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1.1   Overview of  Planning Pol icy

The following Building Lifecycle Report has been prepared in relation to the Housing 

Development located at Port Road, Killarney, Co. Kerry for Portal Asset Holdings Ltd. This 

Building Lifecycle Report also meets Kerry County Councils requirement for a Sustainability 

Assessment Report.

The aim of this document is to assess the long term running and maintenance costs of the 

development and demonstrate the provisions put in place as to reduce this cost as per the 

2023 Sustainable Urban Housing; Design Standards for New Apartments - Guidelines for 

Planning Authorities (hereafter referred to as the Apartment Guidelines). The Apartment 

Guidelines introduced a requirement to include details on the management and maintenance 

of apartment schemes. This is set out in Section 6.10 to 6.14 - “Operation & Management of 

Apartment	Developments”,	specifically	Section	6.12.	

Section 6.12 of the Apartment Guidelines 2023 requires that apartment applications shall: 

• “include a building lifecycle report, which in turn includes an assessment of long term 

running and maintenance costs as they would apply on a per residential unit basis at the 

time of application” 

• “demonstrate	 what	 measures	 have	 been	 specifically	 considered	 by	 the	 proposer	 to	

effectively	manage	and	reduce	costs	for	the	benefit	of	residents.”	

This Building Life Cycle Report document sets out to address the requirements of Section 

6.12 of the Apartment Guidelines. This report is broken into two sections as follows: 

Section 02: 

An assessment of long term running and maintenance costs as they would apply on a per 

residential unit basis at the time of application 

Section 03: 

Measures	specifically	considered	by	the	proposer	to	effectively	manage	and	reduce	costs	

for	the	benefit	of	residents.
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1.2   Proposed Development

It is proposed that the site will accommodate a total of 224 no. residential units and a child 

care facility (Crèche). 

The layout approach taken is to provide a mix of dwellings ranging from; 1/2 bed apartment  

(block) units, 1/2/3 bed apartment/duplex units, 2/3 bed townhouse units, as well as 3/4 bed 

semi-detached units. This proposed mix will provide a good range of residential units to meet 

the varying requirements of the end user and satisfy the housing requirements of the area. 

Of these 224 units, a total of 96 units take the form of 1/2 bed apartments contained in 3no. 

4 storey blocks. There are also 4no. 3 storey apartment/duplex blocks containing 52 units. 

These blocks act as important feature units, and will be the main focus of this report. 

A1/A1(m) 140.3 m² / 1,510 ft² 16

A2/A2(m) 140.3 m² / 1,510 ft² 12

A3 141.7 m² / 1,525 ft² 1

A4 141.7 m² / 1,525 ft² 1

30

B1/B1(m) (6 person) 122.0 m² / 1,313 ft² 5

B2/B2(m) (5 person) 114.2 m² / 1,229 ft² 5

10

C1 108.2 m² / 1,165 ft² 1

C2/C2(m) 104.4 m² / 1,124 ft² 15

C3/C3(m) 101.6 m² / 1,094 ft² 12

28

D1/D1(m) 84.0 m² / 904 ft² 8

8

E1 - 2 Bed GF Apt. (3 person) 72.5 m² / 780 ft² 2

E2 - 3 Bed Duplex Apt. (5 person) 109.4 m² / 1178 ft² 2

E3 - 2 Bed GF Apt. (3 person) 72.3 m² / 778 ft² 2

E4 - 3 Bed Duplex Apt. (5 person) 106.2 m² / 1143 ft² 2

8

F3 - 2 Bed GF Apt. (3 person) 72.5 m² / 780 ft² 2
F4 - 3 Bed Duplex Apt. (5 person) 105.7 m² / 1138 ft² 2

4

G1 - 2 Bed GF Apt. (3 person) 66.0 m² / 710.4 ft² 4

G2 - 3 Bed Duplex Apt. (5 person) 98.8 m² / 1063 ft² 4
G3 - 1 Bed GF Apt. (2 person) 56.4 m² / 607 ft² 4

G4 - 2 Bed Duplex Apt. (4 person) 82.6 m² / 889 ft² 4

G5 - 2 Bed GF Apt. (3 person) 66.0 m² / 710.4 ft² 2

G6 - 3 Bed Duplex Apt. (5 person) 98.8 m² / 1063 ft² 2

20

H1 - 1 Bed GF Apt. (2 person) 53.3 m² / 574 ft² 8

H2 - 2 Bed Duplex Apt. (4 person) 85.7 m² / 922 ft² 8
H3 - 1 Bed GF Apt. (2 person) 53.3 m² / 574 ft² 2

H4 - 2 Bed Duplex Apt. (4 person) 85.7 m² / 922 ft² 2

20

Block 02

2 BED APARTMENTS

HOUSING

DUPLEX / APARTMENTS (OWN DOOR)

AREA

46-childCRECHE GROSS INTERNAL AREA:
334.0 m² / 3,595 ft² 

GROSS AREA:
383.3 m² / 4,125 ft² 

SCHEDULE OF ACCOMMODATION 

UNIT TYPE

D
2 BED TOWNHOUSE

(4 PERSON) TOTAL 

UNIT TYPE

No. of UNITS

A
4 BED SEMI-DETACHED

(7 PERSON)

TOTAL 

B
3 BED SEMI-DETACHED
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C
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TOTAL 
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TOTAL 
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61,945 sq.m.   |  6.1945 HA   |   15.3 ACRESTOTAL SITE AREA 
(RED BOUNDARY)

TOTAL NO. OF UNITS 224
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Block 04
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Block 03
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TOTAL 
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2.1   Establishment of an Owners Management Company

Portal Asset Holdings Ltd have placed the future long term running and maintenance costs 

as a central component in the design process. They have utilised the recommendations as 

set out in the Sustainable Urban Housing: Design Standards for New Apartments Guidelines 

for Planning Authorities 2023 to inform these costs.

As per section 6.13 of Sustainable Urban Housing: Design Standards for New Apartments 

Guidelines for Planning Authorities – The Multi-Unit Developments Act, 2011 (MUD Act) 

sets out the legal requirement for the “Establishment of an Owners Management Company 

(OMC)”. Common areas of the development are to be transferred to the OMC. Such common 

areas include external walls, footpaths and landscaped areas. These all contribute to the 

overall long term running and maintenance costs. It will ultimately be the OMC, or those 

engaged by the OMC that will have responsibility for the long term running and maintenance 

costs as examined at design stage. All apartments will be under the OMC.

The OMC will engage a Property Management Company (PMC), as a matter of priority, to 

carry out the ongoing management of the completed development. The contract between 

the OMC and the PMC will be for a maximum period of c. 3 years and in the form prescribed 

by the PSRA. The Property Management Company will have the responsibility for dealing 

with all property management functions including the maintenance and running costs of 

the above mention common areas and that same adhere to the agreed Annual Operational 

Budget.

The appointed Property Management Company also has other responsibilities including the 

following:

• The preparation of an annual service charge budget relating to the common areas of the 

development

• Fair and equitable apportionment of the annual operational charges in line with the MUD 

Act



6 | Building Lifecycle Report | Deady Gahan Architects

• Transfer of documentation in line with Schedule 3 of the MUD Act

• Estate Management and the procurement/management of third party contractors for the 

upkeep of common areas

• Engagement of independent legal representation on behalf of the OMC in keeping with the 

MUD Act - including completion of Developer OMC Agreement and transfer of the common 

areas

•	Staff	administration

• Insurance management

• Accounting services

2.2   Residents Service Charge Budget

The	long	term	running	and	maintenance	costs	on	a	per	residential	unit	basis	are	reflected	

in the annual service charge payable by each residential unit. The compiling of the service 

charge budget is one of the key responsibilities of the Property Management Company, 

which in turn, must be agreed with the Owners Management Company by means of a 

general meeting of the members concerned. 

Section 18 (3) of the The Multi-Unit Developments Act, 2011 (MUD Act) breaks the service 

charge budget down into the following categories:

a) Insurance

b) General maintenance

c) Repairs

d) Waste management

e) Cleaning

f) Gardening and landscaping

g) Concierge and security services
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h) Legal services and accounts preparation

i) Other expenditure arising in connection with the maintenance, repair and management of 

the common areas anticipated to arise

The MUD act also stipulates the establishment of building investment fund (sinking fund) as 

part of the service charge budget. This sinking fund covers reasonable expenditure incurred 

on the refurbishment, improvement and maintenance of a non-recurring nature or advice 

from	a	suitably	qualified	person	in	relation	to	same.	A	Building	Investment	Fund	report	should	

be prepared and regularly updated by the OMC to help determine the annual contribution to 

sinking	fund.	Section	19	(5)	of	the	MUD	Act	apportions	a	nominal	figure	of	€200	per	unit	for	

the sinking fund or “such other amount as may be agreed by a meeting of the members as 

the contribution in respect of the year concerned”.

The next section of this report examines the “measures specifically considered by the 

proposer to effectively manage and reduce costs for the benefit of residents”. These 

measures, considered at early design stage by Portal Asset Holdings Ltd have a major 

bearing	on	the	day	to	day	service	charges	incurred	in	the	finished	development	and	also	on	

potential non-recurring costs covered by the sinking fund. Examples that will be highlighted 

include	the	considered	use	of	 landscaping	finishes	to	reduce	day	to	day	service	charges	

and the considered selection of building materials to reduce potential non-recurring costs 

affecting	the	sinking	fund.
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3.1   Design Eff ic iency Considerat ions

The	lifecycle	cost	of	the	developments	is	determined	by	the	overall	efficiency	of	the	design,	

the durability of the materials used, and the maintenance requirements of the common spaces 

within	 the	 development.	The	Apartment	Blocks	 and	Duplex	Units	 have	 been	 specifically	

designed	 to	 maximise	 the	 efficiency	 of	 the	 common	 space	 while	 providing	 comfortable	

access for the end user.

Maintenance costs can only be evaluated after the detailed design and construction of the 

development and will not be included within this document.

Duplex Units
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3.1.1   Bui ld ing Form

The Apartment Blocks and Duplex Units coming under the umbrella of the Owners 

Management Company has been designed in accordance with all aspects of current building 

regulations and particular measures have been implemented at the early stage of design to 

reduce	potential	costs	for	the	effective	functioning	of	the	completed	development.	

Some	of	these	specific	design	measures	have	been	included	in	the	following	schedule:

MEASURE DESCRIPTION BENEFIT

Internal circulation areas have been minimised To maximise the use of space and to avoid unnecessary 
expense	in	cleaning	and	renewal	of	finishes

Access to the duplex units is via own door to avoid lifts This eliminates the need for lifts 

All circulation areas receive natural daylight To	avoid	the	requirement	for	continuous	artificial	lighting	
and reduces associated costs of same

All circulation areas have natural/passive ventilation To avoid mechanical ventilation systems, maintenance 
and future replacement

Dual or triple aspect glazing where possible To	increase	natural	light	and	to	add	the	benefit	of	passive	
solar gain to reduce heating costs.

3 .1.2   Mater ia l  Speci f icat ion

BS 7543:2015, ‘Guide to Durability of Buildings and Building elements, Products and 

Components’ has been referenced in conjunction with the current building regulations. 

This standard provides guidance on the durability, design life and predicted service life of 

buildings and their parts and further helps predict and reduce associated costs for Operational 

Management Company and thus, the individual resident.

The performance and durability of common areas of the proposed apartments as discussed 

previously are designed in accordance with Figure 4; Phases of the Life Cycle of BS7543; 

2015.	(Please	see	Appendix	B	for	this	figure).	The	common	parts	are	designed	to	incorporate	

the guidance, best practice principles and mitigations of Annexes of BS 7543: 2015 including: 

Annex	A	Climatic	Agents	affecting	Durability;	Annex	B	Guidance	on	materials	and	durability;	
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MEASURE DESCRIPTION BENEFIT

EXTERNAL BUILDING ENVELOPE

Use of brickwork for the majority of facades Brick requires no on-going maintenance

Adequate amount of painted render Painted render requires minimum maintenance of washing 
and repainting

Use of selected double glazed Aluclad / uPVC windows They requires no maintenance to upkeep the visual 
appearance

Use of durable roof coverings (slate / tile / sedum green 
roof) with proven detailing to roof elements.

To reduce on-going maintenance requirement

Secure ground level refuse storage areas near the 
building

To avoid access lifts/ramps and any handling/moving 
equipment

Annex C Examples of UK material or component failures and Annex D Design Life Data 

sheets.

Some	of	these	specific	design	measures	have	been	included	in	the	following	schedule:
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3.2   Energy and Carbon Emissions

By taking due consideration of the energy and carbon emissions associated with the individual units 

of the proposed development will reduce the overall impact of the development on the environment, 

whilst reducing individual unit running costs for residents. 

Measures taken, in particular in relation to the construction stage, include the following:

MEASURE DESCRIPTION BENEFIT

BER CERTIFICATION
A	Building	Energy	Rating	(BER)	certificate	will	be	provided	
for each dwelling in the proposed development which will 
provide detail of the energy performance of the dwellings. 
A BER is calculated through energy use for space and hot 
water heating, ventilation, and lighting and occupancy. 
It is proposed to target an A2 rating for the apartments.

Higher BER ratings reduce energy consumption and 
running costs.

FABRIC ENERGY EFFICIENCY
The U-values being investigated will be in line with the 
requirements set out by the current regulatory require-
ments of the Technical Guidance Documents Part L, titled 
“Conservation of Fuel and Energy Buildings other than 
Dwellings”.
Thermal bridging at junctions between construction ele-
ments and at other locations will be minimised in accor-
dance with Appendix D within the Technical Guidance 
Documents Part L.

Lower U-values and improved air tightness is being con-
sidered to help minimise heat losses through the building 
fabric, lower of energy consumption and thus minimise 
carbon emissions to the environment.

WHITE GOODS
The white good package planned for provision in the 
apartments will be of a very high standard and have a 
high	energy	efficiency	rating.	It	is	expected	that	the	below	
appliance ratings will be provided:
• Oven - A plus
• Fridge Freezer - A plus
• Dishwasher - AAA
• Washer/Dryer - B

The provision of high rated appliances in turn reduces the 
amount of electricity required for occupants.

EXTERNAL LIGHTING
Latest design standards and technologies to be utilised, 
including low level lighting with minimal upward light spill 
and low voltage LED lights, all approved by the local 
authority
The operation of the lighting shall be on a dusk-dawn pro-
file	to	reduce	unnecessary	artificial	light	usage.

As well as the aim of reducing lighting costs apportioned 
to the service charge budget, the external lighting plan will 
ensure safety for pedestrians, motorists and cyclists alike 
whilst deterring any potential anti-social behavior.
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3.3   Low Energy Technologies (nZEB)

To achieve the best possible BER rating, as discussed above, the following low energy technologies 

will be considered to achieve the required rating as well as meeting the required nZEB (Near Zero 

Energy Building) standards in line with the Energy Performance of Buildings Directive (EPBD):

MEASURE DESCRIPTION BENEFIT

AIR TO WATER HEAT PUMPS
Air to Water Heat Pumps will be considered to provide 
space heating & domestic hot water with low energy 
usage.

Air	to	Water	Heat	Pumps	offer	the	benefit	of	reducing	
fossil fuel consumption and carbon emissions to the envi-
ronment. Although a certain amount of electricity is used 
to	power	an	air	to	water	heat	pump,	the	high	efficiencies	
of such system means they are classed as a renewable 
heating source and running costs can typically be up to 
one third of a conventional heating system.

VENTILATION
Natural/passive ventilation is being evaluated as one 
ventilation strategy to minimise energy usage and noise 
levels.

No mechanical parts or associated noise, maintenance 
etc. for occupants. Provides a supply of fresh air which is 
essential in modern well insulated and airtight buildings.

MECHANICAL VENTILATION HEAT RECOVERY
Mechanical heat recovery ventilation will be considered to 
provide ventilation with reduced energy consumption.

Reduced energy consumption and lower operational 
costs.

ELECTRIC CAR CHARGING POINTS
No. 26 electric vehicle parking spaces have been spread 
throughout the development to cater for the Duplex Units 
and Apartment Blocks. 

Providing the option of electric car charging points will 
allow occupants to avail of electric car ownership and use.
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3.4   Human Health and Wel lbeing

The built environment has been designed in order to maximise the quality of life within the 

development.

The following are illustrations of how the health and well-being of future residents are 

considered:

MEASURE DESCRIPTION BENEFIT

NATURAL / DAY LIGHT
The design, separation distances and layout of the apart-
ment blocks has been designed to optimize the ingress 
of natural daylight/ sunlight to the proposed dwellings to 
provide good levels of natural light. 

Reduces	reliance	on	artificial	lighting	thereby	reducing	
costs.

ACCESSIBILITY
Compliance with Parts M and K of the current Building 
Regulations.

Reduces the potential need/cost for changes in design to 
accommodate resident’s future changing circumstances.

PUBLIC OPEN SPACES / AMENITY SPACES
Generous open spaces have been placed throughout the 
site and especially close to the apartment blocks. 

Encourages improved wellbeing through social interaction, 
exercise and play.

SECURITY
The layout of the development is designed to incorporate 
passive surveillance. The duplex units are designed with 
secure, passively surveyed, own door access.

Reduction in potential security / management
costs.

3 .5   Management

Consideration has been given to the ensuring the homeowners have a clear understanding 

of their property:

MEASURE DESCRIPTION BENEFIT

On purchase a homeowner pack will be provided for the 
occupants which will includes:

A Homeowner manual which will provide important infor-
mation for the purchaser on details of their new property 
/ dwelling. It typically includes details of the property such 
as the MPRN and GPRN, information in relation to con-
nections with utilities and communication providers, con-
tact details for all relevant suppliers, and user instructions 
for appliances, devices and system in the dwelling.

A Residents’ pack prepared by the owners management 
company which will typically provide information on con-
tact details for the managing agent, emergency contact 
information, information on transport links in the area, and 
a clear set of regulations and rules associated with
the development.

Information provided to residents will allow them to be as 
informed as possible so that any issues can be addressed 
in	an	efficient	and	convenient	manner.
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Conclusion

In conclusion, various aspects of the Apartment Blocks and Duplex Units within this 

development contain measures to reduce the life-cycle cost. 

These	 high	 density	 buildings	 have	 been	 situated	 in	 specific	 areas	 in	 order	 to	 give	

distinctiveness	to	the	layout,	maximise	building	efficiency	and	reduce	maintenance	cost	per	

person. 

Energy reducing methods such as Air Source Heat Pumps have been considered to reduce 

energy consumption and reduce energy cost for the end user. 

The 2023 Sustainable Urban Housing; Design Standards for New Apartments - Guidelines 

for	Planning	Authorities,	has	been	utilised	in	order	to	effectively	manage	and	reduce	costs	

for	the	benefit	of	the	residents.
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Appendix A: ITEMS INCLUDED IN A TYPICAL BIF

The BIF table below illustrates what would be incorporated for the calculation of a Sinking 

Fund.
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Appendix B:Appendix B: PHASES OF THE LIFE CYCLE OF  PHASES OF THE LIFE CYCLE OF 
                         BS7543; 2015                         BS7543; 2015


