume no responsibility for and give no guarantees, undertakings or warranties concerning the accuracy, 
completeness or up to date nature of the information provided and does not accept any liability whatsoever
arising from any errors or omissions.This information should not be relied upon in the event of excavations
or any other worksbeing carried out in the vicinity of the Ir ish Water underground network. The onus is on 
the parties carrying out excavations or any other works to ensure the exact location of the Irish Water 
underground network is identified prior to excavations or any other works being carried out. 
Service connection pipes are not generally shown but their presence should be anticipated.
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Reproduced from the Ordnance Survey Of Ireland by Permission of the Government. 
License No. 3-3-34

“Gas Networks Ireland (GNI), their affiliates and assigns, accept no responsibility for any information 
contained in this document concerning location and technical designation of the gas distribution and 
transmission network (“the Information”). Any representations and warranties express or implied, are 
excluded to the fullest extent permitted by law. No liability shall be accepted for any loss or damage
including, without limitation, direct, indirect, special, incidental, punitive or consequential loss including 
loss of profits, arising out of or in connection with the use of the information 
(including maps or mapping data). 
NOTE: DIAL BEFORE YOU DIG Phone: 1850 427 747 or e-mail dig@gasnetworks.ie - The actual position 
of the gas/electricity distribution and transmission network must be verified on site before any mechanical 
excavating takes place. If any mechanical excavation is proposed, hard copy maps must be requested 
from GNI re gas. All work in the vicinity of gas distribution and transmission network must be completed in 
accordance with the current edition of the Health & Safety Authority publication, 
‘Code of Practice For Avoiding Danger From Underground Services’ which is available from the 
Health and Safety Authority (1890 28 93 89) or can be downloaded free of charge at www.hsa.ie.”

S I T E  C O N T E X T

F I G  7  Te l e c o m s  M a s t  a s  s e e n  f r o m  t h e  S i t e  E n t r a n c e



7P L U SA R C H I T E CT U R E . I EC L Ú I D  H O U S I N G

L E I X L I P,  C O .  K I L DA R E

P L A N N I N G  D E S I G N  R E P O RT

M AY  2 0 2 5

F I G  1 1  E x i s t i n g  F r o n t a g e  c o n f i g u r a t i o n

The former ESB Premises Building is 

over 20m in length and affords a Ca. 

3,6m wide site entrance.

Having belonged to Ivy House in its 

origins and possibly used as a shed 

or stables, the building was altered 

at some stage in the second half of 

the 20th Century with a new facade 

composition and a new roof, which was 

raised from the original roof level.

The narrow site entrance in its current 

configuration would not allow to 

implement the LAP objectives, but 

also the building’s alignment and the 

large portions of blank facade, with an 

utilitarian or even industrial language, 

appear at odds with the immediate 

context.

The architectural conservation report 

that accompanies this planning 

application concludes that the 

building has been altered to such 

an extent that it retains none of its 

original character. Furthermore, the 

standard of the masonry is of poor 

quality, suggesting that this building 

didn’t have any significance prior to 

the conversion works.

For all of the above, this proposal 

seeks permission to demolish the 

existing building and replace it with a 

new one.

S I T E  F R O N TAG E

P R O P O SA L

F I G  9 , 1 0  I m a g e s  o f  F o r m e r  E S B  P r e m i s e s  B u i l d i n g

Narrow Site Entrance

Roof Height Altered from Original 

Building Alignment results in a 
compression of the footpath

Facade reconfiguration with an 
utilitarian approach is at odds with 
the existing and surrounding 
buildings in the ACA
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Massing Strategy Diagrams for the 

new proposed building at the site 

entrance

S I T E  F R O N TAG E

P R O P O SA L

F I G  1 2 	 Tw o - s t o r e y  v o l u m e  t o  t h e  f r o n t ,  s i n g l e  s t o r e y  v o l u m e  t o  t h e  b a c k .  Vo l u m e  	
	 h e i g h t s  a n d  a l i g n m e n t s  a r e  r e s p e c t f u l  o f  t h e  a d j a c e n t  p r o t e c t e d  s t r u c t u r e ,  	
	 I v y  H o u s e . 		

F I G  1 4 	 B u i l t - i n  p l a n t e r s  a n d  s e a t s  s u r r o u n d  t h e  v o l u m e s ,  p r o v i d i n g  p r i v a c y  a n d  	
	 a m e n i t y  t o  t h e  a p a r t m e n t  a n d  a c t i v a t i n g  t h e  p u b l i c  s p a c e .

F I G  1 5 	 H i g h  q u a l i t y  m a t e r i a l s  a n d  f i n i s h e s  d e t a i l e d  i n  a  c o n t e m p o r a r y  l a n g u a g e  	
	 c o n t r i b u t e  t o  e n h a n c e  t h e  j u n c t i o n  a n d  p r e s e r v e  t h e  c h a r a c t e r  o f  L e i x l i p  	
	 A C A .
	 N a t u r a l  s t o n e  p l i n t h s  a n d  c a p p i n g s ,  r o u g h  &  s m o o t h  c a s t  r e n d e r e d  f i n i s h e s  	
	 a n d  n a t u r a l  s l a t e  r o o f  f i n i s h e s  a r e  p r o p o s e d .  W i n d o w  p r o p o r t i o n s  a r e  	
	 a d j u s t e d  t o  c o m p l i m e n t  t h e  s u r r o u n d i n g  p r o t e c t e d  s t r u c t u r e s .

F I G  1 3 	 2  Vo i d s  o n  t h e  s i n g l e  s t o r e y  v o l u m e  e s t a b l i s h  t h e  a c c e s s  p o i n t s  f o r  t h e  	
	 R e s i d e n t ’s  a m e n i t y  s p a c e  a n d  t h e  s i n g l e  a p a r t m e n t  u n i t  t o  t h e  b a c k . 
	 A  m o r e  g e n e r o u s  a c c e s s  r o u t e  t o  t h e  b a c k  o f  t h e  s i t e  i s  p r o v i d e d .

H

H
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S I T E  F R O N TAG E

P R O P O SA L

View approaching Leixlip village from 

Bridge
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S I T E  F R O N TAG E

P R O P O SA L

View from Main Street 
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S I T E  F R O N TAG E

P R O P O SA L

View approaching the site entrance.

High quality materials and finishes, 

detailed in a contemporary language, 

are proposed for the front building.

- Natural stone plinths, cappings and 

inserts.

- Mixture of roughcast & smooth 

render finishes.

- Natural Slate Roof

- Expressed PPC Metal Rainwater 

pipes
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S I T E  F R O N TAG E

P R O P O SA L

View towards Community Centre 

entrance
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Whole Site Diagrams

W H O L E  S I T E

P R O P O SA L

F I G  1 8 	 T h e  r e s i d e n t i a l  b l o c k s  a t  t h e  b a c k  o f  t h e  s i t e  t a ke  a  ‘ U ’  c o n f i g u r a t i o n  t o  	
	 e n c l o s e  a  c o m m u n a l  g a r d e n  f o r  t h e  r e s i d e n t s .
	 A  5 . 5 m  w i d e  v e h i c u l a r  a c c e s s  +  1 . 8 m  f o o t p a t h  i s  p r o v i d e d  a s  a  m i n i m u m .
	 A  N o r t h - S o u t h  l i n k  p r o v i s i o n  i s  f a c i l i t a t e d  t o  c o n n e c t  t h e  m a i n  s t r e e t  w i t h  	
	 t h e  S t r a t e g i c  P e d e s t r i a n  /  C y c l e  R o u t e  a n d  S t .  M a r y ’s  Pa r k  t o  t h e  N o r t h  o f  	
	 t h e  S i t e .

F I G  2 0 	 T h e  f a c a d e s  a r e  m o d e l l e d  t o  a v a i l  o f  d i r e c t  We s t e r n  s u n l i g h t  a n d  t o  		
	 i n c r e a s e  p a s s i v e  s u r v e i l l a n c e  t h r o u g h o u t  t h e  s i t e . 
	 A  d e p t h  i n  t h e  f a c a d e s  i s  a c h i e v e d  t o  i n c o r p o r a t e  t h e  p r i v a t e  a m e n i t y  	
	 s p a c e s  f o r  t h e  a p a r t m e n t s  a n d  l i m i t  o v e r l o o k i n g .
	

F I G  2 1 	 G r e e n  s p a c e s  a r e  p r o v i d e d  i n  t h e  c e n t r a l  g a r d e n  a n d  t o  t h e  N o r t h - E a s t  	
	 c o r n e r  o f  t h e  s i t e  f o r  t h e  u s e  o f  t h e  r e s i d e n t s . 
	 S c r e e n i n g  m e a s u r e s  a r e  p r o v i d e d  a r o u n d  t h e  E S B  m a s t  e n c l o s u r e  a n d  o n  	
	 t h e  S o u t h e r n  r e s i d e n t i a l  b l o c k  t o  a v o i d  o v e r l o o k i n g  i s s u e s  t o w a r d s  t h e  	
	 a d j o i n i n g  r e s i d e n t i a l  p r o p e r t i e s .

F I G  1 9 	

	 L o w e r  h e i g h t s  a r e  p r o p o s e d  a l o n g  t h e  S o u t h e r n  a n d  E a s t e r n  S i t e  		
	 b o u n d a r i e s  i n  o r d e r  t o  m i t i g a t e  a n y  o v e r l o o k i n g  t o  n e i g h b o r i n g  p r o p e r t i e s .
	 A l l  l i v i n g  s p a c e s  f a c e  t h e  c o m m u n a l  c e n t r a l  g a r d e n  a n d  s c r e e n i n g  m e a s u r e s  	
	 w i l l  b e  i n c o r p o r a t e d  t o  a v o i d  a  d i s i m p r o v e m e n t  o f  t h e  p r i v a t e  o p e n  s p a c e s  	
	 o f  t h e  e x i s t i n g  h o u s e s  t o  t h e  S o u t h  o f  t h e  s i t e

3 - S t o r e y s 2 - S t o r e y s 1 - S t o r e y C i r c u l a t i o n
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As part of the Leixlip LAP, Section 5.3.1 North Main Street Backlands Regeneration a 

series of 5 key objectives are set out which have a direct relationship to the proposal.

REG 1.1  – The development of the proposed site is part of a phased approach to 

developing the backlands and facilitates future development along the backlands in a 

westerly direction. We are primarily proposing a residential development but this is a 

well located older-person specific accommodation and we are providing a community 

building as part of the development. Our ability to have active frontage along the 

north/south route is hampered by the location of the comms mast and infrastructure 

but our proposed development turns the corner and returns along that route.

REG 1.2 - We are providing entrance/egress onto Main Street as agreed with 

Transportation.

REG 1.3  - We are providing pedestrian and cycle permeability through the site and 

facilitating connection to the north to St. Mary’s Park and our proposed development 

facilitates connection westerly towards Captain’s Hill.

REG 1.4  - The proposed design is sympathetic to the existing adjoining properties. 

REG 1.5 - Parking is provided as agreed with the Transportation Department.

F I G  2 2  N o r t h  M a i n  S t r e e t  B a c k l a n d s  R e g e n e r a t i o n  /  L e i x l i p  L A P  2 0 1 7 - 2 0 2 3  E x t r a c t

Leixlip Local Area Plan 2017-2023 

20 

 

Check / Urban Design Analysis, a masterplan of regeneration type projects and the development of a 

Public Realm Design Strategy which will include specifications/palette of materials.  

 

Town Centre Regeneration  

It shall be an objective of the Council: 

TCR 1          To facilitate and progress the regeneration of the town centre through ‘Active Land 

Management’ measures set out under the Urban Regeneration and Housing Act 2015 

(as amended) and the Derelict Sites Act 1990 (as amended). 

TCR 2          To progress the regeneration of suitable town centre lands in a co-ordinated manner 

which respects and enhances existing uses along Main Street through the identification 

of key regeneration sites. 

 

55..33..11 Noorrtthh Maaiinn Sttrreeeett Baacckkllaannddss Reeggeenneerraattiioonn  

This area comprises a number of backland landholdings which collectively have capacity to create an 

integrated new street and connect Main Street to the north through a new pedestrian/cycle route 

extending in an east/west and north/south direction connecting Main Street, Captain’s Hill and lands 

south of St. Mary’s Park. The overall combined site area measures c. 1 hectare (Figure 5-2 refers). 

 

 
Figure 5-2 Main Street Backlands Regeneration Site 
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R E S P O N S E  TO  T H E 
L A P

S E CT I O N  5 . 3 . 1

The proposed east-west pedestrian 

cycle link shown as part of the 

LAP does not appear to have been 

referenced in the KCC active travel 

plans.

Attached opposite are the GDA cycle 

network plan for Leixlip from 2013 for 

reference. This would have been the 

current GDA cycle network plan at the 

time the Leixlip LAP was compiled. 

Also attached is the GDA cycle 

network plan for Leixlip from 2022 for 

reference.

Neither of the GDA cycle network 

plans from 2013 or 2022 contain the 

east-west link shown in the Leixlip 

LAP.

F I G  2 4  G DA  CYC L E  N E T W O R K  P L A N  ( 2 0 2 2 ) _ L E I X L I P

F I G  2 5  G DA  C y c l e  N e t w o r k  P l a n  ( 2 0 1 3 )
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Axonometric View
Three blocks of varying heights are 

arranged in a U-shape, enclosing a 

Communal Garden for the use of the 

residents. All blocks look inwards 

towards this communal open space, 

in an effort to create a strong sense 

of community among the residents 

while limiting overlooking onto 

private amenity spaces of neighboring 

properties.

Flat Green Roofs allow to reduce top 

of parapet levels as much as possible 

and provide attractive views from the 

elevated St. Mary’s Park.

The areas enclosing the main access 

cores have a slightly higher top of 

parapet level in order to signify 

the entrance area and to allow for 

integrated lift overruns. 

R E S I D E N T I A L  B LO C KS

P R O P O SA L
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View of North Terrace
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View of North Terrace
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Panoramic View of South Terrace
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View of Eastern Block with Southern 
Terrace in background
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Section Detail through Southern Site 

Boundary

S O U T H E R N  B O U N DA RY

S I T E  B O U N DA RY 
C O N D I T I O N S













































 

































 



































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
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Section Detail through Northern Site 

Boundary

N O RT H E R N  B O U N DA RY









































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M AT E R I A L I T YRoof
Flat green roof, cappings in 
Precast concrete

Wall 01
Smooth + Rough Cast Render

Windows
AluClad Timber Window System. 
Light Bronze Finish

Wall 02
Natural Slate Tile

Plinth
Natural Stone

Railings
Aluminium Slats to a Metallic RAL 
Finish.
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MILL LANE

B Pc

Pc

Pc

Tc

Tc

Tc

Ap

Ap

A

A

A B

B

B

P

P

Pa

Pa

Ca
Pa

Pa

Pc

BB

BB
P

Girth
Pyrus calleryana ‘Chanticleer’ 18-20cm 5m 2m Clear Stem 3xtr. (R/B)

Acer platanoides Princeton Gold 18-20cm 5m 2m Clear Stem 3xtr. (R/B)

Species
Trees 

SpecHeight

Grass

Hedge Type 1

Tree Tags

High quality grass turf
mix: 60% (Perennial Ryegrass) + 35% (Slender Creeping Red Fescue) + 5%
(Browntop Bent) + Sowing rate: 35g/m2 (350kgs/ha) Cutting height: Between 20-50mm

Ligustrum Ovalifolium 1.2m 7/lin m
DensitySpecies SpecHeightStock

RB Double staggered row

Acer x freemanii 'Autumn Blaze' 5m 2m Clear Stem 3xtr. (R/B)18-20cm

Bulbs to be naturally scattered across area by scattering bulbs from 1.5m height within areas
indicated on General Arrangement and planted where they land.

100
% Mix

Bulbs within Grass

Crocus speciosus 25/sqm
DensitySpecies SpecStock

Crocus biflorus 'Blue Pearl' 5-7cm  Bulb
5-7cm  

25/sqm

% Mix

Crocus 'Snow Bunting' 5-7cm  Bulb 25/sqm
Crocus × luteus 'Golden Yellow' 5-7cm  Bulb 25/sqm

Galanthus nivalis 4-5cm  Bulb 25/sqm

Bulb 16
16
16
16

20
Crocus tommasinianus 5-7cm  Bulb 25/sqm 16

NOTES:
REFER TO ENGINEER DRAWINGS FOR PROPOSED LEVELS AND DRAINAGE INFRASTRUCTURE.
PLANTING STOCK NOTED SUBJECT TO PLANTING SEASON, CONTAINERISED PLANTING STOCK
MAY BE REQUIRED. REFER TO ARCHITECT DRAWINGS FOR FURTHER DETAILS REGARDING
PROPOSAL WALLING & RAILING

Prunus avium 'Plena' 4m 2m Clear Stem 3xtr. (R/B)14-16cm
Prunus × subhirtella 'Autumnalis' 4m 2m Clear Stem 3xtr. (R/B)14-16cm

Tilia cordata ‘Greenspire’ 18-20cm 5m 2m Clear Stem 3xtr. (R/B)

Betula pendula 14-16cm 5m 2m Clear Stem 3xtr. (R/B)

Shrub Planting

Geranium 'Gerwat' 7/m2
DensitySpecies SpecHeightStock

7/m2
5/m2

Salvia nemorosa 

5/m2

C3
C3
C3
C3

20-30cm Bushy
30-40cm Bushy
20-30cm Bushy
30-40cm Bushy
40-50cm

Hebe 'Green Globe'

C3 30-40cm
C3

Lavandula angustifolia 'Hidcote'
Viburnum tinus
Spirea 'goldflame'

3/m2Bushy
Bushy 5/m2

C3 Full PotEuonymus fortunei 'Silver Queen' Bushy 5/m2
C3 Full PotEuonymus fortunei 'Emerald 'n' Gold' Bushy 5/m2
C3 30-40cmChoisya ternata Sundance Bushy 5/m2
C3 Full PotVerbena bonariensis Bushy 7/m2
C3 Full PotScabiosa 'Butterfly Blue' Bushy 5/m2
C3 Full PotMiscanthus sinensis Bushy 5/m2
C3 Full PotStipa tenuissima Bushy 5/m2

10
% Mix

10
10
10
5
5
5
5
5
10
5
5
5

SOFTSCAPE

Site Boundary

LEGEND

PAVING
Asphalt Carriageway
(Refer to Engineers details)

Asphalt  Footpath

PC Concrete Blocks to Parking Bays
Colour: Bracken

PC Concrete Parking Blocks
Colour: Buff

Resin Bound Gravel Path
Color: Buff

FURNITURE / EQUIPMENT

Picnic Table and Benches
Steal frame with timber seats
back rest and table top

Bench with Backrest and Armrest
Still frame with timber seat and back rest

Timber Pergola
Color: Natural
Height: 3m

Raised Allotment Planter
Timber Sleeper
Height: 0.8m

Storage Shed
Timber Storage Shed with double doors
Height: 2m

Cycle Parking
Sheffield Stands

Corylus avellana 4m Feathered 3xtr. (R/B)14-16cm

Buffer Planting

Berberis thunbergii 60cm RB,
1+2, Bushed

60cmViburnum opulus RB,
1+1, Bushed

60cmElaeagnus x ebbingei 
60cmCornus alba

80cmIlex aquifolium
60cmMahonia x media 'Winter Sun'

Prunus spinosa 

90cm

RB,
1+2, Bushed

RB,
1+2, Well feathered with central leader

RB,
1+2, Well feathered with central leader

BR,
1+2, Well feathered with central leader

RB,
1+1, Bushed

Pyracantha 'Orange Glow' RB,
1+1, Bushed

Species SpecHeight Density
2/m2

100cm

% Mix
5
10
5
10

5
15
10

5
60cmPhotinia x fraseri 'Red Robin' RB,

1+1, Bushed 5

1.5mBetula pendula 
1.5mCrataegus monogyna 

Sorbus aucuparia RB,
1+2, Well feathered with central leader

RB,
1+2, Well feathered with central leader

BR,
1+2, Well feathered with central leader

1.5m

5
15
10

2/m2
2/m2
2/m2
2/m2
2/m2
2/m2
2/m2
2/m2
2/m2
2/m2
2/m2

C3 Full PotSalvia 'Hot Lips' Bushy 5/m2 5
C3 Full PotErysimum 'Bowles's Mauve' Bushy 5/m2 5

Pc

Ap
A

P
Pa

Tc

B

Ca

0 2 5 10 15m7.5 12.51 3 4

Project:

Hawarden House, 163 Upper Newtownards Road, Belfast, BT4 3HZ
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The site is well connected in the heart of Leixlip Village, in close proximity to restaurants, cafes, 

supermarkets and in walking distance to St. Catherine’s Park and Leixlip Library.  

The nearest bus stop identified in the diagram above is located only Ca. 220m from the furthest 

apartment unit and it provides 24-hour operating routes to Dublin and Maynooth, as well as direct bus 

links to Dublin Airport. Leixlip Confey train station is 1.2km away, also accessible by bus.

The ‘Sustainable Residential Development and Compact Settlements Guidelines for Planning 

Authorities’, issued in January 2024, state that Car parking ratios should be reduced at all urban 

locations, and should be minimised, substantially reduced or wholly eliminated at locations that have 

good access to urban services and to public transport. 

With a substantial portion of the site located in an Architectural Conservation Area, it is also a 

priority to reduce the car parking provision in order to not significantly add more traffic pressure 

through the village.

With all of the above taken into consideration, and also with a similar approach to the Leixlip LAP, our 

proposal for this site includes a total number of 8 No. car parking spaces, all provided at grade, and 36 

No. bicycle spaces (1 per apartment unit) in a covered and secure dedicated enclosure. 

Bus Stop
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