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SECTION A
BUCHOLZ MCEVOY ARCHITECTS 

ARCHITECTURAL REPORT





A NEW COUNTY AND CITY LIBRARY FOR KILKENNY

1 . PROJECT OUTLINE

The design of the new City and County Library for Kilkenny, adjacent to the existing Kilkenny County Hall, will create 

a vibrant new civic place and focus for the local and wider community, stitching the project into the unique historic 

fabric of the city with its textured urbanscape of backlanes and backlands. The proposal aims to optimize the poten-

tial of this new civic building as a nodal point on a number of natural movement patterns, making connections, and 

bringing new energy to the local area.

As such the proposal is in accordance with the objective of the Kilkenny City and Environs Development Plan 2008-

2014, and Kilkenny City Centre Local Area Plan,  to expand the role of the County Hall and its environs through the 

creation of a new public park and to investigate the creation of a new urban square to John Street.

The Library design and layout will accommodate regular, casual and short-term visits but also entice users to spend 

longer periods of time within the civic campus and its associated landscaped areas and magni!cent riverside setting.  

Its design and orientation will minimize the energy load of the Library through environmentally sensitive design, 

which will also harness as much natural and renewable energy as possible. 

2 . SITE /EXISTING BUILDINGS

The site for the proposed City and County Library is located next to County Hall (the old Kilkenny College), including, 

and to the rear of, Nos. 75 & 76 John Street..  It is located in the John Street Architectural Conservation Area (see 

Conservation Assessment Report), and incorporates the two buildings on John Street, their rear gardens and yards, 

running adjacent to the County Hall, to the riverside parkland to the south.  The site is also located within the zone 

of archaeological potential of Kilkenny (see Conservation Assessment Report)

No. 75 and No. 76 John Street feature in the National Inventory of Architectural Heritage (NIAH), and No. 75 is on the 

Record of Protected Structure (RPS). These buildings form an integral part of the character of the John Street area and 

the new addition in inserted into this fabric in a manner respectful of the scale and grain of this particular context, 

whilst retaining the integrity of the John Street streetscape. The removal of the boundary wall between No.75&76 

John St. and the County Hall o"ers possibilities for creating a new public courtyard o" John St, whilst enhancing 

the existing County Hall forecourt o" John St., (previously a rear yard to County Hall),  both of which spaces will 

bene!t from the creation of new pedestrian connections between the city and the riverside park,. Locating this new 

civic amenity, as a destination and pivotal point in this again re-framed urban context, will bring new energy and 

civic uses to the existing urban fabric, o"ering permeability and urban  spaces o" the main street in a manner in 

evidence in other parts of Kilkenny city fabric. 

The Conservation Assessment  Report includes photographic and drawn surveys of No.s 75 & 76 - the John St. façades 

of both have been refurbished in recent years – minimal work is proposed to these facades, to include a new timber 

security gate.  The existing buildings on site are currently in use as an Arts Centre,, o$ce space and storage facility 

for Kilkenny County Council. The current usage of No.s 75 & 76 will continue as o$ce space and caretaker’s space. 

Works to No.75 will primarily include internal reorganization on the ground %oor (to include a caretakers room and 

WC), and redecoration, along with demolition of the existing modern one-storey %at-roofed extension to the rear, 

an improvement which will enhance the original architectural fabric and the public courtyard.   The newly exposed 

section of the original rear wall will be rendered, painted and made good to match the existing wall, with the existing 

timber double-hung sash windows to be repaired or replaced as required, to match the existing.  The opening on the 

ground %oor in the rear wall is to be glazed with a timber frame as per the elevation drawing. The boundary wall be-

tween No.75&74 will form the edge of the newly landscaped John St. courtyard, which will incorporate stone paving, 

soft landscaping and public seating. The lean-to shed to the rear of No.75 along with the corresponding section of the 

rear boundary wall is to be demolished to enhance pedestrian permeability between John St. and the river as noted. 

Works to No. 76 will primarily include internal renovations and redecoration, along with demolition of the existing 

later two-storey extension to the rear, exposing the original rear wall, which will be rendered and painted to match 

the existing. Two new timber framed double-hung sash windows to match the existing will be incorporated as per 

the elevation drawing. At the rear of the ground %oor the existing arched opening will be glazed with a timber frame, 

so o"ering visual connectivity from John St.  The existing roof will be cut back and made good as required and will 

incorporate a new gutter to match the existing. The passage-way will be re-!nished as required, retaining the exist-

ing remains of an old !re-place in the upper eastern wall, and will incorporate a new steel–framed timber security 

gate at the John Street entrance. The boundary wall between No.76 and County Hall is to be demolished in order to 

allow for the positioning of the new Library, addressing both the newly re-furbished John St courtyard and County 

Hall forecourt, whilst o"ering views to the riverside park beyond. The location of the original wall will be echoed in 

the new stone paving pattern. 

3. PURPOSE

The proposed project comprises the following accommodation; a new Library & Community Building, an Arts and 



Local Cultural Facility, a new courtyard o� John Street. The adjacent shared Civic Plaza (which is due to be re-land-

scaped and will include disabled access parking), addresses the entrances to the County Hall and the new Library 

building.

The new building will provide approximately 1450 m2 of Library accommodation on two levels, in a new building 

to the rear of No. 76 John Street. Accommodation for the Arts O�ce and associated support spaces will be provided 

in the refurbished Nos. .75 & 76 John Street.  The Library will include space for Adult and Teenage lending, areas 

for on-line E-learning and Interactive Resources, a Children’s section, sta� areas, stores, a local information section, 

exhibition space, and areas for authors reading events and cultural promotions.

4. SITE ORGANISATION

The primary organisation of the site allows for the Library project to create a strong connection of the public realm 

of the city /John Street to the public realm of the riverside park, which is to be further developed, with its backdrop 

of Kilkenny Castle.  This is achieved by the development of the shared civic plaza to the front of the County Hall, and 

the creation of a new public courtyard to the rear of the John Street buildings, thus opening up and forging links from 

John Street to the riverside park. The Library building and facilities will be fully accessible to the public via the new 

pedestrian connections, or by vehicular access through the existing entrance on Maudlin Street. It is envisaged that 

the overall scheme and the new Library will instill within the larger site a new energy, re-framing it in the context of 

the town, reinforcing its civic and cultural signi!cance, re-connecting to its past, whilst creating a new destination 

for Kilkenny City. 

5. DESIGN PROPOSAL

An environmentally responsive building, of natural materials that is sensitively integrated into its historic urban 

setting is proposed for the new City and County Library. On a larger city-wide scale the proposed Library develop-

ment has been examined in the context of the adjacent County Hall (the old Kilkenny College) and the setting of the 

grounds and gardens between County Hall, the river Nore and Kilkenny Castle.  The main entrance to the Library 

will be from the civic plaza in front of County Hall, with additional approaches as mentioned from the John Street 

courtyard, and from the riverside park.

The building will be 2-storey with courtyard spaces to allow for optimized natural daylight and ventilation.  North-

facing roo"ights will further the penetration of even northern light into the Library spaces, whilst also providing roof 

surfaces angled to face the southern sun, from which solar energy can be harnessed. 

• Materials  -  In keeping with the history of timber craftsmanship in Kilkenny buildings,   it is proposed that the new 

Library be constructed of timber which will create a high quality, !nely crafted human-scaled building, A palette of 

natural and renewable materials of low-embodied energy is proposed where possible, with a view to durability and 

ease of maintenance.  Internal !nishes with low chemical emissions will be used.

• Accessibility  -  The Library building will be fully accessible to all in accordance with Building Regulations & Part 

M of the TGDs. Pedestrian access will be granted via the original archway under no.76 John Street, leading to a public 

space and onto a civic plaza that will be a ‘shared pedestrian prioritised zone’, this space will also accommodate set 

down and parking as per National Disability Authority guideline documents.

• Transparency/Permeability - Transparency within the building and its various activities and between the interior 

and exterior provides an active and exciting environment for users and the general public alike, whilst promoting an 

engaging connection with the urban spaces and landscape setting beyond.  Views from spaces within the Library are 

optimized,  especially those over the park, the River Nore and Kilkenny Castle beyond.

• Internal Layout - The internal layout will provide an open, stimulating physical environment which will support 

and enhance the progressive vision for this new Library. With state-of-the-art facilities and a diverse range of set-

tings, it o�ers potential for many new ways of using library space, for individual readers, group study, community 

space etc., Providing spatial relationships which will facilitate and encourage interaction between di�erent user 

groups, whilst also providing for individual focused activities, the layout o�ers a ‘long-life loose-!t’ solution, which 

will accommodate possible future changes of use or re-con!gurations.

• Landscaping-  New trees, soft landscaping and planting will be set in the urban space, civic plaza and courtyards of 

the library.  The removal of four young ash trees currently in the line of proposed Library will be supplemented with 

compensatory new planting of 12 no ash trees within the County Hall Grounds. New trees to be as follows: 12 no. 

Fraxinus excelsior, 16-18cm girth rootballed, the location of which will be agreed with Parks Department.

6. ENVIRONMENTAL DESIGN

The new Library will be an environmentally responsive building, with a light !lled and naturally ventilated internal 

environment, this will o�er an open and inviting space to the bene!t of its users and sta� alike.  A general policy of 

minimizing energy usage through design has been employed, reducing dependence on imported energy and maximiz-

ing the use of naturally occurring energy sources, thus reducing running costs. The new Library will be of high per-



formance fabric, with high energy-e�cient building systems, harnessing renewable energies, with water conservation 

and rainwater re-use where possible, and will minimize waste in construction and use.

• Orientation   -  The building orientation has been carefully considered with regard to maximizing passive solar gain 

(to reduce energy load) and wind direction (to enhance natural ventilation).

• Solar Shading   -  The di�erent facades of the building incorporate di�erent degrees of screening and solar protec-

tion according to use and orientation.

• Renewable Energies-  The use of naturally occurring energy sources has been maximized, with photovoltaic cells 

provided on the roofs harnessing solar energy and passive wind energy being used to enhance natural ventilation. 

• Natural Ventilation  -  Natural cross-ventilation of the internal spaces is maximized with ventilation openings on 

the external facades and roof being strategically placed for this purpose, and high �oor to ceiling dimensions em-

ployed to enhance air movement.

• Natural Daylighting-  In order to minimize dependence on arti�cial lighting, natural daylighting of the internal 

spaces of the building have been maximized, particularly light from the North which lends itself well to the Library’s 

function

7. VEHICULAR ACCESS/PARKING

In accordance with the aims of ‘Smarter Travel, a Sustainable Transport Future, 2009’, and other initiatives encourag-

ing non-vehicular modes of tra�c, there is a ‘shared pedestrian prioritized zone’, to the front of and adjacent to the 

County Hall and the new Library.   This space, to be re-landscaped in the near future will also accommodate set down 

and parking as per National Disability Authority guideline documents. 2 no. new parking spaces for disabled persons 

and 18 no. sheltered public bicycle parking facilities will be provided close to the Library entrance in the courtyard. 

Existing parking to the northeast along the party wall with Langtons will be retained. 

General vehicular access will continue to be via the existing entrance to the County Hall on Maudlin Street, with 

parking facilities to be provided on the riverside of County Hall, in a revised shared parking scheme, which will ac-

commodate  any requirements of the new Library facility.  It should be noted that the prior use of the site as a retail 

establishment equates to a requirement for 52 parking spaces according to the requirements of the Kilkenny City 

Development Plan.  The proposed Library use would equate to a requirement for approximately 34 parking spaces 

(based on the requirements of DLRCC Development Plan for example,  as there are no �gures given speci�cally for 

Library use in Kilkenny City Development Plan). 

Emergency and service access will be accommodated in the shared zone of the refurbished civic plaza. 

8. CONSTRUCTION PHASE 

• Demolition  -  The existing 2-storey building to the rear of No. 76 John Street will be demolished prior to com-

mencement of the new-build project.  Prior to demolition an Asbestos Survey will be carried out and any asbestos 

identi�ed will be removed in accordance with Safety, Health and Welfare at Act 2005 and regulations, with particular 

regard to Safety , Health and Welfare at Work (Exposure to Asbestos) Regulations 2006.

The existing shed, boundary walls, and  lean-to extensions to the rear of the of No.75&76 are to be demolished  as 

per the demolition drawings, and the exposed walls to the rear of  the John St. buildings to be made good to match 

the existing.

• Construction Tra�c-  A tra�c management plan will be put into place during the construction phase as has been 

implemented on previous occasions during construction work on the County Hall site.

Street. Accommodation for the Arts O�ce and associated support spaces will be provided in the refurbished Nos. .75 

& 76 John Street.  The Library will include space for Adult and Teenage lending, areas for on-line E-learning and 

Interactive Resources, a Children’s section, sta� areas, stores, a local information section, exhibition space, and areas 

for authors reading events and cultural promotions.
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1.0 Introduction

1.1 Background

This Site Specific Flood Risk Assessment (FRA) study was prepared for submission with the Part 

8 planning package for the development of a new city and county library in Kilkenny City. The 

FRA study is in full compliance with the requirements of the “Planning System & Flood 

Management Guidelines” published by the Department of Environment in November 2009. 

These current guidelines recognise the balance required between providing the opportunity to 

develop lands in the appropriate manner whilst minimising the flood risk to persons and 

properties. 

This study addresses the flood risk for the development, the impact of the proposed 

development on flooding including storm run-off from the proposed development and should be 

read in conjunction with the other documentation and drawings submitted with the planning 

package.

1.2 Existing Site 

The site currently contains an arts office. In the neighbouring site to the rear is public open 

space, the Kilkenny Council Offices and a car park. The site is approx 0.33ha and is situated off 

John Street Lower, Kilkenny City.   

There is an existing river, the River Nore, bounding the site to the south. The site is bounded to 

the north and west by residential and commercial properties.  

The topographical survey of the immediate area of the site relative to O.D Malin Head is 

recorded on the survey drawing attached in Appendix A of this report. The site is relatively flat 

with existing levels only varying from 44.05 m O.D. (Malin Head) in the west of the site to 

42.85 O.D. (Malin Head) in the south of the site. There is approx 1.5m level difference between 

the southern boundary and the river level. There is an embankment between the river and the 

buildings on the site which acts as a flood defence. This was constructed as part of the flood 

relief works that was carried out on the River Nore between 2001-2005 by the OPW. 
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Figure 1: Site Location Map 1 

Figure 2: Site Location Map 2 

1.3 Nature of the Proposed Development. 

The proposed development comprises of refurbishment and demolition of the existing arts 

office building on the site. A new two storey timber frame library will be constructed in its 

place. As part of the works the hardstanding area of the existing site will increase by circa 

590m². The existing foul connection to the public sewer will be maintained on Johns Street 
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Lower and a new surface water connection will be made to an existing 150mm diameter 

surface water sewer on the site that currently takes the runoff from the roof and hardstanding 

area near the council offices and discharges to the river through an existing outfall.    

As the proposal consists of a change of use and an extension we would suggest that the 

proposed development, in the context of the “Planning System & Flood Management 

Guidelines”, represents a ‘Minor Proposal’ as defined in Section 5.28 of the guidelines as 

opposed to a ‘Major Proposal’ as defined in Section 5.27 of the guidelines. As these proposals 

concern existing buildings the sequential approach cannot be used to locate them in lower-risk 

areas and so the Justification Test will not apply.   

2.0 The Planning System & Flood Risk Management Guidelines

In September 2008 “The Planning System and Flood Risk Management” Guidelines were 

published by the Department of the Environment, Heritage and Local Government in Draft 

format. In November 2009 the adopted version of the document was published. 

The Flood Risk Management Guidelines give guidance on flood risk and development. The 

guidelines recommend a precautionary approach when considering flood risk management in 

the planning system. The core principle of the guidelines is to adopt a risk based sequential 

approach to managing flood risk and to avoid development in areas that are at risk. The 

sequential approach is based on the identification of flood zones for river and coastal flooding. 

The guidelines include definitions of Flood zones A, B and C as noted below. It should be noted 

that these do not take into account the presence of flood defences, as there remain risks of 

overtopping and breach of the defences.  

Zone A (high probability of flooding) is for lands where the probability of flooding is greatest 

(greater than 1% or the 1 in 100 for river flooding and 0.5% or 1 in 200 for coastal flooding).  

Zone B (moderate probability of flooding) refers to lands where the probability of flooding is 

moderate (between 0.1% or 1 in 1000 and 1% or 1 in 100 for river flooding and between 0.1% or 

1 in 1000 and 0.5% or 1 in 200 for coastal flooding) 

Zone C (low probability of flooding) refers to lands where the probability of flooding is low 

(less than 0.1% or 1 in 1000 for both rivers an coastal flooding)  

Once a flood zone has been identified, the guidelines set out the different types of 

development appropriate to each zone. Exceptions to the restriction of development due to 

potential flood risks are provided for through the use of the Justification Test, where the 

planning need and the sustainable management of flood risk to an acceptable level must be 

demonstrated. This recognises that there will be a need for future development in existing 

towns and urban centres that lie within flood risk zones, and that the avoidance of all future 

development in these areas would be unsustainable. 
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A three staged approach to undertaking a FRA is recommended:  

Flood Risk Identification (Stage 1) - Identification of any issues relating to the site that will 

require further investigation through a Flood Risk Assessment.  

Initial Flood Risk Assessment (Stage 2) - Involves establishment of the sources of flooding, the 

extent of the flood risk, potential impacts of the development and possible mitigation 

measures.  

Detailed Flood Risk Assessment (Stage 3) - Assess flood risk issues in sufficient detail to 

provide quantitative appraisal of potential flood risk of the development, impacts of the 

flooding elsewhere and the effectiveness of any proposed mitigation measures.  

This report addresses the requirements for both Stages 1 and Stage 2. 

3.0 Flood Risk Identification 
The proposed development comprises the construction of a new city and county library on the 

site of the existing arts office at Johns Street Lower, Kilkenny. The River Nore flows in an 

easterly direction along the southern boundary of the site and has been known to flood in the 

past. According to the Strategic Flood Risk Assessment for Kilkenny City and Environs 

Development Plans 2008-2014 the site is located in an area that is subject to a site-specific 

Flood Risk Assessment appropriate to the type and scale of the development being proposed.  

3.1 Hydrology of the River Nore 

The River Nore rises in the Devil’s Bit Mountain in the townland of Borrisnoe, North Tipperary 

and flows in south-eastwards through counties Laois and Kilkenny. North of New Ross it joins 

the River Barrow where it then flows south where it enters the Celtic Sea at Waterford Harbour 

along with the River Suir. The River Nore, along with the River Suir and River Barrow make up 

the group known as the Three Sisters. Major tributaries of the Nore include the Dinin the 

Breagagh, the King’s River, the Little Arrigle and the Black Water. 

The River Nore is approximately 140km long and the total catchment area is approximately 

2530km².  Much of the catchment is given to tillage, pastureland and bloodstock.  
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Figure 3: River Nore 

3.1.1  Hydrometric Gauging Stations 

We have reviewed the hydrometric information available from the OPW in proximity to the 

site. The OPW operates a flow monitoring station (15002) at John’s Bridge in Kilkenny City. The 

station has been recording data recorded from 1953 to 2002. There is also data from 2007-2010 

following on from flood relief works that were undertaken from 2001-2005. See Appendix B. 

The levels show that since the flood relief works were carried out the high water levels on the 

river have dropped by approximately 1.4m. 

(Note: The data provided by the OPW is relative to Poolbeg Datum. This data was adjusted to 

Malin Head Datum however following discussions with Mr. Peter Newport in the OPW 

Hydrological Office regarding conversion of the levels these Malin Datum levels should only be 

used as an approximation.) 

3.2 OPW  

PUNCH consulted with OPW floodmaps.ie and Mr. Cyril McCarthy & Mr. John Murphy of the OPW 

regarding the flooding in Kilkenny City. From the information received it was established that 

in previous instances, during times of excessive rainfall, the River Nore would burst it’s banks 

upstream of the site and flood waters would enter the sites through John Street Lower. The 

flood relief measures installed on the River Nore including a flood wall along the quays and an 

embankment along the boundary with our site to prevent the river bursting its banks. A 

pumping station was also installed at the quays to drain the area in the event of flooding.  
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The proposed library development is located in an area that has flooded in the past however 

since the   flood relief works were completed in 2005 there has been no recorded flooding on 

the site.

3.3 Walkover Survey 

PUNCH attended site on the morning of the 28th May 2012. The purpose of the site visit was to 

establish any potential sources of flooding, likely routes of flood waters and the sites key 

features. The following was established on site (Refer to Appendix C for photographs): 

The day of the visit was a dry day. 

The brownfield site currently contains an arts office and is located next to Kilkenny Council 

Offices. To the rear of the site is public open space. The area is reasonable flat with the site 

sloping towards the river.  

The embankment located between the site and the river bank is in a good, well kept condition. 

The majority of the site was of sound reasonable solid ground. There were no reeds or plant 

species suggestive of flooding or marshy lands etc growing on the site.  

The presence of large debris including branches on the river weir was noted, indicating high 

water flows during limes of flooding.  

There were no visible outfalls from the site to the river however following discussions with Mr. 

Billy Mernagh of the Sanitary Service Department it is thought that there is a surface water 

outfall from the council offices site to the river.  

No obstructions were observed under John Street Bridge which would restrict flows in the river.  

3.4 Flood Risk Identification Summary 

Flood Risks have been identified at the sites that do require further investigation. Therefore it 

is proposed to proceed to Stage 2 – Initial Flood Risk Assessment. 
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4.0 Initial Flood Risk Assessment 
This section of the report assesses the adequacy of the existing information and identifies what 

further studies may need to be done to address flooding issues. 

4.1 Sources of Flooding 

When carrying out a flood risk assessment one should consider all the potential flood risks and 

sources of flood water at the site. In the case of proposed site the relevant flood sources are: 

• Fluvial 

Fluvial Flooding is the result of the River Nore exceeding its capacity and excess water 

spills out onto the adjacent floodplain.  

• Pluvial

Pluvial flooding is the result of rainfall-generated overland flows which arise before 

run-off can enter any watercourse or sewer. It is usually associated with high intensity 

rainfall. Flood risk from pluvial sources is not thought to be significant at this site due 

to the building level ands and adjacent drainage network. 

4.2 Flood Zone 

As the site is within the 100 year flood envelope established by the OPW on the draft PFRA, 

refer to Appendix D, the site lies within Flood Zone A.  

Flood zone A as defined in the Planning System and Flood Risk Management Guidelines, has the 

highest probability of flooding from Rivers (greater than 1% or 1 in 100 year).   

4.3 Vulnerability and Justification 

Table 3.1 of the Planning System and Flood Risk Management Guidelines for Planning 

Authorities gives a detailed classification of vulnerability of different types of development. A 

library development is classed as a less vulnerable development and therefore is required to 

meet the justification test for development in flood zone A. However, as stated previously, the 

proposal consists of a change of use and an extension and in this context the project 

constitutes a ‘Minor Proposal’ and as such the Justification Test need not apply. 

4.4 Flood Risk Management 

Flood risk management under the EU Floods Directive aims to minimise the risks arising from 

flooding to people, property and the environment. Minimising risk can be achieved through 

structural measures that block or restrict the pathways of floodwaters, such as river defences 

or non structural measures that are often aimed at reducing the vulnerability of people and 

communities such as flood warning, effective flood emergency response, or resilience measures 

for communities or individual properties. 
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The OPW flood relief scheme was undertaken on the River Nore between 2001 and 2005. This 

included channel modifications and physical flood defences among other works. As part of 

these works a flood wall was constructed on the quays and an embankment was constructed 

between the site and the River Nore thus protecting the site from future flood events.  

The embankment is indicated as varying in height from +45.00 to +44.09. The OPW have 

confirmed that the embankment would have been constructed 500mm above the 1 in 100 year 

flood level. Using this information and the information from the HEC-RAS model carried out on 

the river incorporating these flood defences (Refer to Appendix E) the 1 in 100 year flood level 

at the site would be approx 44.11m. Therefore the proposed floor level for the proposed 

building should be raised above this level to 44.40 to reduce the risk of flooding.  

In addition to providing protection from future flood events, the proposed development has 

adopted SUDS measures to protect the receiving environment. Surface water discharge from 

the site will be maintained at Greenfield run-off rate by the use of a soakaway.  

4.5 Climate Change 

Advice on the expected impacts of climate change and the allowances to be provided for 

future flood risk management in Ireland is given in the “OPW Assessment of Potential Future 

Scenarios, Flood Risk Management Draft Guidance”, 2009. Two climate change scenarios are 

considered. These are the Mid-Range Future Scenario (MRFS) and the High-End Future Scenario 

(HEFS). The MRFS is intended to represent a "likely" future scenario based on the wide range of 

future predictions available. The HEFS represents a more "extreme" future scenario at the 

upper boundaries of future projections. Based on these two scenarios the OPW recommended 

allowances for climate change are given in Table below. 

4.6 Impact and Mitigation Measures 

Understanding flood risk and identifying the potential impacts is a key step in managing flood 

risk. This is highlighted in Chapter 2 of the Planning system and Flood Risk Management 

Guidelines for Planning Authorities.  
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When assessing the elements of flood risk at the site the potential impacts of the development 

on flooding in the surrounding area must be taken into account. Consideration must also be 

made of how flooding will impact on the development and based on the likelihood or level of 

risk involved, recommend appropriate mitigation measures.  

This Flood Risk Assessment report seeks to demonstrate that the flood risk to the development 

can be adequately managed and the use of the development of the lands will not cause 

unacceptable adverse impacts elsewhere.  

4.6.1 Hydrological Impact and Mitigation 

While the site is located in flood zone A the flood relief works carried out on the River Nore 

between 2001 and 2005, including the installation of an embankment between the 

development and the river, have resulted in the area surrounding the site no longer acting as a 

flood plain. This means: 

• The development within the site will not result in the displacement of floodplain 

storage through up-filling.  

• The site no longer operates a storage or conveyance function during times of flooding 

and so does not interfere with the flood levels upstream or downstream.    

The design of the drainage system network for the development will include discharging the 

surface water to a soakaway with an overflow to the existing surface water network. This 

provides a sustainable drainage solution for the site. A non return valve will also be placed on 

the overflow to prevent water surcharging through the system.   

4.6.2 Development Service Impact and Mitigation 

Flooding of the building can have an impact on the community owing to the service provided by 

the development.  

It is recommended that the finished floor level of the proposed development is set above the 

maximum predicted flood level of 44.11mOD for the 0.1% AEP event and include a freeboard. 

While the floor level of the existing building fronting onto John Street Lower can not be 

adjusted a minimum finished floor level of 44.40mOD is considered appropriate for the new 

build portion of the development. This level will still provide a freeboard even allowing for 

climate change. 

As a further measure to protect the contents of the building from more severe flooding events 

it is proposed that valuable materials i.e. literary or software are not stored at ground floor 

level but raised off the floor through the use of shelving etc. Also where possible the internal 

layout should be designed to reduce the impacts of flooding by placing essential mechanical 

and electrical services above the floor level.  
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5.0 Conclusion
As requested by the Strategic Flood Risk Assessment for Kilkenny City and Environs 

Development Plans 2008-2014 a site-specific Flood Risk Assessment appropriate to the type and 

scale of the development being proposed has been carried out on the site. The proposed 

development comprises of refurbishment and demolition of the existing arts office building on 

the site. A new two storey timber frame library will be constructed in its place and as part of 

the works the existing building footprint will be extended. 

The Library development is located on Johns Street Lower in lands that have a history of 

flooding from the River Nore. The site lies within Zone A and the proposed development type is 

classed as less vulnerable development. Therefore the appropriate design flood condition for 

the site is a 100 year flood event. 

Between 2001 and 2005 flood relief works were undertaken by the OPW on the River Nore and 

surrounding tributaries including the construction of flood walls along the quays and flood 

defence embankment between the proposed development and the River Nore. These works 

protect the site from future flood events and as a consequence the site no longer acts as a 

flood plain and therefore the proposed development will not have a negative impact on 

flooding events.  

However to mitigate against residual risks of breaching/overtopping of the embankments the 

minimum finished floor levels of the proposed development are to be set above the maximum 

predicted flood level of 44.11mOD for the 0.1% AEP event and include a freeboard. The 

predicted flood level is taken from a HEC-RAC model that was undertaken on the river 

incorporating the relief works proposed by the OPW. Considering that the site is no longer in a 

flood plain since the construction of the flood defences and that the site is currently a brown 

field site a minimum finished floor level for the new build of 44.40mOD is considered 

appropriate. While the proposed finished floor levels will require up-filling a small portion of 

the existing ground, as the site lands are no longer a flood plain this will not impede the 

conveyance of flood waters or reduce flood water storage.   

As requested by Kilkenny County Council the surface water runoff from this development will 

no longer connect into the combined public system where it is currently treated downstream in 

a wastewater treatment plant. The new surface water drainage design will provide a 

sustainable drainage solution for the site by discharging the runoff into a soakaway. Therefore 

while there will be a small increase in the overall footprint of the building this will not have an 

effect on the public drainage system.  
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Appendix A: Topographical Survey  
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Appendix B: River Nore Hydro-metric Data at John’s Bridge 
(Extract)
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Office of Public Works 

GENERAL STATION DETAILS 

Station Name: John's Bridge Station No: 15002 Watercourse: Nore NGR: S 506 561 

Catchment Area (km2): 1605 Catchment: Nore Gauge Type: AR Datum: Poolbeg 

Rank HYDROMETRIC 

YEAR1
WATER

LEVEL 

(mAOD-

Poolbeg) 

WATER LEVEL

(mAOD-

Malin Head) 

ESTIMATED

FLOWS 

(m3/s)

DATE 

1 1968 47.53 44.82 393 25/12/1968

2 1989 47.02 44.31 299 06/02/1990

3 1994 47.01 44.30 297 27/01/1995

4 1979 47.00 44.29 295 27/12/1979

5 1960 47.00 44.29 - 04/12/1960

Since Flood Relief Works 2001-2005

1A 2009 45.96 43.25 352 19/11/2009

2A 2007 45.96 43.25 350 16/08/2008

3A 2010 45.54 42.83 213 29/10/2010

4A 2008 45.41 42.70 176 30/01/2009
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Appendix C: Photographs 
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Photograph 1 & 2: Council Offices from River  
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Photograph 3 & 4: Embankment on the Site 
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Photograph 5: Weir in River Nore by Site 

Photograph 6: Flood defences Upstream on the River Nore 
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Photograph 7: Johns Bridge
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Appendix D: Draft PFRA Map from OPW  
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Appendix E: HEC-RAS Model Flood Levels  



HEC-RAS  Plan: Imported Pla   River: 1   Reach: 1

Reach River Sta Profile Q Total Min Ch El W.S. Elev Crit W.S. E.G. Elev E.G. Slope Vel Chnl Flow Area Top Width Froude # Chl

(m3/s) (m) (m) (m) (m) (m/m) (m/s) (m2) (m)  

1 39      Original 440.00 41.68 46.27 46.41 0.001366 2.08 397.21 195.90 0.32

1 39      Orig + 20% 530.00 41.68 46.70 46.82 0.001184 2.06 480.85 197.78 0.30

1 38.6666* Original 440.00 41.41 46.05 45.16 46.24 0.001796 2.36 335.70 179.26 0.37

1 38.6666* Orig + 20% 530.00 41.41 46.51 45.39 46.68 0.001484 2.30 416.45 181.62 0.34

1 38.3333* Original 440.00 41.11 45.82 46.01 0.001195 2.00 277.58 115.32 0.30

1 38.3333* Orig + 20% 530.00 41.11 46.26 46.47 0.001188 2.12 338.87 157.67 0.31

1 38      Original 440.00 41.02 45.69 45.88 0.001233 2.01 269.21 114.24 0.31

1 38      Orig + 20% 530.00 41.02 46.13 46.34 0.001228 2.14 325.75 144.65 0.31

1 37      Original 440.00 40.80 45.40 45.70 0.002048 2.42 185.01 48.00 0.38

1 37      Orig + 20% 530.00 40.80 45.79 46.15 0.002193 2.66 203.68 48.00 0.40

1 36.60   Original 440.00 40.42 45.23 45.50 0.001947 2.34 188.97 48.00 0.37

1 36.60   Orig + 20% 530.00 40.42 45.60 45.94 0.002105 2.58 206.98 48.00 0.39

1 36.4*   Original 440.00 39.86 45.16 45.42 0.001726 2.25 201.08 52.96 0.35

1 36.4*   Orig + 20% 530.00 39.86 45.54 45.85 0.001877 2.48 220.99 53.50 0.37

1 36.20   Original 440.00 39.30 45.11 45.34 0.001494 2.14 217.55 58.00 0.33

1 36.20   Orig + 20% 530.00 39.30 45.49 45.76 0.001635 2.36 239.04 58.00 0.35

1 35.4    Original 440.00 40.68 45.05 45.30 0.001612 2.24 201.92 57.05 0.36

1 35.4    Orig + 20% 530.00 40.68 45.41 45.71 0.001716 2.46 222.82 57.05 0.38

1 35.2    Original 440.00 41.00 45.06 43.07 45.28 0.001086 2.08 211.26 57.00 0.33

1 35.2    Orig + 20% 530.00 41.00 45.43 43.32 45.69 0.001156 2.27 232.28 57.00 0.35

1 35.15   Bridge

1 35.1    Original 440.00 41.00 44.96 45.21 0.000366 2.18 202.17 51.00 0.35

1 35.1    Orig + 20% 530.00 41.00 45.30 45.60 0.000410 2.41 219.52 51.00 0.37

1 35      Original 440.00 41.00 45.00 45.15 0.000193 1.74 261.32 69.50 0.28

1 35      Orig + 20% 530.00 41.00 45.35 45.53 0.000211 1.92 285.61 69.50 0.29

1 34.5    Original 440.00 40.72 44.98 45.15 0.000209 1.85 274.52 92.56 0.29

1 34.5    Orig + 20% 530.00 40.72 45.33 45.53 0.000228 2.04 307.18 95.90 0.30

1 34      Original 440.00 40.72 44.92 42.72 45.14 0.000310 2.08 212.18 53.00 0.33

1 34      Orig + 20% 530.00 40.72 45.25 42.98 45.52 0.000351 2.32 229.42 53.00 0.35

1 33.3    Original 440.00 40.71 44.94 42.63 45.13 0.000262 1.95 227.67 59.00 0.30

1 33.3    Orig + 20% 530.00 40.71 45.27 42.89 45.51 0.000296 2.17 247.20 59.00 0.33

1 33.22   Original 440.00 40.70 44.95 42.55 45.11 0.000216 1.79 265.59 103.40 0.28

1 33.22   Orig + 20% 530.00 40.70 45.29 42.79 45.49 0.000236 1.97 298.07 103.40 0.30

1 33.21   Original 440.00 42.00 44.71 43.81 45.09 0.000489 2.77 170.03 105.20 0.54

1 33.21   Orig + 20% 530.00 42.00 45.03 44.05 45.46 0.000476 2.95 200.61 114.40 0.54

1 33.2    Original 440.00 39.49 44.90 41.34 45.01 0.000076 1.42 328.16 114.40 0.20

1 33.2    Orig + 20% 530.00 39.49 45.24 41.58 45.37 0.000088 1.60 360.32 114.40 0.22

1 33.1    Original 440.00 39.48 44.87 41.47 45.00 0.000097 1.60 293.91 96.44 0.22

1 33.1    Orig + 20% 530.00 39.48 45.20 41.73 45.37 0.000114 1.81 319.75 96.46 0.24

1 32      Original 440.00 39.43 44.86 41.55 45.00 0.000099 1.69 316.60 98.19 0.23

1 32      Orig + 20% 530.00 39.43 45.19 41.83 45.36 0.000115 1.90 348.97 98.19 0.25

1 31.9    Bridge

1 31.7    Original 440.00 39.43 44.82 44.96 0.000102 1.71 312.87 98.19 0.23

1 31.7    Orig + 20% 530.00 39.43 45.14 45.32 0.000119 1.92 344.29 98.19 0.26

1 31      Original 475.00 39.39 44.70 41.87 44.95 0.000195 2.22 236.52 73.00 0.31

1 31      Orig + 20% 570.00 39.39 44.98 42.20 45.30 0.000234 2.52 251.42 73.00 0.34

1 30      Original 475.00 39.38 44.72 41.68 44.93 0.000153 2.03 242.56 69.62 0.28

1 30      Orig + 20% 570.00 39.38 45.01 41.98 45.28 0.000184 2.31 258.60 75.00 0.31

1 29.60   Original 475.00 39.30 44.48 44.89 0.000704 2.83 169.37 41.47 0.43

1 29.60   Orig + 20% 570.00 39.30 44.69 45.23 0.000901 3.24 178.08 41.89 0.48

1 29.30   Original 475.00 39.24 44.48 44.82 0.000685 2.60 184.27 45.90 0.40

1 29.30   Orig + 20% 570.00 39.24 44.69 45.14 0.000853 2.97 193.99 45.90 0.44

1 29      Original 475.00 39.19 44.48 44.79 0.000553 2.47 193.85 47.90 0.38

1 29      Orig + 20% 570.00 39.19 44.69 45.09 0.000687 2.82 204.05 47.90 0.42

1 28.9*   Original 475.00 39.18 44.45 44.78 0.000472 2.52 189.34 42.87 0.37

1 28.9*   Orig + 20% 570.00 39.18 44.65 45.08 0.000742 2.89 198.16 45.81 0.43



HEC-RAS  Plan: Imported Pla   River: 1   Reach: 1 (Continued)

Reach River Sta Profile Q Total Min Ch El W.S. Elev Crit W.S. E.G. Elev E.G. Slope Vel Chnl Flow Area Top Width Froude # Chl

(m3/s) (m) (m) (m) (m) (m/m) (m/s) (m2) (m)  

1 28.8*   Original 475.00 39.16 44.40 44.76 0.000525 2.66 178.38 37.89 0.39

1 28.8*   Orig + 20% 570.00 39.16 44.57 45.06 0.000718 3.08 185.22 40.71 0.45

1 28.70   Original 475.00 39.15 44.35 44.75 0.000441 2.81 168.80 33.01 0.40

1 28.70   Orig + 20% 570.00 39.15 44.49 45.04 0.000694 3.28 173.62 34.62 0.47

1 28.56   Original 475.00 39.13 44.32 44.74 0.000383 2.88 165.00 37.27 0.44

1 28.56   Orig + 20% 570.00 39.13 44.45 45.02 0.000506 3.35 170.06 38.23 0.51

1 28      Original 475.00 39.03 44.34 44.67 0.000446 2.55 186.64 39.53 0.37

1 28      Orig + 20% 570.00 39.03 44.49 44.93 0.000621 2.96 192.37 40.27 0.43

1 27.75*  Original 475.00 39.00 44.33 44.66 0.000437 2.54 187.12 41.33 0.38

1 27.75*  Orig + 20% 570.00 39.00 44.47 44.91 0.000574 2.96 192.84 41.39 0.44

1 27.5    Original 475.00 38.98 44.30 44.64 0.000608 2.55 185.95 41.68 0.39

1 27.5    Orig + 20% 570.00 38.98 44.43 44.89 0.000798 2.98 191.35 41.68 0.44

1 27.25   Original 475.00 38.95 44.27 44.61 0.000819 2.60 182.70 41.96 0.40

1 27.25   Orig + 20% 570.00 38.95 44.38 44.85 0.001085 3.04 187.48 41.96 0.46

1 27      Original 475.00 38.93 44.22 44.58 0.000851 2.68 177.24 42.25 0.42

1 27      Orig + 20% 570.00 38.93 44.30 44.81 0.001157 3.15 180.95 42.25 0.49

1 26.5    Original 475.00 38.89 44.25 44.54 0.000340 2.38 210.71 43.60 0.33

1 26.5    Orig + 20% 570.00 38.89 44.36 44.75 0.000463 2.79 215.17 43.61 0.38

1 26.41   Original 475.00 38.89 44.26 41.46 44.53 0.000168 2.32 211.78 43.61 0.32

1 26.41   Orig + 20% 570.00 38.89 44.36 41.79 44.73 0.000226 2.72 216.34 43.61 0.37

1 26.40   Bridge

1 26.38   Original 475.00 38.88 44.22 44.51 0.000163 2.38 202.01 39.06 0.33

1 26.38   Orig + 20% 570.00 38.88 44.30 44.70 0.000223 2.81 205.28 39.06 0.39

1 26.31   Original 475.00 38.89 44.23 41.46 44.50 0.000170 2.33 210.65 43.61 0.32

1 26.31   Orig + 20% 570.00 38.89 44.32 41.79 44.70 0.000232 2.74 214.55 43.61 0.38

1 26.30   Bridge

1 26.28   Original 475.00 38.88 44.20 44.48 0.000166 2.39 201.01 39.06 0.33

1 26.28   Orig + 20% 570.00 38.88 44.26 44.67 0.000228 2.83 203.69 39.06 0.39

1 26.21   Original 475.00 38.89 44.21 41.46 44.48 0.000173 2.34 209.52 43.61 0.33

1 26.21   Orig + 20% 570.00 38.89 44.28 41.79 44.66 0.000238 2.77 212.76 43.61 0.38

1 26.20   Bridge

1 26.18   Original 475.00 38.88 44.17 44.46 0.000168 2.40 200.01 39.06 0.33

1 26.18   Orig + 20% 570.00 38.88 44.22 44.64 0.000234 2.85 202.11 39.06 0.40

1 26      Original 475.00 38.88 44.17 41.43 44.46 0.000187 2.39 199.13 43.55 0.33

1 26      Orig + 20% 570.00 38.88 44.22 41.76 44.64 0.000260 2.84 201.19 43.55 0.39

1 25      Original 475.00 38.86 44.13 41.48 44.45 0.000246 2.51 189.04 38.46 0.35

1 25      Orig + 20% 570.00 38.86 44.16 41.82 44.61 0.000348 3.00 190.07 38.49 0.42

1 24.8    Original 475.00 38.84 44.12 41.45 44.44 0.000265 2.50 189.84 42.38 0.35

1 24.8    Orig + 20% 570.00 38.84 44.15 41.80 44.61 0.000375 2.99 190.80 42.44 0.41

1 24.6    Original 475.00 38.83 44.12 41.44 44.44 0.000203 2.50 190.26 41.33 0.35

1 24.6    Orig + 20% 570.00 38.83 44.14 41.79 44.60 0.000288 2.98 191.15 41.33 0.41

1 24.4    Original 475.00 38.82 44.11 41.44 44.43 0.000284 2.52 189.77 38.65 0.35

1 24.4    Orig + 20% 570.00 38.82 44.13 41.78 44.59 0.000404 3.01 190.51 38.65 0.42

1 24.2    Original 475.00 38.80 44.11 41.41 44.42 0.000261 2.49 192.13 39.75 0.34

1 24.2    Orig + 20% 570.00 38.80 44.13 41.75 44.58 0.000371 2.97 192.87 39.75 0.41

1 24      Original 475.00 38.82 44.11 44.42 0.000170 2.50 196.03 45.40 0.35

1 24      Orig + 20% 570.00 38.82 44.13 44.57 0.000241 2.99 196.90 45.41 0.41

1 23.6666* Original 475.00 38.79 44.14 44.40 0.000144 2.30 215.88 50.59 0.32

1 23.6666* Orig + 20% 570.00 38.79 44.17 44.55 0.000203 2.74 217.59 50.60 0.38

1 23.3333* Original 475.00 38.76 44.15 44.39 0.000133 2.18 228.26 54.91 0.30

1 23.3333* Orig + 20% 570.00 38.76 44.19 44.53 0.000186 2.60 230.51 54.91 0.36

1 23.0    Original 475.00 38.73 44.16 44.38 0.000126 2.08 239.81 53.76 0.29

1 23.0    Orig + 20% 570.00 38.73 44.21 44.51 0.000175 2.48 242.32 53.76 0.35

1 22.9166* Original 475.00 38.72 44.16 44.38 0.000124 2.09 255.28 70.65 0.30

1 22.9166* Orig + 20% 570.00 38.72 44.21 44.51 0.000172 2.48 258.57 70.65 0.35

44.11

44.13

44.11

44.13

44.14
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HEC-RAS  Plan: Imported Pla   River: 1   Reach: 1 (Continued)

Reach River Sta Profile Q Total Min Ch El W.S. Elev Crit W.S. E.G. Elev E.G. Slope Vel Chnl Flow Area Top Width Froude # Chl

(m3/s) (m) (m) (m) (m) (m/m) (m/s) (m2) (m)  

1 22.8333* Original 475.00 38.71 44.17 44.38 0.000120 2.07 270.28 87.53 0.30

1 22.8333* Orig + 20% 570.00 38.71 44.21 44.51 0.000167 2.45 274.55 87.53 0.35

1 22.75*  Original 475.00 38.70 44.17 44.37 0.000118 2.05 284.66 104.42 0.29

1 22.75*  Orig + 20% 570.00 38.70 44.22 44.50 0.000163 2.42 289.98 104.42 0.35

1 22.6666* Original 475.00 38.69 44.17 44.37 0.000116 2.02 298.31 121.31 0.29

1 22.6666* Orig + 20% 570.00 38.69 44.23 44.50 0.000160 2.39 304.76 121.31 0.34

1 22.5833* Original 475.00 38.68 44.18 44.37 0.000114 2.00 312.34 132.41 0.29

1 22.5833* Orig + 20% 570.00 38.68 44.23 44.50 0.000156 2.36 319.66 132.41 0.34

1 22.50   Original 475.00 38.67 44.16 41.48 44.36 0.000120 2.04 286.32 149.31 0.30

1 22.50   Orig + 20% 570.00 38.67 44.21 41.81 44.49 0.000166 2.41 291.38 149.31 0.35

1 22.00   Original 475.00 38.62 44.17 41.05 44.36 0.000110 1.98 307.64 110.05 0.27

1 22.00   Orig + 20% 570.00 38.62 44.22 41.37 44.48 0.000152 2.35 312.90 110.06 0.32
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1.0 Introduction
This report was prepared for Kilkenny Local Authorities (KLA) in relation to Part 8 

(development by a planning authority) for the proposed development of the Kilkenny City and 

County Library at No. 75-76 John Street Lower, Kilkenny City and deals specifically with the 

proposals for the provision of surface water, foul water and watermain design to the 

development.  

Pre-planning discussions took place with Kilkenny Local Authorities in particular with Mr. 

Brendan Sheehan of the Environmental Department, Mr. Billy Mernagh of the Water 

Department and Mr. Kieran Fitzgerald of the Kilkenny Area Office. This report should be read in 

conjunction with Punch Consulting Drawings 112225-001 to 112255-007.

The existing site is a brownfield site approximately 0.3ha which contains the Kilkenny Arts 

Office. To the rear of the site are the Kilkenny Council Offices and public open space. The site 

is bounded to the west by John Street Lower and to the east by the River Nore. The proposed 

development consists of the redevelopment of the existing Arts Office.  

2.0 Existing Services  

2.1 Existing Drainage 

A topographical and GPR survey were undertaken on the site and they indicate that the foul 

and surface water runoff from the existing arts office building currently drains into the 225mm 

diameter public combined sewer on John Street Lower.  

There is an existing 150mm diameter surface water network on the site taking the surface 

water runoff from the council offices, car park and roads within the site and discharges into 

the River Nore. A 1200mm diameter combined sewer also crosses the site along the northern 

boundary and flows to a wastewater treatment plant.  

2.2  Existing Watermain 

There is an existing water connection serving the arts office building from the 100mm cast iron 

public watermain running along John Street Lower. There is also a fire main within the 

neighbouring site serving the arts office and council offices.  

3.0 Proposed Surface Water Drainage  
Surface water runoff from the building will be collected in a new separate surface water 

system. We propose that the roof overlooking John Street Lower continues to drain as is and 

the remaining hardstanding areas of the new library will discharge into a soakaway to be 

located in an existing car park to the rear of the new library building provided there are 

acceptable levels of infiltration which will be confirmed on site. An overflow from this 
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soakaway will discharge into the existing 150mm surface water sewer which discharges into the 

River Nore.   

The above measures will remove the site surface water runoff from the combined public 

system thus reducing the pressure on the public wastewater treatment plant. It also ensures 

that the surface water system proposed is a sustainable solution that will have minimum 

impact on existing system and is a fully sustainable system designed in accordance with the BS 

EN standards and CIRIA Guidelines. 

Details of the surface water proposals are indicated on PUNCH Drawings 112225-002 and PUNCH 

standard details drawings. The surface water soakaway calculations, designed using Windes, 

can be found in Appendix A. 

4.0 Proposed Foul Drainage  
The foul water run-off will be collected in a separate foul water system within the site before 

discharging through the existing foul connection into the combined public sewer on John Street 

Lower.

The design guidelines of the Environmental Protection Agency (EPA) Wastewater Treatment 

Manual, "Treatment Systems for Small Communities, Business, Leisure Centres and Hotels" is 

used to calculate the proposed foul run-off.  

 The total flow generated from the development is calculated as follows: 

Building Use Unit Quantity Flow 

(lit/person/day)

BOD

(g/hd/d)

Daily Flow Daily BOD (g) 

Library       

Staff No. 10 60 30 600 300 

Visitors No. 240 5 10 1200 2400 

Total     1800 2700 

Equivalent PE Daily Flow @ 180 l/hd/d  10 PE 

  Daily Organic @ 60 g/hd/d 45 PE 

Foul Sewer System Designed for 6 DWF  

Loading @180 l/hd/d 10 PE  = 1,800 l/day  

        = 0.02 l/s (1 DWF) 

Foul sewer designed for  = 0.125l/s (6 DWF) 

Details of the foul proposals are indicated on PUNCH Drawings 112255-002 and PUNCH standard 

details drawings.  
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5.0  Proposed Watermain 
The existing water connection shall be maintained to the new building. This shall be metered if 

necessary.

It is generally accepted that the design loading for foul drainage can be used to evaluate an 

approximation of the water demand on the site.  On this basis a water demand of some 1,800 

litres/day is estimated. Watermain demand is generally designed with a peak flow of 2.5 times 

the average therefore the peak demand is estimated at 0.05 l/s. 

The existing fire main within the site shall be maintained and additional hydrants installed if 

required.

Details of the watermain proposals are indicated on PUNCH Drawings 112255-003 and PUNCH 

standard details drawings.  

6.0  Flood Risk 
Refer to Site Flood Risk Assessment Report Stage 1 & 2 submitted with planning package. This 

report was carried out in compliance with the requirements of the “Planning System & Flood 

Management Guidelines.” 

The report recommends that the finish floor level of 44.40mOD be applied to the new building, 

this includes a freeboard. Our client, Kilkenny Borough Council in conjunction with Kilkenny 

County Council, considers raising the building to this level unnecessary as extensive flood relief 

work has been undertaken along the River Nore and its tributaries. These works, undertaken by 

the OPW, took place between 2001 and 2005 and included the construction of flood walls along 

the quays and flood defence embankment between the proposed development and the River 

Nore. As these measures protect the site from future flood events a finished floor level of 

44.00mOD is proposed for the new building.   
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Appendix A: Soakaway Storage Calculations 
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Your Ref: 1574-12-400
Our Ref:  G Pre00300/2012 

25th July 2012  

Valerie J Keeley Ltd 
FAO Paul Stevens 
Brehon House 
Kilkenny Road 
Castlecomer 
Co Kilkenny 

Re: Proposed library development at 75 & 76 John Street Lower, Kilkenny

A Chara 

I refer to your pre-planning enquiry in relation to the above-proposed development and documents 
submitted in relation to same. 

Outlined below are the recommendations/observations of the Department of Arts, Heritage and 
the Gaeltacht in relation to archaeology. 

It is noted that the proposed development is within the zone of archaeological potential established 
around the historic city of Kilkenny, Recorded Monument KK019-026, which is subject to statutory 
protection in the Record of Monuments and Places, established under section 12 of the National 
Monuments (Amendment) Act, 1994.  As the proposed development is located along the projected 
line of the town wall it would also be subject to Ministerial Consent under the National Monuments 
(Amendment) Act 2004. 

The information presented in the archaeological assessment report submitted has been reviewed.  
The issue of the identification of the town wall is critical to the proposed development and to its 
appropriate design in this location. The report states that “No evidence of defensive arrow loops, 
mural towers, or pronounced base-batter was found in testing that would indicate this wall [C01] 
originally functioned as a defensive town wall.”  Equally, the archaeological evidence presented 
does not demonstrate that the wall C01 is not the town wall.   

If the developer wishes to contend that the wall C01 is not the town wall, then this section concurs 
with the following statement, also from the archaeological report, that “additional assessment 
would be necessary to provide a definitive interpretation of the wall.”  As it stands, the 
demonstrable evidence of the full character and extent of this wall is incomplete.  In the absence of 
definitive evidence to the contrary the wall C01 may be accepted as an indicating the validity of the 
projected line of the town wall in this area.  Any proposed development on the subject site should 
take account of this, particularly in relation to the National Policy on Town Defences (DoEHLG 
2008).  The Department would also highlight the numerous policies and statements in the Kilkenny 
Development Plan 2008-2014 that refer to Kilkenny City and its historic character and other 
archaeological and heritage items, including H5, H13, H14, CCACA2, JSACA7, among others.  In 
its present form the development as proposed may be considered contrary to national policy. 



2

It is recommended therefore that any proposal for development at this location take account of the 
following, in particular: the “known and expected circuits of the defences (both upstanding and 
buried, whether of stone or embankment construction) and associated features of all town 
defences are to be considered a single national monument and treated as a unit for policy and 
management purposes.  There should be a presumption in favour of preservation in situ of 
archaeological remains and preservation of their character, setting and amenity” (National Policy 
on Town Defences, DoEHLG 2008, p.4).  Furthermore, this Department “may require a satisfactory 
buffer area to be established between any new development and the town defences in order to 
ensure the preservation and enhancement of the amenity associated with the presence of town 
defences within the historic urban environment” (National Policy on Town Defences, DoEHLG 
2008, p.10). 

The above observations and recommendations are based on the papers submitted to this 
Department on a pre-planning basis and are made without prejudice to any observations the 
Minister may make in the context of any consultation arising on foot of any development 
application referred to the Minister, by the planning authority, in his role as statutory consultee 
under the Planning and Development Act 2000, as amended. 

Please forward any further communication to: 

 The Manager 
 Development Applications Unit 
 Department of Arts, Heritage and the Gaeltacht 
 Newtown Road 

Wexford

Alternatively, documentation associated with the above can be referred electronically to this office 
to manager.dau@ahg.gov.ie

Is mise, le meas 

Muiris Ó Conchúir 
Manager
Development Applications Unit 
Department of Arts, Heritage & the Gaeltacht 
Newtown Road 
Wexford
Tel: 053-911 7387 
e manager.dau@ahg.gov.ie
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Our Ref:  G Pre00300/2012 
 

 

Paul Stevens, 

Valerie J. Keeley Ltd., 

Brehon House 

Kilkenny Road 

Castlecomer 

Co Kilkenny 

 

 

Re: Kilkenny library development 

 

 

A Chara, 

 

I refer to your correspondence re the above. Outlined below are the archaeological observations 

of the Department of Arts, Heritage and the Gaeltacht with respect to the above-proposed 

development. 

 

 

The following points are those that have been discussed previously in relation to the submission 

of an archaeological assessment on Phase 1, Part 2 of the archaeological investigations at 75 & 

76 John Street.  The archaeological investigations have been undertaken in advance of a planning 

application for the Kilkenny City and Library Development.  

 

The known significance of this site is that the medieval town wall, or parts thereof, may survive 

in situ on the site.  A wall uncovered during testing, wall C01, relates to the possible line of the 

medieval town wall.  A case has been made to argue that the wall is in fact not related to the 

medieval town wall at all.  However, the evidence, as uncovered in Part 1 of the testing, was 

insufficient to clearly substantiate the case made.   

 

The Department’s response to Part 1 of the archaeological investigations highlighted issues in 

relation to the clarity of evidence uncovered during testing of the site in relation to the case that 

was put forward. 

 

A second programme of testing was undertaken in order to try and clarify the situation.  The 

results of the second phase of testing also raise some issues in relation to clarity of evidence. 

 

In order to make a decision on the character and date of the wall, C01, it is important that the 

evidence base is sufficient and also that it is reported as clearly and in as detailed a manner as 



possible for this purpose.  In this regard, there are a few items of information that are necessary 

to address in more detail before an appropriately informed decision can be made. 

 

1. In relation to the character indicators put forward for a medieval town wall it is not 

necessarily the case that every stretch of town wall will exhibit all or any of the 

characteristics highlighted in the reports.  In other words, the absence of mural towers, 

arrow loops and a pronounced base batter (although this has not been defined) is not a 

sufficient case in itself to argue that a wall is not a medieval town wall.  In such a case it 

is recommended that additional evidence is required that will allow for a definitive 

interpretation of the wall. 

 

2. The presentation of more detail of the evidence uncovered, in terms of description and 

illustration, may help to resolve some of these queries.  It is therefore requested that more 

detailed written and illustrative material is submitted to substantiate the arguments made 

in the second archaeological report. 

 

3. Using broad date categories does not amount to firm evidence, for instance a post 

medieval wall can be a wall built as early as the mid-16
th

 century or much later.  If the 

wall is of early post medieval date it may still represent the town wall or a later addition 

to same. 

 

4. The dimensions of a walls structure are not always an indication of age.  There are 

stretches of town wall from other areas that have been modified or rebuilt over time and 

that have left portions of the town wall with a reduced height or width or which may 

survive only below the present ground surface. 

 

In summary, there have been a number of points raised to argue a case that the small portions of 

wall (CO1) excavated indicate that it is not the town wall.  Unfortunately, however there is no 

conclusive or definitive evidence that can be read from the reports submitted to date that would 

allow this department to concur with the case presented. You may, however, wish to submit 

further information to substantiate your case. 

 

 

Kindly forward any further information to the following address: 

 

The Manager, 

Development Applications Unit, 

Department of Arts, Heritage and the Gaeltacht,  

Newtown Road, 

Wexford 

 

Alternatively, documentation associated with the above can be referred electronically to the 

DAU at the following address: 

 

manager.dau@ahg.gov.ie   
 

Finally, the above observations and recommendations are based on the papers submitted to this 

Department on a pre-planning basis and are made without prejudice to any observations the 

Minister may make in the context of any consultation arising on foot of any development 

application referred to the Minister, by the planning authority, in his role as statutory consultee 

under the Planning and Development Act 2000, as amended. 

 



Is mise le meas, 

 

 

 

 

 

Yvonne Nolan, 

Development Applications Unit 

Tel: (053) 911 7382 
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SUMMARY 

 

This report has been produced as a historical and historic building survey of 

two buildings in John Street Lower, Kilkenny, as part of the Kilkenny City 

and County Library Project, which would incorporate these buildings.  

 

The historical background shows that John Street Lower is an early street, 

serving a suburb of Kilkenny that was in existence from about the early 

thirteenth century. Details of the buildings along the street are not available 

before John Rocque’s map of the city in 1758, and this shows that there 

were buildings on these sites at that time. Both sites were redeveloped in 

the 1890s, however, and the report shows that a significant amount of fabric 

from the earlier building survives in number 75 John Street Lower, possibly 

predating the eighteenth century. 

 

The evidence is less conclusive for number 76 John Street Lower, but it 

appears that this building was entirely rebuilt in 1898 and that it is unlikely 

that any fabric from the earlier phases survives in the present building, other 

than in the party walls.  

 

The assessment concludes that the proposed development of the library 

building would not have an adverse impact on the protected structures in the 

vicinity or on the John Street Architectural Conservation Area.  
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1.0 INTRODUCTION 

This report has been prepared for Valerie J Keeley Ltd on behalf of their clients, Bucholzmcevoy Architects for 

Kilkenny City Council.  

 

The site was inspected for the purposes of preparing this report on 15th May 2012 on which occasion the 

photographs incorporated in the report were taken and the site examined to prepare the descriptions 

contained therein.  

 

Historical research was carried out on the background history of the property and the results are set down 

below.  

 

While this report contains comment on aspects of the condition of the buildings it is not a condition report or a 

structural report and must not be read as such.   

 

 

This report has been prepared by Rob Goodbody BA(mod), DipEnvPlanning, DipABRC, MA, MUBC, MIPI, MRTPI.  
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2.0 HISTORICAL BACKGROUND 

John Street is a medieval thoroughfare and was developed at an early stage as a transpontine suburb of 

Kilkenny City. John Bradley has dated the suburb to the early thirteenth century, with the name “St. John’s 

Street” first mentioned in 13281.The Down Survey map of the liberties of the city of Kilkenny, surveyed in 

1655, shows the suburb as a built-up area, though shown only diagrammatically, with specific development 

along the street not indicated.  

The first map of the city of Kilkenny that was produced to a reasonable degree of detail and accuracy is John 

Rocque’s survey of 1758. 

Figure 1: Detail of John Rocque’s map of Kilkenny, 1758 

The property is shown in context in the detail of Rocque’s 

map above, and shown again in detail in the enlarged 

extract at right. West is at the top on this map. The 

buildings now known as 75 and 76 John Street Lower were 

depicted as three buildings. The archway through from 

John Street is plainly visible on the map.  

 

Figure 2: Enlargement of Rocque’s map 

 

                                                 
1 Bradley, John, 2000, Irish Historic Towns Atlas, No. 10, Kilkenny, Royal Irish Academy, Dublin.  
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The college shown on the site adjacent is Kilkenny College, which had been occupying the former Seix House 

since 1684, facing directly on to John Street. The college subsequently built new premises on the site to the 

rear, in 1782, and demolished the old building.  It appears that the present site does not encroach into the site 

of the former Seix House, judging from a close study of Rocque’s map via an overlay with the Ordnance 

Survey.  

2.1 Valuation records  

A great deal of information on the buildings occupying the sites of numbers 75 and 76 may be gleaned from 

the valuation records, held in the Valuation Office in Lower Abbey Street, Dublin.  These records span from 

the 1850s to the present day, and for the period up to 1969 they include the manuscript books that record the 

rateable valuation of the properties in John Street Lower, with any changes that occurred in that time.  

Figure 3: Detail of valuation map of circa 1850s 

At the time of Griffith’s Valuation of Kilkenny in the 1850s the properties now numbered 75 and 76 John Street 

Lower were numbered as 17-18 and 16 John’s Street Lower and this is seen in the extract from the valuation 

map of Kilkenny that is reproduced above. The map shows a very similar position to that shown on Rocque’s 

map. The townland boundary, seen as a dotted line, runs along the left boundary of house 19, then along the 

street frontage, before running back away from the street towards the left margin of the map extract. This is 

the townland of Collegepark, and it is possible that the boundary reflects the original location of the college 

building on the street frontage. If this is the case, then the buildings numbered 17, 18 and 19 represent the 

two buildings adjacent to the college on Rocque’s map, divided by an archway to the street from number 16 

with its substantial return at the rear.  
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2.2 Number 75 John Street Lower 

Griffith’s valuation recorded that numbers 17 and 18 were in separate occupation, though by the time that the 

valuations were being updated on a continuous basis, rather than the one-off survey by Griffith, the two were 

occupied as one. John Morrissey was occupying number 18 and also owned number 17, which he was 

subletting and by 1860 Morrisey was occupying both. The Morrisseys had a woollen mill and their premises in 

John Street was a wool store. Richard Morrissey died in about 1881, following which his widow could no 

longer run the business and opened a grocery store on the premises instead, as she explained in an 

advertisement in Bassett’s Directory of Kilkenny in 1884: 

Figure 4: Advertisement from Bassett’s Directory of Kilkenny, 1884, page 75 

The occupation of these properties changed from the Morrissey family to the Byrne family in the mid-1880s.  

By 1890, however, the property was in use as a store. The combined property had a rateable valuation of £12. 

The occupier at this time was Michael Byrne, and the next door property at number 16, now number 76, was 

occupied by Michael Byrne as a bakery, and hence this property appears to have been ancillary to the use 

next door.  

In 1893 the valuation records noted a significant change. This property and number 19 John Street Lower, 

deleted from the records and three new buildings were listed in their place, numbered 17, 18 and 19 John 

Street Lower. These were each listed as a house with out-offices and a yard, with numbers 17 and 18 valued 

at £10, while number 19 had larger out-offices and was valued at £10-10s.   

Most significantly, a marginal note in the valuation record book, recording that the three houses cost £540 to 

build, also notes that “old walls (front and back) not taken down”.  

In the early twentieth century the numbering system was changed, and number 17 became number 29 John 

Street Lower. This is the numbering system used in the later entries in the valuation records. One of the books 

notes the number 75 alongside the number 29, but most do not, and the later valuation records continue to 

refer to this plot as number 29.  
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Figure 5: Twentieth century valuation map with valuation plot numbers in red 

2.3 Number 76 John Street Lower  

The present number 76 John Street Lower was numbered as 16 in Griffith’s valuation in the 1850s and this 

numbering continued through to the early twentieth century. The property is seen on the extract from the 

valuation map in figure 4 above, and it was a substantial property, with an arch off the street and with a long 

return area at the rear. The access and return had also been shown on Rocque’s map a century earlier, as 

seen in figure 2.  

At the time of Griffith’s valuation the property was occupied by Martin Davis, who was a blanket manufacturer. 

The property came into the hands of Patrick Hart in about the 1860s, and he carried on a business as grocer 

and spirit dealer until the mid-1870s.  The occupiers over the next twenty years included members of the 

Kehoe family, and a James Kehoe of John Street was listed in Bassett’s Directory of Kilkenny in 1884 as a 

grocer and spirit dealer in John Street, and as a town councillor. James Byrne of John Street was also listed in 

the directory as a town councillor, and it was a James Byrne who came to the property after the Kehoes. It is 

likely that the James Kehoe was not based at this property, as James Byrne occupied it from about 1878. 

Michael Byrne succeeded James Byrne, and may have been his son. He carried on a bakery business on the 

premises and, as has been noted above, also used the adjacent building as a store.  

It is notable that in 1884 the valuation on this property was reduced from £25 to £21, and it was further 

reduced in 1891 to £20. A marginal note in the valuation records reads “house very old and much dilapidated.”  

It also notes that the rent being paid was £30, which was not a great deal for a property this size.  
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In 1898 a significant change took place, when the property was acquired by J and E Smithwick, of Smithwick 

& Son brewers. The property became used as licensed house, with out-offices and yard. At the same time the 

rateable valuation of the property was increased from £20 to £36, which is a very substantial increase, usually 

either signifying a reconstruction or a large extension. Given the statement that the property was old and 

much dilapidated, coupled with the increase in the valuation, it seems probable that the premises were rebuilt 

at this time.  Whether or not any of the original fabric remained in the property is not revealed in the valuation 

records.  

As had occurred at number 17 John Street Lower, the numbering system changed number 16 to number 27 

John Street Lower, and this is the number shown on the valuation map reproduced above.  The number 76 

does not appear anywhere in the valuation records, though it is evident from the map that the property now 

numbered 76 is the same address.  

 



Kilkenny City & County Library Development 
Architectural Conservation Assessment 

75-76 John Street Lower, Kilkenny 

 

6 

3.0 CONSERVATION CONTEXT 

3.1 Record of Protected Structures  

Numbers 73-75 John Street Lower are protected structures, included in the Record of Protected Structures as 

set down in Appendix D of the Kilkenny City & Environs Development Plan 2008-2014.  Number 76 is not a 

protected structure. It is noted that the rear boundaries of numbers 75 and 76 are shared with County Hall, 

which is also a protected structure. The protection in all cases extends to the structures in the curtilage of a 

protected structure, including the boundary walls, unless specified otherwise in the Record of Protected 

Structures.  

3.2 Conservation areas 

Numbers 75 and 76 John Street Lower lie within the John Street Architectural Conservation Area (ACA) as set 

down in Chapter 7 of the Kilkenny &Environs Development Plan 2008-2014. The extent of the ACA is 

indicated in the map below, taken from the development plan, and with the site arrowed.  

Figure 6: John Street Architectural Conservation Area, with site arrowed 

The policies that relate to the John Street Architectural Conservation Area are set down in section 7.8.4 of the 

Kilkenny & Environs Development Plan 2008-2014. 

3.3 National Inventory of Architectural Heritage  

Numbers 75 and 76 John Street Lower are included in the survey of Kilkenny that was conducted by the 

National Inventory of Architectural Heritage in 2004-2005 (Reference numbers 12000161 and 1222160 

respectively).  
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4.0 BUILDING SURVEY 

Plate 1:  Numbers 75 and 76 John Street Lower 

The two buildings at 75 and 76 John Street Lower front directly on to the street and are the same height to the 

eaves.  In all other respects they differ significantly. Number 76 is slightly higher at the eaves, and a broad 

frontage of just over fourteen metres, as compared with the seven metre frontage on number 75. Stylistically 

they also differ. Number 75 is one of a terrace of three similar houses, all built in 1893 to a unified design.  

Figure 7: 73, 74 and 75 John Street Lower 
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Number 75 is two-storey and two-bay, with polychrome brick framing to the windows and doors, reflected in 

the polychrome brick corbelling at the eaves. The remainder of the facade is rendered and painted. The 

window and door heads are canted and the windows have been replaced with vertically-divided casements on 

the upper floor and a single pane on the larger window at ground floor level. The roof is slated with rendered 

chimney stacks at the party walls.  

Plate 2: Number 76 John Street Lower 

Number 76 is two-storey and four-bay, with a shopfront of relatively recent date across three bays, having 

paired pilasters surmounted by brackets supporting a fascia board that runs the full width of the facade. The 

entrance is in the centre of the shopfront. The fourth bay, on the left-hand side, is a vehicular entrance leading 

to the rear. The access to the rear is enclosed by a roller steel shutter that has been fitted recently.  

The facade on the upper floor is rendered, ruled, lined and painted, with parallel quoins in plaster and with a 

projecting moulding at the eaves.  The windows are one-over-one timber sliding sashes with curled horns set 

over sills of unpainted cut limestone.  The roof is single pile with fibre cement slates. There are two rooflights 

of relatively late date in the front slope of the roof. There are chimney stacks at the party walls and over the 

divide between the access arch and the main building and these are rendered.  

An ogee-profile cast iron gutter runs along the eave to a downpipe at the right-hand end of the facade.  
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Plate 3: Rear elevation 

At the rear the greater part of the facade of number 76 is masked by a substantial return.  The access through 

the building leads to a yard in common between the two properties.  

The rear of number 75 is two-bay, with the right-hand bay serving the staircase on the upper floor. The first 

floor and staircase window are one-over-one timber sliding sashes, with quadrant horns, with exposed weight 

boxes. There is an unpainted cut limestone sill to the first floor window. The remainder of the facade is 

rendered and painted.  

At ground floor level a small single-storey extension with a flat roof projects towards the yard. This has a 

parapet with precast concrete coping. Two small windows are timber casements, while a glazed door has a 

large glazed panel alongside. The roof has a covering of fibre-cement slates and chimneys at the party wall 

are rendered.  

The rear of the main building at number 76 is rendered and painted with a uPVC casement window at first 

floor level over the access from the street. The corner of the wall to the left of the access is chamfered.  

The roof slope changes towards the bottom to a gentler slope, suggesting that an extension has been added 

to the rear.  The roof covering is fibre-cement slate. There are roof lights of comparatively recent date in the 

rear slope.  

 

 



Kilkenny City & County Library Development 
Architectural Conservation Assessment 

75-76 John Street Lower, Kilkenny 

 

10 

Plate 4: Rear of number 76 

Plate 4 above shows the projecting upper floor at the rear of number 76. It also shows that there is a pier of 

masonry adjacent to this projection on the party wall with number 75.  The chamfer in the wall at the corner of 

the rear access is visible in this photograph.  

Plate 5: Return at rear of number 76 

There is a substantial return at the rear of number 76.  The roof and upper floor are clad in profiled steel and 

the ground floor walls are of concrete. It would appear to have been built in at least two phases, as the section 

close to the main building is rendered, while to the rear of this painted concrete block is visible.  
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Plate 6: Access from street 

The access from the street runs through number 76, with the upper floor oversailing. There is a slight change 

in the face of the wall to the left, reflecting the position of the extension at the rear of number 76. The upper 

floor is supported on steel joists. On the right-hand wall, near the top, there is the base of a disused fireplace. 

This was plastered over at some point, but the general shape may be distinguished. On the left-hand side the 

plaster has detached, revealing the stonework below. This shows that the fireplace is supported on roughly 

shaped limestone blocks, while the supported masonry is dressed, with a plinth, above which the inner margin 

is chamfered. Between the fireplace and the rear wall there is a single projecting stone, roughly shaped.  

Plate 7: Fireplace projecting at side of rear access  
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Plate 8: Rear boundary wall of number 75 John Street Lower 

At the rear of number 75 there is a boundary wall with a pedestrian gate leading to the grounds of County 

Hall. This wall has been altered over the years, with concrete blockwork at the top and concrete over and 

around the gateway. There is brick to the right of the gateway. The main mass of the wall within the shed is 

rubble stone, with a significant amount of brick fragments, including a line of brick in one small area.  

Plate 9: North-eastern side boundary wall of number 76 

The boundary wall to the side of number 76 is also of limestone rubble, topped with concrete blockwork on a 

layer of mass concrete. The stonework of the wall has some horizontal coursing and occasional pieces of 

broken brick. There are signs of repair or reconstruction in places, one of which may be seen at right in the 

photograph where the small stonework with a horizontal emphasis gives way to larger stones with a less 

obvious horizontal orientation.  
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4.1 Interior – number 75  

4.1.1 Ground floor  

Figure 8: Ground floor plan of number 75, with street frontage at top 

Number 75 has a simple plan with a corridor leading from the entrance from the street directly to a staircase at 

the rear. To the side a door leads to a front room, which is connected to a rear room by a broad ope. The 

internal walls are narrow, suggesting stud partitions. At the rear the small extension has a toilet at one side.  

The wall separating the main building from the extension is substantial, measuring approximately 1.2 metres 

in thickness. This is pierced by a window ope on the staircase and by a broad ope between the main building 

and the extension. The wall to the side passage is also thick, narrowing towards the street, but averaging 

about one metre in thickness. The floor plan above shows the substantial pier of masonry at the rear on the 

left and this was noted in the description of the building, referenced to plate 4 above.  
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Plate 10: Ground floor of number 75, rear room seen from front 

Plate 11: Front room of number 75 at ground floor level 

The ground floor of number 75 has been refurbished in recent years. There is no obvious sign of original 

features, with walls and window opes faced in recent plaster and painted.  The ceiling to the front room 

appears to be replacement, while there is a suspended ceiling in the rear room. The doors are hollow doors of 

recent date, set in simple frames without architraves.  

The rear extension is also of recent date with simple fittings.  
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4.1.2 First floor  

Figure 9: First floor plan of number 75, with street frontage at top 

At first floor level the building is divided into front and rear. A single room runs across the front, with two 

windows. At the rear the space is further divided, with a staircase taking up less than half of the width, while 

the greater part of the rear is divided between a corridor leading to a door to the adjacent building and a large 

cupboard. This space was probably a single room originally.  

The floor plan shows that the very thick rear wall continues to this level, as does the thick side wall, though 

each wall is approximately 100mm thinner than at the lower level. This probably reflects a narrowing at floor 

level, with the joists resting on a shelf.  
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Plate 12: First floor front room in number 75 

Plate 13: First floor front room in number 75 

The front room on the first floor has been refurbished. The walls are newly plastered and painted. The 

windows are casements of recent date without linings or shutters. The door is a modern hollow door.  
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The staircase and corridor on the first floor 

have also been refurbished, with modern 

plaster and paint. The windows are one-

over-one timber sashes and have no 

linings or shutters.  

The staircase winds through twice so as to 

take up minimal space. The balustrade, 

spindles and newels are wrought timber 

and appear to date from the 1893 

reconstruction of the building.  

 

 

Plate 14: Window in corridor, with door to 

number 76 at right 

 

 

 

Plate 15 (below): Staircase 
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4.1.3 Roofspace 

Within the attic space of number 75 the gable end walls are visible. The roof is of paired rafters and collars 

and would date from the 1893 reconstruction. There is slating felt, indicating that the roof has been reslated.  

Plate 16: Party wall with number 74 at attic level – rear  

Plate 17: Party wall with number 74 at attic level – front 

The photographs above show the party wall with number 74 as seen at attic level. The upper photograph 

shows that the wall is stepped at the rear and stops well short of the eaves such that it would be possible to 

walk into the adjacent attic. In the lower photograph the same stepping is visible, but it has been evened out 

to a straight line with brick. A further addition to the wall in stone brings it out to another relatively straight 

slope, though this also does not reach the eaves, leaving a gap opening to the adjacent attic.  
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Plate 18: Party wall with number 76 at attic level - front 

Plate 19: Party wall with number 76 at attic level – rear 

The party wall with number 76 has been continued to the underside of the roof, leaving no significant gap. In 

the front section three phases of masonry may be seen, with two diagonal lines visible through the stonework. 

The location and orientation of these lines are indicated by the arrows in the upper photograph. Neither of 

these lines would have reached the present eaves. The vertical line at the left-hand arrow represents the line 

of the chimneybreast. The lines are less distinct on the rear section of the gable. They are marked by arrows 

in the lower photograph, the right-hand arrow showing the edge of the chimneybreast.  
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4.2 Interior – number 76  

4.2.1 Ground floor  

Figure 10: Ground floor plan of number 76 

At ground floor level number 76 has a single, open, shop space in the front section, behind which is a narrow 

space that is broader at the north-eastern end than the opposite end, and to the rear of this the return opens 

out.  To the side of the shop unit the passageway through the building to the rear is seen in the plan, with the 

lines across it representing the steel beams over the passage.  

The external walls are around 650 to 700mm in width, which is not unduly thick for rubble stone walls, if this is 

the material from which they are constructed.  
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Within the shop area the walls, ceiling and floor have all been refurbished and no early features are visible 

with the possible exception of arches at the rear. A ramp climbs from the centre of the shop through an arch 

into the space to the rear and on either side of it are broad niches with segmental heads. These niches are 

infilled with stud walls of recent origin.  

Plate 20: View to rear in shop unit 

Plate 21: Interior at front of shop unit 
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The arched niches are also expressed in the space at the rear of the shop unit, with the broad segmental 

arches of the niches and the narrower arch of the access ope. The space at the rear of the shop has recent 

wall facings, ceiling and floor. The rear wall of the extension at the rear of the shop is supported at ground 

floor level on a beam running across the return. 

Plate 22: Rear wall of shop seen from within return 

Plate 23: Narrow area at rear of main building, at ground floor level 
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The interior of the return near to the shop is a broad area with a comparatively low ceiling supported on 

beams. An oriel window is of late twentieth century date, as is the door to the yard from the return.  The side 

of the return adjacent to the property boundary is enclosed to carry the staircase to the upper floor.  

Plate 24: View to side within the return 

Plate 25: Interior of return seen from rear of shop 
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4.2.2 First floor  

 

Figure 11: First floor plan of number 76 John Street Lower 

At first floor level the main building is divided into three rooms, with a separate room over the passageway 

and with a corridor running across the rear. The staircase is a straight flight within the return and leading to 

the end of the corridor in the two-storey addition to the rear of the main building.  

From the layout seen in the plan above it would seem likely that the original staircase in the building was in 

the small room in the middle of the main building. The three slightly thicker walls around this space are 

original, and are stud walls with a facing of lath and plaster. The wall connecting to the front elevation appears 

to be of more recent date.  

There is a blocked doorway in the corner of the main building, connecting to the landing to the rear of the 

room over the passageway.  Various alterations have been made to the rear wall of the main building, now 

facing into the corridor.  
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The rooms in the main building are accessed via a doorway leading off the rear corridor. One larger room 

connects at the front to the smaller space in the middle of the building and between them they are lit by two 

windows to the front elevation. The walls in this space are mostly faced with original plaster, and the ceiling is 

of lath and plaster.  

Plate 26: View to front of room at first floor level 

Plate 27: View across front of two rooms at first floor level 
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Plate 28: Central space at first floor level in main building 

 

The first floor windows to the front are one-over-one sliding 

sashes with horns. They have linings and architraves, with 

panelled shutters.  

 

 

 

Plate 29: Detail of window at first floor level to front 
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The room over the access passageway through the building has a window to the front with a one-over-one 

timber sash window with horns, set in an architrave and with panelled shutters. The room is otherwise plain. A 

chimneybreast in the side wall lies over the old fireplace in the passageway below. The double doors to this 

room are of recent date and are hollow doors.  

Plate 30: View to front of room over passageway  

Plate 31: View to rear of room over passageway 
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As noted above, there is a corridor in the addition at the rear of the original building. The photograph below 

shows that there are alterations to the plaster on the wall at right, which is the original rear of the building. At 

high level in this corridor there is a blocked window with a substantial sill. The sill is painted, but appears to be 

of dressed limestone. There is a suspended ceiling in this area.  

Plate 32: Corridor at rear of main building  

Plate 33: Blocked window in original rear wall of main building  
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Where the corridor moves beyond the return the floor 

rises up a set of shallow steps to reach the area above the 

passageway to the rear. The floor level in the room over 

the passageway is thus higher than in the rooms of the 

main building.  

The lobby at the rear of the building over the passageway 

has wall coverings of later plaster. The window facing to 

the rear is of uPVC. 

 

Plate 34: View along corridor  

with main building at left 

 

 

 

Plate 35: Lobby at rear of building, with doorway to number 75 at left 
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4.2.3 Attic floor  

Figure 12:  Floor plan at attic level in number 76 

The attic space is divided by the masonry wall that rises between the passageway and the main building. The 

rest of the space is divided by recent stud and slab partitions.  This floor is fitted out as offices, but 

decommissioned with the former spiral staircase removed for health and safety reasons. The partitioning of 

this former staircase is visible  at left in the photograph below.  

Plate 36: Space at attic level above passageway from street.  
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The divisions and doorways in the central space of the attic floor are seen in the photographs below. The 

upper photograph shows the doors to the two rooms at the south-western end of the building. The ceiling and 

walls are of plasterboard. There are late twentieth century rooflights illuminating this space.  

Plate 37: Doors to adjacent rooms in attic area 

Plate 38: Offices in central area of attic space 
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Plate 39: Front office at the south-western end of the attic floor 

Plate 40: Rear office at south-western end of attic floor 

In the rear office at the south-western end of the building there is a blocked window that projects partially into 

the roof area. This is the blocked window that was seen above the corridor and shown in plate 33 above. It 

would originally have been a lucarne window.  
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4.2.4 Roofspace  

Within the small area of roof above the attic offices the party wall between number 76 and number 75 may be 

seen. This has a central section of brick, flanked by rubble limestone walling. The brick section has lower 

courses in a red brick, mainly viewed as headers, while the upper section is a yellow brick, predominantly of 

stretchers. The junction with the stonework is irregular.  

Plate 41: Central section at top of party wall between numbers 76 and 75 

Plate 42: Front section of party wall between numbers 76 and 75 
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Plate 43: Rear section of party wall between numbers 76 and 75 

This is the same wall that was seen in the roof space of number 75, in plates 18 and 19 above, which 

showed that the other side of the wall had stone in the central section. The brick on this side would be 

consistent with a reconstruction date of the 1890s and the significance of the brick in such a location is 

that it was used to produce thinner walls in places where a flue passed through the thickness of the 

wall.  
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4.3 County Hall  

While County Hall is not directly affected by the proposed scheme, it is an important protected structure 

on the adjoining site and needs to be taken into account in the architectural heritage assessment of the 

proposed development.  

Plate 44: Entrance front of County Hall 

County Hall is a substantial three-storey Georgian building standing in its own grounds to the east of 

John Street. The entrance front, seen above, faces north-west and has a large three-bay breakfront in 

the centre, flanked by single bays. The central section has dressed limestone quoins, string courses at 

first and second floor level and framing to the windows. The walls that flank this central section are 

plain. In the centre of the ground floor there is a substantial Georgian-style doorway with a large 

semicircular fanlight, below which the doorway is flanked by dressed limestone piers and with sidelights. 

The windows are timber sliding sashes, predominantly six-over-six, but with some variants. The roof is 

hipped and slated, without a parapet, and there is a lantern crowning the roof over the central 

breakfront.  

The south-western elevation, seen at right in the above photograph, is three-storey, with the storeys on 

the first floor at a lower level to those on the entrance front. This elevation is plain, without the prominent 

limestone dressings that are seen on the north-western elevation. This side of the building is relatively 

close to the boundary of the property, which is marked with a high wall of stone and concrete, described 

above. The building at the rear of number 76 John Street runs back as far as County Hall, and projects 

to the boundary, as seen in the photograph above.  
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Plate 45: Garden front of County Hall 

The garden front of County Hall is three-storey and seven-bay and faces south-east. The facade has 

dressed limestone quoins, framing to the windows and string courses at first and second floor levels. In 

the centre of the ground floor is a Georgian-style door that is a main feature of the facade, with a 

substantial decorative semicircular fanlight, a panelled door flanked by decorative sidelights and with 

dressed limestone piers flanking the door and sidelights. At roof level there is a stone balustrade 

surmounting a parapet, behind which the slated hipped roof rises.  

This south-eastern facade of County Hall would have been intended from the outset to be the principal 

front of the building, while the present entrance front on the opposite side, as described above, is a 

more recent addition to the building.  In its present form this feature has been enhanced by the grounds 

to the front of the building as a formal garden. A modern extension to the council offices overlooks the 

gardens from the north-east, giving a greater formality by forming a second side to a square around the 

gardens.  
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5.0 ASSESSMENT 

The historical background showed that the two buildings that are examined in this report were 

constructed in the 1890s.  It was also shown that in both cases the sites had been occupied for a 

considerable period before this, certainly by 1758 and probably for a great deal longer. The similarity in 

the way in which the buildings on these sites were shown on Rocque’s map of 1758 and the valuation 

map of a century later suggests that the same buildings may have been present. The valuation records 

indicate that these buildings remained unaltered until the 1890s and hence the structures that were 

rebuilt at that time were at least 140 years old.  

 

The valuation records provided two very significant notes relating to those earlier buildings. In the case 

of number 75, the note recorded that when the present numbers 73, 74 and 75 were built in 1893, the 

old walls at the front and back of the previous buildings were not taken down. The thickness of the rear 

wall of number 75 certainly backs up this statement, though it is less obvious at the front, where the wall 

is not as thick. The side wall of number 75, on the party line with number 76, is also very thick, but this 

is not unexpected, given the survival of part of a fireplace in the face of this wall.  

 

The examination of the party walls in the roof space of number 75 also confirms that the old walls were 

not taken down. It would be usual to leave the party wall intact when rebuilding in a street such as this, 

but the reconstruction of numbers 73, 74 and 75 at the same time by the same developer would have 

permitted the removal of the party walls between these properties. As there were three original 

properties the new houses were able to utilise the earlier party walls as a means of economising on 

building costs.  

 

The evidence from these surviving party walls is that there were at least two previous phases of building 

on the site of number 75, and which used the same party walls. It is very possible that there were more 

than this, and that the same roof profile was used more than once, with the result that there would have 

been no alteration in the slope of the sides of the party wall.  

 

This evidence also shows that the previous buildings had steeper roofs and that the eaves were lower. 

The lower eaves could have resulted from lower ceiling heights, and also from the use of dormer or 

lucarne windows. It is also possible that the buildings could have had gables to the front and rear, while 

the party walls reflect the valley between these gables.  

 

There is no way of dating the earlier phases of this building, except that the later of the two earlier 

phases would seem to predate Rocque’s map of 1758, while the other was obviously significantly earlier 

than this. It is self-evident that the fireplace in the wall of the passageway also predates Rocque’s map, 
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as the passageway was depicted on the map. The floor level of the room served by this fireplace was 

significantly lower than the floor level of the room over the passageway. However, as noted in the 

building survey, the floor level in the present room is higher than in the rest of the building so as to 

provide adequate headroom over the passage.  

 

The second significant note on the valuation records related to the present number 76, and stated that 

the house was “very old and dilapidated”. This was prior to the major increase in the valuation of the 

building in 1898 when it became licensed premises.  

 

The survey above has shown that the walls of number 76 John Street Lower are not any thicker than 

would be expected for a wall of rubble stone. They are also relatively consistent in thickness and 

orientation.  This suggests, though does not prove, that the building may have been entirely rebuilt in 

1898 when the valuation records note an increase in the rateable valuation from £20 to £36.  If the 

previous building was “very old”, and this suggests that this was in comparison with other buildings in 

the street, it might be expected that the walls would be thicker. If it was very dilapidated the 

reconstruction of the building might be expected. The most likely location for any surviving fragment of 

the earlier building, apart from the party walls which are probably early, would be in the wall between 

the passageway and the main building, given that this passageway was in existence by 1758. 

 

In essence, the walls of number 75 would seem to incorporate fabric of an early date, certainly of early 

eighteenth century origin, and with a very high likelihood that at least some of the wall fabric is 

considerably older.  By contrast, the building at number 76 seems on the balance of probability to have 

been entirely rebuilt at the end of the nineteenth century, and it seems unlikely that it would contain any 

earlier fabric other than in the party walls with numbers 75 and 77.   

 

5.1 Interior features  

It was noted on the survey that very little survives of the interior features of either number 75 or number 

76. In the former case the survival is limited to the staircase, and no original window linings or shutters 

remain. In number 76 the window linings, architraves and shutters survive at the front on the upper floor 

and little else remains of the interior.  

The status of number 75 as a protected structure means that all interior features are covered by the 

protection, whatever their period. This issue is discussed below. 
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5.2 Curtilage  

When a building is a protected structure the protection extends to any structure within its curtilage, and 

this would include boundary walls.  As noted above, number 75 John Street Lower is a protected 

structure, as is County Hall at the rear.  The protection would therefore extend to the boundary walls 

between numbers 75 and 76 and County Hall and would also include the extension at the rear of 

number 75 and the shed against its rear boundary.  This issue is discussed below.  

 

Rubble stone walls are difficult to date and hence it is difficult to be certain when these boundary walls 

were built.  It seems likely that if there were no walls here by 1782 these walls were built then, at the 

time of the construction of Kilkenny College on the site now occupied by County Hall.  It is possible that 

the walls predated the school building, particularly as the school grounds ran along the rear of number 

75 and the side of number 76. Given the presence of brick in the walls it is clear that they cannot be 

medieval in date.  
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6.0  IMPACT OF PROPOSED DEVELOPMENT  

 

The proposal would see the construction of a new library building to the rear of numbers 75 and 76 John 

Street, with some works carried out to the fabric of those two buildings. This would primarily involve the 

construction of a new building stretching to the rear of number 76 John Street, with the present return to 

the rear of that building demolished to facilitate the works. There would also be a certain amount of work 

carried out to the two buildings at 75 and 76 John Street. The proposed development would have a 

potential impact on built heritage or architectural heritage through its effects on the protected structures 

at 75 John Street and County Hall, and on the John Street Architectural Conservation Area. These 

potential impacts are discussed below.  

6.1  75 John Street 

The proposal would include the removal of the single-storey extension at the rear of number 75 John 

Street and some internal alterations consisting of the rearrangement of the ground floor layout. With the 

removal of the extension the exposed rear wall would be rendered and painted to match the existing 

wall and the opening in the rear wall would be glazed. Additional works would include the repair of the 

existing timber sliding sash windows at the rear of the building or, if necessary, their replacement to 

match the existing.  The shed at the rear would be removed.  

Impact  

The removal of the extension would be a positive intervention. This is a later addition to the building and 

is not in keeping with the character of the protected structure. The refurbishment of the windows would 

also be positive, as it would represent essential maintenance or repairs to the protected structure. The 

removal of the shed would be a neutral intervention, as the shed is of recent date and neither adds to or 

detracts from the protected structure. The works to the interior of the building would also be neutral as 

the interior has been heavily altered over time and there is no remaining element of the original 

character that could be affected by the internal works.  

 

6.2 County Hall  

The proposed new building would run to the rear of number 76 John Street, continuing past the south-

western elevation of County Hall to a point a little to the south-east of it. As noted above, County Hall is 

a protected structure and is a fine substantial Georgian building dating from the 1780s. It has also been 

noted that the south-western elevation of County Hall is not one of the major elevations of the building. 

This side of the building has always been close to the boundary of the property and there have been 

buildings against the boundary wall on the site of number 76 John Street more or less continuously. The 
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present building is substantial, though only single-storey where it adjoins the boundary. The new 

building would be higher and would project further to the south.  

Impact  

Given that the south-western elevation of County Hall is not a principal elevation, and that it has always 

faced buildings at the nearby boundary, there is precedent for development on the proposed library site. 

The library would be higher, however, than buildings heretofore on the site and there would be some 

slight diminution in the setting of County Hall on its south-western side. In the principal view of County 

Hall, however, as seen from the gardens, the proposed building would add a further element of formality 

to the arrangement, helping to close off the south-western side of the gardens, in a partial balance with 

the county council offices opposite. This would not bring the new library building to the full length of the 

gardens, however, thereby ensuring that the gardens do not become excessively enclosed, and 

permitting the main frontage of County Hall to retain its vista over the open parkland to the front. It is not 

considered that there would be a significant adverse effect on County Hall arising from the construction 

of the proposed library.  

 

6.3  John Street Architectural Conservation Area 

As described above, and illustrated in Figure 6, the John Street Architectural Conservation Area covers 

a wide extent of this part of Kilkenny city. This includes not only the streets, but the entire area, 

including the land to the rear of the buildings on the street frontage.  In any such conservation area the 

street frontages would constitute one of the most sensitive elements of the character, however. In this 

particular case, it is not intended to carry out any significant works that would have an impact on the 

street. The existing roller shutters that close the passageway through number 76 John Street would be 

removed and would be replaced by a steel-framed timber security gate. The works would not involve 

any other significant interventions on the street frontage.  

Some works would be carried out to the building at 76 John Street, other than the demolition of the 

substantial structure at the rear. This would include plastering the rear wall following the demolition and 

repairing the windows. Within the archway to the rear the surviving section of a fireplace from an earlier 

structure would be retained in place.  

At the rear the proposed library building would replace an existing building, albeit  on a larger scale. The 

principal elements that would stand to be affected by the proposal would be the protected structures, 

and the potential impacts on those have been addressed above. The other intervention that would have 

a potential impact would be the removal of the boundary wall between number 76 John Street and the 

grounds of County Hall. As was noted in the building survey above, this wall is a mix of stone and 

concrete, with some elements of brick.  
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Impact  

It is not considered that the wall to be removed is of significance, and its removal would not adversely 

affect the conservation area.  The other potential effects of this proposed development on the 

architectural conservation area have been addressed above in considering the protected structures at 

75 John Street and County Hall.  

 

6.4 Conclusion  

Having examined and recorded the buildings on the site of the proposed development, and having 

taken into account the nature of the proposed development, it is not considered that the proposal would 

have a significant impact on the protected structures in the vicinity or on the John Street Architectural 

Conservation Area.  
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