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1. INTRODUCTION

This report follows the feasibility study and master plan completed by Paul
Kengh Architects in response to the 2015 South Dublin Tourism Strategy
proposed in which the principle recommendation was the creation of a Dublin
Mountains Flagship project at Hellfire and Masseys Wood.

Sauth Dublin City Council, The Dublin Mountains Parinership and Coillte all have
a key objective 1o develop a flagship facility to actas a tourism attraction and
actively support this project.

Following the format that was carried out in the flagship study for the Flagship
toutism facility in the Dublin Mountains PKA have included a rmatrix o examing
the potential feasibiity of the three options.

This repert 1s 1o examine the potential of the following three options:

1.Orlagh House as a ftagship tourism facility for Dublin Mountains combined with
Hetifire Dublin Mountains’ visitors centre

2 Heiltira Dublin Mountains combined with Orlagh House.

3 Orlaph House as a stand-alone Dublin Mouniains flagship tourism project
wilhout Hellfire Dublin Mountains visiors cenire.

To deliver a "Nagship project” we undesstand the definition to be:

"A major altraction is defined as flagship when ils appeal is atiributed to distincl
gualities, including uniquenass, ocalion, interational reputation and oufstanding
media atlention and. making it a must see atiraction and relatively large in size
and economic impact “[Source: A Weidenleld “iconicily and Flagshipness of
Touns! Attractions’]
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2. ACHIEVING FLAGSHIP STATUS

What Is a Flagship Facility?

At the outset, it s imporant to understand the g of flagship deslinations
or attractions. The South Dublin Tourism Siralegy descnbes them as.

+  Attractors to the destinalion in their own nght

+ A ceniral component of a destination’s differentiation

+ Defermining the wisitor’s travel decision and choice of destination
»  Typically involving an ovemight stay in the destination

+  Generating economic benefils for the destination

Anolher definition is.

*A major atiraction is defined as ‘flagship’ when its appeal is attribuied to distinct
gualities, including umqueness, location. international  reputation, and
oulstanding media atiention, making it a ‘musi-see atiraction and relatively large

in size and economic impact” [Source A Weidenfeld “iconicity and
Flagshipness® of Townist Aftraclfions)

The range of features or atiributes that the Dublin Mountains flagship faciiity
would be expected to include

* To be in a key location that will ensure success as a flagship lourist
altraction for the ragon

« To be based on best pracice design, layout and operation in a sensitive
natural environment

»  To adopt innovative and sustainable transpori and access solulions

« To have the capacity to accommodate wisit numbers and to operaie in a
sustainable way (economically and environmentally}

« To have the capsbity for adaptation in response to changing
requirements/demands

* Tobecome a "must-see” attraction for visitors to Dublin

« Ta act as a gateway lo welcome and orientate visitors to the Dublin
Mountains

» Ta make it possible for visilors to enjoy the “Best Views" of Dublin

+  To provide onentation for visilors io the Mountains but also to the County
as a whole

*  Tooffer fond and related facilities

= 7o have inlerpretation spaces and displays on the Mouniains and their
activities

« To act as a node for hiring of equipment, for guiding and other services
and for booking aclivilies

« To ofer opporlunities for interactivity and learning, including events and
exhibitions

South Dublin City Council

* To act as a launching point for walks and trails

South Dublin Tourism Strategy Flagship Proposals

The South Dublin Tourism Strategy provides a brief description of the flagship
facility as consisting of 3 main elements and other subsidiary ones:

Orientation/Interpretation Centre
Outdoor Pursuits/Education Centre
Elevalad Viewing Platforms
Looped Trails — linked with DMW
Activity Events

Dublin Mountains Touring Route

MM bW =

The Orientation/interpretation Centre is described as
= Presenting the Dublin Mountains Story

» Being targeled at wisitors seeking to learn about
= Geclogy
= History
= Archaeology
* Nature
= The fuiure of the Mountains
»  What to do in the Mountains
= How best to enjoy the Mountains while maintaining the quality of
the environment

*  Providing facilities such as
» Parking
* Food and beverage
*  Todets elc

+  Offenng wisitor information on
»  Guided walks
» Maps/orientation to olher attractions in the Mountains and

elsewhere in South Dublin

Flagship Uniqueness

At this early stage, the challenge is to turn these proposals and concept into
something that would actually function as a flagship attraction. To do sg, it has
io be something that visilors overseas and domestic) directly associate with a
visit to Dublin:

«  Something that you have io see and expenence as part of your visil

+  One of the things that molivates you to visit Ireland

As they stand at the moment, these are proposals that might not fully achieve
that status or appeal, unless they involve
+  aniconic structure or landmark {ta draw people up into the mountains)
+ a critical mass of interest/activilies (of significant scale and mix of
appeal)
*  aunigua theme that aitracis interest and cunosity



2.1 MARKET ANALYSIS: EXISTING AND TARGETS

Existing Visitors: the Dublin Mountains area is regarded as a popular place to
wvisit for a range of recreabional activities.

Exisiing visitors include people engaged in:

Short Leisure Walks: for fresh air, exercise, dog walking, enjoying the
countryside. family trips, socialising with fnends. These can be quile frequent
aclivities starting from home (ie. the local market} ar from a car park in or near
the area (ie. the wider Dublin area market). Some also travel by bus

They are of potential imporiance to a new centre because they could be a source
of regular visits to use ils facilities (eg. the calering, toilets). Good parking at the
centre and direct access to attractive short walking routes will enhance their use
of it

Given the high proportion of VFR tourists (ie. those staying at {east one night
with friends and refatives) who come to the South Dublin area, these local
visitors are also important for bringing such visitors from oulside up into the
Mountains. In this case. these VFR tourisis would be a target for a centre
interpreting the stones of the Dublin Mountains, providing panoramic views and
orientation (and encouragement to go (urther afield)

Informal Touring by Car: for enjoyment of the route(s}, scenery. Stopping
places, picnic areas and viewpoints. These visils are probably mainly from the
Dublin catchment {eg. weekend drives and family outings). However. some are
from further afield on longer days out, on short braaks in the Dublin area and on
part of a longer tour of paris or all of Ireland.

in terms of volume and potential income, this is likely to be a significant market
for the new cenire. It includes day visitors, as well as tounists from domestic and
oul-of-siate sources. Itis alsa a broad market sectar ranging from family groups
io older couples. The centre’s interpretation, orientation, catering and retading
functions, as well as the viewpoint, will appeal to this market group

The new centre has the potential to increase the number of visits 1o the Dublin
Mountains by this market if it achieves flagship status. To do so, it must offer
uniqueness, caplivating appeal and quality — often referred to as the "wow" lactor
or "must see”

Organised Excursions: into and around the Mountains, usually by coach from
central Dublin or a cruise terminal. Currently, these mainly involve taking tounsts
to the Wicklow Mountains/Glendalough and rural Pub Tours However, in the
case of the Hellfire Club, a ghost tour is on offer.

The latter operates all year round for 2 nights per week, with 13 places per trig.
qgiving a capacily for 1,350 visits per year Evidence from olher more frequently
held Dublin ghost tours suggests that they can average 10.000 cusiomers per
year, with 60-70% [rom outside Ireland. This, therefore, is an impartant activity
that could help to attract more visitors into the Mountains {especially those from
overseas).

Excursions are important to the growth of visits to the Dublin Mountains because
they bring people who do not have access 1o a car or do not use public transpaort.
While 44% of overseas visitors 1o Ireland as a whole use their own car or hire
one as part of their stay, the equivalent figure for overseas visitors to the Dublin
area is around 30%. This demonstrales the importance of having excursions
available Similar informalion on domeslic markets is not available

South Dublin City Council

In a sense, excursions will provide an important connection between the new
centre {and the area) and the target markets. Development of the new centre will
provide a new destination for these excursions, haelping to draw them further into
the Mountain area. For that reason, it must be able to offer an euperience and
reputation that is of significant appeal to excursion cuslomers  This includes
cruise ship visitors
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Car
Viaits pa Park  Walking
Site name County approx Spaces  Tralls
Hell Fire SDCC 50000 70 Yes
Massy's Estale sSDCC 20000 [} Yes
Cruagh spce 30000 35 Yes
Featherbed Spocc 10000 2 Yes
Commons SDCC 1] No
Ballinascarmay 5DCC 2 No
Seahan sSDCC 4 No
Crooksling sDCC o No
Lugg 5DCC 5000 2 Yes
Slievethoul spcc 5000 2 Yes
Tibradden DLRCC 50000 50 Yes
Kilmashogue DLRCC incl in Tiknock a0 Yes
Tiknock DLRCC 100000 100+ Yes
Ballyedmundulf DLRCC ncl in Tiknock 0 Yes
Bamaslingan DLRCC 20000 20 Yes
Camichgoliogan DLRCC 30000 10 Yes
Kiltipper Park sOccC Yes
Sean Walsh
Park s0cC Yes
Bohernabreena Dublin City Yes
Marlay Park DLRCC Yes
Rathmichael
Wood DLRCC Yes
320000 237
Source: DMP
Seplember 2015

DMP Recreation Sites

Hill Walking/Rambling: including people on long walks ke lhe Dubln
Mountains Way, the Wicklow Way, other mountain walks and many olhers on
shorter waymarked ways, forest walks and tracks

While this is predominantly a day wisit (at least 3 hours away fram home) market
from the tocal Dublin catchment. it is also likely to include some visitors who are
slaying at least one night in ovemight accommodation.

Some walk alone, some as couples or small groups of fnends and others in
larger groups, as an organised ouling for club members or as a guided walk ar
part of an event. DMP offers regular {ree guided walks led by volunteer rangers,

Depending on its location, a new centre could be atiractive to some of thesa
walkers, as a starling or assembly point but alse {depending on the route) as a
stopping point for rest, refreshment, informaticn, interpretation display or as an
end 1o the walk.

Mountain Biking: as individuals, small groups and club outings. There are
currently 3 official mountain biking sites in the Dublin Mountains, with Ticknock
as the main centre, aitracting around 100,000 visits per year

Mountain Recreation Strategy listed 25 known sites in 2007 where un-authorised
mountain biking was taking place. The latest information from DMP identifies 10
such siles.

ww

DMW
DMw

DMW
DMWY
DMw
DMW

DMW
DMW

DMW

South Dublin City, Council

Un- Un-
M¥B Parmanant  Authorised  Authorised
Trails  Orientoering MTB Equestrian  Scramblars
Yes Yas Yes Yes
Yes Yes Yes
Yes
Yes
Yes Yes
Yes
Yes Yes
Yes Yes
Yes Yes Yes Yes
Yes Yes Yes Yeas Yes
Yes Yes Yes
Yos * Yas Yaa
Yes Yes Yes

* including site for Wheel-O: wheelchair orienteering

Mountain Biking is hikely to atiract a manly local and regional market but visitors
from a wider area are known io came for evenls.

With Ticknock as the existing main centre, it is unlikely that the proposed Ragship
centre under consideration would be able to play much of a role in mountain
biking in the area, other than providing infarmation on where the activity 15
allowed to take place and where visitors would be able to hire bikes.

Road Cycling: as individuals, groups and clubs iaking part in casual rides, ¢lub
spins, hill climbs and training runs, mainly from ihe Dublin catchment. However,
some are likely to be long-distance tourers from outside the area

As discussed under car louring, depending on the routes used, road cyclists may
be attracied to the new centre as a place to stop for refreshment en roule or as a
place of assembly for group outings Some secure bike parking would be a
requirement.

Mountain Running: involving orpanised races and training runs. The Dublin
Mountains Strategic Plan for the Devetopment of Quidoor Recreation (2007)
lisis 13 summils/areas in the whole Dublin Mountains that are used for races.

This might be regarded as a niche market, compared with others, but the above
strategy shows that in 2007 there were 13 Leincester League Races, averaging
200 runners and 20-25 spectators. This implies around 3.000 wisits in that year

4
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There may be a role for the new cenire as an assembly point for some of these
races. |t should also be able to alleviate the car parking problems they
axpenence by having sufficient parking and providing shuttte services to and
from starting points, The centre could alse support this activity with its catenng,
toilets and possibly changing facilites

Orienteering: primarily as a club member, in traning and competiton Most
forests in the Dublin Mountains are mapped for orienteenng The Recreation
Strategy found no evidence of events generating overnight stays in the area. The
iatest information from DMP (Table x} identifies 5 permanent orienieering sites
and one for Wheel-O {wheeichair onenteenng)

Again, the new centre could act as an assembly paint for onentation events in its
immediate area. Participants could park there and be shuitled out to the
competition zone (as in the case of mountain runners). Available support from
the centre could also include catering, toilets and possibly changing facilities,

Motorcycling: The roads in the area have the characteristics that are attractive
to on-road moloreyclists, who might stop at some points 1o fook at the view bul
this 1s not regarded as a mapr market group However, the centre could meet
their parking, assembly, catering and orientation requirements.

In contrast, off-road motorcycling {scrambling and trials) i the Dublin Mountains
is a popular activity, officially and unofficially (casual). The Dublin Mountsins
Recreation Strategy lists four main areas used for official events in 2007

+ The Slade of Saggart — competitions mainly on Sundays in winter

+  Buiter Mountain {near Britlas) — competitions, training and coaching all

year round
«  Glassmucky - competitions, training and coaching all year round
+  Cruagh Wood - important national competitions on winter Sundays

It these four locations stage around 100 events in a year, averaging 40-70
compelitors and 100 ofiicials and spectators (source: Dublin Mountains
Recreation Strategy) then organised mountain biking events attract around
15,500 visits per year. Some of these participants may use the new cenlre for
refrashmenis and assembly.

This excludes unofficial scramblers who are also regular visitors. DMP has
identified 8 un-authorised scrambling sites in 2015,

OH-Road Driving: which is basically a specialist market participating in a few
events each year (7 in 2007) As above, it is unlikely to generate much interest
in the new centra.

Horse Riding: with the main participants being the operators and customers of 5
centres within or adjacent to the Dublin Mountains area. Horse nding w the
forests is by permit oniy. While the majority of paricipants who ride on a regular
basis come from the Dublin area, there may be a role for the centre as an
information and booking point for visitors wishing to take part. There are 8 areas
where DMP has identified un-authorised equestrian use in 2015

Adventure Activities: Other than those already mentioned. the main ones in
the area are Zipit Tibradden and Paintball (Kilteman), Neither are likely lo have
any direct relevance lo the proposed new centre, apart from perhaps as a source
of information and booking. However, in order to establish its appeal to family
groups, there will be a requirement for some form of advenlure expenence in or
close to the new centre. A close association with Tibradden would help to
achieve this, given that an estimated 50,000 visils are made to the area ina
year

South Dublin City Council

Angling: within the Mountains area, the main fishing locations are the
Bohernabreena Reservoirs. These are unfikely to have much of an association
wilh the new centre but will feature as part of its onentation function.

Special Interest Groups: visiting the area for birdwatching, wildlife study.
archaeology. elc. They come as couples. small groups, field tnps and families
enjoying the nalure trails

Although coming mainly from the localiDublin catchment, such groups have the
polential to become importamt users of the proposed new centre where
interpretation displays, educational spaces and catering will be available.

Target Marketis

The Greater Dublin Taskforce (GDT} report “Destination Dublin - A Coflective
Stralegy for Growth to 2020 (2014) described the marketing position that
creates Dublin's unique appeal to visitors as.

“Dublin is the vibrant capital city bursting with a variety of surprising expenences
- where city tiving thnves gide by side with the natural outdoors.”

To function as a flagship aitraction in these natural outdoors, the proposed new
Dublin Mountains flagship project must add to that vibrancy, vanety and surpnse.
To do so, it must stimutate and achieve a substantial uplift in the Mountain area s
existing visit levels and roles that have been described above

The GOT report identifies Dublin's key overseas market seclors for the
development of tourism over the next 5 yaars as:

+  Holidaymakers identified as “Social Energisers”

+  Holidaymakers identified as "Culurally Curous”

* Business Tounsm

*  Cyuise Tounsm

*  Event Tourism

In recognition of these key target market sectors for the wider Dublin region, the
South Dublin Tourism Strategy {2015), after analysis of the area’s market
position and polential, recommended that future tourism development in the
County should be Jocussed on three principal forms:
» Business tourism. capitalising on present strong wisitor base for
commetcial and indusinal actvity
«  Qutdoor activities, exploiting the County's key nalural assels of Dublin
Mountains, the many waterways. cullural resources and parks
+  Sports, expanding the range of facilities in the County and targeting both
paricipants and spectalors



3. GENERAL DESCRIPTION OF HOUSE

3.1. Description

Orlagh House is set within 88 94 acres (40 ha) of parkland on the edge og the
Dublin Mountains. The property is listed en the record of protected structures,
South Dublin City Council: The Natural inventory of Archilectural Herilage The
main house was originally construcied in 1790 and subsequently exiended over
the next two centuries. The main three storey building along with the eastem and
westem two storay elevations are of iraditional masonry and brick construction
with smooth rendered extemnal walls, solid floors at ground floor and basement
levels and timber floors overhead. The main house has a pitch slated roof with
single glazed aluminium windows throughout. A hexagonal bellcote was
subsequently added 1o the roof ridge. The two blocks to the rear were added
during the 1960's and are of modem concrete frame construction with concreie
flcors and roofs enclosed by prefabricated panel walls incorporating glazing.

A single storey timber framed glazed cloisier with a lean - to slated roofl
connects the original building te the rear wings.lnternally, in the ground floor the
fiaor to cefling height is generous at 4.7 m and much of the original omate
cornicing siill remaims. Briefly, accommodation compnises an Oratory, a drawing
room and three interconnecting rooms. Adjoining the dining room to the rear is a
catening kilchen.

The ground floor of the 1960's block includes a sacasty and staff facilities such
as a laundry room, common room, dining and bathroom faciliies The upper
floors of the main building and the rear

exiensions are divided into a mix of single and double bedrooms. The first floor
compnses 23 bedrooms, a reading reom and a number of shared bathroom and
shower room facilities. The second floor comprises a furiher 8 bedooms and
additional shower and bathroom facilities. Seven of the bedrooms have ensuite
facilities and all of the bedrooms have a wash hand basin,

There is a basement under part of the house which comprises a games room
storage facililies and the bailer reom. The house is set within mature parkland a
walled parden, woodland walks and tree lined walking trails. There is a derelict
farm structure, a ball alley and an outdoor swimming pool all in need of
restoration (in ruins). The land is undulating with a northerly aspect and of good
agricultural quality with extensive frentage onto Gunay Hilt and Old Court Road

3.2. Subject to Contract/Contract Denied/Without Prejudice

Orlagh was construcied in 1790 as a private residence by barrister Lundy Foot
esq. It first changed hands in 1815 when it was purchased by Nathaniel
Caldwell, a director of Bank of Ireland, and again in 1837 when it was sold to
Andrew Carew O' Dwyer esq. BL. The west wing ground floor extension was
added during the 1840's.

In 1872 The Order of St. Augustine purchased the properiy to use as a novitiate
and added a numberof extensions aver the next two decades. including an extra
starey to the building and the east wing exiension,

Improvements continued at various stages throughout the 20th century
Additional land was acquired, in 1945 and 1963, In the early 1960’s the two small
wings at the back of the house were demolished and rebuill to provide additional
bedrooms and large kilchen facilities. This was followed by a refurbishmant
during the 1980's where the property was upgraded throughout. However the
entire property is now in need ol renovation.

South Dublin City Council

In 1997 due to falling novice numbers, Orlagh was developed into a retreal
centre and has been in operation since. The retreat centre closed in the spring of
2016 The property is localed on the southside of Gunny Hill at its junction with
Ballycullen Road and Otd Court Road on the edge of the expanding Dublin
suburb of Rathtamham. The property is focated within the jurisdiction of South
Dublin County Counci! approximately 12 km south west of Dublin city centre and
occupies a prominent location with views of Dublin city and surrounding suburbs

The surrounding suburbs are sought after residential locations with excellent The
house has connectivily with ease of access to the M50 & the NB1. The area is
also served by Dublin Bus service

3.3. Zoning

The property is within an area zoned "Objeclive B - To mprolect and improve rural
amenily and io provide for mdevelopment of agricullure in the South Dublin Counly
GCoundl Development Plan 2010-2016°

We note from the development plan the following uses are: "Permilted in Principle”
under this land use zoning objective:

Aerodrome/Airfield, Agricultural Buildings,

Boarding Kennels, Caravan Park-Holiday, Cemelery
Industry - Extractive, Nursing Home, Open Space, Place
of Worship, Public Services. Rural indusiry-Cottage,
Rural Indusiry-Food, Traveller Accommodation

"Open for Consideration” under this land use zoning
objective. - Aballowr, Bed and Break(ast, Car Park,
Commwnily Centre, Cublural Use, Doclor/Dentist,
Education, Garden Cenlre, Guest House, Heavy Vehicle
Park, Home Based Economic Activilies, Hospital, Holel!
Motel Industry-Light, Industry-Special, Recreationaliacility!
sports club. recycling facilities, refuse landfilf

lip, refuse lransler station, Residential Instilulion
Restaurant, Science and Technology Based Enlerprise,
Transport Depot, Velerinary Surgery

Residenlial is “Open for Consideration In accordance with Council Policy for
development in rural areas”™

Davelopment Plan 2016-2022.

3.4. Services

Mains electricily, broadband, oil fired central heating throughoul, drainage via a
seplic 1ank and water supply via a privale well.

1.6. Areas

The house is 1608 msq
The site is 58.94 acres (40 ha)

Paul Keogh Archilecls
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4, ORLAGH HOUSE - PHOTOGRAPHS
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5. SITE DRAWINGS

5.1 SITE PLAN
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5.2 SITE PLAN ANALYSIS
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6. PLANS

6.1. GROUND FLOOR - EXISTING
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6.2 FIRST FLOOR - EXISTING
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6.3 GROUND FLOOR - POTENTIAL USES
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7. MATRIX

Matrix assessment of potential of Orlagh House for Flagship Tourism Project.
Assumplion = Combinad + Orlagh assumes flagship to be buitt on Hellfire. Orlagh as Aagship assumes flagship to be bulit on Orlagh Lands.

Assumptions,

1. Site appraisak:

HELLFIRE | ORLAGH | Noles HELLFIRE | Noles ORLAGH | Notes
Elagship | Criteria - does Oragh offer the polential to be ihe | Flaghship | Crileria - does Orlagh improve overall proposilion? Flagship { Criteria - dogs Orlagh deliver a flag ship project without
Combined tourism flagship project with the addition of helifire constructing visitor centre 7
Option 142 with combined option 1+2 7 with Odagh without
Hellfire combined Helifire
combined
Oragh House is a protected struciure, Reg no: Orlagh House does not have any recorded archaeology
11220008 A Georgian house dating from Hellfire site is rich in archaeology and heritage, on site, Ortagh House is a protected structura, Reg no
1790.exiended in 1875 and in tha 1960s Neolithic tombs, standing stone, wedge tomb Old 11220008 A Georgian house daling from 1790.extended
There 15 no archaeology on the site and the house Military road, Masseys estate ice house, Masseys in 1875 and in the 1960s
is of limted architeciural, historic and social walled gardens stons bridges elc. The house is of limiled architectural, historic and social
intarest, - two decorative plaster ceilings and two With future tree felling views can be opened up from interest.
Archaeclogy! fireplaces are the main features. Hell fire to the wider Dublin uplands landscape which Closest national monument is the maintained holy well of
Heritage 1 1 It requires exiensive refurbishment to enable the 1 contains numerous passage lombs portal tombs 5 St Columgcifle — not on Orfagh site.
house 1o be restored to an acceptable architectural prehistoric caims and wedge tombs The house is set in a mature enclosed parkland, with
conservation standard. walled orchard to the rear.
Helltire site is rich in archaeology and hertage; Onlagh House is an extended Georgian house dating There is a handball alley -this is of heritage interest, bul
from 1790. is not unique in Ireland.

Neolithic passage tombs, standing stone elc.
No Archaeology at Ortagh Two interior rooms of the original house have fine

Limited heritage interest on site. ariginal plaster ceilings: fireplaces and door cases .The
windows are not original.

—~. Orlagh as Ragship cannol deliver ihe “WOW Hell Fire provides 'WOW views from both Hell Fire ORLAGH as flagship does not offer “WOW “factor views

factor views. The view is of Dublin bay but the and the proposed visitor centre panoramic cafe of af Dublin Bay and Dublin City, the view is of Dubtin

relationship of the city to the bay is not clearly Dublin city, Howth, Dublin Bay and Dunlaoghrie, from

legible. which the story of the development of Dublin can be A view of the bay is visible form the ground floor reoms,
told, and the story of the city of Dublin close but the windows are relalively narow and cannot be

Hellfire offers Panoramic Café not possible at retationship to the sea. widened due to conservation restraints.

Views from the first floor are of the grass front field with

Onagh — cannot treale the continuous plazed
window as its windows openings are protecied. Future iree feling will open up views to the south mature irees and beyond there is suburban housing and
reveating the nch heritage of the Dublin uplands beyond that is suburban Dublin and a glimpse of Dublin
Hellfire location closer fo top of Montpelier to archaeological sites Bay
Vi accaess views more guickly — means a shorter
e 1 L experience, which means more volume potential, 1 Orlagh would provide framed views of Dublin bay not - e The views from the house do not relate to the Dublin
which makes it more econ viable for coach and as spectacular as from Hell fire - of Dubfin Bay and the mountains, the larger mountain landscape, ihe
weekend domestic visits. city of Dublin from the house. archaeological sites in the mountains.

Purchase of site would stil be dependant on further

Future commercial harvesting of forest will open up Onlagh also provides views of tranquil parkland with acquisitions 1o connect o Helllire.

views of Wicklow Mountains and resi of Dublin malure trees, however this does not build on the

Mountains from Hellfire. This opens up hupe Dubtin mountains landscape tourism theme. The built environment of the historic and modem city and
interpretative polentials for trails, heritage and A glimpse of the bay is offered al the entrance to beyond is legible from Hellfire, not from Oragh.
archaeology. Not option from Orlagh as purchase Ordagh house

The story of the city can be told from Hellfire from the

of site would sill be dependent on jurther
Centre and from Helliire hill site, not from Orlagh.

acquisition to connect to Hellfire.

Paul Keogh Architecls
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ORLAGH HELLFIRE | Notes ORLAGH | Noles
HELLFIRE | Flagship | Notes Flaghship | Criteria - does Orlagh improve overall preposition? Flagship | Criteria - does Onlagh deliver a flag ship project without
Criteria - does Ortagh offer the potential to be the constructing visitor centre 7
GCombined with tourism flagship project with the addition of Hellfire | with Orlagh withoul
Option 142 | Hellire | combined option 142 7 combined Hellfire
combined
Orlagh has an existing walk through woodland to Hell fire Dublin mountains visitor centre has existing Orlagh has an exisimg woodland walk to rear of house,
rear of house but this is unexceptional and too popular walks and the iree lop canopy walk will and the house is in a parkland setting this is small and
short ta be a tourist attraction of regional inlerest connect Masseys' walks to Hellfire’s walks. unexceptional and not designed for large numbers of
No reduction in walking routes people. Woodland walk {o rear of house is steep and
Connection Subject ta connectivity. to Heliire; further land Onagh has existing walks behind the house but this is narrow; it is not suitable for universal access, ie. stope 1
o Existing 2 2 acquisilion would be required . 2 limited and not very interesting. [} 20. it is not close to the existing looped walks,
Trails Subject to permission Oragh could be accessed to orienteenng coursas, Dublin Mouniains Way and the
Hellfire, archaeological sites in the Mountains. The site is not
contiguous to Helifire. This seriously compromises a key
objective of the flagship 1o serve as a gateway into the
mountains.
Connection Oragh has an exising woodland walk. No Orlagh has existing walks which subject fo permissian Orlagh has existing walks but site is not contiguous 1o
to New reduction in walking routes subject to connectivity and Jor land acquisilion could be accessed from helifire, Oublin  Mtns Way, potential Owendoher
Propased 1 2 Ordagh also :.mm additional woodland walks more 2 Hellfire 5 Greenway and future archaeological Irails. .._.Zm
Trails similar {0 public park walks senously compromises a key objective of the flagship to
serve as a galeway into the mountains.
Amrival underwhelming, not a Oublin mountains Arrival on sile parking for 300 cars on site next to Amival underwhelming, not a Dublin  mountains
experience, close to suburban housing. Parking visitor centre in Dublin mountains Wow views at Hell experience, close lo subuiban housing. Parking area
area could be developed for cars at side of Orlagh Fire , A range of walks offered , Hell Fire , Masseys , could be developed for cars at side of Oragh house.
house. Existing avenue to house very impressive Tree Canopy walk and ¢levated mouniain country side Existing avenue fo house impressive and pleasant, but
and pleasant, but only suitable one way New exil experience with exlensive walks. Archaeology only suitable for vehicles one-way New exit road may
may be required iMerpretation, and guides provided on site. A be required.
House is impressive exiemally, except for pvc destination panoramic calé, relail and audiovisual Orlagh house can provide a calé and hostel
The potential replacement  windows, conservation grade resource all on offer, accommodation il restored bul this would not be a
visitor 1 5 replacement  required.  Inleror rooms  not 1 Crlagh house can compliment Hellfire venue by 6 landmark destination of international appeal.
experience exceptional offering. Additionat car parking and coach parking and
Disconnected from visilor cenire,” Is this it "not a shutle buses can be accommodated The house can
landmark building. Ordagh provides car parking also provide hostel accommedation, and conference
opportunity which is more atiractive than that tacility with catering to compliment aclivities at Hellfire.
proposed in the Helffire site for the overspill car The house could also compliment hell fire by providing
parking /shuttle bus base on stocking lane. the dining experience for groups Jcorporate
Orlagh house entertaining.
Odagh: Ground flcor use only {or visitor centre use Helfire Dublin Mountains Visitor Centre 2000 sq Orlagh,Ground floor use only for visitor centre use
640 sqm however the protected structure status of meters provides car parking, toilets , meet and greet Lilt would need to be installed into protected struciure
house limits functional uses within the ground fioor, interpretation , audio visual retail , audio visual , Possible ground foor uses — corporale entertaining,
panoramic café , toilets , coffee to go for hikers on tha conference, calé, meet and greet, local history guides
Potential Ground floor use - conference / cafe, move for shuitle bus transfer
Functional meet and greet guides prior to shutle bus transfers Orlagh lo campliment hellifire could provide additional First floor possible uses - accommodalion  /stalf offices
space c_u._umq floars hostel - 23 bedrooms nc. 7 with en- shuttle bus | coach parking /car parking in an elegant {Coilite offices 7
provision suite? Or staff offices parkland setting Parking opporiunities / coach, shultle buses
1 The ground floor rcoms could be used for meets and 5

Not suitable for audio wisual, retaii , large café.
Accessibility is compromised due to raised ground
ficor and no access to rear sloped site

+ Helifire 2000 sq. mefers mcludes panoramic
calé, evenis space , relail , interpretation, toitets all
accessible

greeis guides prior to entering onto shuttle bus fo
helifire and the wider mountain landscape.

The first floor could compliment hell fire by providing
offices for event managers, marketing, and business
manager for Hellfire, Coilte 7 elc.

The ground floor rooms could also be used for
corpotate entertaining and fine dining to compliment
Hedifire.

Paul Keogh Architects
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ORLAGH HELLFIRE ORLAGH
HELLFIRE | Flagship Notes Flaghship | Notes Flagship | Notes
Criteria - does Orlagh offer the poteniial to be the Criterta - does Orlagh improve overall proposition? Criteria - does Orlagh deliver a Flagship project without
Combined with tourism flagship project with the addition of | with Orlagh without | constructing visitor centre?
Option 142 Helifire | Helifire combined option 1+2 7 combined Hellfire
combined
Oragh offer a place for onentation before Limited development potential on Orlagh site. The Limited development potential on Orlagh site. The existing
travelling to the Helfire Dublin Mountains visitor existing setling of Oragh is dependant on Parkland in selting of Oragh is dependant on Parkland in front of the
cenire, Feasability study outlined development front of the house with uninterrupted views nouse with uninterrupted views
Site capacity potential on Hellfire site. Hellfire offers opporiunity Development of the house is not appropriale —views Development of the house is not appropriste —views from
Jpotential 1 1 for landmark deslination centre 1 from house would be obliterated. Development at 5 house would be obliterated. Development al rear of house
development Limited development potential on Odagh site rear of house is not easily possible due to the steeply is not easily possible due {o the steeply sloping terrain.
stoping terrain Developmeni may be possible to the right hand side of the
Development may be passible 1o the right hand side house bul this would require further detailed feasibility
of the house but this would reguire further detailed report.
feasibilily report. Orlagh house has limited capacily for numbers of paople,
Capital 1 2 Based on Order of magnitude from Swealt Group. €21.m- Based on Order of magnilude from Sweeit Group, Includes site purchase and restoration /renovation costs
expenditure €15m- €21 m- | Quantity surveyors, Dublin Mountains Feasability €24m Quantity surveyors, Dublin Mountains Feasability - and new car park, based on oufline estimate by PKA
projections €18m €24m report for Hell Fire + Otlagh report for Hell Fire + Orlagh
The character of the sile is that of a parkland The land holding in Orlagh adds fo the overall The land holding in Ofagh is 40ha (98.84 acres)
rather than mountain landscape. The elevation of combined approach with Heltlire as the Flagship. It comprises of undulating good quality agriculturat land.
the site is too low to offer exceptional views of the The tand offers the oppertunity for additional overflow with malure trees. The area in front of the house is not
city as a flagship facility car parking _f coach parking / shutile bus point. - a suitable to develop buildings /structures or car parking as
Development on the land will be resiricted due to new road on the Orlagh site and gate onto Ballycullen this would compromise the setting of the protected structure
Overall Site the prolected status of the house. road will be required ta accommodate two way traffic — the house, and it would impac! on the views of the house
Appraisal 11 1.8 i3 . 54 towards Dublin bay. Any addiional buildings would have to
The land offers an allemative route to hell fire - be built to the west side of the house near the existing

subject 1o the purchase of additional private lands.
The land offers scope for calering deliveries for
corperate entertaining and it offers the opportunity to
hold small festivals on the grounds to the front of the
house.

dilapidated larm building struciures.

The area behind the house is steeply sloping and this area
would have to be excavated if a south facing space behind
the house is required.

Paul Keogh Architects



2. Transport:

South Dubiin City Council

[ N - N HELLFIRE
ORLAGH
HELLFIRE Flagship m Flaghship ORLAGH
. i . Flagship
%n_ﬁw__ﬂnn with Hellfire Notes wilh Oragh Noates Notes
P cambined without Helliire
Elevation 220-350m 120-350 | 120-350m 120-210m Below Amenity line
Public Transport E I I o - K
: 1km " - ; Assuming the distance measured is from ’ . .
Distance to Nearest Assuming the distance measuredis | i i o A Assuming distance is from Orlagh
. 2 5km {0 Skm 10 y i 2km possible Flagship Building (not site 0 5km "
Frequent Service Boundary) Orlagh Building (noi site boundary) boundary) Building
Public Transport . E .
Rank: ! ' ! ! )
Cycling | )
Distance from Cily 1 .
1km B ; | 2km Negales need 10 use namow minor Negailes need 10 use namow minor
Cycle Tracke cLlL {0 5km 10 Assuming the Ll ._q_mnw:.mn Ista ol Kilakee road BUT requires internal roads 1 km Kilakee road BUT requires inlernal roads
Height Gain (from Boundary] Crlagh Building (not site boundary) | 170m be built be built
80m at Ballyboden) 170m 4 [ 8
Cycling Rank: 1 1 Improved access 1 No Change 1 Improved access
Walking ) 1
Route from City: All Tkm [
from Ballyboden wia Assuming the distance measured is to
Owendoher Greenway 3 §km (0.5km o Oriagh Building {not site boundary} No Change Negates need for narrow minor road Betler Access Negates need for narrow minor road
) Boundary)
& Massey's Wood |
Watking Rank. 15 1 Improved Access _ 1 No Change 1 Improved access
Car Access g - . . —
Distance on narrow Improved access. Negaies need fo use
rinor road 2km 0.5km Improved Access 0.5km No Change 0.5km nasrow minor road
Car Rank 1 1 Improved 1 No Change 1
Overall Transport 11 1 1 i 1

TRANSPORT:

Transport: Orlagh has ils entrance within 5 mins drve from M50 off Ballycullen Road, Footpaths | Cycleways are available to within 0
«  Will need fo widen inlernal road or new exit road and gate required to allow fire increased capacity

«  Eliminates the need to send large number of Vehicles and Shutiles up narrow sections of Kiakee Road
+  Could stop numbers going to the Hellfire Car Park and thus impact of some of the local business enterprises

+  Orlagh Lands could bring much improved roads, cycling and footpath conneclivity 1o the wider urban / rural boundary

«  Serves an ovarall purpose of dispersing visitors and traffic more evenly between two sites and perhaps eliminates the need for Stacking lane opiion.
»  Parking /shuttie/coachparking at Orlagh to be limited to night of house | in Lot 2 and to area right of house

Paul Keogh Architects

5km of Orlagh Entrance. There may be scope for use of development levies to fimsh link all the way to Oragh.
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3. Services:
[ THELLFIRE i ’ 2 :
1 ORLAGH Flagship HELLFIRE ORLAGH
| Combined Notes Flaghship Notes Flagship Notes
| Option 1+2 with Hellfire
| combined with Ostagh without Hellfire
| combined
Elevation _ 270-300m 200-300m 200-300m 200-210m
"Water Supply 1 ) New water connection requited if Griagh
Distance to Nearest to change 1o Flagship project
Public Supply at 3 5km Dnnking Water well corrently ulilise on Deinking Water well currently utilise on
Stocking Lane _ J 1 5km sile, 1 5km No Change from original proposal — need 1 5km site.
Reservoir {100m | New waler mains required. to serve location on Hellfire Hill Eliers development {Dalriada is in close
oD} | 200m Eliers davelopment (Dalriada is in close To connect to water mains at Orlagh proximity}
| proximity} House will be required
| Pumpang Height 4_ . _ <. -
Waler Supply Rank: _ 25 25 25 15
Foul Drainage Fou Sewer is avanable st Eliers Ne Change from original proposal — need Foul Sewer is available at Eliers ]
Site suitability for Poor for development (Dalnada is 1n close to serve locabion on Hellfire Hill development {Dalqada is in close
local treatmentand | Site 2 2 oa.u_:_."z __"5. ha.__._ House through 1 1 proximity. 1km from House thro' agn lands
infiltration _ agnicultural lands
Foul Drainage Rank: _ 1 1 1 1
m_.mnin_.:. T Electricity on site at Orlagh. ) No electricity on site at Hellfire E Electncity on site )
Distance o 3 Phase 250m 250m No electricity on site on Hellfire 250m 250m
| sub-stalion . . ) )
Electncity Rank: 2 2 | 2 1
Gas o . No umm on site on Oragh No Gas on site on Hellfire or Orlagh ) , ) No Gas on sile
Distance to Supply L L ! 3.5km gk
- B | . -
Gas Rank. 2 2 2 1
. - Surface Waler Drainage s for Surface Water to be dealt with via stream Surface Water Drainage is for Ballycullen
Surface Water Ballycullen Stream — subject of ficod at Masseys Stream — subject of flood alleviation
Drainage 2 2 alleviation scheme. Attenuation Pond 2 1.5 scheme. Attenuation Pond doubling as an
doubiing as an amenity if desirable amenity if desirable. (Grange Castle
| ) |Grange Castie model} ) model] _
Overall Services 19 19 19 1.2

Services issues narrative: Orlagh House already has some services -
available on site. Surface Waler (Ballycullen Stream flows through Oragh lands (
Anomaly/maintenance/role of the cutdoor swimming pool ne:
Given the location of the House built so close (o the steep in

Drinking Water via well - no details available, 1km to urban connection Fouls Sewer via Septic Tank = no details available - 1km to urban connection. ESB & Gas both
Flood alleviation pond doubling as Amenity — Could follow GC model).

eds to be clarified as could be a hidden cost or fisk?

cline of the hill and with the tree canopy at the back is there a history of flooding on the land, damp was evident throughout the property and there were retaining walls built at rear of

property to support the steep incline at rear

Paul Keogh Architects



4. Air, Soil & Water

South Dublin Cly Council

Water

Air, Soil, Water:
»  More Difficult to

- Higher risk trying to refurbish Orlagh and hi
»  Creation of infrastructure in Orlagh lends its

Paul Keogh Architecls

build in the mountain area however ance built low manienance costs as new build{Hellfire Flagship)
igher engoing costs (Cdagh Flagship)
elf to Ballycullen Filod Alleviation scheme - atienuation as well as amenity {lake with fountains}

HELLFIRE | ORLAGH Flagship |
MNotes HELLFIRE Notes ORLAGH Naotes
Combined with Hellfire Flaghship Flagship
Option 1+2 combined
with Ortagh without Hellitre:
combined
Air Quality Impact T Lower Development Area No change from original proposal Lower Development Area .
Higher vehicle
Emissions to higher : a5 1 05
elevation sites
Water Quality Impact mﬂ_q_—mnm Smmﬁ- i Di:ﬂno .ﬂ = oﬁu m.ﬂms Water to be dealt with via siream M_..:.mnm En.nqs_u_.m_:mmm _“_m “__. mw“_<n:"qm=
P Bakiyculien Stream — subject o | at Masseys tream - subject of fo alleviation
w“__”a___:_. *omM__”MnM 1 05 alleviation scheme. Aftenuation Pond 1 | 05 scheme. Attenuation Pond doubling as an
9 doubling as an amenity if desirable. amenily #f desirable. {Grange Caslle
discharge {Grange Castle model) model)
i Simpler dig on agricullural land. Less Inclined site bul shatlow dig | Simpler dig on agricultural land. Less
Soils iImpact incli clines
; imi inclines | ngli
All sites are similar 1 1 3 1 |
on land managed for
foresiry
= S ] —
Overall Air, Soil & 1 o7 , 07 |




5. Tourism Criteria:

South Dublin City Council

HELLFIRE | ORLAGH Flagship umw__.__”ﬁ_m. ORLAGH
Combined with Hellfire Nates v Notes Flagship Notes
Option 142 O combined without Hellfire
Onagh is not a must see flagship. Not Helifire is a founsm destination. Potential Orlagh 15 not a must see flagship. Not
stately home. Not stately garden. Nice 1o be striking. Sudden opening of views — stately home. Not stately garden.
Aftributes bt not special, more spectacular Configuration of the building problematic
To accommodate a 1 2 timited architectural features, Its main 1 Heltfire has its own story, not just 1600s, 5 for visitor flow, and accessibility
flagship ‘must see’ altraction is large house in parkland potential of the tombs/archaeology Limited architectural features.
atiraction seting Orlagh can compliment as a transfer car Possibly other uses in addition to Hellfire
Twe Georgian rooms with plaster {o shutlle bus point, could reduce traffic Flaghsip need to be considered Shutile
ceilings and two good fireplacas volumes into the mountains {ransier elc.
Visibility Close poximity to M50 but further off Close to Dublin Mountain Way Close proximity to M50 but further off the
For oS! 2 2 the Dublin z_u..__.:w.._.. s__m,. 2 4 Dublin _so._:»m.m: Way )
walkers Good 'seltling in' lccation for walkers Good ‘settling in’ location for walkers
Noi currently connected te Coillle Lands Not currently connecied to Coillte lands
Close {o urban area and M50 Helifire has immediate mountainous Close to urban area and M50.
Nodal Point Urban Park Gateway to Mountain but destination feel. Already escaped from Urban Park Gateway to Mountain subject
Good location for 2 2 subject o access and is further from 5 urban area a 1o access
orientation and DMW Cn edge of newly built suburbia.
sarvice facilities OHers less potential as a gateway from
GlendaloughMVicklow
Hellfire views are beiter than Ordagh Helifire views are betler than Oragh Helifire views are betler than Ordagh
Views Views Views
Views 1 2 1 5 Orlagh views arse parkiand in foreground,
suburban in middle ground and glimpse of
bay in distance.
Opportunity for sky beam from Hell fire Opportunity for sky beam from Hellfire to Not visible from Dublin but part of foothills
L . to be visible from whole city if desirable be visie across the whote city if facing the cily
Visibility from City L 2 for celebrations efc. ! jesirable for celebrati 2
Orlagh not visible from city
This is the piece that needs a wider This 1s the piece thal needs a wider This is the piece ihat needs a wider
discussion discussion discussion *Econemic” Benefit
*Economic” Benefit “Economic” Benefit Proximity to peak, economies/scale from
Location. quality and restrictions of Proximity to peak, economies/scale from pew build in terms of café, retail etc. and
Protected Struciure offer less potential new build in terms of café, retail etc and overall quality of attractien higher at
io deliver economic retums for Oragh overall quality of atiraction higher at Hellfira. An economic model for Orlagh is
Potential 1o as flagship compared {o Helliire. Even Hellfire. Restriclions on alleration and problamatic due o configuration of the
. considerations of new build on Oragh development of Ortagh, even for Cratft House and restriclions.
generate 8CONOMIC 1 1 . ] 1 ; : . ] o .
benefit lands are ﬂ_.ow_mam___n.. as enlire lot is village .onn. m:n.u:.no_:u maintenance Possible income streams - car ‘_um}_:a.
protected structure curlilage. constrain economic returns. corporate  dining? small calé ?
Cognisance should also be given to conference ? first floor : offices 7 hostel
allernative uses al Ortagh that compete accommoedation ? lease of lands 1o farmer
with existing business in the area. ?
Complementary options are fimited. Development polential restricled due to
protecied struclure and its curtilige.
Running costs/ overheads would be high.
Tourism Ranking: 1.3 1.8 1.2 414
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6: Planning/Environmental Constraints:

South Dublin City Council

adjoining  private
resinction of development m curtilage.

HELLFIRE | ORLAGH Fiagship uw_m.___.__”___.a__m. wnwu_._m_u
. ] Nates Noles Notes
Combined with Hellfire . .
Option 142 combined ﬂw:ﬂO!....“nn___ without Helifire
Agriculture Amenity Agriculture
We note from developmemt plan the We note from development plan the We note from development plan the
following uses are: “Pemmitted in following uses are: *Permitied in Principle” following uses are: "Permitted in Principle”
Principle” under this land use objective under this land use objective: under this land use objective:
- AerodromelAidield, Agricultural - Aerodrome/Airfigld, Agncultural - AerodromefAirfield, Agricultural
Buildings. Boarding Kennels, Caravan Buildings, Boarding Kennels, Caravan Buildings, Boarding Kennels, Caravan
Park-Hotiday, Cemetery, Indusiry - Park-Holiday, Cemetery, Industry - Park-Holiday, Cemetery, Industry -
Extractive, Nursing Home, Open Sace, Extractive, Nursing Home, Open Sace, Extractive, Nursing Home, Open Sace,
Zoning Place of Worship, Public Services, Rural Place of Worship, Public Services, Rural Place of Worship, Public Services, Rural
(Curent policy Industry-Cottage, xE.m_ Indusiry-Food, Industry-Coftage, mp_i_ Industry-Food, tndusiry-Cotlage, _......._._.m_ Industry-Food,
favours dev. below Traveller Accommodation. Traveller Accommodation Traveller Accommadation
W__m%.“.:. Eow.ﬂ::mno.wm_.u 2 2 *Open for Consideration” under this land 2 Open for Consideration” under this land 2 “Open for 02_.&.5_.0_.2.0:. under this land
this preference use zoning objective: - Abatioir, Bed and use zoning objective: - Abattoir, Bed and use zoning objeclive: - Abatioir, Bed and
Land uses apen _.o_.. Breaklast, Car Park, 02:..5::.2 Centre, Breakfast, Car Park, Community Centre, Breakfast, Car Park, Community Centre,
censideration vary) Cultural Use, Doclor/ Dentist, Education, Cultura Use, Doctor/ Dentist, Education, Cultural Use, Doctor/ Dentist, Education,
Garden Centre, Guest House, Heavy Garden Centre, Guest House, Heavy Garden Centre, Guest House, Heavy
Vehicle Park, Home Based Eccnomic Vehicle Park. Home Based Economic Vehicle Park, Home Based Economic
Activities, Hospital, Hote¥ Motel Indusiry- Activites, Hospilal, Hotel/ Motel Industry- Aclivilies, Hospital, Hotel/ Motel industry-
Light, Industry-Special, Recreational Light. Industry-Special, Recreational Light,  Industry-Special,  Recreational
facility/ sports club, recycling facilities, facility! sports club, recycling facilities, tacility/ sporis club, recyding facililies,
refuse landfillf tip, refuse transfer station, refuse landfill/ tip, refuse fransfer station, refuse landfl/ lip, refuse transfer station,
Residential  [nstitulion,  Restaurant, Residential Institution, Restaurant, Residential Instifution, Restaurant,
Science and  Technology Based Science and Technology Based Science  and Technology Based
Enterprise, Transport Depol, Velerinary Enterprise, Transport Depol. Vetennary Enterprise, Transport Depol, Veterinary
Surgery. Surmgery. Surgery
Open Character of Not compromised Not compromised Not compromised
the Mountains 1 1 1 1
(above 350m)
Positive views Positive views Positive views
impact on protecied
views from the City ik 5 1.5 2
Driver comes to Odagh from M50 / Existing location for Hellfire / Massays Dnver comes lo Oragh from MS0 /
Impact on scenic| 15 15 Tallaght before Hellfire / Masseys. 15 enlrance are well know. Unauthorized 3 Tallaght before Hellfire / Masseys.
routes and dnves : Gateway Point. Direct roule from parking on road a problem Gateway Paint
Rathfarham ioo
Excellent capacity for  additional ‘Additional development requires input from Capacity for additional devetopment into
Site Capacity development intc the future from lands Coillle ihe future from tands but notl house but
flo accommodate 2 2 but not house but with caveat of 2 5 with caveat 9. .S::mn.?..? issue lo Helifire
low fise building) connectivity 1ssue to Hellfire though though adjcining private lands. May be
lands. May be restriction of development in curtiage.

Paul Keogh Architects
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HELLFIRE ORLAGH
HELLFIRE | ORLAGH Flagship Flaghship Flagship
. . ) Notes Noles Notes
T B with Orlagh wilhaut Hellfire
Onption 142 combined combined
None None
Natura 2000 Sies
{none affected, site
specific
assessmen! of ! ! L WAL E
preferred ophons
required)
impact on Agricullural 1o ‘Parkland’ MOU Agriculture/ parkland.
P Commercial Forestry Loss of agricultural land of development
Landscape L L L e takes places on land
Character ’
Less reliance on Coillte No change to existing MOU with Coillle No change in the Coille munning of their
Land Ownership 1 5 Expansion is in control of Council Land 2 2 propety
Coillte/Private Agricultural in nature, with exceplion of Purchase of lands + house required
private beside Hellfire.
C80 acres SDCC Lands + Coillte Lands. Co0 acres SDCC Lands + Coillte Lands. C 90 acres not on SDCC Lands
Within SDCC Land R Increased proposal 1 Increased proposal 3
(none)
10 acres of Orjagh woodland ehw trails. 10 acres of Ortagh woodiand c/w trails. 10 acres of Odagh woodland ciw trails.
Connectivity to Coillte lands required. Connectivity to Coillte lands required Connectivity 1o Coillle lands raquired.
Wi Lower elevalion. Lower elevation. Coillte lands are selling Lower elevation.
Ll [ diand s e . point re views / elevations. 4
Protected structure status may limit the The combination of Odagh with Helifire Protected structure status may limil the
Total Planning opporlunities for adaptation + limils would enable the development to be opporiunities for adapiation + limils
Environmental 14 18 development on the land 17 required on the Orlagh Site 23 development on land
Ranking
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POSITIVES

1. The re-use of this prolecied structure, one of Irelands histonc houses would
enable this bullding to survive into the future

2. The property would provide an amenity lo local residents — park. walks |
festivals .etc.

3. The lands could provide an important overdlow / base o go up into the
mouniains fe hell fire and beyond, a interchange for cars . buses , coaches
cyclists , to shuttle buses This location far shuttle buses / coach park is more
attractive than the siocking lane site, and it is closer - This will provide taster
joumey times and less fuel costs

4. With future land purchase a direct walking route could be made 1o hell fire

5. It could provide a good hospiality mibt in conjunction with visilor centre
providing corporate dinners /events

6. Provides a prestigious historic Irish house expenence

7. Orlagh house could provide an additon to the tounsm offer in the area- scope
for added activibies .

NEGATIVES

1. Ordagh House would need security / carelaker from date of purchase

2. Orlagh house requires renovalion /repairs in ils entireity to bring the house up
to accepable standard for public use including : accessibility , fire compliance .
structural repairs , roof repairs . insulation , new windows , new elecincal and
plumbing ! sanitary - heating mstalations

3 Oragh House would need adaption for new use . this would be parlly
dependant on conservalion best praclice being achieved . development could be
reiricted due to protecied structure status

4. the recent extensions detract from the archilecture of the onginal house . these
should be doemolished _ this would reduce the quantam of accomodation

5 Oragh house lands are partly resticted for development due to the views fom
the house restricling development 1o thr e froni of the house

6. The house would have to be connected to mains sewrage

7 A new entrance /road widening would have fo be provided to accommacdate
increased vehicular access

South Dublin City Council

What could Orlagh House /Grounds be used for:

*  Corporate entertaining —dining . conlferance in conjunction with Hell fire
Dublin Mountauins Visitor Centre

«  Outdoor pursuits centre / Bottom base for Mountam Biking and other
downhill pursuit

= Transpor hub = cable car {o bring people and MTBs

+  Transfer post Shuttie bus , carparking / coach parking /cycle parking

+  Dffices-first floor, = coite | event managers

« Limited accommodation for onward hiking to Wicklow Way

+  Limited accommodation for corporale entertaining

+ Camping provision for tourisis

+  DHices-first fioor, = coille , event managers

«  Limited accommodation for onward hiking to Wicklow Way

«  Limited accommodation for corporate entertaining

«  Camping provision for tourists

« Childrens group outdoors evenls = schools, scouts, leams

+  Amenity/ boaling pond - as n Barreistown

+ irish animal farm / pet farm

= Plant additional woodland / forestry

= Pravision of flood alleviation — attenuation and amenily

= Weddings

+ Contribute to open space requirements for local residents

Economic Considerations

The actual costs of the economic conswdesations are outside of the scope of this
repori they could be established in a feasibility report for Qdagh House

Ta purchase Orlagh House and ta develop it into a facility for public use would
nvolve expenditure , that would need to include the following items

* Purchase cosls

« Feasabiity / masier plan cosis

=  Professional design team fees

* Renovalion / repairs cosls

< Running costs { maintenance cosis of protecied striuciure
+  Maintenance of the grounds / farming of the grounds
* Revenue income sireams

+ Labour costs

*  Security costs

+  Marketing costs

» Branding costs
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7. SUMMARY

7.1. MATRIX SUMMARY

South Dublin City Council

HELLFIRE
ORLAGH
HELLFIRE ORLAGH Flagship Flaghship Flagship
Combined Option 1+2 with Helllire combined with Crlagh combined without Hellfire
Sila Appraisal 1.1 18 1.3 54
Transport 11 1 1 1
Services 1.9 19 19 1.2
Air, Soil & Water 1 07 1 o7
Tourism Crilena 1.3 18 13 41
Planning/ environmenial
Consiraints 14 1.8 1% e
Tatal 13 15 1.4 25
MARKING SYSTEM:

1= More favorable
5=Least favorable
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South Dublin City Council

7.2, SUMMARY

This repont has compared the atiributes of the three options namely:
1 Oragh house as Flagship with Hellfire
2. Hell fire Flagship with Orlagh

3. Odagh without Hell fire

Oragh cannot deliver the wow factor views, the on site archaeclogy, the
heritage or mountain and woodland walks of exceptional quality and interesi 1o
create a Flagship Tourism facility of national importance.

Rather Orlagh could provide complimentary facililies to the Dublin mountain
wisitor cenlre in the form of a place of arrival - transport interchange, a corporate
venue, centre offices, provide school / scouts events etc. local park and walks.

Orlagh house therefore presents an opportunity 10 support and consolidate the
tourism offer in the vicinity of the Dublin Mountains and the Dublfin Mountains
proposed Visitor Cenfre at Hell Fire and Masseys Woad. However this would
require expenditure to purchase the property, and furiher axpenditure 10
renovale and to maintain the properly into the fulure.

The uses and the adaption of the house could also be restricted in regard to the
prolected status of the house.

Consideration should also be given to not impeding private invesiment in the
house as this could effectively sustain and compliment the tourism offer without
incurring on-going costs to South Dublin City Council and bring economic
diversity to the area.

We therefore recommend that the Dublin mountains visilor centre should be
located at Hell Fire / Masseys wood with tree top walk to connect the two sites,
and that Ortagh should be considered to be purchased i sufficient funds are
available to future proof the Visitor center to provide the facilities as outlined
above.



