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Scope of Services




Development of a new NPWS Visitor Centre for The Burren National Park, including NPWS office building, car parking facilities, etc. at Corofin, Co. Clare.


Provision of Architect or Engineer led Design Team Consultancy Services for development at 1-2 Riverview, Church Street, Newtown, Corofin, Co Clare V95 ANP8. The development will consist of: The demolition of 1-2 Riverview buildings and associated outbuildings and boundary wall and the development of a single storey NPWS Visitor Centre for The Burren National Park, 3 storey NPWS office building, car parking facilities with associated vehicle access points and ramp and all associated site development, boundary and landscaping works.





March 2026
PROJECT SUMMARY

Introduction
The National Parks and Wildlife Service hereinafter referred to as “the Client”, propose to demolish 1-2 Riverview buildings and associated outbuildings and boundary wall and the develop a single storey NPWS Visitor Centre for The Burren National Park, 3 storey NPWS office building, car parking facilities with associated vehicle access points and ramp and all associated site development, boundary and landscaping works, at at 1-2 Riverview, Church Street, Newtown, Corofin, Co Clare V95 ANP8.
This document, read in conjunction with the other documents forming the proposed contract, describes the range of services required by the Client from “the Consultant” to be appointed by the Client as a result of this procurement process.


Client / Contracting Authority
The National Parks and Wildlife Service (NPWS) is the contracting authority responsible for this procurement.


Project Overview
The primary objective is the development of a new visitor centre for tor with Burren National Park, with NPWS staff offices, car parking and other associated works. While the precise details of the proposed development will be discussed and developed as part of the Client/Consultant consultations during the detailed design stage of the proposed appointment, the Client expects the proposed development to include:
· The demolition of No. 1-2 Riverview buildings and associated outbuildings and boundary wall, and all ground preparatory works for the provision of the development. refurbishment of the building to improve the thermal and energy performance of the building, to include the installation of an appropriate heating and ventilation system and the provision of photovoltaic panels to reduce the carbon footprint of the building and achieve a targeted A BER rating;
· The construction of a new single storey Visitor Centre for The Burren National Park. The visitor centre should include the provision of a covered external entrance, lobby/reception area, café area, toilets, nature class room, education room, guide offices, plant room, storage, covered external space, etc. in accordance with the granted planning Pl Ref P23-419
· The construction of a 3 storey NPWS office building. The office building should include the provision of a lobby reception area, staff offices, toilets, shower room, evidence rooms, meeting room, staff kitchen, map room, filed studies lab, plant room, storage, etc. in accordance with the granted planning Pl Ref P23-419.
· The construction of a 53 space visitor carpark and a 21 space staff car park, to include the provision of accessible parking spaces and EV charging points, in accordance with the granted planning Pl Ref P23-419.
· All associated site development, boundary and landscaping works, in accordance with the granted planning Pl Ref P23-419.
· Design and commissioning/fit out of new and appropriate interpretation for the new visitor centre.


Environmental Best Practice
Construction of the facilities will be to the highest building and environmental standards. New builds should endeavour to be carbon positive as best practice and have a minimum aim to be carbon neutral. Buildings at the Burren National Park should act as an example of green building excellence in Ireland. The Consultant should be mindful of:
1. Contractors - consider construction professional members of the Irish Green Building Council, a branch of the US Green Building Council and are environmentally responsible in their actions. 
2. Design with a view to provide a building with leadership in green building in an Irish context, backed up with international acclaim. 
3. Follow the advice of IGBC in relation to best practice in achieving LEED accreditation in all aspects of the awards system: Integrative process, location and transport, sustainable sites, water efficiency, energy and atmosphere, materials and resources, indoor environmental quality, innovation; and regional priority. 
4. Aim for Building Research Establishment Environmental Assessment Method (BREEAM) certification and have completed projects which have achieved LEED and BREEAM awards. 
5. Use the Embodied Carbon in Construction Calculator (EC3) developed by Shanska and the Carbon Leadership Forum to calculate the carbon emissions of all materials to be used in construction at the design phase; and where appropriate, use materials which are repurposed, recycled or ideally, recovered from waste. 
6. Back up the use of EC3 with the RICS method to achieve an accurate carbon calculation for the building and present this to CNP management for each of the three proposed designs. Note: The embodied carbon calculated should be a weighted score within the RFT process. 
7. nZEB - The European Energy Performance of Buildings Directive Recast 2010 (EPBD) requires all new buildings to be nearly Zero Energy Buildings (nZEB) by 31st December 2020 (from website https://www.igbc.ie/nzeb/). 
8. Endeavor to reach the highest standard in the BER system (A2 as standard in new public building construction). Note: BER is an arbitrary energy rating and does not account for the embodied carbon of construction materials or indeed, the continued sustainability of the building following the construction phase. This should not be viewed as a suitable measure of sustainability. 
9. Be aware that the Burren National Park aims to achieve ISO14001 and additional green building and environmental awards following construction and that the building should continue to remain carbon positive over a set number of years (to be decided in consultation with potential contractors) during the operation of the building to ensure that the highest standards in sustainable energy/natural resource consumption are considered and met within the design phase using the most up-to-date technologies available at the time. 
10. Work with the NPWS management to secure SEAI EXCEED grant scheme for public buildings (up to the value of €500,000) e.g. installation of photovoltaics, hydroponics and smart glass. 
11. Consider the impacts on natural resources such as air and water quality through the installation of living walls, environmentally sensitive waste treatment facilities (reed beds), use of existing hydroelectric infrastructure, amongst others. 
12. Avoid unnecessary destruction of habitat by working around habitat where appropriate e.g. incorporation and retention of older native tree species and shaping building around habitat 
13. Aim to achieve the Living Building Challenge certification, enabling the building to become self-sufficient as a minimum and carbon positive at best. 
14. Comply with all new laws pertaining to Climate at both an EU and national level. 
Note: ISO 14001, LEED, BREEAM, HPI, nZEB and use of EC3 are all voluntary opt-in schemes to achieve high standards in sustainability, energy efficiency, decarbonisation and low environmental impact. All mentioned greatly add to CNPs contribution in actively aiming to hit Climate Action Plan targets, Paris Agreement targets and work towards achieving the Sustainable Development Goals. 

Abbreviations and additional info. 
BREEAM – Building Research Establishment Environmental Assessment Method. 
EC3 – A tool developed by Shanska, the Carbon Leadership Forum, C Change Labs, Microsoft and other supporters to enable construction professionals to calculate embodied carbon emissions of a wide selection of building materials (over 16,000). This is an open-source tool and was developed with the view of reaching the carbon targets of the Paris Climate Agreement. 
IGBC/USGBC – Irish Green Building Council/US Green Building Council 
ISO 14001 – International standard which provides a framework and requirements of an environmental management system (EMS) by helping organisations to be more efficient in the use of resources, reduction of waste and improves overall performance of the organisation. An appointee within the organisation takes on the responsibility of putting in places changes to meet the ISO. 
LEED – Leadership in Energy and Environmental Design 
RICs Method – https://www.igbc.ie/wp-content/uploads/2015/02/RICS-Methodology_embodied_carbon_materials_final-1st-edition.pd



Budget
The maximum budget for the proposed works (including design fees, capital contributions, fees for statutory approvals and 10% contingency) is expected to be €16.62 million (including VAT) at March 2026 costs. The budget includes a 10% contingency sum. A breakdown of the costing prepared and the Interpretation Budget Guidance prepared is included in Appendix 1.
Tenderers are required to request clarification of all matters relating to budget before submitting their tender.
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1. Project Introduction

1.1 Summary of Key Project Information

	Project Title
	NPWS Burren National Park Visitor Centre and Offices, Corofin, Co. Clare


	Location
	Church Street, Newtown, Corofin, Co. Clare, V95 ANP8

	Project Description 

	Development of a single storey NPWS visitor centre for the Burren National Park, a 3 storey NPWS office building, car parking facilities with associated vehicle access points and ramp and all associated site development, boundary and landscaping works. Includes the demolition of 1-2 Riverview buildings and associated outbuildings and boundary wall. 


	Sanctioning Authority 

	Clare County Council Planning Department 
Planning Permission received January 2024.

	Sponsoring Agency 
/ Client
	National Parks and Wildlife Service, Department of Housing, Local Government and Heritage


	Planning Permission 

	Planning permission with conditions was received on the 11th January 2024. The integration of the Planning Conditions and a comprehensive review of the Planning Scheme (giving consideration to any new client requirements, latest regulations, construction budget and indicative programme etc) is required as part of any future appointment to take the scheme through Detailed Design Review Stage 2(b) through to Stage 5 Handover. 


	Stage Services 

	Stage (i): Preliminary – Completed 
Stage (ii): Scheme Design 
2 (ii) a – Completed 
Planning Permission received January 2024. 
2 (ii) b – Detailed Design Review & Completion – New Appointment 
Stage (iii): Tender Action, Evaluation, Award - New Appointment 
Stage (iv): Construction - New Appointment 
Stage (v): Handover - New Appointment

	Indicative Programme 

	RFT Issued for Architect Led IDT Stage (ii)(b) – (v): Apr 2026
Detailed Design (ii)(b): Jun 2026 - Sep 2026 
Tender (iii): Sep 2026 – Jan 2027
Construction (iv): Mar 2027 – Mar 2029 (Indicative)
Handover (v): Mar 2029 -2030 (Indicative)





1.2 Project Overview 

In late 2016 the NPWS and Fáilte Ireland established a strategic partnership with the aim of sustainably enhancing and promoting the tourism offering at Ireland’s National Parks. The Partnership developed a Tourism Interpretative plan (TIMP) “Experiencing the Wild Heart of Ireland, A Tourism Interpretative Masterplan for Ireland’s National Parks and Coole Garryland Nature Reserve”. This document identifies and showcases the rich stories and uniqueness of each park to inform future development of the interpretation. Included with the TIMP are Park Specific Interpretation Frameworks which is a foundation stone on which first class, coherent, contemporary, heritage-based visitor experiences may be built. Within the TIMP, there are a number of ideas for a variety of potential projects which would enhance the overall Visitor Experience in the Burren National Park. In January 2020, Fáilte Ireland published “The Burren and Cliffs of Moher Visitor Experience Development Plan” which explored key strategies to guide the development of culture, tourism, and heritage in the area. It puts forward guiding principles to increase and promote environmental protection and enhancement through sustainable tourism. 

The NPWS and Fáilte Ireland strategic partnership initially secured funding from the Rural Regeneration Development Fund (RRDF) to explore the feasibility of embedding the management and administration of the national park in the local community, in line with Departmental Policy. The NPWS currently operate the Burren Information Point on the ground level of the Heritage and Genealogy Centre on Church Street, Corofin, and a shuttle bus from the village to the National Park to support sustainable tourism. The village of Corofin was identified as the ideal location for the NPWS to expand their presence within the local area. - through the development of a new Burren National Park Visitor Centre, new NPWS staff office accommodation, and associated car parking and site works on the Riverview Site.  In 2021, following a public tender process, Hall McKnight were appointed by the Client Team, comprising Clare County Council and NPWS, to undertake a Property Feasibility Study & Streetscape Enhancement Strategy in Corofin, Co. Clare. This commission involved the brief development and design of the new NPWS Burren National Park Visitor Centre and NPWS staff accommodation on the Riverview Site in Corofin. Hall McKnight and the Integrated Design Team were appointed to deliver Stage 1 – 2(a) Project Services. The appointment culminated in the submission of a planning application for the new Visitor Centre development to Clare County Council in July 2023, and the approval of planning permission with conditions in January 2024.. 
 
Hall McKnight’s design proposed the demolition of the semi-detached No 1-2 Riverview on the site and the development of;
· Single storey NPWS Visitor Centre for the Burren National Park (855 sqm GIA)
· Three storey NPWS Office building (443 sqm GIA)     
· Car parking facilities with associated vehicle access points and vehicle ramp     
· All associated site development, boundary and landscaping works  



1.3 Next Steps 
The NPWS now seek to appoint an Architect or Engineer Led Integrated Design Team to complete the project and design using the Planning Scheme. The new appointment will seek an Integrated Design Team (Architect led) to provide design consultancy services to bring the project through Stage 2(b) to Stage 5 of the public works contract including supervision of construction and handover to Client. 

1.4 Purpose of this Document 
This Definitive Project Brief document is intended to summarise the Project Brief as a result of the Project Services Stage 1 and 2(a) undertaken by Hall McKnight and the appointed Design Team. It is intended that this document can serve as a Project Brief for the future appointment of an Architect Led IDT to complete the Design through Stage 2(b) to Stage 5 Handover. 

As per the requirements of the Capital Works Management Framework, this Definitive Project Brief represents the detailed accumulated knowledge about the categorised under the sixteen project parameters. 


2. Project Parameters

a. Objectives that the Project should meet 

The key objectives for the project are:

a) The technical resolution and delivery of the NPWS Visitor Centre and NPWS offices design should uphold the high quality architectural design inherent in the Planning Permission scheme. Sustainability is a core value of the NPWS and the design should be resolved using sustainable materials and strategies and be designed to be energy efficient. The MEP strategy should meet NZEB requirements including an all electric clean energy strategy utilising renewable energy sources. The buildings should retain flexibility in the design to allow for rearrangement of use in coming years. 

b) The development will be undertaken using high quality materials and architectural design. The architectural design should carefully resolve the interface between the project and the surrounding streetscape and public realm. A Streetscape Enhancement Strategy in the local area is being taken forward by Clare County Council. 

c) The development should be detailed and developed cognisant of the heritage character of the village, the Corofin Architectural Conservation Area and the residential buildings and community amenities surrounding the site. The development should be designed to be a ‘good neighbour’ to the surrounding properties and amenities with adequate consultation undertaken.

d) The NPWS plays a key role in the protection of Ireland’s biodiversity, working to secure the conservation of ecosystems, flora and fauna in Ireland. The development will be sensitively integrated into its context with provision of biodiverse, meadow wildlife areas that encourage outdoor interpretation, exploration and learning. Areas of car parking should be screened where possible and integrate biodiverse planting and permeable surfacing. Existing hedgerows shall be retained as per the planning permission scheme.  

e) The project should support opportunities for Sustainable Tourism. A frequent, scheduled shuttle bus service (utilising the newly design Shuttle Bus Shelter and lay-by) will transport visitors from the new Visitor Centre to the National Park. This facility should be heavily promoted prior to visitor arrival as a sustainable ‘park and ride’ system. Electric charging points should be accommodated in the visitor and private NPWS car parks.

f) The Visitor Centre should provide dynamic interpretation of the Burren’s unique geology, geomorphology and ecology in an appealing and understandable way that highlights both its scientific and aesthetic elements and accommodating people of all ages and abilities. The Visitor Centre will also provide learning spaces and opportunities for outdoor interpretation. The interpretation design should be developed in line with Best Practice and allow the easy integration of future updates. 


b. Purpose 

This project was initially conceived to explore the feasibility of embedding NPWS management and administration of the Burren National Park in the local community, in line with Departmental Policy. The village of Corofin was identified as the ideal location for the NPWS to expand their presence within the local area - through the development of a new Burren National Park Visitor Centre, new NPWS staff office accommodation, associated car parking and site works on the Riverview Site and the expansion of the shuttle bus from the village to the National Park to support sustainable tourism. The project will offer economic benefits to the area in the form of local employment and tourism and will also lead to regeneration of Corofin through the development of indigenous industries (eg. café, tourist accommodation, etc.). 

The scale of the project required a design led approach to massing and materiality that responds to and has regard for its surrounding context in Corofin. This applies to both its immediate urban context and to the broader landscape context of the Burren, the landscape that this project seeks to embrace and interpret. The challenging site levels have been factored into the Planning Scheme and the existing profile of the site has been adhered to where practicable. Through extensive brief development with NPWS and partners Failte Ireland, the proposed development includes three primary elements:

1. NPWS Offices
This element of the brief provides a new base for the regional NPWS team within the village of Corofin, expanding the NPWS’ presence locally and providing employment. This office and associated functions will cater for approximately 15-20 members of NPWS staff. The brief includes for a small car park reserved for the use of the NPWS team - developed through a briefing process with the NPWS to ensure that sensitive operations (including evidence gathering) could be conducted efficiently without crossover with public Visitor Centre operations. The NPWS office building as proposed faces south, offering the occupants of the building expansive views of the landscape, whilst also acting as a device to shield the Visitor Centre car park from its wider context when looking towards the site from the south. The massing is built into the site levels to reduce the volume of the building. 

2 Burren National Park Visitor Centre
The proposals also accommodate a new Burren National Park Visitor Centre. This includes a cafe (serviced by an adjacent kitchen) which faces Newtown and therefore activates the street. This will be accessible to local residents and is on a prominent pedestrian route along Newtown to Corofin National School. The cafe also has access to covered outdoor seating within an enclosed external courtyard garden in the centre of the Visitor Centre. The design of the building is flexible but interpretative exhibitions will be primarily held within a dedicated interpretation space which takes advantage of increased ceiling heights and views to the south across the landscape. The Visitor Centre also includes a Nature Classroom for visiting school children, and a multi-function AV room for use in conferencing and events. A car park associated with the visitor centre is proposed, screened from Newtown by a series of raised planters and proposed mature tree planting.

3. Shuttle Bus Shelter and Park and Ride provision
As part of a separate Part 8 Streetscape planning application, a new shuttle bus shelter and drop off / collection point (on the Gort Rd) will be associated with the Visitor Centre. This measure is to support Sustainable Transport for visitors wishing to visit the Burren National Park and is supported by parking at the Visitor Centre. The design of the bus shelter is indicatively shown in the visualisations in this document and the resolution of this design should share an architectural language and materiality with the Visitor Centre. This part of the project is on lands owned by Clare County Council and as such, liaison and technical co-ordination will be required with all relevant departments in Clare County Council.

c. Scope 

The project has been designed from Stage 1 to Stage 2(a) by Hall McKnight and the appointed Design Team. Hall McKnight undertook multiple massing studies and proposed multiple options for the development. Brief development was a key part of the design process and multiple briefing workshops were undertaken with the Client and Failte Ireland, a partnering agency. 

The Design Team appointment to Stage 2(a) culminated in the submission of a Planning Permission Application to Clare County Council in July 2023. The contents of this Planning Application are listed below and provided in Appendix A for information;

· Architectural Drawings
· Design Statement
· Ecology Report for Riverview Site 
· AA Screening and NIS Report
· EIA Screening Report
· Riverview Buildings Bat Survey Report
· Civil Engineering Planning Report
· Civil Engineering Drainage Drawings
· Planning Consent with Conditions
· Other planning documents

The appointed Architect-led Integrated Design Team will be appointed to complete the design and fit out of the Visitor Centre and NWPS office building through Stage 2(b) to Stage 5. The Interpretative Designer will be responsible for the design and fit out of the Interpretation/ Exhibition Space in the Visitor Centre. Please refer to Appendix A for information.

d. Project deliverables and/or desired outcomes 

A key priority in the design of the Visitor Centre and NPWS office project was to ensure a high quality architectural design that was designed and scaled appropriately with regard to the heritage character of the village and the residential and community buildings surrounding the site. The project will provide employment locally and tourism to the Visitor Centre and Park and Ride facility will bring economic benefits to Corofin, encouraging indigenous enterprises and service provision to support further regeneration in the village.

The next stage of the project will require the appointment of an Architect Led Integrated Design Team who will be required to provide consultancy services from project review of current design & planning permission, statutory approvals, detailed design, procurement, construction delivery and handover for the occupation in accordance with this Project Brief – Stage 2(b) – Stage 5 Project Services. The appointed Architect-led IDT will also be required to liaise with stakeholders and implement Planning Conditions. 

The appointment of an Architect‐Led Design Team with Specialist Skills Stage 2(b) – Stage 5 Project Services, is to include the provision of: 

· Architectural Services 
· Mechanical & Electrical Engineering 
· Quantity Surveyor 
· Civil & Structural Engineering 
· Landscape Architect
· Fire Engineer 
· Universal Design & Accessibility Consultant 
· Project Supervisor Design Process (PSDP)
· Design Certifier 
· Assigned Certifier 
· Interpretative Designer (design & fit out of the Exhibition Space in the Visitor Centre)
· Ecologist (may be required for implementation of the demolition and/or Planning   ……….Conditions)
· Catering Input – Client/Operator to provide detailed briefing on the catering offer

Note: Following receipt of the planning decision it may be necessary to increase the list of consultants to address any particle planning conditions.

e. Performance 

The proposals are based on best practice design and current building and safety standards. Documents/Legislation referred to during the course of the design process include:

· Clare County Development Plan 2023 – 2029  
· Design Manual for Urban Roads and Streets (DMURS),
· Relevant planning guidelines
· Performance requirements of the Irish Building Regulations, and, 
· The Burren and Cliffs of Moher Visitor Experience Development Plan 2020
· The County Clare Tourism Strategy 2030

f. Realistic Assumptions 

Early engagement has been undertaken with Statutory Stakeholders and the next stages of the Project Services will require further detailed consultation and design submissions.

ESB Networks - The electrical supply infrastructure to the NPWS Visitor Centre and Offices and site will be managed by the ESB. Provision has been allowed for in the proposals for an Electrical Substation using the general principles outlined in ESB Construction Standards for MV Substation Buildings. Lawler Consulting have applied for a new ESB connection to the site. 

Irish Water (Uisce Eireann) - A pre-enquiry form has been submitted to Irish Water by Punch Consulting with respect to the required water connection. Two foul connection locations have been identified to Irish Water. The preferred option is located south of the site but requires access through third-party lands. The alternative option is also to an Irish Water sewer but located north of the site on the public road. This option requires a small pumping station for some of the toilet connection.

The Design Team procured numerous surveys at the outset of the project which will be made available to the appointed team;

- Topographical Survey of the site and environs (Provided by CCC)
- Fabric Condition Survey of existing Riverview Buildings (Hall McKnight)
- Traffic Survey (PUNCH & CCC)
- Asbestos Refurbishment Survey (Provided by OHSS Safety Consultants)
- Corofin Site Infiltration Testing (3no. provided by Grealish Glynn + Associates)

The contents of the Planning Application are listed below and provided in Appendix A for information;
· Architectural Drawings and Design Statement
· Ecology Report for Riverview Site 
· AA Screening and NIS Report
· EIA Screening Report
· Riverview Buildings Bat Survey Report
· Civil Engineering Planning Report
· Civil Engineering Drainage Drawings
· Planning Consent with Conditions
· Other planning documents

g. Governance and reporting requirements 

Regular reporting and DTMs were undertaken through Stage 1 – 2(a) by Hall McKnight and the Design Team. The successful Architect-Led IDT for the next stages will be furnished with relevant contacts and reporting structures for the NPWS and Departmental Governance procedures.  No CWMF Project Review Stage was undertaken for the project during Stage 1 – 2(a).


h. Preferred Option 

As part of the Stage 1 – 2(a) appointment, Hall McKnight produced multiple options for the Riverview Site including options for the retention of the existing Riverview Buildings. Options were circulated for review and feedback was sought from public consultation process and from the Conservation Architect. Ultimately, it was decided that due to poor condition of the Riverview Buildings and the constraints they placed on development and vehicle access points to the site, that the option to demolish was more advantageous to the project. The scheme submitted for Planning Permission in Q2 2023 proposed demolition of 1-2 Riverview Buildings supported by a Conservation Appraisal prepared by Hall McKnight’s Conservation Architect, and planning approval with conditions was subsequently received in January 2024. 


i. Risks 

1. Presence of Asbestos - The existing Riverview houses are in a poor state of repair and are proposed for demolition as part of the proposals. Asbestos was identified in the structure of these buildings and this should be addressed by the appointed IDT team in terms of PSDP duties, SHWW regulations and construction methodology. Please refer to Asbestos Refurbishment Survey (Provided by OHSS Safety Consultants)

2. Budget – The estimated construction cost is based on early stage Order of Magnitude costings undertaken by the Quantity Surveyor and the previous IDT. The successful Lead Architect, in conjunction with the proposed sub-consultants and the Quantity Surveyor, will be required to prepare Budget Cost Estimates/Cost Plans/Pre-tender Estimates etc. for the proposed overall development to verify the anticipated construction cost of the project.  

3. Structural Strategy – The structural strategy for the planning scheme was developed to a conceptual level of detail, in consultation with the Project Structural Engineer. The structural design should be verified by the successful IDT. Use of timber structure, and low embodied carbon solutions to super and substructure should be investigated by the successful IDT.

4. Fire and DAC Strategy – Fire Safety and Disability Access Certificates were not undertaken for the planning scheme and as such the Fire and DAC strategy should be verified by the successful IDT with statutory approvals prepared for same. 


j. Value Management Strategies 

Value management strategies should be implemented by the appointed Architect-Led IDT through Stages 2(b) – 5 to ensure that project will deliver value for money for CCC, along with the proposed means of ensuring that value for money is maintained throughout the project delivery lifecycle.  The IDT will be required undertake a Value Engineering exercise on the building design to ensure that the project budgetary requirements are met.  The Architect, as design team leader, will be required to coordinate with the other design team members to identify a comprehensive list of areas where potential savings could be made in the project design, along with recommendations to the client as to which savings should be implemented.  Any savings that will affect the quality of the building design shall be clearly identified.  


k. Project Execution Plan 

A Project Execution Plan should be prepared and implemented by the appointed Architect-Led IDT through Stages 2(b) – 5. Format to be as per Capital Works Management Framework GN 1.1 Project Management (Appendix A).


l. Functional Life of Facility 

The building is to be designed and constructed using materials, systems and components with durability set out below from date of Substantial Completion, given that normal maintenance will be carried out and fair wear and tear excepted. The below assumptions are made on the functional life of the development and should be verified with the Client at the next Project Stage. 

	Element 
	Life Span required 

	All Structural elements including system elements such as timber frame (where used) 

	60 years Required 

	Floors, Walls, Claddings and Roofs. 
	60 years Required 

	Waterproofing Flat Roofs 

	30 Years Required 

	External Completions; windows and doors 
	30 years Required 

	Heating ,Mechanical Systems and renewable systems 

	20 years Required 

	Plumbing and Sanitary 

	40 Years Required 

	Electrical Services 

	40 years Required 



m. Design Restrictions/Requirements

The development shall;

· meet the requirements of the Design Manual for Urban Roads and Streets (DMURS),
· comply with other relevant planning guidelines
· meet Planning Conditions imposed by Clare County Council Planning Dept
· meet the performance requirements of the Irish Building Regulations, and, 
· ensure that key elements of the construction have durability in the order of 60 years, with a normal level of maintenance 
· meet the requirements of NZEB energy performance for new buildings
· Other sustainability outcomes should be defined by the successful IDT
· Adequate time and resources should be allotted to complete an exemplary standard of detail design as befits a new build National Park Visitor Centre on this Internationally significant site



n. Location 

Corofin is located on the R476 regional route approximately 12 kilometres from Ennis, on the southeast edge of the Burren. Corofin has a distinctive character and setting and the River Fergus runs through the village. Corofin has a wide range of shops, services and facilities to serve its resident and visitor community, including a heritage and genealogy centre. 

The Riverview site lies partially within the Corofin Architectural Conservation Area (ACA) which has been identified for its traditional shop fronts which positively contribute to a traditional street façade. The village contains some very fine protected structures including St. Catherine’s Church/ Clare Heritage Centre which Hall McKnight undertook a feasibility study for. Hall McKnight also undertook the design and preparation of Part 8 Planning Application for the Corofin Union Workhouse to be redeveloped as Artist Studios along with a Part 8 Streetscape Enhancement Application for Clare County Council.

The Riverview site is located in the eastern portion of Corofin on Newtown. The southern flank of St Patrick’s Community Hall is located directly opposite the site, with St. Catherine’s church and the Corofin Union Workhouse also in close proximity. The northern boundary of the site is visible when approaching the village along Gort Road from the north. The site currently holds a pair of semi-detached houses and associated outbuildings which face onto Newtown which are proposed for demolition. The site is located to overall site area is 0.5971 hectares.



o. Budget 

The estimated construction cost is based on early stage Order of Magnitude costings undertaken by Hall McKnight and the previous IDT. 

	Construction Budget
	Circa €11.68 million (March 2026)

(excluding VAT, Professional Fees, Statutory Fees, Utility setup costs, loose furniture, IT equipment and contingency)




The appointed IDT will be required to take the project through Stage 2 (b) to Stage 5 Handover and develop the Detailed Design and Specification to a detailed co-ordinated level for a traditional fixed price construction contract and liaise with the contractor until handover of the building is complete. The preferred form of contract is to be determined by the appointed IDT during Stage 2 (b) Review of detailed design.



p. Constraints 


1. The current design is seen as a significant asset, and the Client requires the implementation of the planning consented design in full, with an exemplary standard of detail design and technical resolution of the envelop and fit-out’ whilst also factoring in the requirement for Detailed Design and technical resolution of the scheme. 

2. It is expected that the appointed IDT will undertake a design review of all design documentation provided during Stage 2 (b) Review of detailed design - including reports, drawings and surveys to date. The IDT will be expected to advise on any additional surveys or undertake any technical studies relating to the resolution of the design.  Electronic files will be made available to the successful IDT on appointment. Where feasible, existing drawings should be reused to assist surveying and drawing time, however on-site checks will be required and the IDT are to take full responsibility for the design. 

3. Environmental Legislation - Corofin lies within a wider Burren landscape, characterised by extensive areas of exposed limestone with areas of rich limestone pasture interspersed with Loughs. The site is located in a sensitive environmental context. An EIA Screening was undertaken at pre-planning stage screened out the requirement for an Environmental Impact Assessment. An AA Screening was undertaken and as a result a Natura Impact Statement was deemed necessary and was submitted as part of the Planning Permission application. Mitigation measures are outlined in the NIS for the construction and operation phase of the project and these should be addressed in the construction strategy for the project.

4. Topography - The site levels are very challenging. There is a steep fall from the site’s northern Newtown edge to the southern boundary of the site. 

5. Planning Conditions – The scheme should meet any Planning Conditions imposed by Clare County Council Planning Department (see Planning Consent dated 11th January 2024).



3.  Appointment

The Client proposes to appoint a single Consultant who will be wholly responsible for delivering the services described in, and which can be reasonably implied from, the Contract. It is envisaged that only one Contractor will be appointed to execute the construction phase of the project. The Consultant may provide all the services using in-house expertise or may subcontract elements of the services to suitably qualified and experienced external consultants who shall be named in the tender submission. An external Consultant proposed by the Consultant at tender stage shall not be changed without the prior written permission of the Client. Where an alternative external Consultant is proposed, the Consultant shall provide full and comprehensive details of the alternative external consultant to the Client at least one month before the proposed change. An external consultant who does not, in the Client’s opinion, have the same or more relevant experience as an external Consultant proposed at tender stage, will not be acceptable to the Client. In all cases the Consultant shall be liable to the Client for all the services provided as if they were provided directly by the Consultant. The tendered prices shall include the cost of all duties required to be carried out as described in, or which could be reasonably inferred from, the Contract.

This Scope of Services describes the duties to be carried out by the Consultant at the various stages and is to be read in conjunction with all the other documents forming the Contract. The Consultant will be deemed to have included for all other services and duties reasonably implied from the Contract within the tendered sum.

The Consultant will be deemed to have familiarised themselves with the requirements of the Fire, Disability Access and Building Control Authorities in respect of the statutory approvals which may be required to bring the project to completion, (e.g. Submission of information relating to the, fire safety certificate(s), regularisation certificate(s) and disability access certificate(s) etc.) and will be deemed to have included for all such matters in its tender.

The planning drawings contained in Appendix 1, which are being made available as information only, shall be used as a starting point for discussions and consultations with the Client as part of the design process. They shall not be regarded as the definitive requirements of the Client. 
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Stage Services


Stage (1) – Not used.



Stage (2b) - Design
· Obtain permission from the Client to start this stage.
· Take instructions from Client and obtain client approvals on all occasions. 
· Prepare and agree a design programme with the Client.
· Undertake the role of “designer” and the role of “project supervisor for the design process” (PSDP) in accordance with the requirements of the Safety, Health and Welfare at Work (Construction) Regulations.
· Undertake any surveys, assessments or investigations deemed necessary to a level of detail suitable for the completion of planning applications and tender documents for the construction works including but not limited to Topographical Surveys, Structural Surveys, Geotechnical Surveys, Building Energy Assessments, Acoustic Assessments, Environmental Assessments and Asbestos Surveys.
· Prepare developed design options and costings for discussion with the Client and amend as necessary until a suitable design has been agreed to, in writing, by the Client. The Consultant will be expected to attend meetings with the Client on site on at least four separate occasions to discuss the design and costings during this iterative design development process. The discussions shall include all facets of the design, including but not limited to, potential planning issues, building layout, site layout and landscaping, parking, space heating, acoustics, lighting and finishes, services, the impact of the proposed construction works on the operation of the building while the works are being carried out and any other relevant matters. The costings shall be all inclusive and shall show VAT at the appropriate rate, as a separate item. If a costing, or any element of a costing, does not refer to VAT, it shall be assumed that the costing, or element thereof, includes VAT. Where the costing of a design exceeds the Client’s budget, the Consultant shall amend the design to reflect the available budget before presenting the design to the Client. The basis for the calculation of the cost shall be clearly described in the costing provided to the Client and shall not exclude any items which are required to allow the construction of proposed works in their entirety. Each costing prepared by the Consultant shall be based on Quarter 4 2025 rates and shall include, as a separate item, a reasonable allowance for the cost increases since Quarter 4 2025 to the time the costing is presented to the Client based on the Society of Chartered Surveyors Ireland’s Tender Price Index. In the event that the Consultant presents the Client with a design which exceeds the maximum budget or with a costing which, in the Client’s opinion, is unrealistic or incomplete, the Client reserves the right to require the Consultant to prepare a revised design and/or costing to meet the maximum budget.
· Obtain all necessary mapping and licences from Tailte Éireann.
· When a developed design which is acceptable to the Client has been agreed, prepare submissions for statutory approval as necessary (e.g. Exempted Development Application, Fire Safety Certificate, Revised Fire Safety Certificate, Disability Access Certificate, Regularisation certificate etc.).
· If submissions for statutory approvals are required and further information is requested, the Consultant shall allow for this eventuality.
· Ensure that all conditions imposed by the Planning Authority, the Fire Authority and/or the Building Control Authority in their permissions and/or certificates are taken into account in the detailed design prior to advertising for tenders.
· Undertake the role of Design Certifier and Assigned Certifier in accordance with the requirements of the current Building Control Regulations.
· After consulting fully with the Client, complete a detailed specification of materials / finishes and space planning layouts.
· Prepare detailed Architectural, Landscape Architectural, Civil & Structural Engineering (including Geotechnical and sewage disposal), Mechanical & Electrical Engineering, Fire Engineering, Acoustic Engineering, Traffic Engineering design for the building, associated services, car park, landscape areas and all other areas affected by the proposed works. For the avoidance of doubt, the Consultant may not transfer responsibility for the design of any element of the project to a third party (which in this context includes the contractor for the construction works) without the express written permission of the Client.
· Full coordination of all design drawings by in-house designers and sub-contracted designers (if applicable).
· Prepare a detailed project cost plan and agree with the Client before preparing tender drawings and specifications.
· Prepare and submit all information required by Clare County Council to ensure compliance with planning permission(s), Fire Safety Certificate(s), Regularisation Certificate(s), Revised Fire Safety Certificate(s) and Disability Access Certificate(s) for the proposed works.
· Develop fully detailed drawings, specifications and other appropriate documentation for tender. For the avoidance of doubt the level of detail expected on the tender drawings and specifications shall be sufficient to allow a contractor to construct the works without having to seek further information from the Consultant during the construction process.
· Ensure compliance with Building Regulations / other statutory requirements. 
· Advise the Client of all duties and responsibilities arising from existing planned and anticipated statutory regulations.
· Agree a tendering strategy for the construction phase with the Client taking account of EU and national procurement guidelines.
· Develop works requirements, specifications and drawings to ensure the Client’s interests of a high-quality product are described in the tender documents.
· Prepare a testing schedule and include in the tender documents so that the construction contractor is responsible for carry out the testing in accredited laboratories and providing test results and certificates to the Employer’s Representative.
· Prepare a suite of tender documents for the works in accordance with the requirements set out in the Capital Works Management Framework (see www.constructionprocurement.gov.ie for further information) and the procurement circulars .
· Coordinate and prepare a full suite of tender documentation for the “Tender Action, Evaluation, Award” stage, including the assessment of tenderers with regard to their competence, experience, and economic and financial standing, to include the assessment of the competence of tenderers for the construction works in relation to their proposed roles under safety, health and welfare legislation.
· Submit tender document suite to the Client for review at least one month before advertising for tenders and make any changes required by the Client before the tender notice is published. The use of proprietary names within the tender documents shall not be acceptable.
· Provide the Client with a detailed cost estimate. If necessary, make further changes to the tender documents and revise the cost estimate to arrive at an agreed cost estimate that is acceptable to the Client. When agreed with the Client, this cost estimate shall become the “last estimate approved by the Client before giving permission to start Stage (iii)” as referred to in Clause 12 of the Conditions of Engagement.
· Attend meetings with potential funding agencies and take account of their requirements in the design.
· Provide fortnightly progress reports and updates on the programme to the Client / Client Representative explaining any delays in the design progress and setting out a strategy for recovering lost time (if any).



Stage (3) - Tender Action, Evaluation, Award
· Obtain permission from the Client to start this stage.
· Take instructions from the Client and obtain Client approvals on all occasions. Note: EU and national procurement guidelines must be followed in the tendering process for and the award of the construction contract.
· Undertake the role of “designer” and the role of “project supervisor for the design process” (PSDP) in accordance with the requirements of the Safety, Health and Welfare at Work (Construction) Regulations.
· Make any necessary revisions to the tender documents which were prepared in Stage 2 to take account of any changes to the Capital Works Management Framework, tendering guidelines or regulations since the completion of Stage 2.
· Place advertisement (contract notice) on e-tenders website inviting contractors to tender for the construction phase and upload all tender documents electronically to e-tenders.
· Respond in a timely manner as required to requests for clarifications and/or further information from tenderers during the tender process.
· Assess the competence/experience of tenderers with regard to the roles to be undertaken by them (including, but not limited to, those required by safety, health and welfare legislation and the Building Control Regulations).
· Evaluate the tender responses with regards to the quality and price in accordance with the instructions issued to tenderers.
· Issue a detailed procurement report to the Client with a clear recommendation of the preferred tenderer.
· Obtain approval of the procurement report from the Client. 
· Carry out all necessary actions leading to award of contract when instructed to do so (in writing) by the Client.
· Prepare works contract and provide two complete sets of the documents which are to be included in the works contract (in paper format, to scale where appropriate). Ensure that each document in both sets is initialled by the contractor and the Client at contract signing. One set of the documents to be given to the contractor and one set to be given to the Client.
· Prepare documentation for the appointment of Project Supervisor for the Construction Stage.
· Carry out duties of Design Certifier and Assigned Certifier as per the Building Control Regulations.
· Issue Commencement Notice and all documentation required to be submitted therewith in electronic format. The Consultant is responsible for paying the fees associated with the submission of the Commencement Notice on behalf of the Client, with recoupment of same (at cost) being paid to the Consultant by the Client as an addition to the tendered sum.
· Attend, chair and minute pre-commencement meetings with the contractor, the Client and all other parties deemed relevant by the Client.


Stage (4) - Construction
· Obtain permission from the Client to start this stage.
· Take instructions from the Client and obtain Client approvals on all occasions.
· Undertake the role of “designer” and the role of “project supervisor for the design process” (PSDP) in accordance with the requirements of the Safety, Health and Welfare at Work (Construction) Regulations.
· Provide the Contractor with one complete hard copy set of the contract documents –this is in addition to the set initialled by the Client and the contractor as referred to in Stage (iii).
· Perform the role of Ecological Clerk of Works for the duration of the project.
· Perform all the duties of Employer’s Representative as described in the construction contract within the timeframes set out in the construction contract.
· Contract Administration throughout the construction phase.
· Provide the Client, on a weekly basis, a copy of all correspondence sent to and received from the contractor for the construction project.
· Support project construction and provide detailed drawings or clarification as required. 
· Examine and advise on shop fabrication drawings prepared by the contractor or his suppliers/specialists for the works.
· Examine and review contractor proposed changes that may arise and recommend approval or rejection of the same for Client’s final decision. Provide relevant instruction to contractor based on Client’s decision.
· Provide advice regarding special inspections or tests arising during the construction phase as a result of defective workmanship.
· Monitor contractor’s safety management documentation and practices and advise Client immediately of any concerns.
· Carry out duties of Assigned Certifier as per the Building Control Regulations.
· Liaise with the contractor in relation to inspection schedule as per the Building Control.
· On-site attendance as deemed necessary to ensure delivery of a quality product by the contractor.
· Attend, chair and minute weekly project meetings with the Client. Issue the Client copies of the correspondence sent to and received from the contractor at least 2 working days in advance of this meeting.
· Attend, chair and minute weekly site meetings with the Client and the contractor.
· As Employers Representative make a determination in respect of any claims made by the contractor during the works and provide timely responses to same having initially discussed the response with the Client.
· Ensure all works are carried out in accordance with the construction contract.
· Adjudicate and issue monthly payment recommendation certificates and issue to the contractor in a timely fashion with a copy, together with a detailed breakdown of the certified amount, sent to the Client at the same time. Note: All Change Orders or instructions which could result in a Compensation Event must be agreed with the Client before being issued to the contractor.
· Manage the construction phase of the project and issue all necessary instructions to the contractor. Note: All Change Orders or instructions which could result in a Compensation Event must be agreed with the Client before being issued to the contractor.
· Report to Client as required.
· Issue a set of “as built” drawings to the contractor and the Client immediately prior to handover of the building from the contractor to the Client on completion of the construction works.
· Examine and approve the contractor’s works programme and works proposals during the entire construction phase.
· Monthly cost reporting.



Stage (5) – Handover of Works
· Obtain permission from the Client to start this stage.
· Take instructions from the Client and obtain Client approvals on all occasions.
· Undertake the role of “designer” and the role of “project supervisor for the design process” (PSDP) in accordance with the requirements of the Safety, Health and Welfare at Work (Construction) Regulations.
· Provide Substantial Completion certificate including any Opinions of Compliance with Fire Safety Certificate and Disability Access Certificate, including compliance with the Building Control (Amendment) Regulations at handover to the Client.
· Carry out duties of Assigned Certifier as per the Building Control Regulations.
· Complete final as built accessibility audit and confirm compliance to original plan and regulations.
· As Employers Representative make determination in respect of any claims made by the contractor during the works and during the defects period and provide timely responses to same.
· At an appropriate stage, draw up snag lists, issue to the contractor and report on their completion to the Client on a monthly basis.
· Complete the Safety File for the project and deliver it to the Client.
· Arrange handover of the individual system and manufactures manuals and advice on maintenance contracts to enable the Client to operate and maintain the works including the coordination of any required demonstrations to the Client and any 3rd parties nominated by the Client.
· Agree the final account and issue report to the Client including detailed justification of any additional costs/time recommended for acceptance.
· Prior to the end of the defect liability period, visit the site, inspect the works and advise Client of any defects. Arrange with the contractor for repair of such defects.
· Coordinate inspection with Client and contractor at the end of the defects period and issue defects certificate upon agreement between all parties that all works are satisfactorily completed.
· Make recommendations on further retention of monies or draft and issue payment certificates to recommend the release of any remaining retention funds.
· Prepare final report and issue to Client not more than one week after the issue of the defects certificate.


APPENDIX 1

Planning Packs 

Uploaded as separate documents
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