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Introduction

The centres of our towns and cities contain a large amount of underused building
stock, including unused or underused floors above ground-floor retail premises. To
increase the supply of new homes, the reuse of such floor space for residential use

must be encouraged.

Irrespective of whether they occur in city centres,
suburbs or small rural towns, vacant and abandoned
properties are damaging to the well-being of the
surrounding communities and neighbourhoods.
Communities suffer because of the vandalism and
anti-social behaviour that vacant buildings can
attract. Properties left vacant for prolonged periods
can also have adverse effects on adjoining buildings.
These harmful effects can include structural damage,
dampness and even infestation.

The primary benefit of bringing back homes is, of
course, the provision of quality, sustainable housing
for the individuals and families who are most in need
of it. Quite simply, the possibility of returning partially
vacant buildings to residential use provides us with a
great opportunity as a society. Housing reintroduced
into the viable stock can provide increased income or
capital for the owner and may also provide the Local
Authority/ voluntary housing sector with a greater
choice of housing that can be made available to those
requiring social housing support.

With the ongoing changes taking place in our working
patterns, connectivity and shopping habits, main
streets in our smaller towns face the dual challenge
of increasing footfall and stimulating demand.
Revitalising our main streets through well-planned
and designed residential units, particularly above
shops, could help to rejuvenate smaller town centres.
This would enable us to take advantage of the huge
potential of these town centres to become compact,
fine-grained multifunctional places in which to live,
work and socialise. Such revitalised localities would
allow people to walk or cycle to work schools or
shops. Tourists and other visitors would be attracted
by the enhanced cultural environments that would
result from the revitalisation of these urban spaces.

Modern renovation also offers an opportunity to
reduce heat loss from buildings while providing
comfortable healthy living environments. Renovation
also reduces embodied carbon in construction
materials compared to new dwellings.
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Chapter 2
The Basic Process

The simplest and most cost effective reuse options are to refurbish an existing
vacant dwelling or to convert a dwelling with an existing ancillary shop back into a

property used exclusively as a dwelling.

Where a building is planned to be sub-divided,
resulting in horizontal and/or vertical separation

to create multiple units, the works will involve a
higher degree of complexity and may have to satisfy
additional regulatory requirements, particularly with
regard to fire, sound and energy efficiency.

This basic process is applied to four common building
types which have high reuse potential for residential
purposes, as follows:

Type 1 - Existing Dwelling

This refers to an existing vacant dwelling in need of
repair/ refurbishment, so that it can be reused for
owner-occupation or rental purposes.

Type 2 - Two-Storey Building with Over-the-Shop
Accommodation

This refers to an existing vacant dwelling that has a
shop at ground level.

Type 3 - Three-Storey building with Over-the-Shop
Accommodation

This refers to an existing vacant dwelling that has a
shop at ground level.

Type 4 - Multi-Storey Building (Non-Dwelling)

This refers to an existing building with multiple floors
which is/ was used for non-residential purposes, e.g.
as offices/ or for commercial/ mixed use.

| 13






Bringing Back Homes

Step 2 Identify the Regulatory Approval Path

The regulatory system of planning, fire safety, accessibility and heritage conservation is sometimes perceived as
creating competing agendas. Additional uncertainty and unnecessary delays can result if the various approvals
of this system i.e. planning permission, fire safety certificates, disability access certificates etc. are dealt with in
isolation from each other or at different times.

Typical considerations associated with the common existing building typologies are outlined in Figure 2.

NOTE: At all times the relevant building regulations apply to the works.

Figure 2 Typical considerations associated with the common existing building types s o A S

Do the works require
Existing Building Reuse Options . ’ q.
Planning Permission?

Type 1

Existing Dwelling

Type 2

Two-Storey Building
with Over-the-Shop
Accommodation

NOTE: The shop may be
ancillary to the dwelling or
may be an independent
shop unit.

Note: For the purposes of clarity “ancillary” means a secondary use to the main purpose of the building i.e. dwelling.
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Elevation

Dwelling 1
Dwelling 1

Section

-

Elevation

Dwelling 1

Section

Option a
Refurbishment

Option b

Conversion of dwelling
into two dwellings

NOTE: This is a material change of use

Option a
Inclusion of an ancillary shop
as part of the existing dwelling

Option b
Conversion of ancillary shop to an

independent shop unit with an existing

dwelling overhead

NOTE: This is a material change of use*
for the shop only.

Option c

Conversion of an ancillary/ independent
shop to an independent dwelling unit with

another dwelling overhead

NOTE: This is a material change of use.*

Dwelling 1

Dwelling 1

Dwelling 1
Dwelling 2

r
Dwelling 1
Dwelling 1

Dwelling 1

Dwelling 1

Dwelling 2

There is no change to the building
use; so, planning permission is not
required.

Planning permission is required for
change of use to two dwellings.

Planning permission generally
not required.**

Planning permission generally
required due to the change from
ancillary shop to permanent shop.

Planning permission required
unless the Exempted Development
Regulations, 2018 apply,

(See Appendix 1).

Do the works require a
Fire Safety Certificate?

A Fire Safety Certificate is not
required for a dwelling house.

A Fire Safety Certificate is required
for a building which undergoes

a material change of use, i.e. the
whole building.

Fire Safety Certificate is not
required for a dwelling house.

A Fire Safety Certificate is required
for a building which undergoes a
material change of use,* i.e. the
shop only.

NOTE: The finished flat overhead
should conform to Fire Safety in Flats
(1994).

A Fire Safety Certificate is required
for a building which undergoes a
material change of use,* i.e. the
whole building.

Do the works require a Disability
Access Certificate (DAC)?

A Disability Access Certificate is
not required for a dwelling house.

A Disability Access Certificate is
not required.

A Disability Access Certificate is
not required for a dwelling house.

A Disability Access Certificate is required for
the shop only, as Part M applies to a material
change of use* to a shop,

(See Appendix 2).

A Disability Access Certificate
is not required.

* Reference to Material change of use in the context of Building Regulations (See Appendix 2).
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Existing Buildin Reuse Options Do the works require Do the works require a Do the works require a Disability
& & g Planning Permission? Fire Safety Certificate? Access Certificate (DAC)?

Option a |

Inclusion of an ancillary shop as part
Tvoe 3 of the existing dwelling
yp

Three-Storey Building

X
with Over-the-Shop ‘
Accommodation Option b
Conversion of ancillary shop to an |
NOTE: The shop may be independent shop unit with an existing
ancillary to the dwelling m two-storey dwelling overhead —
or may be an independent

Dwelling 1

shop unit. . :)?;I'hEe: I:;spii ilyaterial change of use* ‘m

Option c

Conversion of an ancillary /independent
shop to an independent dwelling unit with

multiple dwellings overhead -
Dwelling 2

NOTE: This is a material change of use*
_m of the building.

Section Option d
Conversion of an ancillary shop to an
independent shop unit with multiple Dwelling 1
dwellings overhead Dwelling 2

NOTE: This is a material change of use.*

Option a

Conversion of a multi-storey building

(non-dwelling) into a single dwelling Dwelling 1

Type 4

Dwelling 1

Multi-Storey Building

) Dwelling 1
(Non-Dwelling)
Option b
Maintaining a non-dwelling unit at ground
floor and creating a two-storey dwelling Dweling 1
welling
3 overhead

Elevation NOTE: This is a material change of use* —
of the building. Non Dwelling
Option c

| Conversion of a multi-storey building
Non Dwelling . . . . Dwelling 1
(non-dwelling) into multiple dwellings
Non Dwelling Dwelling 2

Non Dwelling

Section

Option d

Maintaining a non-dwelling unit at ground
floor and creating multiple dwellings
overhead pwellingZ

Dwelling 1

Non Dwelling

NOTE: * Reference to Material change of use in the context of Building Regulations (See Appendix 2).
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Planning permission generally not
required.**

Planning permission generally
required due to change from
ancillary shop to permanent shop.

Planning permission required
unless the Exempted Development
Regulations, 2018 apply,

(See Appendix 1).

Planning permission required due
to change from ancillary shop to
permanent shop and change of use
to two dwellings

Planning permission required
unless Exempted Development
Regulations, 2018 apply,

(See Appendix 1).

Planning permission required
unless Exempted Development
Regulations, 2018 apply,

(See Appendix 1).

Planning permission required
unless Exempted Development
Regulations, 2018 apply,

(See Appendix 1).

Planning permission required
unless Exempted Development
Regulations, 2018 apply, (See
Appendix 1).

A Fire Safety Certificate is not
required for a dwelling house.

A Fire Safety Certificate is required
for a building which undergoes a
material change of use,* i.e. the
shop only. NOTE: The finished flat
overhead should conform to Fire
Safety in Flats (1994).

A Fire Safety Certificate is required
for a building which undergoes a
material change of use,* i.e. the
whole building.

A Fire Safety Certificate is required
for a building which undergoes a
material change of use,* i.e. the
whole building.

A Fire Safety Certificate is not
required for a building which
undergoes a material change of use*
to a single dwelling.

A Fire Safety Certificate is required
for a building which undergoes a
material change of use,* i.e. the
whole building.

A Fire Safety Certificate is required
for a building which undergoes a
material change of use,*

i.e. the whole building.

A Fire Safety Certificate is required
for a building which undergoes a
material change of use,*

i.e. the whole building.

A Disability Access Certificate is not required
for a dwelling house.

A Disability Access Certificate is required for
the shop only, as Part M applies to a material
change of use* to a shop,

(See Appendix 2).

A Disability Access Certificate
is not required.

A Disability Access Certificate
is not required.

A Disability Access Certificate
is not required.

A Disability Access Certificate
is not required.

A Disability Access Certificate
is not required.

A Disability Access Certificate
is not required.

** Planning permission may be required in certain circumstances, for example, if proposed works the ground floor conflict with an objective in the
relevant development or local area plan for the ground floor to remain in retail use. Consult the relevant planning authority.
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Bringing Back Homes

Step 3 Identify the Key Design Work Needed

Analysis of the feasibility of development should be undertaken by exploring a range of development
‘interventions’ for the building type concerned. As can be seen in Figures 3 to 6 on the following pages, there
are a wide range of different building types and a variety of residential development options — from low level
refurbishment to large scale redevelopment of the entire plot — all of which have their own unique challenges
and opportunities. Typical intervention measures relevant to the building reuse options from Figure 3 are
outlined below as a broad guide to the building owner of the extent of works likely to be required. This is not a
substitute for appropriate professional advice that is building-specific.

Figure 3 Type 1 Existing dwelling - Reuse options

Option a

Refurbishment

Option b

Conversion of dwelling into two dwellings

Typical Scale of Intervention

* No requirements for owner occupation, but an upgrade of finishes
(painting, floor finishes) is likely to be carried out.

¢ Building Regulations* apply where:
> Services are being renewed e.g. WCs, stoves, etc.
> Windows and external doors are being replaced
> Boilers are being renewed

» Rental Regulations apply in any case where it is proposed to offer
a dwelling for rental.**

Figure 4 Type 2 Two-storey building with over the Shop Accommodation - Reuse Options

. Option b
Optl'on a . Conversion of ancillary shop to
Inclusion of an ancillary shop as an independent shop unit with
part of the existing dwelling an existing dwelling overhead

Typical Scale of Intervention

¢ Building Regulations™ apply, as this work is a material change of
use to the building.
o Typical works will include:
> Fire separation and sound insulation between dwellings (walls and floors)

> Provision of independent services (including heating, lighting
and plumbing)

> Installation of integrated fire-alarm system in the building
(where common access exists)

> Upgrade of thermal insulation
> Replacement of windows (except display windows)

¢ Rental Regulations apply in any case where it is proposed to
offer a dwelling for rental.**

Option c

Conversion of independent/ ancillary shop
to an independent dwelling unit with
another dwelling overhead

Typical Scale of Intervention

¢ No requirements for owner occupation,
but an upgrade of finishes (painting, floor
finishes) is likely to be carried out.

e Building Regulations™ apply where:

> Services are being renewed, e.g. WCs,
stoves etc.

> Windows and external doors are
being replaced

> Boilers are being renewed

¢ Rental Regulations apply in any case where
it is proposed to offer a dwelling for rental.**

*See Appendix 2 for the application of the Building Regulations to works to existing buildings.
**See Appendix 3 for Minimum standards in rented accommodation.
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Typical Scale of Intervention

Building Regulations* apply, as this work
is a material change of use to a shop.
Typical works will include:

> Fire separation and sound insulation
between shop and dwelling (walls and
floors)

> Provision of independent services
(including heating, lighting and plumbing)

> Installation of integrated fire-alarm
system in the building

> Replacement of windows (except
display windows)

Rental Regulations apply in any case
where it is proposed to offer a dwelling
for rental.**

Typical Scale of Intervention
¢ Building Regulations* apply as this work is
a material change of use to the building.
Typical works will include:
> Fire separation and sound insulation
between dwellings (walls and floors)
> Provision of independent services
(including heating, lighting and plumbing)

> Installation of integrated fire-alarm
system for building (where common
access exists)

> Upgrade of thermal insulation
> Replacement of windows

¢ Rental Regulations apply in any case
where it is proposed to offer a dwelling for
rental.**

| 21
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Figure 5 Type 3 Three-Storey Building with Over-the-Shop Accommodation

. . ion .
Option a Option b Option c Optiond
Inclusion of an ancillary shop Conversion of ancillary shop to an independent shop
as part of the existing dwelling unit with an existing two-storey dwelling overhead

Conversion of an ancillary shop/ independent
shop to an independent dwelling unit with multiple
dwellings overhead

Conversion of an ancillary shop to an independent
shop unit with multiple dwellings overhead

Typical Scale of Intervention Typical Scale of Intervention Typical Scale of Intervention Typical Scale of Intervention
¢ No requirements for owner occupation, but an e Building Regulations* apply, as this work is a e Building Regulations™ apply, as this work is a B ek eTE e as e wer e a
upgrade of finishes material change of use to the shop. Typical material change of use to the building. Typical e e N tr;e Sl Tyefe
(painting, floor finishes) is likely to be carried out. works will include: works will include: works will include: ’
¢ Building Regulations* apply where: > Fire separation and Sound insulation between > Fire separation and Sound insulation between - Firosparaden and ssund dnaul e bewean
> Services are being renewed e.g. WCs, stoves, etc. shop and dwelling (walls and floors) dwe‘llings (walls and floors) and access ehellines) aer ble 2 flers), ) aaess
> Windows and external doors are being replaced > Provision of independent services to shop COI‘rI‘d‘orS ) - ) corridors
- sl emare s e (including heat!ng, lighting and plumbing, > PI"OVI.Slon.Of |r_\dependent se.rV|ces (including - Frovsion of indlzenslent cardoes (nclushne
where appropriate) heating, lighting and plumbing) e e e B
¢ Rental Regulations apply in any case where it is > Installation of fire alarm in shop (if required) > Installation of integrated fire-alarm system in - Installation of integrated fire-alarm system for
proposed to offer a dwelling for rental.** > Replacement of windows in shop (except the building Buildine
display windows) > Upgrade of thermal insulation - Uegrcleaitnarin Traukien
. . .. > Replacement of windows . .
* Rental Regulations apply in any case where it is > Replacement of windows (except display

proposed to offer a dwelling for rental.** ¢ Rental Regulations apply in any case where it is windows)

proposed to offer a dwelling for rental.**
¢ Rental Regulations apply in any case where it is

proposed to offer a dwelling for rental.**

*See Appendix 2 for the application of the Building Regulations to works to existing buildings.
**See Appendix 3 for Minimum standards in rented accommodation.
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Figure 6 Type 4 Multi-Storey Building (Non-Dwelling)

Option a
Conversion of a multi-storey building
(non-dwelling) into a dwelling

Typical Scale of Intervention
¢ Building Regulations™ apply, as this work is a
material change of use to the building. Typical
works will include:
> Fire resistance of floors and stairway enclosure

> Provision of services (including heating, lighting
and plumbing)

> Installation of fire-alarm system in the dwelling
> Upgrade of thermal insulation
> Replacement of windows

NOTE: Where the building is greater than 3
storeys in height, further requirements may result.

e Rental Regulations apply in any case where it is
proposed to offer a dwelling for rental.*

Option b
Maintaining a non-dwelling unit at ground floor
and creating a two-storey dwelling overhead

Typical Scale of Intervention

e Building Regulations™ apply, as this work is a

material change of use to the upper floor levels.
Typical works will include:

> Fire resistance of intermediate floor and
stairway enclosure

> Fire separation and sound insulation between
non-dwelling and dwelling (walls and floors)

> Provision of independent services (including
heating, lighting and plumbing)

> Installation of fire-alarm system in the dwelling
> Upgrade of thermal insulation

> Replacement of windows

NOTE: Where the building is greater than 3

storeys in height, further requirements may
result.

Rental Regulations apply in any case where it is
proposed to offer a dwelling for rental.**

*See Appendix 2 for the application of the Building Regulations to works to existing buildings.

**See Appendix 3 for Minimum standards in rented accommodation.
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Option c
Conversion of a multi-storey building
(non-dwelling) into multiple dwellings

Typical Scale of Intervention

e Building Regulations™ apply, as this work is a

material change of use to the building. Typical

works will include:

> Fire separation and sound insulation between
dwellings (walls and floors) and access
corridors

> Provision of independent services to each
dwelling (including heating, lighting and
plumbing)

> Installation of integrated fire-alarm system in
the building

> Upgrade of thermal insulation
> Replacement of windows
NOTE: Where the building is greater than 3

storeys in height, further requirements may
result.

Rental Regulations apply in any case where it is
proposed to offer a dwelling for rental.**

Bringing Back Homes

Optiond
Maintaining a non-dwelling unit at ground floor
and creating multiple dwellings overhead

Typical Scale of Intervention

Building Regulations* apply, as this work is
a material change of use to the upper floors.
Typical works will include:

> Fire separation and sound insulation between
dwellings (walls and floors), access corridors
and non-dwelling unit

> Provision of independent services to each
dwelling (including heating, lighting and
plumbing)

> Installation of integrated fire-alarm system in
the building

> Upgrade of thermal insulation

> Replacement of windows

NOTE: Where the building is greater than 3 storeys

in height, further requirements may result.

Rental Regulations apply in any case where it is
proposed to offer a dwelling for rental.**

| 25
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Step 4 Confirm that Approvals are in Place

It is essential that the required Local Authority approvals for the proposed work are in place. The required
approvals for each reuse option are outlined below.

NOTE: If a public road or footpath is to be dug up, certain works may require the acquisition of a Road Opening Licence
from the Local Authority. In some cases, to ensure proper removal and disposal of waste from the site, a waste license may
be required. A Road Closure Notice may be required if the street elevation is such that scaffolding needs to be erected.
Appendix 4 provides guidance on typical licences that may be required.

Figure 7 Summary of Approvals Required

Bringing Back Homes

BUILDING TYPE Reuse Option Planning Fire Safety | Disability
Permission Certificate | Access
Certificate*

Option a X X X
Refurbishment

TYPE 1

Existing

Dwelling Option b v v X
Conversion of a dwelling into two
dwellings
Option a Generally not X X

TYPE 2 Inclusion of an ancillary shop as required
part of the existing dwelling

Two-storey

building with

over the Shop

Accommodation Option b Generally 4 v
Conversion of an ancillary shop to required (for shop (for shop
an independent shop unit with an only) only)
existing dwelling overhead
Option ¢ v 4 X

26 |

Conversion of an ancillary/
independent shop to an
independent dwelling unit with
another dwelling overhead

(unless Exempted
Development
Regulations,
2018 apply)

BUILDING TYPE Reuse Option Planning Fire Safety | Disability
Permission Certificate | Access
Certificate*
Option a Generally X X
TYPE 3 Inclusion of an ancillary shop as not required
i e part of the existing dwelling
building with over
the Shf)p Accom- Option b Generally v v
modation Conversion of ancillary shop to required (for shop (for shop
an independent shop unit with only) only)
an existing two-storey dwelling
overhead
Option ¢ v v X
Conversion of an ancillary/ (unless Exempted
independent shop to an Development
independent dwelling unit with Regulations,
multiple dwellings overhead 2018 apply)
Optiond v v X
Conversion of an ancillary shop
to an independent shop unit with
multiple dwellings overhead
Option a v X X
b= Conversion of a multi-storey (unless Exempted
Multi-storey b‘wldlng (nop-dwelllng) into a Development
A single dwelling Regulations,
building 2018 Iy)
(non-dwelling) apply
Option b v v X
Maintaining a non-dwelling unit (unless Exempted
at ground floor and creating a Development
two-storey dwelling overhead Regulations, 2018
apply)
Option ¢ v v X
Conversion of a multi-storey (unless Exempted
building (non-dwelling) into Development
multiple dwellings Regulations,
2018 apply)
Optiond v v X

Maintaining a non-dwelling unit at
ground floor and creating multiple
dwellings overhead

(unless Exempted
Development
Regulations,
2018 apply)

NOTE:

For licences/ approvals required to facilitate works, e.g. road closure, refuse/ skips, deliveries, traffic free flow, water/
wastewater connection(s) - refer to Appendix 5.

* A Disability Access Certificate must be granted prior to valid application for a Certificate of Compliance on Completion

(but a Disability Access Certificate is not legally required before commencement of work).
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Chapter 3
Detailed Guidance
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Where a building is planned to be subdivided resulting in horizontal and/or vertical
separation to create multiple units, the works will involve a high degree of complexity.
The works may have to satisfy additional regulatory requirements, particularly with
regard to fire safety and sound. There may also be disruption of the existing building
fabric to facilitate, for example, the introduction or alteration of services.

"--‘-I B
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This Chapter elaborates on the typical intervention + Assessment of floor load carrying capacity and

measures outlined in Figure 5 for a Type 3 building
(a three-storey building with over-the-shop
accommodation) where reuse Options b and d are
considered.

This Chapter also elaborates on the typical
intervention measures outlined in Figure 6 for a Type
4 building (a Multi-Storey Building (Non-Dwelling))
where reuse Option b is considered.

The information provided in this chapter may be used
to compare the levels of work that each reuse option
would require.

A holistic approach is required when bringing
buildings back into reuse, taking into consideration
fire safety, sound insulation, conservation of fuel and
energy etc.

Typical issues that are relevant to the refurbishment
of old buildings include:

+ Structural Assessment of timber elements
(floors and roofs).

Fabric assessment of the structure of the building
for moisture ingress.

structural strengthening if required, particularly
where existing timber elements are intended
to be reused and where additional load is being
placed on floors (to meet fire safety and sound
requirements for example).

Masonry wall structural condition and stability
including masonry panel assessment, review
of cracking and source of any cracking and
identification of masonry repairs.

Overall stability - sometimes structural walls
have been removed at ground floor for retail or
other use which may have acted as shear walls
in the original building and this will affect the
structural integrity of the building.

Co-ordination of M&E service installations
- very often there are significant limitations
within timber floors in particular for service
penetrations.

Assessment of existing drainage for reuse.
Often there can be significant defects with old
and historic local drainage systems associated
with older properties.
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Figure 9

Type 3 Three-Storey Building with Over-the-Shop Accommodation

Reuse Option b
Conversion of an ancillary shop to an independent shop unit with an existing two-storey
dwelling overhead

Existing Building - Typically solid walls, timber floors, pitched roof, un-insulated
throughout

Two Storey
Dwelling

Kess/ Egress

to shop

%ess/ Egress

to dwellings

Bringing Back Homes
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Element . . .
- ; Main Requirements (non-exhaustive) for works to shop only*?
op Unit
> Confirmation that existing walls are structurally sound
> Confirmation of Class 1 (or Class C-s3,d2) - Internal fire spread of flame
> Confirmation that the fire resistance of the wall is appropriate in relation to the
1 External wall boundary
> Confirmation that existing walls are not showing evidence of ingress of moisture
from ground or external source
> Threshold U-value - 0.55 W/mZK for solid walls, otherwise upgrade to 0.35 W/m?K
Separating > Confirmation that existing wall is structurally sound
wall between > Class 1 (or Class C-s3,d2) Internal fire spread of flame
2 shop and > 60 minute fire resisting construction (No penetrations or openings)
adjoining > Confirmation that there is no rising damp
building > Sound Insulation - Airborne 53 D dB (min), if shop is adjoining a dwelling
> Purge ventilation - total openable area = 1/20% floor area.
3 Windows > Background ventilation may be provided via trickle vents or wall vents
> Threshold U-value - 3.6 W/m?K , otherwise upgrade to 1.6 W/m?K
> Confirmation that existing floor is structurally sound
Separating > 60 minute fire resisting construction with no penetrations with a service zone to be
4 floor above provided below floor construction for shop. Vertical pipes to be fire stopped at floor
shop level and pipes >40 mm g (PVC) fitted with fire collars
> Sound Insulation - Airborne 53 D, dB (min)
Compartment
5 V\;]a” bet\(;veen > 60 minute fire resisting construction with no penetrations
shop an
dweplling > Sound Insulation - Airborne 53 D, dB (min)
overhead
> Confirmation that ground floor will prevent ingress of moisture
6 éhop/ ol > Fire alarms - Depending on size, layout and occupancy
ommercia
unit > Independent services
> Access and Use
NOTE:

1. Because this is a material change of use only in respect of the shop unit, only works to the shop must comply with

the Building Regulations.

2. No requirements apply to the existing dwelling, but any works in the dwelling should create no new or greater
contravention and works constituting a material alteration must comply with all parts of the Building Regulations
(See Appendix 2). Rental regulations apply where the dwelling is proposed to be rented (See Appendix 3 for
Minimum standards in rented accommodation).
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Figure 10

Type 3 Three-Storey Building with Over-the-Shop Accommodation

Reuse Option d

Conversion of an ancillary shop to an independent shop unit with multiple dwellings

overhead

Existing Building - Typically solid walls, timber floors, pitched roof, un-insulated
throughout
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Main Requirements (non-exhaustive)® 234

> Confirmation that existing walls are structurally sound
> Confirmation of Class 1 (or Class C-s3,d2) Internal fire spread of flame
> Confirmation of Class 1 (or Class C-s3,d2) External fire spread of flame
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1 External wall > Confirmation that existing walls are not showing evidence of ingress of moisture
from ground or external source
> U-value - 0.35 W/m2K for solid walls
> Confirmation that existing wall is structurally sound
> Confirmation of Class 1 (or Class C-s3,d2) Internal fire spread of flame
Separating > 60 minute fire-resisting construction with fire stopping at roof level and at eaves
2 (No penetrations or openings)
wall > Confirmation that existing walls are not showing evidence of ingress of moisture
from ground
> Sound Insulation - Airborne 53 D, dB (min)
> Purge ventilation - total openable area = 1/20% floor area
3 Windows > Background ventilation may be provided via trickle vents or wall vents
> U-Value < 1.6W/m?K
Separating > Conﬁ.rmation that.ex.isting floor is'struc.turally sound . - .
4 floor between > 60 minute fire-resisting construction with no penetrations. Service zone to be provided
. below floor construction for lower dwelling. Vertical pipes to be fire stopped at floor level
dwellings > Sound Insulation - Airborne 53 D dB (min), Impact 58 L' dB (max)
) > Confirmation that existing floor is structurally sound
Separating > 60 minute fire resisting construction with no penetrations. Service zone to be provided
5 floor above below floor construction for shop; vertical pipes to be fire stopped at floor level and pipes
shop > 40 mm g (PVC) fitted with fire collars
> Sound Insulation - Airborne 53 D, dB (min)
> 60 minute fire resisting construction to plane of roof or fire resisting ceiling throughout
> Confirmation of Class O (or Class B-s3,d2) Internal fire spread of flame
> 30 minute self-closing fire door at entrance to dwellings
Protected > All doors on escape route to be readily openable (incl. dwelling entrance door and main
6 . entrance door)
Stairwell > Sound Insulation - Airborne 53 D, dB (min)
> Reverberation control in common area
> Fire detection and alarm system to common area
> Emergency escape lighting and smoke ventilation
> Travel distance within apartment protected corridor with self-closing fire doors up to
9 mlong
> Integrated mains powered smoke/ heat alarms (with battery back-up) in living room,
Dwelling kitchen and entrance hallway
7 > Potable water to sink with water storage serving appliances
No.1 and No.2 > Dual flush toilets with adjacent wash-hand basin and appropriate drainage system
> Heating system (boilers) to comply with minimum energy efficiency of 90%
> Where there are existing open-flued appliances (fireplace, stoves etc.), CO alarms should
be fitted in the room and the corridor
> Confirmation that roof is structurally sound, with no moisture ingress
> Confirmation that existing slates/ tiles meet AA, AB or AC (National Class)
8 Roof or B, t4 for roof covering
> U-value - 0.16 W/m?K (pitched roof) for insulation at ceiling level
> Adequate roof ventilation at eaves level
Shop/ . . . .
9 Commercial unit > See Figure 9 and associated table of requirements for shop unit
NOTE:

1. As this is a material change of use to the whole building, requirements for the shop are as specified in Figure 9 and the
associated table.

2. For renovations involving thermal upgrades, see S.R. 54 Code of Practice for the Energy Efficient Retrofit of Dwellings.

3. Rental regulations apply where a dwelling(s) is proposed to be rented. See Appendix 3 for Minimum standards in

rented accommodation.

4. Where more than 25% of the surface area of the building envelope undergoes renovation, the energy performance
of the whole building should be improved to cost optimal level in so far as this is technically, functionally and

economically feasible.
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Figure 11

Type 4 Multi-Storey Building (Non-Dwelling)

Reuse Option b
Maintaining a non-dwelling unit at ground floor and creating a two-storey dwelling
overhead

Existing Building - Typically solid walls, timber floors, pitched roof, un-insulated
throughout

@ New

Two-Storey
Dwelling
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to shop
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Element
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Main Requirements (non-exhaustive) for Works to Dwelling®2

> Confirmation that existing walls are structurally sound

> Confirmation of Class 1 (or Class C-s3,d2) Internal fire spread of flame

1 External wall > Confirmation of Class 1 (or Class C-s3,d2) External fire spread of flame
> Confirmation that existing walls are resistant to ingress of moisture
> U-value - 0.35 W/m2K for solid walls
> Confirmation that existing wall is structurally sound
> Confirmation of Class 1 (or Class C-s3,d2) Internal fire spread of flame
Separating > 60 minute ﬁrfe-resisting c?nstrucﬁon with fire stopping at roof level and at eaves
2 (No penetrations or openings)
wall > Confirmation that existing walls are not showing evidence of ingress of moisture
from ground
> Sound Insulation - Airborne 53 D, dB (min)
> Purge ventilation - total openable area = 1/20% floor area
3 Windows > Background ventilation may be provided via trickle vents or wall vents
> U-value < 1.6W/m2K
> Confirmation that existing floor is structurally sound
Separating > 60 minute fire-resisting construction with no penetrations. Service zone to be provided
4 floor above below floor construction for shop; vertical pipes to be fire stopped at floor level and
shop pipes> 40 mm g (PVC) fitted with fire collars
> Sound Insulation - Airborne 53 D, dB (min)
Compartment
wall between > 60 minute fire-resisting construction with no penetrations
5 shop and > Sound Insulation - Airborne 53 D, dB (min)
dwelling
> Confirmation that roof is structurally sound with no moisture ingress
> Confirmation that existing slates/ tiles meet AA, AB or AC (National Class)
6 Roof or Byyof t4 for roof covering
> U-value - 0.16 W/m?K (pitched roof) for insulation at ceiling level
> Adequate roof ventilation at eaves level
> Potable water to sink with water storage serving appliances
> Dual flush toilets with adjacent wash-hand basin and appropriate drainage system
Two-storey > Heating system (boilers) to comply with minimum energy efficiency of 90%
7 Dwelling > Where there are existing open-flued appliances (fireplace, stoves etc.),
CO alarms should be fitted in the room and the corridor
> 30 minute fire resisting construction for intermediate floor
NOTE:

1. As this is a material change of use to the building, the works that must comply with the Building Regulations are
those to the upper floor levels (See Appendix 2).

rented accommodation.

Rental regulations apply where the dwelling is proposed to be rented. See Appendix 3 for Minimum standards in
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Chapter 4
Examples of Bringing Back Homes

The following examples demonstrate the enormous potential for providing a much

needed supply of residential accommodation while also enhancing areas that have
suffered from dereliction.

Number 35, Philip Street, Waterford City

The property consists of a two-storey dwelling located in a small terrace with three similar dwellings.
Number 35 is at the end of this terrace and adjoins a three-storey building. The accommodation consists
of a living room, kitchen, shower room at ground-floor level. There are three bedrooms at first floor level.
The house would appear to be about 200 years old, and flat roof extensions have been constructed to the
rear of the building to accommodate the kitchen and shower room at ground-floor level and the small rear

bedroom. There is a small concrete yard to the rear of the property. The front door of the house opens
directly on to the public pavement. Pre-works, the Building Energy Rating was E2.

e

The dwelling has been refurbished under the Repair and Leasing Scheme

This property was upgraded to become compliant with the Housing (Standards for Rented Houses)
Regulations. The cost of the works was less than €40,000 (including VAT). The owner entered a lease with
Waterford City and County Council for 20 years under the Repair and Leasing Scheme. The works included
improvements in terms of drainage, plumbing and electricity, insulation, windows and doors, ventilation

kitchen design and amenities, internal joinery, floor coverings and painting and decoration. Post-works, the
Building Energy Rating was C2.

This development aligns with Reuse Option Type 1a. -‘Refurbishment’.
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Courtesy: Waterford City and County Council
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Number 73 York Road, Dun Laoghaire, Co. Dublin

This two-storey building is located close to the town centre of Dun Laoghaire, and within sight of the West
Pier. It consisted of a shop at ground level, with separate office space at first floor level. Each unit had its
own entrance. Planning permission was sought and granted for the change of use from retail to residential,
to include the placement of a screen inside the front window, for the display of art.

The building was refurbished in 2017/2018, with the ground floor shop becoming a living room, with
kitchen to the rear, and an open rising stair providing access to 2 no. bedrooms at first floor level. The
original shop facade was retained and incorporated into the development.

This development aligns with Reuse Option Type 4a - ‘Conversion of a multi-storey building (non-dwelling)
into a dwelling’.
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Courtesy: Sherrard Design, Downey Property
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Number 49, Dorset Street Upper, Dublin 1

This three-storey building consisted of a shop at ground level, with ancillary storage on the upper floors.
Constructed in the late 19t Century, the building was vacant for approximately one year before works
commenced.

The upper floors were converted into a single two-storey dwelling unit over an independent shop, with
separate access provided for the dwelling at street level.

The traditional shopfront design was restored so that the upper floors are accessible from the street level.
The repair of appropriate fenestration to the facade contributes positively to the overall street-scape and
highlights the amenity of the building.

This development aligns with Reuse Option Type 4b. - ‘Maintaining a non-dwelling unit at ground floor and
providing a two-storey dwelling overhead.

BEFORE AFTER

Courtesy: Denis Byrne Architects
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Numbers 22-23, Dawson Street, Dublin 2

The two properties are interlinked five-storey buildings over basements. They have an established retail/
café use at ground and basement levels. Prior to securing planning permission, the two properties had
offices on their first and second floors and apartments on their third and fourth floors. Number 23,
Dawson Street, is a protected structure. Development Strategies were negotiated through pre-planning
meetings with the Local Authority Planning/Conservation.

Planning permission was sought and granted for the change of use of the first and second floors of the
two buildings from office use to two apartments of 96.38m? and 101m?, respectively. The project also
provided for the construction of new floor plate and fireproofing between floors, provision of structural
reinforcement at first-floor level, placement of internal soundproof panels to existing windows, the
extension of an existing roof terrace and provision of new access from the fourth floor to the roof terrace.
The roof-top terrace is accessible to all four apartments as an amenity for the residents.

This development aligns with Reuse Option Type 4d - ‘Maintaining a non-dwelling unit at ground floor and
providing multiple dwellings overhead.

BEFORE AFTER

Courtesy: Urban Agency

42 |

Bringing Back Homes

Numbers 84 and 85, Marlborough Street, Dublin 1

Numbers 84 and 85, Marlborough Street, are Protected Structures situated in a historically important
location in Dublin city centre, adjacent to the Pro-Cathedral and opposite Tyrone House. The buildings
were constructed circa 1757 as part of the Gardiner Estate. A pawn broking business operated out of
the premises for over 100 years with the upper floors in a very poor state and used for storage and as a
workshop. The building was refurbished in 2005/2006 under Dublin City Council’s ‘Living over the Shop’
scheme, which aimed to provide residential accommodation over retail premises. The total floor area was
approximately 815m?2.

The works involved restoration, conservation and change of use (in part) of the protected structures.
Retail was provided at basement and ground levels and a total of six apartments (ranging from one-bed
to three-bed units), one at each upper level in both houses, accessed via an independent circulation
route. In addition, direct access was reinstated from Marlborough Street down to basement level by
means of an open light well, and the gable wall to no. 84 Marlborough Street (facing Cathedral Street)
was partly rebuilt and new shop fronts introduced.

This development aligns with Reuse Option Type 4d - ‘Maintaining a non-dwelling unit at ground floor and
providing multiple dwellings overhead..

BEFORE AFTER

Courtesy: Mahoney Architecture
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Number 130, Thomas Street, Dublin 2

Located in an historic setting in Dublin’s city centre, this property consists of three storeys over a
basement, with a ground-floor shop. Prior to refurbishment, the building had been vacant for many years
and was in an advanced stated of dereliction. The house is a protected structure, and survey work found
that it contained a staircase and structural beams dating back to the 17th century, which placed the house
amongst the oldest dwellings in the city.

The refurbishment was carried out to a high standard of conservation. The historic timber framing was
carefully retained as an integral part of the overall building’s character through the development of a
carefully considered structural solution that supplemented the original timber framing and bore the
loading of the new roof and floors. This new structure provided the historic building with enhanced
stability in the event of fire. The refurbishment comprised of a single high quality residential unit which
had the enjoyment of the unique historic staircase independently accessed from the street.

This development aligns with Reuse Option Type 3d - Conversion of an ancillary shop to an independent
shop unit with multiple dwellings overhead.

BEFORE AFTER

Courtesy: Mr Paul Sinnott/Sheehan and Barry Architects

Appendix 1

Exempted Development Regulations, 2018 - Detailed Overview of Provisions

A key objective of Pillar 5 of Rebuilding Ireland is to ensure that existing housing stock
is used to the maximum degree possible. Accordingly, Pillar 5 focuses on measures
that promote the use of existing vacant stock as a means of renewing urban and

rural areas.

Background

Specifically, Action 5.9 of Rebuilding Ireland
commits to reviewing planning legislation to allow
the change of use of vacant commercial units in
urban areas — including vacant or under-utilised
areas over ground-floor premises — so that they
can be reused as residential units without having to
go through the planning process. This proposal is
also incorporated in Action 6 of the Action Plan for
Rural Development.

Period in which the Exemptions will Apply

Subject to conditions and limitations, the Regulations
will apply for a limited period (8 February 2018- 31
December 2021) and will apply to changes of use
and related associated works which occur from the
date when the exemption comes into operation. This
period is concurrent with the lifetime of Rebuilding
Ireland and is intended to act as an incentive that will
encourage those who wish to avail of the exemption
to do so as soon as possible. This, in turn, has the
potential to bring forward the delivery of additional
residential units by means of conversion works at the
earliest possible date.
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The perimeter distances are within a range of 100 to 2000 metres depending on the type of establishment.
Establishments listed in Table A.1 below include establishments where flammable/toxic or chemical substances are
stored. This will prevent new residential units being developed in close proximity to such establishments, by way of
these exempted development regulations.

Table A.1 Distances from establishments

Column 1 Column 2

Type of Establishment

Distance from Establishment
Perimeter (Metres)
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Establishment where pressurised flammable
substances (including liquefied petroleum gas)
are stored in bulk -

- above ground 600
- mounded/underground

< or = 100 tonnes 100
> 100 tonnes. 200

Establishment where pressurised or refrigerated
toxic substances (including ammonia) are present -

- in bulk storage 2,000

- in cylinder or drum storage. 700

Establishment consisting of or comprising a

X 700

warehouse where chemicals are present
Establishment where non-pressurised flammable

. 300
substances are stored in bulk
Establishment where chemical processing involving 1,000
flammable or toxic substances takes place '
Establishment where chemical processing, which 300
involves the risk of dust explosion, takes place
Establishment where explosives are manufactured 1,000

General Restrictions on Exemptions
(Article 9 Provisions)

Article 9 of the Principal Regulations places

certain restrictions on exempted development
under Article 6 and Schedule 2 of the Regulations.
These restrictions outline a number of forms

of development that would not be considered
exempted development, e.g. works to archaeological
sites, natural heritage areas, an unauthorised
structure and works that would require an
Environmental Impact Assessment. Also under
Article 9, development cannot contravene a
condition attached to permission under the Act or
be inconsistent with any use specified or included in
such permission.

In order to ensure that appropriate controls are in
place for the current exemption which relates to
change of use and associated works, the Regulations
apply certain Article 9 restrictions to the new Article
10 exemption.

The Article 9 restrictions applied are the restrictions
set out in subparagraphs (iv), (vii), (viiA), (viiB), (viiC),
(viii) or (ix) of article 9(1)(a); or paragraphs (c) or (d)
of article (9)(1). The Principal Regulations should

be consulted for the full text of the restrictions

that apply to the exemptions. In summary, these
provisions state that development is not exempted
development if it consists of:

(With the exception of a porch), bringing a
building forward beyond the front wall of the
buildings on either side or the building line
determined in the development plan

« Works to places, caves, sites, features or
other objects of archaeological, geological,
historical, scientific or ecological interest, the
preservation, conservation or protection of
which is an objective of a development plan or
local area plan

+ The excavation, alteration or demolition of
any archaeological monuments included in the
Record of Monuments and Places

Works requiring an Appropriate Assessment
because they would be likely to have a
significant effect on the integrity of a
European site!

« Works that would be likely to have an adverse
impact on an area designated as a natural
heritage area

Bringing Back Homes

+ Works to an unauthorised structure or a
structure with an unauthorised use

+ Alteration of a building that would restrict the
continuance of an existing use where it is an
objective of the planning authority to ensure
that the building would remain available for
such use

- Development to which Part 10 of the
Regulations relating to Environmental Impact
Assessment applies

+ The provision of, or modifications to, an
establishment to which the Major Accident
Regulations apply, and which could have
significant repercussions for major accident
hazards

In addition, no development shall contravene a
condition attached to a permission issued under the
Act, in line with a similar provision in Article 9(1)(a)(i).

Notification Process Provision

A notification provision is included in the
Regulations, as follows:

+ A person undertaking development under these
exemptions must notify the planning authority
two weeks prior to commencing development.
The notification should detail the location of
the structure, the number of residential units
involved, the unit sizes and the number of
bedrooms in each unit.

See sample notification form overleaf.

+ The planning authority must keep a record of all
notifications and have it available for inspection
at its offices and on its website.

+  The planning authority must return annual
statistics to the Minister with details of the
notifications.

- This notification provision has a threefold
purpose:

> To ensure that planning authorities are
informed and aware of change of uses
occurring and numbers of residential units
being delivered in their functional areas

> To monitor the effectiveness of the
exemption, as indicated by its uptake

> To facilitate the collation of important
information in relation to the amount of
additional housing units being provided in
this way

1 As defined by section 177R of Part XAB of the Planning and Development Act 2000 | 49
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NOTIFICATION FORM

EXEMPTED DEVELOPMENT - ARTICLE 10(6) CHANGE OF USE EXEMPTION

Name of Relevant Planning Authority:

Name of Notifier/Property Owner:

Name of Person/Agent Acting on behalf of Notifier/Property Owner (if any):

[Note: Contact Details to be supplied at the end of this form]

Notification of intention to avail of exempted development provisions under Article 10(6) of the
Planning and Development Regulations 2001, as inserted by Article 2 of the Planning and Development
(Amendment) (No. 2) Regulations 2018, at least two weeks prior to the commencement of the proposed
change of use and any related works.

Notification Details Required:

Location of structure Full Postal Address
Eircode
Total number of Residential Unit(s) number - e.g. 5
Total Residential Floorspace (m?) number - e.g. 642
Number of bedrooms Floorspace of unit (m?)
Residential Unit 1 | number -e.g. 2 number - e.g. 84

Residential Unit 2

Residential Unit 3

Residential Unit 4

Residential Unit 5

Residential Unit 6

Residential Unit 7

Residential Unit 8

Residential Unit 9

Date works will commence
(Minimum of two weeks subsequent to date of notification) dd/mm/yyyy

Signed (Notifier/ Agent as appropriate): Date:

50 |

Bringing Back Homes

CONTACT DETAILS — NOT TO BE PUBLISHED

Notifier/Property Owner

Address:

Eircode:

Telephone number:

Mobile number:

E-mail address:

Person/agent (if any) acting on behalf of the Notifier/Property Owner

Address:

Eircode:

Telephone number:

Mobile number:

E-mail address:
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Appendix 2

The Application of the Building Regulations to Works to Existing Buildings
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Building Regulations apply to existing buildings where works are being performed on
a building as prescribed in the Building Regulations 1997 (S.I. No. 497 of 1997) as
amended.

General

Article 9(2) of the Building Regulations 1997

(as amended) prescribes that no works shall be
carried out to a building which would cause a new
or greater contravention in the building of any
provision of Building Regulations.

In addition, subject to Article 3 (Application) and
Article 8 (Exemptions), the Building Regulations 1997
(as amended) have specific provisions applying to:

- Material alterations, extensions and repair or
renewals

Provision of services, fittings and equipment
(by way of new work or by way of replacement)

+ Material changes of use

Major renovations

Material Alterations, Extensions and Repair
and Renewals

With regard to material alterations, extensions of
buildings and repair and renewals, Article 11 of S.I.
No. 497 of Building Regulations 1997 (as amended)
applies to:

(a) All works in connection with the material
alteration or extension of an existing building

(b) Every part of a building affected by such works
referred to in Paragraph (a) above but only to the
extent of prohibiting any such works which would
cause a new or greater contravention, in such a
building, of any of the provisions of the Building
Regulations

(c) Any repair or renewal likely to affect the

structural integrity of the building or building
element that is being repaired or renewed
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