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01. Introduc on
Horgan Carroll Architects have prepared this Design Statement on
behalf of Longview Estates Limited in conjunc on with MHL Consul ng
Engineers, Cunnane Stra on Reynolds Land Planning and Design. A ten
year planning permission is sought for a Strategic Housing Development
at Lahardane and Ballincolly (Townlands), Ballyvolane, Cork City.
This Architectural Design Statement provides a background to the
design concept, design process and the intent of the design team in their
design. We have a empted to present to the planning authority a sound
and logical jus ﬁca on as to why the subject proposal should be
considered in a posi ve manner.
In developing the design concept, the Architects have considered and
taken account of the relevant guidelines, guidance documenta on and
regula ons in the context of this speciﬁc site.
The proposed scheme has been developed having regard to best
prac ce urban design, guidance and policy documents as follows:
- Guidelines for Planning Authori es on Sustainable Residen al
Development in Urban Areas 2009.
- Urban Design Manual: A best Prac ce Guide, 2009.
- Cork County Council's Making Places: a design guide for residen al
estate development 2011.
- Quality Housing for Sustainable Communi es 2007.
- Sustainable Urban Housing: Design Standards for New Apartments
Guidelines for Planning Authori es, March 2018.
- Design Manual for Urban Roads and Streets (DMURS).
- The Planning System and Flood Risk Management Guidelines for
planning Authori es 2009.
- Cork County Development Plan 2014
- Cobh Municipal District Local Area Plan 2017
- Statutory Instruments, Child Care Act 1991 (Early Years Service)
Regula ons 2016
- Universal Design Guidelines for Early Learning and Care Se ngs 2019.
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02. Development Descrip on
The applica on also provides for the reserva on of lands to
accommodate the widening of the Ballyhooly Road and the provision of
new pedestrian and cyclist infrastructure along the eastern side of the
Ballyhooly Road with crossing of same close to Mervue Lawn south of
the proposed development.

The proposed development will consist of a strategic housing
development including 753 residen al units to be constructed in a series
of phases (six neighbourhoods in total), a local centre including
retail (2 no. units), a crèche, doctors surgery and community use unit
and all associated and ancillary infrastructure, services and site
development works.

Groundworks, excava on and ground reproﬁling are required and
proposed to provide a Distributor Road through the site and all
development areas internally within the site. The proposed
development also provides for the line diversion and par al
undergrounding of the Kilbarry-Flaxfort-Mayﬁeld 38kv line that
traverses the landholding east / west, the removal of exis ng pylons and
the provision of two new pylons one in the Lahardane Townland and
one in the Ballincolly Townland and landscaping works within the 110 kv
power line wayleaves that also traverse the site.

The proposed 753 no. residen al units are comprised of the following:
- 67 no. detached houses including 31 no. 4 bedroom units and 36 no.
3 bedroom units
- 278 no semi-detached houses including 41 no. 4 bedroom units and
237 no. 3 bedroom units
- 186 no. terrace houses including 18 no. 4 bedroom units, 96 no.
3 bedroom units and 72 no. 2 bedroom units
- 69 no. duplexes including 36 no. 3 bedroom units and 33 no.
2 bedroom units
- 153 no. apartments including 6 no. studio apartments, 42 no.
1 bedroom apartments, 79 no. 2 bedroom apartments and 26 no.
3 bedroom apartments.
Three apartment blocks will be provided (2 no. in Neighbourhood 6 and
1 no. in Neighbourhood 2)
The proposed development includes a number of open spaces and play
areas in addi on to general landscaping, boundary treatments
(including walls and landscaping to the houses to the north) and lands to
the east, and landscaped parkland / greenway. The proposal includes an
internal distributor road providing access to neighbouring lands,
associated internal roads, car parking, pedestrian and cycle paths
(providing access to neighbouring lands), public ligh ng, internal bus
stops and turning area, bin storage (in apartment loca ons) and cycle
parking and all site services infrastructure. The associated site and
infrastructural works include water supply, foul and surface / storm
water drainage infrastructure to local services and drains and 5 no. unit
sub sta ons. The proposed development makes provision for two no.
pumping sta ons (and connec ons to / from same), one in
neighbourhood 5 and one adjacent to the Ballyhooly Road, with access,
to serve this site and future lands as required by Irish Water.
Two no. vehicular accesses are proposed from the Ballyhooly Road and
one no. access to / from the local road to the north of the site
(pedestrian access points will also be allowed to the local road to the
north), all including local road widening within applicant lands,
resurfacing and boundary works. Signalisa on of the Lower Dublin Hill /
Ballyhooly Road Junc on is also proposed along with the provision of a
new bus stop on the eastern side of the Ballyhooly Road close to the
junc on of Lower Dublin Hill and the Ballyhooly Road.
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03. Execu ve Summary
The purpose of the Execu ve Summary is the to give the reader a
high level visual summary of the proposed development which is
covered under the following topics:
1. SWOT Analysis
2. Concept
3. Connec vity
4. Placemaking
5. Delivery of Infrastructure
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SWOT Analysis
Strengths
Delivering the ﬁrst signiﬁcant private housing development in Cork City's north
side in decades.

S1 - A very large landholding that can be delivered by way of a planning
applica on that also, through proposed Dra Sec on 47 Agreement, oﬀers
certainty to the Council as to the regula on of adjoining lands in applicant
ownership.
S2 -Delivery of cri cal Irish Water Infrastructure (water and Pumping Sta ons)
to allow for the UEA lands to be serviced (3000 – 5000 units depending on
Density) as required by IW and suppor ng this ﬁnancially by the scale of units
proposed. No housing development = no pumping sta on; no pumping sta on
= no housing development. The scale of services investment required needs
this development. The scheme and services are strategic in nature as the
services in me, may support the delivery of Monard and Blarney land banks.
S3 - Delivery of a Distributor Road, the only road to access the western side of
the UEA for Phase 1 development is coming from this applica on.
A phased delivery to allow for progressive delivery and interac on with Council
infrastructure delivery.

S4 -Delivery of Public Transport infrastructure and reserva on of lands for
same.
S5 - Adjoining exis ng bus routes.
S6 - Pedestrian and cyclist linkage now, as part of the planning applica on, to
the exis ng urban areas south of the site.
Achievement of density between 20 and 50 units per hectare (as per County
Plan Objec ve HOU 4-1). Delivery in line with the Sustainable Residen al
Development in Urban Areas Guidelines which outlines that for 'Outer
Suburban / Greenﬁeld Sites' the greatest eﬃciency in usage of such lands would
be achieved by providing net residen al densi es in the range of 35 to 50 units
per hectare, with net densi es of less than 30 units per hectare discouraged in
the interests of land eﬃciency.

S7 - Delivery of Community Facili es including Childcare facili es, full me
and sessional; provision of a health centre – Medical Facili es / GP; Provision
of a community building in the proposed Neighbourhood 2; Fulﬁl the
requirements of the recrea onal and amenity strategy.
S8 - Provision of land for primary, secondary school and park land.

N

Reserva on and opening up of, school lands through the delivery of distributor
road and associated services.

S9 - Provision of signiﬁcant amount of open space in excess of normal
requirement, including par al delivery of a 20 Ha Park and reserva on of land
for the balance of the Park Area as required by Cork City Council.

SWOT Analysis - Strengths

S10 - Delivery of housing of a variety of types close to the City and established
services such as Schools.
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Weaknesses
W1 - Very challenging topography.
W2 - A need for a distributor road that traverses the site at acceptable
design gradients.
W3 - 110 KV Lines running through the land holding; undergrounding
cost prohibi ve.
W4 - In places, poor rela onship between zoning and topography.
Some Open Space areas may have formed be er housing areas and vice
versa.
W5 - The need to resolve the Mayﬁeld Kilbarry Link Road alignment to
release lands in the south of the land holding and beyond for later
Phases of the Urban Expansion Area (UEA) development and support its
delivery under CMATS (Cork Metropolitan Area Transport Strategy).

Opportuni es
O1 - Use of constraints such as the 110 KV Wayleaves as linkage
opportuni es and greenways. The proposed Greenway as basis of
linkages within the site from the Ballyhooly Road to the top of the site.
O2 - Delivery of a Distributor Road, the only road to access the western
side of the UEA for Phase 1.
O3 - Financial Support and impetus for Irish Water Infrastructure
delivery.
O4 - Undergrounding 38 KV Lines.
O5 - Support and part deliver the Ballyhooly Road Improvements.

Threats
T1 - The topographical challenge of moving west to east across the site
64 M OD at Ballyhooly Rd to 125 M OD (60 M in eleva on changes) in the
north east of the site, and the challenge of delivering a DMURS
compliant distributor road requires substan al re-proﬁling of the site.
T2 - “First Mover” risk. A percep on that the area is not a regenera on
loca on. This can be countered by making the en re scheme a highquality product but also by delivering a high quality, ini al phase to act
as a benchmark for the area.

N

T3 - High upfront infrastructure costs.
SWOT Analysis - Weaknesses, Opportuni es and Threats
T4 - Delay in enhancing local public transport.
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Concept Development

School zoned land to be
re-proﬁled for overburden
storage.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

Area designated for provision
of the Mayﬁeld – Kilbarry link
Road/ Ballyhooly Road junction
(Note steeply sloping
Topography to be considered)

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

N

Concept progression

Site Layout Plan - Green space connec ons
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Connec vity

School zoned land to be
re-proﬁled for overburden
storage.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

N

Site Layout Plan - Primary & secondary site connec vity
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Greenway connec vity & amenity

Green route connec vity & amenity
Green corridor along distributor
road with shared foot and cycle path
Green corridor along distributor
road with shared foot and cycle path
Local Road access and amenity route

Welcoming and so entrance to site
Connec vity southwards to district centre &
city centre with shared foot and cycle path
Neighbourhood Centre

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

School zoned land to be
re-proﬁled for overburden
storage.

N

Site Layout Plan - Primary & secondary site connec vity
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Placemaking

1
Proposed Site Render 1: View over greenway from Neighbourhood 2

Proposed Site Render: Key Plan

Proposed Site Render 2: View over greenway towards Neighbourhood 3
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3
4

Proposed Site Render: Key Plan

Proposed Site Render 3: View of open space within Neighbourhood 2

Proposed Site Render 4: View of neighbourhood Centre and surrounds
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5

6
7

Proposed Site Render: Key Plan

Proposed Site Render 5: View from northern local road into Neighbourhood 2

Proposed Site Render 6: View towards Neigbourhood Centre
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Delivery of Infrastructure
Delivery of cri cal Irish Water Infrastructure (water and Pumping
Sta ons) to allow for the UEA lands to be serviced (3000 – 5000 units
depending on Density) as required by IW and suppor ng this ﬁnancially
by the scale of units proposed.

Local widening of Ballyhooly Road from the distributor road for bus
corridor and delivery of the permanent cycle lanes and pedestrian
footpaths for widened road to Mervue Lawn where a crossing will
be provided with associated public ligh ng.

Associated landscaping along the road will be provided for including
a grass verge for future road widening of the Ballyhooly Road.

Bus stop along the Ballyhooly Road

Delivery of a Distributor Road, the only road to access the western side
of the UEA for Phase 1 development is coming from this applica on.

Undergrounding of the 38kv overhead powerline as per ESB.
School zoned land to be
re-proﬁled for overburden
storage.

Local access road to the northern local road.

Provision of land for primary and secondary school.

Reserva on and opening up of, school lands through the delivery of
distributor road and associated services.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

Provision of signiﬁcant amount of open space in excess of normal
requirement, including par al delivery of a 20 Ha Park and reserva on
of land for the balance of the Park Area as required by Cork City Council.

Delivery of Community Facili es including Childcare facili es, full me
and sessional; provision of a health centre – Medical Facili es / GP;
Provision of a community building in the proposed Neighbourhood 2;
Fulﬁl the requirements of the recrea onal and amenity strategy.

Area designated for provision
of the Mayﬁeld – Kilbarry link
Road/ Ballyhooly Road junction
(Note steeply sloping
Topography to be considered)

Provision of land for the Mayﬁeld Kilbarry Link Road alignment to the
south of the land holding and beyond for later Phases of the Urban
Expansion Area (UEA) development and support its delivery under
CMATS (Cork Metropolitan Area Transport Strategy).

N

Site Layout Plan - Infrastructure delivery
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04. Site Context
The proposed development is situated in the northern environs of Cork
City, in the townland of Lahardane at Ballyvolane, approximately 2.7km
from the City Centre and 1.5km from Ballyvolane District Centre
(Dunnes Stores) along the Ballyhooly Road. The proposed site forms
part of the Ballyvolane Urban Expansion Area (UEA) and is situated in
the north eastern corner of this zone. The gross area of the site is 469
058m² (46.90ha) which is currently being farmed with barley.
The site is irregular in shape and abounded to the west by the Ballyhooly
road and to the north by a series of one-oﬀ private houses. The east is
abounded by open farm land also zoned as residen al while the
southern boundary is bordered by three parcels of land zoned for
Residen al, Community/U lity and Open Space/Sports Recrea on/
Amenity.
A Plant Hire Yard is situated on the western boundary that has
previously been quarried and has a signiﬁcant level diﬀerence with the
proposed site.
The western half of the site is steeply sloped and it plateaus towards the
east. There are no signiﬁcant landscape features on the site which is
currently divided up into smaller parcels of land by hedgerows and
stone ditches.
Two overhead power lines traverse the site namely a signiﬁcant 110kv
line which spans from north west to south east over 4 pylons and a
smaller 38kv overhead power line running east to west on the southern
por on of the site.
The site can be described as edge of city. The immediate site context is
characterised by a mixture of residen al and agriculture. The site is in
close proximity to the exis ng residen al areas of Ballincolly (300m) and
Dublin Hill (550m) which are situated on the western side of Ballyhooly
Road.
A number of local services are in proximity of the proposed site, such as
St. Olivers Primary school and St. Aidan's Community College Secondary
School, St. Olivers Church and Ballyvolane District Centre which includes
Dunnes Stores and Lidl, all approximately 1.5km away. The surrounding
areas of Dublin Hill and Ballincolly are extensively serviced by bus routes
which connect this area to Cork City Centre with the closest oﬀ-site bus
stop being approximately 300m away from the proposed site.
The exis ng bus stops at Brookwood and Kempton Park both serve the
207 bus route. The 207 bus route runs from Ballyvolane to Donnybrook
via Cork City Centre with a terminus at Glenheights Park on Glenheights
Road and a terminus at Scairt Cross, Donnybrook.

N

Radial context plan
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05. Development Context
The development context for the site is set within the Cobh Municipal
District Local Area Plan 2017 and the Cork County Development Plan
2014. The proposed development has also evolved having regard to the
current relevant na onal planning policies. The expansion of Cork's
northern suburbs was ﬁrst proposed in the Cork Area Strategic Plan
(CASP) 2008 Update which speciﬁcally priori sed Ballyvolane as an area
having poten al for signiﬁcant future growth.
Subsequently, the 2011 Blarney Electoral Area Local Area Plan iden ﬁed
the Ballyvolane Masterplan Area – Special Policy Area Objec ve No. X01 stated:
“It is an objec ve to facilitate the development of a minimum of 2,337
and up to 3,000 dwellings on the site through a phased programme of
development that will secure the mely provision of the necessary
physical and social and economic infrastructure. Development of this
area will only be in accordance with the Masterplan. The Masterplan will
be prepared by the landowners using guidelines set out in a development brief prepared by Cork County Council, which will be available
within 9 months of the LAP being adopted…”
The objec ves for the Masterplan site have been developed further in
the Cobh Municipal District LAP 2017 which sets out the general
development objec ves and speciﬁc zonings for the lands. The site the
subject of this applica on includes land subject to the following zonings:
- NE-R-08 and NE-R09 – Medium B Residen al Development
(12-25 units per ha).
- NE-O-04 – Open Space for public recrea on as an Urban Park. The
amenity parkland should provide passive amenity for residents of
the north eastern suburbs and the site. It should also contain the
necessary walkways and cycle ways for accessibility between
residen al, business, retail and community uses.
- NE-C-01 – Proposed primary and secondary school campus with
playing pitches.
- NE-U-03 – Service road within the Ballyvolane Urban Expansion
Area.

N

The Cork County Development Plan 2014 sets a minimum net density of
12 units per hectare with an upper limit of 25 units per hectare. It is
noted that densi es of between 25 and 35 dwellings per hectare will be
considered where an excep onal market requirement has been
iden ﬁed.
The density of the proposed development is higher than the Local Area
Plan and Development Plan policy objec ves but is in line with the
na onal policy objec ves regarding density on outer suburban /
greenﬁeld sites where development at net densi es of less than 30
dwellings per hectare should generally be discouraged.

LAP 2017 showing the subject site in rela on to other developments and proximity to Cork City Centre

Further detail on the planning policy context is set out in the accompanying Planning Report and Statement of Consistency.
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N

LAP 2017 showing the subject site in rela on to Cork City Centre and surrounding zonings
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06. Planning Policy Context
The proposed development has been informed by a plan-led approach
from relevant na onal through to local planning policies. A standalone
Statement of Consistency prepared by Cunanne Stra on Reynolds
demonstrates how the proposal is consistent with the relevant planning
policies.
This sec on of the Design Statement provides an overview of the
planning policy context as it applies to the proposed development as
follows:
Na onal Planning Policy
Project Ireland 2040 Na onal Planning Framework (NPF)
The Na onal Planning Framework sets out the long term spa al strategy
for Ireland to 2040. The NPF outlines a clear hierarchy of the urban
centres outside Dublin with Cork being promoted as the Irelands second
city of interna onal scale which will help to counterbalance the greater
Dublin area. The NPF sets ambi ous growth targets for Cork City and
Suburbs with popula on growth of 105,000-125,000 and a minimum
popula on of 314,000 by 2040. This equates to a popula on growth of
50-60%.
The focus of the NPF is on balanced, compact and connected growth
and the plan aims to inﬂuence the loca on of new housing and future
popula on growth. This is reﬂected in Policy Objec ve 2a which states
a target of half (50%) of future popula on and employment growth will
be focused in the exis ng ﬁve ci es and their suburbs and Objec ve
3b which seeks to deliver at least half (50%) of all new homes that are
targeted in the ﬁve ci es and suburbs of Dublin, Cork, Limerick,
Galway and Waterford, within their exis ng built-up footprints.

are set out in Metropolitan Area Strategic Plans (MASPs).
The Cork MASP posi ons Cork as the principle complementary loca on
to Dublin. The MASP sets more ambi ous popula on targets for Cork
City and suburbs than the NPF with an es mated growth of 50,000 to
2026, 75,000 to 2031 and a popula on target of 283,669 for 2031. This
reﬂects the constantly changing popula on projec ons as indicated in
the NPF roadmap.
With regard to housing output, the dra RSES iden ﬁes the Ballyvolane
Urban Expansion Area as capable of accommoda ng 3,600 units – “the
northern environs will be reinvigorated through sustainable
development of mixed use development in Ballyvolane, complemen ng
the North Blackpool Local Area Plan”. It is noted that this is subject to
speciﬁc infrastructure priori es “for holis c infrastructure for
metropolitan areas including:

Policy HOU 4-1 of the Development Plan established applicable
densi es throughout the County.

school campus with playing pitches; NE-O-04 for open space for public
recrea on as an urban park.

The site is located within the boundary of the Cobh Municipal District
Local Area Plan. The vision for the Cork City North Environs to 2020 as set
out in the LAP is:

The amenity parkland should provide passive amenity for residents of
the North Eastern suburbs and the site. It should also contain the
necessary walkways and cycle-ways for accessibility between
residen al, business, retail and community uses and NE-U-03 for service
road within the Ballyvolane Urban Expansion Area.

“To re-invigorate the northern suburbs of the city, within the County
area, as a signiﬁcant loca on for future residen al development. This
will require a planned major mixed use development at Ballyvolane
coordinated with substan al infrastructure investment, the provision of
enhanced community and recrea onal facili es and public transport
accessibility, with the aim of rebalancing the provision of services more
equitably throughout the city”.
The subject lands are zoned as NE-R-08 and NE-R-09 for Medium B
residen al development; NE-C-01 for proposed primary and secondary

- Ballyvolane Urban Expansion Area phased infrastructure packages;
- Waste Water connec ons to Carrigrennan;
- Drinking Water supply infrastructure (new trunk mains, oﬀ site
reservoir and pump sta on required);
- Sustainable Urban Drainage Strategy;
- Various Local Road Improvements (Delivery of Cork Northern
Distributor Road and North East Orbital Road – access for residen al
lands and public transport infrastructure for Ballyvolane)”.

Local Planning Policy
The NPF iden ﬁes key growth enablers for Cork which include
progressing the sustainable development of new greenﬁeld areas for
housing, especially those on public transport corridors. In terms of the
loca on of houses, NPF Objec ve 33 priori ses the provision of new
homes at loca ons that can support sustainable development and at an
appropriate scale of provision rela ve to loca on.
The Plan proceeds to state that Ireland's future homes will be located in
places which support growth, innova on and the eﬃcient provision of
infrastructure, are accessible to a range of local services, can encourage
the use of public transport, walking and cycling, and help tackle climate
change.
Regional Planning Policy
The Dra Southern Region Spa al and Economic Strategy (RSES)
The Dra RSES sets out a 12 year strategic development framework for
the Southern Region. It establishes a broad framework for development
that is based on the NPF and sets out the vision for the Region's future.
The RSES also iden ﬁes the overall framework for development which

The relevant local policies are the Cork County Development Plan 2014
and the Cobh Municipal District Local Area Plan 2017.
The site forms part of the North Environs which are within the County
Metropolitan Strategic Planning Area, and as stated at paragraph 2.2.22
of the Development Plan is “the main engine of popula on and
employment growth for the region”. The North Environs are iden ﬁed as
being an important part of the Cork Gateway. The strategic aims for the
Cork Gateway are set out inObjec ve CS 3-1 Network of Se lements
which for the City Environs (North and South) seeks:
“Growth in popula on and employment so that the Cork Gateway can
compete eﬃciently for investment and jobs. Develop to complement and
consolidate the development of the city as a whole and providing
enhanced poten al to rebalance the City through new development in
the north”.

N

The Development Plan sets out guidelines with regard to the crea on of
sustainable communi es and the applica on of best prac ce urban
design principles in the layout and func on of new developments.
LAP 2017 showing the zonings of subject site and development objec ves
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07. Site Constraints
There are a number of site speciﬁc constraints and requirements which
have inﬂuenced the layout and design of the proposed development.
These include the following:
Topography
The lands are located in an area where the local topography makes
development challenging. The topographical constraints of the site have
informed the layout of the proposed development. The eastern por on
of the site is rela vely level and poses very li le constraint to
development, contras ng substan ally with the western por on of the
site which is steeply sloped and poses density restric ng constraints to
comply with regula ons and economic viability.
Overhead power lines
A 110kv High tension cable runs across the site diagonally which has to
be retained as reloca on underground is prohibi ve economically.
Therefore, the power lines are to be retained and ESB require a 25 metre
way-leave either side of the cables.
A 38KV overhead power line also traverses the site from east to west
which will be relocated underground as required by ESB.
Site Access

Parkland Zoned
Land

The proposed site access is limited to two areas from the Ballyhooly
Road that are rela vely level with the site and require less excava on for
construc on of roads and to achieve compliance with DMURS. Sight
lines from these access points are also compliant with requirements.
The main entrance proposed is as per the Distributor Road access in the
LAP with a secondary site access proposed to the north west of the site.

School Zoned
Land

The Distributor Road has been altered at its eastern end to instead travel
in a south east direc on. This alignment is discussed in greater detail in
the accompanying Design Evolu on Report by Longview Estates Ltd.
Buﬀer zones
Buﬀer zones are required against the northern boundary of the site
where private houses abound the site in accordance with the LAP. The
exis ng Plant Hire Yard’s boundary will also have to be formalised to
ensure safety for houses located against this boundary, due to the
quarried nature of the area rela ve to the proposed development.

Parkland Zoned
Land

N

Excava on
Substan al excava on will be required in order to develop the
steep western por on of the site and for the development of the
distributor road linking the development together to ensure
compliance with DMURS and other regula ons. New levels will
have to be created (excavated) to ensure development can occur.

Site constraints plan
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Zonings
The land uses of the proposed development have been informed by the
Local Area Plan zonings. The proposed distributor road which will
traverse the site proposes an alignment that varies from the Local Area
Plan. As noted above this was varied following the ﬁrst tripar te
mee ng with An Bord Pleanála and Cork County Council.
Design Manual for Urban Roads and Streets Compliance
The steep incline of the site from the Ballyhooly road presents a
challenge in itself to create a vehicular road, footpath and cycle access
into and through approximately half the site. Ini al inves ga on led to
the development of a circuitous road through the site to gain required
access and gradients through the site.
Hedges
The exis ng site is being intensively farmed with barley. The proposed
development will result in the loss of all internal hedges due to
meandering nature of the road network which is required to comply
with DMURS. It is proposed that na ve species of tree and hedgerow
plan ng will reduce some of the impact of the loss of permanent
hedgerows. It is envisioned that the hedgerows and trees along the
perimeter of the site will be retained and enhanced as far as possible. A
comprehensive and well considered landscape plan prepared by
Cunnane Stra on Reynolds accompanies the request.
Large Scale Place-making
The development of the current layout has also been inﬂuenced by the
need to facilitate the key strands of place-making to strengthen the
connec on between future residents and their community and crea ng
a sense of place. Crea ng a meaningful sense of place at a large-scale
poses challenges in crea ng ownership and a sense of belonging. To
address this challenge, it is proposed to fragment the proposed
development into smaller neighbourhoods each with its own character,
iden ty and sense of place.

facilitate the opening up of the other zoned lands and assist in mee ng
Cork's housing targets and provide future connec vity with surrounding
developments and ameni es.
Poten al future foot and cycle path connec vity to surrounding lands is
also priori zed. The proposed Mayﬁeld Link Road runs to the south of
the proposed development through lands within Longview's ownership.
In the ﬁrst phase of development of the UEA, the Cobh Municipal
District LAP seeks to “plan and provide for the construc on of 2.2km Link
Road from Mayﬁeld to Kilbarry”.
LAP objec ve NE-U-06 is for the “proposed Link Road between
Ballyhooly Road and the Northern Relief Road in Mayﬁeld”.
The Applicant has reserved this land in their control for the future
Link Road subject to the Councils detailed design.
Internal Connec ons
Due to the steep sloping nature of the western part of the proposed
site, connec ons and linkages between houses pose a substan al
constraint. Levels between houses and neighbourhoods pose
challenges as an average fall of 8m occurs between a typical housing
layout scenario.
Visual Impact

N

Landscape analysis and external views

The visual impact of the development, due to the elevated nature of the
site, needs to be dealt with sensi vely. Views from immediate
surrounding estates and houses require clear visual separa ons to
minimise the impact on them.
Distant views of the development need to show the development being
integrated into the landscape. Roofscapes need to blend into the
landscape by the use of varying colours, ﬁnishes and site posi ons by
fragmen ng the development into smaller parts and varying levels.

Each neighbourhood will have its own iden ty, form and space that
deﬁnes it from the next. The proposed Neighbourhood Centre which
includes a retail unit, crèche, community hall and doctor's surgery will
also help people to iden fy with their community and promote social
cohesion.
Future links and connec ons
The proposed development is also cognisant of poten al future
connec ons in the context of the development of adjacent lands. The
distributor road forms the backbone of the proposed development of
zoned lands to the south (zoned Amenity and Community) and
residen al zoned lands to the east. It is further noted that connec vity
with the residen al zoned lands to the east by the distributor road will

N

Site constraints and distributor road forma on
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08. Design Approach
Urban form
The western part of the site lends itself to an organic composi on
working with and against the contours and towards the eastern part a
more urban / rigid composi on. These both reﬂect the posi oning of
neighbourhoods and houses on the site according to the topography.
The sloping parts of the site create an organic typology which contrasts
with the urban typology of the more level parts of the site. The site is
bisected on the northern edge by the overhead ESB powerlines /
wayleave which is the transi on point between the two typologies.
Neighbourhood crea on & character areas
As aforemen oned, large scale place-making poses challenges of
ownership and sense of belonging due to the large scale of the
development. The forma on of neighbourhoods naturally occurred due
to the distributor road alignment. Character areas are designed as
smaller neighbourhoods which allow each area to have a unique iden ty
and “place” while s ll being part of the larger development. The
character and design of these neighbourhoods is discussed in more
detail throughout this document.
DMURS compliance:Design and Layout of Distributor Road

N

The design concept contras ng the organic and structured urban form

The design of the distributor road created its own set of challenges,
primarily compliance with DMURS “Maximum and Minimum Gradients”
to design the road to reach the plateau and support development in
accordance with DMURS which states:
Part M of the building regula ons advises that access routes with a
gradient of 1:20 or less is preferred. Therefore a maximum gradient of
5% is desirable on streets where pedestrians are ac ve”
The distributor road was developed to comply with DMURS and provide
the shortest distance to traverse the site while crea ng a cohesive
environment for neighbourhoods along the way, within the context of
the topography.
The development of the distributor road formed an integral part of the
design strategy as this is the element linking the design together by
forming the backbone of circula on on the irregular shaped site. The
proposed development has incorporated the principles of DMURS,
crea ng a clear hierarchical order to the road network.
Movement Strategy
The development allows for permeability through the site between
neighbourhoods via a network of streets and footpaths. The greenway
forms a prominent feature and amenity of the development and creates
connec ons between neighbourhoods. The distributor road also
connects access to all the neighbourhoods by cycle and footpaths.
Feeder Roads serve home zones which form a network of connec ons
within each neighbourhood.

N

Neighbourhood and distributor road development
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The bus network from surrounding estates can easily be extended into
the proposed development. Bus stops are located within the
development along the Distributor Road within a reasonable distance
from each neighbourhood.
The distributor road allows for connec on with surrounding sites in the
future, to the south and east, which will encourage development of
surrounding sites. The greenway forms an important feature in the
design, not only from a visual perspec ve but also connec vity, which
links neighbourhoods together and forms an important focal point of
the design.
Roofscape and embankments in the landscape
The proposal is cognisant of views from surrounding estates and
external views of the development. the lowest por on of the site
contains the mul -storey apartments which do not intrude on the
skyline. Roof colours blend into the landscape from external views with
roof forms emphasising horizontal lines. Landscaping enhances the
design of the development and create natural backdrops for the houses
within the immediate realm and screening from surrounding external
views. The development of the greenway and parkland further enhance
the screening and blending in of the development into the landscape.
Rela onship to surrounding lands

N

N

Landscape strategy and connec ons between open spaces

The proposed development responds both visually and physically to the
surrounding lands to the south to encourage development and allow the
residents to enjoy the ameni es provided when lands are developed.
The distributor road is designed to allow the future servicing of these
lands and provide access to them once developed. Future development
of the lands to the east could beneﬁt from the distributor road and form
the connec vity between schemes.
Landscape and open spaces
The exis ng landscape features are retained and enhanced, where this
cannot be achieved, na ve trees and shrubs are proposed to enhance
the developments landscape and bio-diversity.
Usable green open spaces and the greenway are well overlooked for
security and passive surveillance. Green spaces and play areas in
neighbourhoods are located in close proximity of houses for passive
surveillance and easy access.
The greenway is a focal point and des na on recrea onal space as well
as connec ng the upper and lower parts of the site and is an integral part
of pedestrian and cyclist circula on through the site.

N
N

Green area development and connec vity between open spaces
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09. Design Evolu on
First tri-par te mee ng with An Bord Pleanála Dec 2017 (ABP ref. 300557) - Second tri-par te mee ng with An Bord Pleanála June 2019 (ABP ref. PL04 .304350)
The purpose of this sec on of this document is to illustrate the design
progression from the ini al concept. This por on of the request
addresses the design thought behind the ﬁrst submission to ABP
(PL 04.300557) the second submission (PL 04.304350). This document is
to be read in conjunc on with Design Evolu on for a Proposed Housing
Development, Ballyvolane County Cork by Longview Estates Ltd and
Chapter 3 of the EAIR Report. The current design and response to the
second tri-par e mee ng is addressed under a separate sec on : ABP
Response - page 24
The feedback from the Board following the two tripar te mee ngs was
that amendments were required to cons tute a reasonable basis for an
applica on. The following is a summary of the issues highlighted by the
Board in the Opinions issued to the prospec ve applicant in February
2018 and June 2019 and how these have been addressed in the
submi ed proposals.
During 2018, Longview Estates Ltd increased the size of their
landholding in Ballyvolane. The addi onal lands have allowed the
applicant to substan ally increase the size of the proposed strategic
housing development and to address the delivery of infrastructure and
amenity objec ves for the overall Phase 1 stage of the Ballyvolane UEA
development.
Proposal submi ed to the Board (December 2017)

was s ll not compliant with DMURS standards which would have
required even greater excava on.

N
Proposal submi ed to the Board (April 2019)
The proposed distributor road was re-aligned to follow the topography
in a circuitous manner which created the opportunity to fragment the
overall development into smaller neighbourhoods while dras cally
decreasing cut and ﬁll requirements to approx. 117,657m³ in excess top
soil and sub soil, which will to be used to in landscaping across the site
and local reproﬁling of the lands that are zoned to accommodate
community and educa on lands within the “red line” area. This has
resulted in favourable house levels by crea ng connec vity between
houses and open spaces. Connec vity between neighbourhoods is
enhanced by allowing the site constraints to dictate the design by
crea ng unique spaces and places.
Planted embankments are used extensively to create sheltered
neighbourhoods. The density has been increased to 35.3 units/Ha
varying across all 6 neighbourhoods’ dependant on topography and
placement on site. The inclusion of apartments and duplexes has
increased the mix and oﬀering to the market.
Overall, the proposed design integrates the development into the
landscape. The layout sensi vely allows for extensive connec vity and a
desirable development to serve the community.

1. Timing and Phasing of Development
3. Water and Waste water infrastructure
The Timing and Phasing of development is addressed elsewhere in the
planning applica on package, principally the Statement of Response to
ABP on the Opinion issues in the Tri Par te Consulta on and the Design
Evolu on document. It should be noted that the proposal now before
the Board, and that proposal ini ally presented under ABP-300557 – 18
is now signiﬁcantly diﬀerent in that it is a larger land holding, with
physical connec vity to exis ng footpaths proposed and modal choice
opportuni es, such as improved cycle linkages, included as an intrinsic
design feature.

Water and Wastewater Infrastructure is addressed in more detail in the
Statement of Response to ABP on the Opinion issues in the Tri Par te
Consulta on and the Design Evolu on document. It should be noted
that the proposal now before the Board, and that proposal ini ally
presented under ABP-300557 – 18 is now signiﬁcantly diﬀerent in that
Irish Water and the applicant have entered into a Project Works Service
Agreement to deliver infrastructure to the area to service the site;
namely an IW Foul Pumping Sta on. This was note part of the proposal
under ABP-300557 – 18.

Shows the previous proposed scheme landscape plan (First tripar te submission)

2. Site Topography
Concerns were expressed by ABP over the extent of cut and ﬁll being
proposed to accommodate the distributor road alignment, the volumes
of material to be removed oﬀ site and the associated traﬃc movements
to and from the site.
Proposal submi ed to the Board (December 2017)
The Distributor Road followed the alignment of the LAP which resulted
in extensive cut and ﬁll requirements which had an adverse eﬀect on
house levels and connec vity. The design resul ng from the above led to
a density of 18 units/Ha. The Distributor Road's gradient following the
MD LAP proposed route perpendicular to the site topography required
substan al cut quan es in excess of 300,000m³. The resul ng layout
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4. Surface water management and Flooding

Proposed sec on illustra ng the design solu on (First tripar te submission)

Surface water Management and Flooding is now addressed in
Engineering and EIAR reports submi ed. The surface water
management of the site has been discussed with Cork City Council in
advance of the applica ons submission and reﬂects the unique
challenges of dealing with SUDS, A enua on and Inﬁltra on on a hilly
site.

300557 – 18 is now signiﬁcantly diﬀerent in that it is a larger land
holding, with physical connec vity to exis ng footpaths proposed and
modal choice opportuni es, such as improved cycle linkages, included
as an intrinsic design feature.

This commission started in September 2019 and the road setbacks
incorporated into this scheme, in the applicant's landholding, have been
agreed with the City Council in advance of making the applica on and
allow for the permanent setbacks envisaged by the Council.

In addi on, Cork City Council has advanced the PROJECT BRIEF for the
Ballyhooly Rd enhancements “For the provision of Engineering Design
Team Services rela ng to the design and delivery of the BALLYVOLANE
STRATEGIC TRANSPORT CORRIDOR PROJECT: NORTH RING ROAD TO
BALLINCOLLY, JUNE 2019”[1] has been instructed and design work has
commenced.

The project provides for bus corridors on the Ballyhooly Road as far as
the site and applicant lands are set aside to accommodate the road
widening and corridor proposed.

5. Traﬃc and Transporta on
Traﬃc and Transporta on is addressed in the Traﬃc Assessment include
din the applica on package. It should be noted that the proposal now
before the Board, and that proposal ini ally presented under ABP-
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6. Residen al Density

Proposal submi ed to the Board (April 2019)

It was clear from the mee ng and the feedback from the An Bord
Pleanála needed to be signiﬁcantly redesigned to achieve the densi es
required to meet na onal planning policies and to reduce the amount of
excava on while working as much as possible with the sites challenging
topography and crea ng linkages through the site.

Open spaces were integrated into each neighbourhood and formed part
of its character and iden ty. Open spaces are in close proximity to
dwellings and well overlooked. Open spaces within each
neighbourhood formed part of a link to the greenway which connected
the parts of the development together.

Proposal submi ed to the Board (December 2017)

Open space provision is central to the core 'place-making' design
strategy for the site. This ensures that open spaces are appropriately
located, are func onal and accessible while being overlooked and
supervised.

The previous proposed scheme of 457 no. units at a density of 18 units
per hectare followed the density requirements for the site of Medium B
12-25 units per hectare as set out by the Cobh Municipal District LAP
2017 and the Cork County Development Plan 2014.
The density, while compliant with the LAP was too low to be consistent
with na onal planning policies and was not desirable to the Board
Proposal submi ed to the Board (April 2019)
The overall density of the proposed development density increased
from 18 units per ha to 35.3 units per ha. This is calculated using the net
developable area of 21.35 ha, which excludes the wayleave for overhead
power lines and non-developable areas including buﬀer zones and
sloped embankments and the distributor road.
The realignment of the distributor road had given rise to the inclusion of
apartments, and duplex and increased the amount of terraced units
which helped to increase the site density. The density proposed was in
accordance with the na onal guidance contained in the Sustainable
Residen al Development in Urban Areas Guidelines which encourage
densi es in the range of 35-50 dwellings per hectare.
A density of circa 50 units per hectare is achieved within 500m of the 201
bus stop.
7. Public Open Space
The Board expressed concerns with regard to the quantum and usability
of ac ve open spaces on the site and the integra on and connec ons to
the proposed public urban park, ensuring surveillance of the open
spaces and addressing level changes across the site.
Proposal submi ed to the Board (December 2017)
The design was dictated by the LAP road alignment which created a
distributor road to the south of the development in an east-west
direc on. This created level challenges within the proposed
development and resulted in open spaces not being prominent and
cohesive in the design.

The open space hierarchy for the site includes dedicated neighbourhood
spaces within easy reach of each house in the neighbourhoods.
Notwithstanding the challenges posed by topography in the western
sector of the site, each space has been conﬁgured to provide a ﬂat (1:40
gradient) central area which will accommodate informal kickabout and
general play. Open spaces have also been carefully posi oned to
op mise over-looking from adjoining houses thus providing a network
of safe play environments throughout the site.

N

8. Design, Layout and Unit Mix
Proposal submi ed to the Board (December 2017)
The design was dictated by the MD LAP road alignment which created a
distributor road to the south of the development in an east-west
direc on. This resulted in the disconnected development and resulted
in the road not being integrated into the design and part of the design
solu on. Feeder roads resulted in long streets which where dictated by
the distributor road excava on and further eﬀorts to minimise cut
therea er and realign the development to the topography. The use of
home zones was minimal due to level diﬀerences and limi ng nature of
topographical design response.

Concept Site Layout plan illustra ng the development of the neighbourhoods

The alignment with the LAP Distributor road design resulted in a lack of
road hierarchy and made the development diﬃcult to understand and
deﬁne.
The lack of road hierarchy contributed to the lack of diﬀeren a on
between spaces and clusters formed. Open spaces were not integrated
and focused on resolving level diﬀerences and varia ons between
clusters. Diﬀeren a on was diﬃcult to achieve due to the layout
constraints and housing mix proposed.
Proposal submi ed to the Board (April 2019)
The re-alignment of the distributor road has allowed for the
development of the 6 neighbourhoods and allowed for a legible design
of road and street networks. Homezones connect to feeder roads which
all link to the distributor road. Surface changes inform users of
pedestrian priority areas and create awareness of surroundings. Shorter

N

Concept Site Layout plan illustra ng the development of the neighbourhoods with the addi onal land acquired by applicant (now Neighbourhood 5)
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Site layout Plan, submission to ABP April 2019

N
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feeder roads and the use of cul-de-sacs (home zones) allow for natural
speed control. Overall a clear and hierarchical pedestrian and road
network is created allowing legibility to all users.

compliance with the 12 criteria set out in the Urban Design Manual
and Design Manual for Urban Roads and Streets (DMURS). This has
resulted in a greater unit mix and an integrated layout with a clear
arrangement and hierarchy of open space and street networks. The
revised layout includes 6 neighbourhoods linked by a distributor road
which each have their own unique character and iden ty.

The neighbourhoods formed created individual spaces and areas that
are unique to its se ng. This has allowed for clear diﬀeren a on
between neighbourhoods by means of layout, open spaces, road
networks and material ﬁnishes. Neighbourhoods are designed to retain
the overall theme of the development which is expressed in diﬀerent
ways to create a unique oﬀering and allowing connec vity by means of
street networks, open spaces and the greenway.

The 12 Urban Design Criteria have formed the basis of the design and
have been incorporated extensively in the design process and delivery.
The proposed development will provide a high-quality residen al
scheme and sustainable urban extension to the northern environs of
Cork City.

8.3. Unit mix
Various layout op ons were inves gated to determine the best solu on
from a design, construc on and commercial viability point of view. The
site layout evolved from ﬁnding the best possible solu on to minimise
cut and ﬁll requirements in developing the steeply sloped por on of the
site, while crea ng a sense of place, sustainable environment and
people friendly spaces.

Proposal submi ed to the Board (December 2017)
Proposed sec on illustra ng the design solu on of the proposed scheme through apartments in Neighbourhood 6

Detached ………….......…. 93 Units
Semi-detached ….....…. 286 Units
Terrace ……………........…. 46 Units
Duplex ……………........….. 32 Units
Total …………….........…… 457 Units
Proposal submi ed to the Board (April 2019)
The proposed housing mix is clearly deﬁned by topography on site and
proximity to ameni es and public transport. The variety of dwellings
proposed will a ract a wide range of people and households with the
inclusion of apartments, duplexes and terraces which have been added
to the housing mix:

Proposed sec on illustra ng the design solu on of the proposed scheme through Neighbourhood 1

Detached …………....…...... 59 Units
Semi-detached ….....…... 276 Units
Terrace ……………............ 172 Units
Duplex …………….........…... 92 Units
Apartments
154 Units
Total
753 Units
In addi on to the unit mix, a neighbourhood centre was introduced
which includes a creche for 81 children, 2 retail units, doctor's surgery
and a community building. The local centre is centrally located within
the site close to the park and the site zoned for a school campus and
within convenient access of all neighbourhoods. It is set within an
a rac ve plaza area which is enclosed by apartments.
Conclusion
The overall density of the proposed development density increased
from 18 units per ha to 35.3 units per ha. This is calculated using the net
developable area of 21.35 ha, which excludes way leave for overhead
power lines and non-developable areas which include buﬀer zones and
sloped embankments and the distributor road.
The scheme was redesigned to accommodate an increased density and
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10. Response to An Bord Pleanála
An Bord Pleanála June 2019 (ABP ref. PL04 .304350)
Between June and December 2019 further amendments to the scheme have
occurred resul ng in the current proposal.
In response to An Bord Pleanála opinion, the ma ers below are addressed in
the relevant sec ons under the 12 Urban Design Criteria within the design
statement as speciﬁed below:
Key Scheme changes .........................................................................Page 27
Proposed Site Layout Plan.................................................................Page 28
Item 1
Proposed Phasing..............................................................................Page 29
Item 6
ABP Response: Residen al Density...................................................Page 55
Item 7
ABP Response: Public Open Space
Design ra onale for the delivery of the urban parkland......................Page 88
The quantum and usability of the ac ve open spaces
on the site..........................................................................................Page 89
Integra on and connec ons to the proposed public urban
park, ensuring surveillance of the open spaces...................................Page 91
Addressing level changes across the site.............................................Page 92
Item 8
ABP Response: Design, Layout and Unit Mix
Unit mix .............................................................................................Page 51
Conﬁgura on of the layout.................................................................Page 86
Design Manual for Urban Roads and Streets.......................................Page 99

Project

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City

26

Response to An Bord Pleanála
Response to the second tripar te mee ng with An Bord Pleanála June 2019 (ABP ref. PL04 .304350)
Key scheme changes
Response of second tripar te mee ng with An Bord Pleanála June 2019
(ABP ref. PL04 .304350) Further amendments which have occurred
since the second tripar te mee ng with the Board and are as follows:

A. Road extended to connect with distributor road and incorporate
more units to provide addi onal overlooking and supervision of
the greenway.

B. Addi

onal green open space more central to the neighbourhood 2

C. Addi

onal houses added and redesign of area to allow houses to
address the distributor road and create ac ve edges with on-street
parking.

D. Addi

onal house added to provide addi onal ac ve edge with the
open space and reduce length of blank walls.

E. Redesign of area with the incorpora

on of a shared cycle and
footpath along the edge of the embankment. Ac ve edges created
with the paths to provide overlooking and supervision while taking
advantage of the views from the elevated posi on on site.

F. Addi

onal houses added to provided added overlooking and
supervision of the greenway.

G. Area redesigned to address the internal road and create a so

er

entrance to the neighbourhood.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

H. Area redesigned to address the distributor road with on-street
parking and create a neighbourhood enclosure to the rear.

I. Redesigned to allow houses to address the open space to provide
addi onal overlooking and supervision.

J. Addi

on of a priority pedestrian and cycle green route through
neighbourhood 2 and 5 which connects to the greenway via the
neighbourhood centre which is a focal point on this route.

K. Increase of buﬀer area to surrounding houses and vehicular
connec vity to the local road

L. Revised private amenity space for duplex units
N
M. Redesign of area to allow on-street parking and create ac ve edge
with the distributor road.

N. Revised amenity route through the site

Proposed design changes following the second tri-par te mee ng and Board opinion

O. Part V mix revised to allow a greater variety of units.
P. An increase in density to 35.7 units per hectare ne
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.

Proposed Development
Site Sta s cs
Total Site Area (Red Line)

46.90 ha

Discountable Area

25.81 ha

Developable Area

21.09 ha

Density (units/hectare)

35.70

Open Space Provision

15.2 %

(within neighbourhoods)

Open Space Provision

32 %

(including greenway)

Overall Space Provision

38 %

(including greenway & embankments)

School zoned land to be
re-proﬁled for overburden
storage.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

N

Area designated for provision
of the Mayﬁeld – Kilbarry link
Road/ Ballyhooly Road junction
(Note steeply sloping
Topography to be considered)

Proposed Site Layout Plan
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Phasing

Response to An Bord Pleanála
Item 1 - Phasing of Development

A total number of 753 units are proposed in the development over 6
phases. The phasing proposal is structured to deliver early links to the
exis ng infrastructure down the Ballyhooly Road and surrounding
ameni es from the onset of the development. The phasing is broadly
consistent with the neighbourhoods proposed but is also related to the
numbers of units that may be delivered on a progressive basis. There
will be a progressive build in the site as, for example, one phase has
housing construc on other programmed phases will have site
development works carried out / underway; more detailed
considera on of phasing is oﬀered by way of tables in the Response to
the Opinion of An Bord Pleanála and the EIAR. The on-site infrastructure
and ameni es such as greenway & neighbourhood centre are proposed
as part of the 2nd phase to allow a suﬃcient number of residents to
u lize the proposed ameni es.

Phase 1
The proposed phase 1 situated on the western boundary of the site and
will immediately provide access to the Ballyhooly Road along with the
following:
- Delivery of 75 units with a net developable area of 28,983m² at a
density of 25.9 units per hectare and associated landscaping
- Housing mix comprising of the following; 12 detached units,
50 semi- detached units, 4 terrace units 9 duplex units.
- Delivery of 7 Part V units (included in ﬁgures above)
- Commencement of the greenway por on located in the
neighbourhood line as indicated
- Por on of the distributor road and associated shared cycle and
footpath as indicated compliant with DMURS gradients, bus stop
and associated public ligh ng.
- Plateau for neighbourhood 6 on which the construc on compound
will be located.
The key infrastructural items delivered in this phase are as follows:

N

- Undergrounding of the 38kv overhead powerline as per ESB.
- Local widening of Ballyhooly Road from the distributor road for bus
corridor and delivery of the permanent cycle lanes and pedestrian
footpaths for widened road to Mervue Lawn where a crossing will
be provided with associated public ligh ng.
- Bus stop along the Ballyhooly Road as indicated
- Associated landscaping along the road will be provided for including
a grass verge for future road widening of the Ballyhooly Road.
- A bus stop along the Ballyhooly Road is also catered for to allow
residents to u lise the bus service from the onset of the
development a short distance away.
- Access to Irish Water pump sta on entrance

Phase 1
Phase 2
Phase 3
Phase 4
Phase 5
Phase 6

Phase 1 is designed to give the residents of the development easy and
direct connec vity to surrounding ameni es while ensuring a cohesive
environment within the neighbourhood. The range of tenure types
oﬀered in this phase will oﬀer new opportuni es for exis ng residents
of the area and a ract new residents to foster social and family links to
the area & immediately create a high-quality extension to the exis ng
surrounding area and the greater Cork City.

Proposed Phase 1 of development
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Phase 2
Phase 2 is situated on the north east boundary of the site and
contains the neighbourhood centre; this is the largest phase in the
development providing the following:
- Delivery of 218 units with a net developable area of 57,996m² at a
density of 37.6 units per hectare and associated landscaping
- Housing mix comprising of the following; 20 detached units, 60
semi-detached units, 75 terrace units, 36 duplex units and 27
apartments
- Delivery of 26 Part V units (included in ﬁgures above)
- Neighbourhood centre consis ng of the following; 692m² creche
and 296m² of playground area, 200m² community hall, 2 retail units
of 178m² and 124m², 302m² doctors' surgery and 706m² public
plaza.
- Por on of the distributor road and associated shared cycle lane and
pedestrian footpath as indicated compliant with DMURS gradients,
bus stop, bus turning area and associated public ligh ng.
- Greenway construc on
- Plateau & associated earthworks for phase 3
The delivery of key infrastructural items delivered in this phase are
as follows:
- Access to Irish Water pump sta on construc on
- Construc on of local access road to the northern local road.

N

Phase 2 oﬀers a full range of dwelling types and it is envisaged that
with this broad tenure of choice will allow new opportuni es for
poten al residents to trade up or down depending on their situa on.
The proximity to the neighbourhood centre and bus stop will a ract
people as a focal point in the development and a recrea onal and
social des na on.

Phase 1
Phase 2
Phase 3
Phase 4
Phase 5
Phase 6

Proposed Phase 2 of development
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Phase 3
This neighbourhood provides the inﬁll required between
neighbourhood 1 and 2 which completes the area around the
greenway. Although proposed as phase 3 this could poten ally be
developed in conjunc on with phase 2 as listed below:
- Delivery of 63 units with a net developable area of 22,791m² at a
density of 27.6 units per hectare and associated landscaping
- Housing mix comprising of the following; 8 detached units, 50 semidetached units and 5 terrace units
- Delivery of 6 Part V units (included in ﬁgures above)
This phase will avail of the proximity to the greenway from the onset
of construc on and provide the inﬁll needed to complete the
greenway.

N

Phase 1
Phase 2
Phase 3
Phase 4
Phase 5
Phase 6

Proposed Phase 3 of development
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Phase 4
Phase 4 is situated on the north western por on of the site and
consists of the following:
- Delivery of 93 units with a net developable area of 35,856m² at a
density of 25.9 units per hectare and associated landscaping
- Housing mix comprising of the following; 14 detached units, 54
semi-detached units and 25 terrace units
- Delivery of 11 Part V units (included in ﬁgures above)
- Construc on of the second access road to the Ballyhooly road
The delivery of key infrastructural items delivered in this phase are
as follows:
- Local widening of Ballyhooly Road from neighbourhood 4 entrance
for bus corridor and delivery of the permanent cycle lanes and
pedestrian footpaths for widened road to will be provided with
associated public ligh ng.
- Associated landscaping along the road will be provided for including
a grass verge for future road widening of the Ballyhooly Road.
Phase 4 also allows for the second connec on point to the Ballyhooly
Road to service a por on of the neighbourhood. Connec vity from
this por on of the neighbourhood is by cycle lane & pedestrian
footpath to the distributor road and greenway.

N

Phase 1
Phase 2
Phase 3
Phase 4
Phase 5
Phase 6

Proposed Phase 4 of development
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Phase 5
Phase 5 is situated on the eastern boundary of the site and consists of
the following:
- Delivery of 178 units with a net developable area of 53,111m² at a
density of 33.5 units per hectare and associated landscaping
- Housing mix comprising of the following; 13 detached units, 64
semi-detached units and 77 terrace units and 24 duplex units
- Delivery of 25 Part V units (included in ﬁgures above)
- Por on of the distributor road and associated shared cycle and
footpath as indicated compliant with DMURS gradients, bus stop,
bus turning area and associated public ligh ng.
The delivery of the distributor road along neighbourhood 5 creates
opportunity and encourages development in the wider Urban
Extension Area.

N

Phase 1
Phase 2
Phase 3
Phase 4
Phase 5
Phase 6

Proposed Phase 5 of development
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Phase 6
Phase 6 is situated on the south western por on of the site opposite
neighbourhood 1 and forms part of the entrance to the site with 126
apartments with a net developable area of 12,178m² at a density of
103.5 units per hectare
The proposed apartments consist of the following:
-

6 no. Studio apartments
30 no. 1 Bed apartments
64 no. 2 Bed apartments
26 no. 3 Bed apartments
123 Undercro parking spaces

The apartments in neighbourhood 6 completes the schemes entrance
and provides high density units close to public transport.

N

Phase 1
Phase 2
Phase 3
Phase 4
Phase 5
Phase 6

Proposed Phase 6 of development
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11.1 Context How does the development respond to its surroundings?
11.2 Connec ons How well connected is the new neighbourhood?
11.3 Inclusivity How easily can people use and access the development?
11.4 Variety How the development promote a good mix of ac vi es?
11.5 Inclusivity How does the development make appropriate use of resources, including land?
11.6 Dis nc veness How do the proposals create a sense of place?
11.7 Layout How does the proposal create people friendly streets and spaces?
11.8 Public Realm How safe, secure and enjoyable are the public areas?
11.9 Adaptability How will the buildings cope with change?
11.10 Privacy and Amenity How does the scheme provide a decent standard of amenity?
11.11 Parking How will the parking be secure and a rac ve?
11.12 Detailed design How well thought through is the building and landscape design?
11. 12 Urban Design Criteria
The proposed development has been designed having regard to the relevant Na onal and Local planning and design policies. The
Guidelines for Planning Authori es on Sustainable Residen al Development in Urban Areas and the accompanying Urban Design Manual
make speciﬁc reference to 12 Urban Design Criteria. These criteria and how they apply to the proposed development are considered in
this sec on.
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11.1 Context How does the development respond to its surroundings?
With regard to context, the site is situated in the northern environs of
Cork City in the townland of Lahardane. The proposed development is
1.5km north of the Ballyvolane District Centre and located to the east of
the Ballyhooly Road. The proposed development will be a planned
sustainable extension to the northern edge of the City on lands which
have been zoned as part of an Urban Expansion Area.
The site is within close proximity of exis ng residen al developments
including those along the Ballincollie Road (Kinvara Close and
Brookwood) and Mervue Lawn to the south west of the site and one oﬀ
dwellings which bound the north of the site. Business zoned lands also in
the ownership of the applicant are situated west of the proposed site on
the opposite side of the Ballyhooly Road along with exis ng business
func ons and a series of one-oﬀ private houses.
The site is irregular in shape and bounded to the west by the
Ballyhooly Road and midway along the western site boundary by an
Plant Hire yard which has previously been quarried, the base of which is
substan ally lower than the subject site. The northern boundary is
bounded by a number of one-oﬀ private houses which are
predominantly single storey and bungalow /dormer style, serviced by a
public lane-way running east to west.
The lands to the east are agricultural and also zoned residen al as part of
the UEA. The southern boundary is also bordered by residen al zoned
lands on the eastern and western edges. Centrally posi oned are two
parcels of land zoned for Community /U lity and Open Space/Sports
Recrea on/Amenity.
Due to the elevated nature of the site, it enjoys extensive views over
Cork City Centre to the south and of the Sheehy Mountains on the Cork/
Kerry border to the west. Shandon is also visible from certain elevated
areas to the south west.
The site is in close proximity to surrounding ameni es such as St. Oliver's
primary and St. Aidan's Secondary Schools, St. Oliver's Church, retail
services including Ballyvolane District Centre within 1.5km to the south
and Blackpool District Centre approximately 2.5km to the south west.
The surrounding areas of Ballincolly and Dublin Hill are well serviced by a
local bus network, the 207, which will be extended into the subject site.
The density of each neighbourhood has been developed speciﬁcally
with its context in mind as per loca on on site, proximity to bus stops,
surrounding housing mix and the distributor road development. Higher
densi es are located in close proximity to ameni es such as, bus stops,
the neighbourhood centre, crèche and lands zoned Community/U lity
for the future school campus development.

N

House styles have been developed in a contemporary style through the
use of materials and detailing with reference to the vernacular.
Good quality useable communal open space (8.2 ha) is provided within
the development consis ng of a greenway and ac ve open spaces
consis ng of local / neighbourhood play areas, kick about areas,
footpaths, cycle paths and amenity walk.

Project

Exis ng movement and connec vity network
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The proposed development will help to address the ongoing
issue of housing shortage in the greater Cork area and allows for a
posi ve addi on to the northern environs of Cork City which will act as a
catalyst in the further development of the UEA and surrounding area.
The proposed development includes the part delivery of the
parkland situated to the south of the site (also in ownership of the
applicant) to enhance the amenity oﬀering in the area. The parkland
when completely developed will form an important amenity for the
north environs of the city.
Exis ng boundaries are maintained and supplemented to minimize the
impact on exis ng habitats as well as exis ng residents of the immediate
surrounding area. All unusable / unsuitable areas for development will
be used to improve the bio-diversity of the site. This will posi vely
contribute to the character and iden ty of the development.
Exis ng trees and hedges along site boundaries will be retained and
protected during site works. Reten on of the hedgerows is
accommodated by the exclusion of plot boundary walls which would
have an adverse impact on the root protec on zones. As a sustainable
alterna ve weld mesh fencing will be provided adjacent to the
hedgerows along with addi onal plan ng within garden spaces. Where
possible boundary hedgerows will be augmented with addi onal tree
plan ng to contribute towards enhancing the local landscape character
as well as providing long term tree infrastructure across the site.
The proposed development has a large network of pedestrian and cycle
paths linking the open spaces, greenway and green route. The site is
shaped by the distributor road and the intersec on of the greenway,
linking the neighbourhoods together to the Ballyhooly Road entrance.
Two vehicular entrances are proposed along the Ballyhooly Road.
Permeability is visually focussed on par cular loca ons from the
Ballyhooly Road due to the sloping nature of the site and it is proposed
to form a planted embankment which adds to the bio-diversity and
creates a so visual border along the road to the development.
The site layout facilitates ease of movement for pedestrians and cyclists
from neighbourhood to neighbourhood, distributor road and site
entrances via a strong street hierarchy and interconnec ng cycle and
pedestrian pathways across open spaces. The distributor road has
dedicated cycle and pedestrian lanes to either side of the carriageway
and provides a means of movement between the upper and lower parts
of the site along the vehicular route.

N

The greenway associated with the ESB wayleave has been conﬁgured to
provide a key priority pedestrian and cyclist 'short cut' through the site
and includes a 3m wide paths at a 1:20 gradient. An alterna ve path is
also proposed as a varia on which varies between 1:12 and 1:15.
The priority pedestrian and cycle pathway route through the site
provides connec vity to des na on and focal points within the
development namely bus services, neighbourhood centre and
greenway.
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Roofscape visual analysis
View 1
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as per Arko CGI
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View 5
Before
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View 7a
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11.2 Connections How well connected is the new neighbourhood?
The improvements proposed to the Ballyhooly Road include the
addi on of a cycle and footpath lane southwards to connect to the
exis ng network which will increase accessibility and connec vity with
the surrounding estates, ameni es, district retail facili es and Cork City.
Within the scheme a Neighbourhood Centre is proposed comprising of
retail units, crèche, doctor's surgery and community hall to serve the
development.
Cycle and footpaths create clear and legible connec vity to the
Neighbourhood Centre which is a maximum travel distance of 1km from
any part of the proposed development.
The distributor road is fed by a series of feeder and local roads which
oﬀer direct access to individual neighbourhoods. A deﬁned hierarchy is
formed by applying the principles of DMURS which helps to improve
safety and legibility throughout the site. The distributor road links the
development from the west (Ballyhooly Road access) to the east and
into future surrounding lands when developed.
A variety of road surfaces are proposed in order to priori se pedestrian
movement which will encourage drivers to be more alert to their
surroundings, and in par cular to pedestrians and cyclists. All routes are
overlooked to provide passive surveillance to create a safe environment,
while public ligh ng along all main routes will ensure that these routes
are usable throughout the day and night.
Within neighbourhoods, vehicular street layouts have been designed to
passively control traﬃc movement and speed by crea ng narrower
roads oﬀ the main Distributor Road with a series of home zones and
shared surface environments.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

To the east of the site, home zones are in some cases, cul-de-sac streets
which will minimise the through ﬂow of vehicles and encourage more
pedestrian and cyclist movement. Cul-de-sac roads are designed to be
as short as possible with pathways to allow pedestrian and cyclist
movement between all streets, open spaces and neighbourhoods.
Roads are designed to naturally provide traﬃc calming with the
inclusion of a series of winding roads and short local roads. Pedestrians
and cyclists have been given priority wherever possible by minimizing
barriers and u lizing desire lines between des na on points on the site.
The linear greenway and green route link the neighbourhoods together
with footpaths and cycle paths between the various open spaces. The
greenway and green route are nodal points in the scheme and the
primary connec vity routes between neighbourhoods. Where changes
in level are not conducive for cycle or foot paths, stepped access is
provided for from within neighbourhoods as a shorter alterna ve route.
The surrounding areas of Dublin Hill and Ballincolly are served by the
207 bus. The exis ng closest bus stops are located at Brookwood and
Kempton Park which serve the 207. The 207 runs from Ballyvolane to
Donnybrook via Cork City Centre with a terminus at Glenheights Park on
Glenheights Road and a terminus at Scairt Cross, Donnybrook. The route
serves Glen Rovers Hurling Club, Ballyvolane Business Park, Ballyvolane

Project

School zoned land to be
re-proﬁled for overburden
storage.

Area designated for provision
of the Mayﬁeld – Kilbarry link
Road/ Ballyhooly Road junction
(Note steeply sloping
Topography to be considered)
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Shopping Centre, Cork City Centre and Douglas. Services depart every 30
minutes from Glenheights between 07.10 to 23.00 Monday to Saturday
and on Sundays from 09.30 to 23.00.
The outbound route runs from Donnybrook to Ballyvolane through
Patrick Street with the same frequency as the inbound route. The
inbound route commences at Glenheights Park, travels via Ballyvolane
Business Park, east along the North Ring Road, northeast along
Ballyvolane Road past the shopping centre, then south along Ballyhooly
Road through Dillon's Cross, St. Luke's and down Summerhill North,
across Brian Boru Bridge to the bus sta on at Parnell Place before
commencing its southbound part of the route.
The developments entrance is in close proximity to the proposed bus
terminus along Ballyhooly Road which will form a public transport hub in
the area.
The exis ng bus route can be extended into the proposed development,
this will increase connec vity and accessibility to surrounding ameni es
and Cork City. It is also proposed to develop a signalised pedestrian
crossing and a bus stop to the south of the Ballyhooly Road/ Kilbarry Link
Road Junc on. It is proposed to have bus stops within the site on the
distributor road.
The poten al extension of the distributor road into neighbouring zoned
land allows for the poten al con nua on of the bus route when these
lands are developed in the future.
School zoned land to be
re-proﬁled for overburden
storage.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.
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Isochrones illustra ng the mes and distances to bus stops within the development and bus stop along the Ballyhooly Road
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School zoned land to be
re-proﬁled for overburden
storage.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.
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Isochrones illustra ng the mes and distances to the proposed Neighbourhood Centre
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Proposed Site Render: Illustra ng Neighbourhood 1 houses & Neighbourhood 6 apartments with connec vity along the Ballyhooly Road
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Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

School zoned land to be
re-proﬁled for overburden
storage.

Area designated for provision
of the Mayﬁeld – Kilbarry link
Road/ Ballyhooly Road junction
(Note steeply sloping
Topography to be considered)
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Site layout Plan - Site connec vity
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Proposed Site Render: View of Neighbourhood 1 houses and connec vity along the Ballyhooly Road from neighbourhood 4
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11.3 Inclusivity How easily can people use and access the development?
The proposed development has been designed to oﬀer a broad range of
accommoda on choice in terms of unit size and conﬁgura on. The
variety of dwellings will a ract a wide range of people and household
types. Part V units have been included throughout the site at various
loca ons. The distribu on of Part V units is in accordance with the
guidance that ensures the crea on of a mixed tenure community.
Adherence to Part M of the Technical Guidance Documents which deal
with accessibility and inclusivity have been applied in all cases.
Unit types diﬀer between neighbourhoods depending on the loca on,
topography and density. The sizes of proposed house types are generous
and exceed the standards set out within the Quality Housing for
Sustainable Communi es Guidelines, which allow for ﬂexible living
spaces and comfort. The dwellings allow for people to trade up or trade
down while s ll maintaining a high-quality environment while
poten ally remaining in the same community.
Houses, terraces, duplexes and apartment units are provided with level
access, accessible circula on and sanitary provisions. Parking is
provided close to each unit, either within the house cur lage or
communal arrangement in close proximity. There is a range of public,
communal and/or private amenity spaces and facili es for children of
diﬀerent ages, parents and the elderly.
The approach routes, entrances and accommoda on have been
designed to incorporate the provisions of Building Regula ons Part M
Access and Use 2010.
The proposed development includes a variety of open spaces, play areas
and a neighbourhood centre including retail units, crèche, community
hall and doctor's surgery which will encourage social interac on and
integra on in the new community.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

Amenity spaces have been developed to suit children of varying ages,
adults and seniors where relevant. The proposed amenity areas
include:

School zoned land to be
re-proﬁled for overburden
storage.

1. Play areas for younger children with the inclusion of elements
such as climbing frames, slides and safe surfaces with fencing
around when in shared spaces.
2. Play areas for older children with the inclusion of natural play
structures and elements of explora on.
3. Areas containing swing sets catering for primary school
children and teenagers for social interac on.

N

4. Sea ng areas along the greenway and green route for adults and
seniors to allow pauses along their journey.
All areas are designed to be accessible to all in the community which
encourages the use these public spaces. All buildings are designed to
provide passive surveillance of public spaces, streets and circula on
paths.
Site Layout Plan - Taking in charge
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Proposed Site Render: Illustra ng Neighbourhood 5, green open space and rela onship to houses
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11.4 Variety How the development promote a good mix of activities?
The development proposes a Neighbourhood Centre which includes
2 no. retail units, doctors' surgery, crèche facility and community hall to
serve and support the needs of the proposed development. The centre
is accessible from both within the development and poten al future
surrounding developments. The provision of pedestrian footpaths and
cycle paths alleviate the need for vehicular movement within the
proposed development. The greenway forms an important amenity
feature in the development with recrea onal spaces and play areas
along with amenity walk which allows for future connec on with
parklands to the east and south, once this is developed. This applica on
includes for the part delivery of approximately 3ha parkland.
The proposed development by virtue of its proximity to Cork City and
surrounding areas has access to employment, retail and recrea onal
hubs. The proximity to bus routes for those working in the city and
further away will also be of beneﬁt. Housing types and tenure add to the
choice available in the area.
The proposed mix of house types have been inﬂuenced by a range of
factors listed below:
1. Planning policies on housing mix.
2. The need to cater for family home ownership, private and investor
ownership to serve the rental market and social aﬀordable housing.
3. The need to provide for mixed communi es with a range of house
types, sizes and social aﬀordable housing.
3. The need to provide for mixed communi es with a range
of house types and sizes.
4. The nature of exis ng stock in the area.
5. Crea ng of a balanced social mix in the area.
6. The marketability of diﬀerent types of housing units with regard to the
local housing market need and aﬀordability.

Proposed Site Render: Illustra ng the Neighbourhood Centre and surrounds

Proposed Site Render: Key Plan
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Response to An Bord Pleanála
Item 8 - Unit Mix
Unit Mix
As aforemen oned the proposed development provides for a wide
variety of house types and tenures which will oﬀer new opportuni es to
prospec ve residents.
The unit mix proposed comprises of the following:
- 67 no. Detached houses
- 278 no. Semi-Detached houses
- 186 no. Terrace houses
- 69 no. Duplex Units
- 153 no. Apartments
The proposed unit mix is spread throughout the site with a high
concentra on of terraces, duplexes and apartments located in
neighbourhood 2 and 5 due to the proximity to the on-site bus stop and
Neighbourhood Centre, to avail of associated services.
N6 apartments are located close to the Ballyhooly Road with 2 bus stop
op ons in close proximity to service the apartments; one on-site and
the second, south along the Ballyhooly Road, both approximately 450m
away.
The 6 neighbourhoods as character areas create dis nc on between
the areas in order to create a strong sense of iden ty and place, unique
to its loca on and se ng on-site.
Part V units are dispersed around the site in the various neighbourhoods
as per agreement with Cork City Council and a higher concentra on of
units in neighbourhoods 2 and 5, due to the proximity to the
Neighbourhood Centre and bus stop. These consist of the following:
- 2 no. Semi-Detached houses
- 38 no. Terrace houses
- 35 no. Duplex Units consis ng of 17 no. Ground Floor Units
and 18 no. First Floor townhouses
The proposed residen al density and unit mix will meet the needs of
current residents and future requirements.

N

Site Layout Plan - Proposed units mix per typology
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Proposed Site Render: Illustra ng Neighbourhood 5 houses
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Site Layout Plan - Proposed house types
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11.5 Efﬁciency How does the development make appropriate use of resources, including land?
The net density over the proposed development is 35.70 units per
hectare.

Apartments - Storage areas for bins are provided within communal
storage areas and will be facilitated by a management company.

An appropriate balance has been struck in terms of housing densi es
and open space requirements to ensure eﬃcient use of land, while
ensuring a quality environment. We consider that the density
represents eﬃcient use of available land while having regard for the
prevailing site constraints and limita ons.

Terraces units - Bin storage is provided for within the cur lage of each
unit to the front or to the rear for end of terrace units.

The proposed development is situated in close proximity to a local bus
stop and proposed bus stops within the development are accessible to
the whole community and will form part of a larger bus network once
surrounding lands are developed. High density areas and units are
proposed close to bus stops such as apartments and duplexes.
Accessibility to public transport will encourage more eﬃcient travel
pa erns.

Duplex units - Storage areas for bins are provided within communal
storage areas and will be facilitated by a management company.
Houses – Bin storage areas will be provided within the cur lage of each
dwelling to the rear or side dependant of conﬁgura on of each dwelling.

Gradients, zoning and ESB 110 KV corridors

Within neighbourhoods where plateaus have been created,
embankments have been designed to sculpt the landscape to
accommodate the development and rely on high quality landscaping to
integrate the development back into its se ng.

Gradient challengers and site ownership in blue

Plan ng proposals have been formulated to complement the local
landscape se ng. Na ve trees have been selected in signiﬁcant
numbers for plan ng along boundaries and across open spaces while
non-na ve species have also been selected where spa al constraints
and management requirements are important considera ons, such as
along roads and in close proximity to houses.
Shrubs and groundcover plan ng are provided to the front of plot
boundary walls which face onto roads and open spaces and in plan ng
beds within the cur lage of the houses and apartment blocks to provide
visual interest and a sense of seasonality and diversity.
All houses, apartments and buildings are designed to maximise passive
solar gain through orienta on. All houses are dual aspect which ensures
suﬃcient daylight penetra on, passive warmth and access to direct
sunlight at various mes of the day. Window sizes are adapted for each
house depending on orienta on to maximise solar gain throughout the
day.
Gardens are designed to the rear or side of each house which allows
ample space for direct sun penetra on.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

Public open spaces and green areas all have direct sun for the majority of
the day. Wherever orienta on is not suitable, preference has been given
to good urban form and principles.

School zoned land to be
re-proﬁled for overburden
storage.

Waste and recycling facili es are provided throughout the development
to service all forms of housing and public spaces.
Public spaces – Bins are located at strategic posi ons along the
development where it is envisaged that people will congregate and
enjoy the ameni es provided.

N

Site Layout Plan - Neighbourhood density
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Response to An Bord Pleanála
Item 6 - Residen al Density
Residen al Density
The nett density across the proposed site will be 35.70 units per hectare.
The density is in accordance with the: Guidelines for Planning
Authori es on Sustainable Residen al Development in Urban Areas,
having regard for outer Suburban / “Greenﬁeld”. The density of the
development varies across the proposed neighbourhoods due to the
topographical challenges of the sloping por on of the site.
The neighbourhoods created, provide a series of dis nct character
areas with varying densi es.
The nett des ny is calculated by discoun ng the following areas are per
the: Guidelines for Planning Authori es on Sustainable Residen al
Development in Urban Areas:
· Distributor road and associated shared pedestrian and cycle path
· Neighbourhood Centre retail units and doctor's surgery
· Community/U lity zoned lands and creche located on these lands
· Greenway under the 110kv overhead powerlines (wayleave area)
· Developed por on of the urban parkland and remainder of the
parkland not developed within the red line area
· Exis ng and proposed landscaped buﬀer strips
· Neighbourhood embankments that are undevelopable
It is proposed that these densi es represent an eﬃcient use of available
lands taking into considera on the topography of the site and
challenges overcome.

School zoned land to be
re-proﬁled for overburden
storage.

The masterplan of the development provides for a wide range of house
types, apartments and duplexes. The density of the development varies
across the 6 neighbourhoods due to topographical nature of the site
which in turn allows for a series of the dis nc ve neighbourhood areas.
The densi es proposed represent an eﬃcient use of the available
subject lands as per below:

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.
Area designated for provision
of the Mayﬁeld – Kilbarry link
Road/ Ballyhooly Road junction
(Note steeply sloping
Topography to be considered)

Neighbourhood Density

N

Site Layout Plan - Developable and discounted areas

Neighbourhood 1

25.9 units per hectare

Neighbourhood 2

37.6 units per hectare

Neighbourhood 3

27.6 units per hectare

Neighbourhood 4

25.9 units per hectare

Neighbourhood 5

33.5 units per hectare

Neighbourhood 6

103.5 units per hectare

Net Density
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35.70 units per hectare

Proposed Site Render: Neighbourhood 3 houses & view of the greenway
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11.6 Distinctiveness How do the proposals create a sense of place?
The layout has recognisable features helping to reinforce a sense of
place and iden ty for residents par cularly the greenway/parkland
development, green route and Neighbourhood Centre.
Two predominant site features are developed in the scheme namely the
green way and Neighbourhood Centre. The greenway provides a series
of amenity spaces and provides the main pedestrian and cycle
connec vity through the scheme. The greenway is extended to the
Neighbourhood Centre via a green route which con nues through
neighbourhood 2 and 5 with pedestrian and cycle priority paths.
The Neighbourhood Centre serves as a focal point at the highest por on
of the site along the distributor road. It is easily accessibly and visible
from far away as an iden ﬁable orienta ng mechanism.
Within the neighbourhoods, features are made of the embankments
that create enclosures within neighbourhoods and enhanced
landscaping that creates a dis nc ve character and iden ty to each
area.
The scheme provides a posi ve addi on to its locality by the scale of the
development and ameni es proposed. The Neighbourhood Centre,
greenway and parkland oﬀer des na on spaces people would want to
go to and enjoy. The landscaping proposed enhances the overall iden ty
of the development with a wide variety of na ve trees, ground cover
plan ng, meadows and grass mounding amongst large open spaces of
ac ve recrea on. The deﬁni on of each neighbourhood enhances the
iden ty and sense of place within the development and the larger area.

School zoned land to be
re-proﬁled for overburden
storage.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

The apartments along the Ballyhooly Road provide a dis nc ve gateway
into the development and a focal point along the road. The
embankments bordering the road are landscaped to create visual
buﬀers from the road and blend the scheme into the landscape. The
overall iden ty of the scheme is enhanced by the strong visual aesthe c
of the landscaping.
Views are maximized from within the scheme to the prominent
eleva ons aﬀorded by the site eleva on over surrounding areas.
Neighbourhoods are mostly designed to front onto the greenway,
parkland and school site bordering the distributor road to avail of the
views over Cork City to the south. The Sheehy mountains are also visible
to the west in the distance.

N

Site layout Plan - Site dis nc veness
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Neighbourhood Analysis
The neighbourhoods have been designed following the key criteria
men oned below which has guided the design process of the
development in crea ng a high quality cohesive environment rich in
character. This has allowed the design to evolve while con nuously
evalua ng the criteria against the design proposed.
1. Fragmen ng development into smaller neighbourhoods
The fragmenta on of the overall master plan for the site into
neighbourhoods allow for the development to be fragmented into
smaller parts and each neighbourhood to form its own iden ty within
the larger development. The individual iden ty of each neighbourhood
refers back to the development as a single en ty by the use of common
elements and shared facili es.
2. Understanding the layout
The neighbourhoods formed in the development allows for easier
understanding of the en re scheme as it is fragmented into iden ﬁable
elements linking each neighbourhood together. This allows for easier
naviga on, circula on and iden ty of neighbourhoods.
3. Architectural character
Each area expresses its own architectural character and uniqueness
allowing a clear dis nc on between neighbourhoods and avoiding
monotony. Material usage and ﬁnishes diﬀer between neighbourhoods
while maintaining the same architectural language throughout.
4. Crea ng a sense of place
Each neighbourhood is deﬁned by various elements such as materials
proposed and placement on site, this is furthermore enhanced by each
neighbourhood crea ng its own iden ty by diﬀerent street layouts
and ameni es serving each neighbourhood. This allows each
neighbourhood to have a strong sense of place deﬁned by its layout,
materials and amenity.
Each neighbourhood is designed to have a dis nc ve elements
incorporated into its design or layout which is highlighted in the
neighbourhood plans to follow.
5. Densi es and neighbourhood posi ons
Neighbourhoods with higher densi es are situated close on the
entrance / exit of the site which is easily accessible for vehicles and
pedestrian in close proximity to bus stops and the neighbourhood
centre. It is envisioned that these neighbourhoods will have a high
concentra on of people using these facili es. The neighbourhood
centre also forms a strong focal point within the development.
6. Orienta on and interac on
The overall development site, being an irregular shape and of
diﬀerent orienta ons allows for the development of neighbourhoods
to beneﬁt from house orienta ons by crea ng smaller house groups

Project

Proposed Site Render: Entrance to neighbourhood 1 and distributor road
within each neighbourhood and orienta ng them accordingly.
The distributor road is the main vehicular element linking the
development together with the greenway which allows for con nuous
interac on between the neighbourhoods.

pedestrian and cyclist priority circula on. An avenue situated along the
distributor road connects to the green-way and enhances access
between these neighbourhoods.

The greenway links neighbourhoods 1 - 4 with a variety of amenity
features such as; useable open green spaces, kick about areas, outdoor
gym facility, cycle and pedestrian paths.
Neighbourhoods 2 & 5 are linked by a green route that provides

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City

Proposed Site Render: Key Plan
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Material Selec on

Site Layout Plan - Materials proposed per neighbourhood
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Neighbourhood 1
Loca on & Density
Neighbourhood 1 is located on the western por on of the site next to
the Ballyhooly Road. Neighbourhood 1 in conjunc on with
Neighbourhood 6 form the entrance to the development and provides
connec vity to Ballyhooly Road and southwards to surrounding
ameni es and Cork City.
The northern boundary of Neighbourhood 1 borders the quarried
parcel of land (Plant Hire Yard) which separates neighbourhood 1 from
neighbourhood 4. The neighbourhood is enclosed by the distributor
road.
The density of Neighbourhood 1 is proposed at 25.9 units per hectare,
due to constraints men oned below.
Proposed Site Render: Embankment as backdrop for houses
Challenges and Constraints
- The natural ground slope on this por on of the site is very steep
and poses challenges for development.
- The ground level of the neighbourhood is substan ally higher
than the Ballyhooly Road level.
- 110kv overhead powerlines require a 50m wayleave below the
powerlines.
- Connec ons and connec vity to the parklands to the east.
- Level diﬀerence with quarried land to the north.
Neighbourhood design
- Neighbourhood 1 and neighbourhood 6 complement each other
as entrance to the scheme.
- Create a so welcoming approach to development and
neighbourhood.

Proposed Site Render: View along Ballyhooly Road

- Organic composi on and layout to reﬂect topography.
- Create an urban pla orm (plateau) to contrast with the embankment
as organic backdrop.
- Balance between minimizing cut and ﬁll requirements while
considering maximizing residen al density.
- Neighbourhood 6 has high density apartments that contrast with
neighbourhood 1's lower density that complement each other.
- Connec vity to greenway and circula on route through the site.

N

- Integra on of the greenway into the design as a focal point and
des na on area of the development.
- Address Ballyhooly Road in a suitable manner for protec on
from busy road and allow over-looking.

Neighbourhood 1 Site Layout Plan
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MATERIAL SELECTION

Proposed Site Render: Embankments as backdrop to houses in Neighbourhood 1

1.
2.
3.
4.
5.

FARMHOUSE RED ROOF TILE
COTTAGE MIXTURE BRICK
BLACK FASCIA, SOFFIT & RAINWATER GOODS
WHITE PRE-COLOURED RENDER / WET DASH
MATCHING COLOUR RAISED PLASTER BANDS TO
WINDOWS & DOORS WHERE INDICATED
6. GREY RAL 7015 COLOUR WINDOWS & DOORS.
7. SELECTED COLOUR HARDWOOD/ COMPOSITE
FRONT DOOR PEPPER POTTED ON SITE: GREEN,
GREY, RED, ORANGE, BLUE ETC
8. SELECTED METAL CLADDING TO ENTRANCE
CANOPIES AS INDICATED

Proposed Site Render: Key Plan
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Neighbourhood 1 road hierarchy, pedestrian & cyclist circula on
Proposed Site Render: Neighbourhood 1

Proposed Site Render: Key Plan
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Neighbourhood 1: Sec on 5 - 5 Illustra ng level diﬀerences across neighbourhood and rela onship with Ballyhooly Road and embankments created
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Neighbourhood 2
Loca on and Density

N

Neighbourhood 2 is located on the north eastern por on of the site,
adjoining one oﬀ private houses to the north and residen al zoned open
lands to the east. The neighbourhood also borders neighbourhood 4 to
the west and neighbourhood 5 to the south.
Neighbourhood 2, includes the Neighbourhood Centre which contains
the following; 2 no. retail units, 103 child creche, community building,
doctor's surgery, apartment units, community hall and outdoor plaza
area.
The density is proposed at 37.6 units per hectare due to the loca on of
the neighbourhood centre and gentle topography of this por on of the
site.
Challenges and Constraints
- Moderately sloping ground to the west of the neighbourhood
- Connec vity to the surrounding lands (parkland/school zones)
- Elevated posi on of this por on of the site
- 110kv overhead powerlines require a 50m wayleave below the
powerlines.
- Buﬀer area to one oﬀ private houses to the north
Design
- Allow distributor road to border lands to the south (parkland and
school) to encourage development and shared road facili es.
- Create a higher density area around the neighbourhood centre
- Create a welcoming approach the neighbourhood and centre
- Rigid urban composi on and layout to reﬂect the level topography.
- The neighbourhood centre forms the central focus of the
neighbourhood that includes a shared plaza area linking the
apartments, community hall, creche and retail units together.
- The neighbourhood centre is designed as a beacon on top of the hill
that helps orientate residents and visitors along the distributor road
and within the larger development.
- Create a green route for connec vity through Neighbourhood Centre
to neighbourhood 5 and greenway
- Integra on of the greenway into the design as a focal point and
des na on area of the development.

Neighbourhood 2 Site Layout Plan

- Incorporate amenity walk through neighbourhood
- Pocket parks incorporated along distributor road as pause areas
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Proposed Site Render: House addressing the northern local road across from private houses

Proposed Site Render: Neighbourhood Centre

Proposed Site Render: Green route with houses overlooking

Neighbourhood 2 road hierarchy, pedestrian & cyclist circula on
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MATERIAL SELECTION

Proposed Site Render: Rela onship of houses to the local road on the northern boundary of Neighbourhood 2 bordering private dwellings

1.
2.
3.
4.
5.

TEGRAL BLUE BLACK ROOF TILE
IVANHOE CREAM BRICK
BLACK FASCIA, SOFFIT & RAINWATER GOODS
WHITE PRE-COLOURED RENDER / WET DASH
MATCHING COLOUR RAISED PLASTER BANDS TO
WINDOWS & DOORS WHERE INDICATED
6. GREY RAL 7015 COLOUR WINDOWS & DOORS.
7. SELECTED COLOUR HARDWOOD/ COMPOSITE
FRONT DOOR PEPPER POTTED ON SITE: GREEN,
GREY, RED, ORANGE, BLUE ETC
8. SELECTED METAL CLADDING TO ENTRANCE
CANOPIES AS INDICATED

Proposed Site Render: Key Plan
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Proposed Site Render: Neighbourhood 2 apartments and duplex units

Proposed Site Render: Key Plan

Proposed Site Render: Northern eleva on of the Neighbourhood Centre
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Proposed Site Render: Green route to Neighbourhood Centre

Proposed Site Render: Key Plan
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Neighbourhood 3
Loca on & Density
Neighbourhood 3 is located on the western por on of the site and
provides the connec vity between neighbourhoods and connec on
point to the greenway.
The neighbourhood is enclosed by the greenway to the south / east and
the distributor road to the north / west.
The density of Neighbourhood 3 is proposed at 27.6 units per hectare,
due to constraints men oned below.
Challenges and Constraints
- The natural ground slope on this por on of the site is very steep
and poses challenges for development.
- The ground levels are challenging to allow connec vity to the
distributor road and overlooking of the greenway.
- Desire lines formed through the greenway and linkage to the
neighbourhood
- 110kv overhead powerlines require a 50m wayleave below
- Connec vity to other neighbourhoods and the parklands to the
east.
Neighbourhood Design
Proposed Site Render: Houses overlooking the greenway

- Organic composi on and layout to reﬂect topography.
- Create an urban pla orm (plateau) to contrast with the embankment
and greenway as organic backdrop.
- Balance between minimizing cut and ﬁll requirements while
considering maximizing residen al density.
- Connec vity to greenway and circula on route through the site.
- Integra on of the greenway into the design as a focal point and
des na on area of the neighbourhood.
- Address the distributor road to provide interac on, overlooking and
supervision.
- Advantage taken of neighbourhood eleva on and external views

Proposed Site Render: Neighbourhood 3 houses

Neighbourhood 3 Site Layout Plan
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MATERIAL SELECTION

Proposed Site Render: Neighbourhood 3 houses overlooking greenway

1. TEGRAL BLUE BLACK ROOF TILE & FARMHOUSE
RED ROOF TILE
2. IVANHOE CREAM BRICK & COTTAGE MIXTURE
BRICK
3. BLACK FASCIA, SOFFIT & RAINWATER GOODS
4. WHITE PRE-COLOURED RENDER / WET DASH
5. MATCHING COLOUR RAISED PLASTER BANDS TO
WINDOWS & DOORS WHERE INDICATED
6. SELECTED COLOUR HARDWOOD/ COMPOSITE
FRONT DOOR PEPPER POTTED ON SITE: GREEN,
GREY, RED, ORANGE, BLUE ETC
7. GREY RAL 7015 COLOUR WINDOWS & DOORS.
8. SELECTED METAL CLADDING TO ENTRANCE
CANOPIES AS INDICATED

Proposed Site Render: Key Plan
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Neighbourhood 3: Sec on 4 - 4

Neighbourhood 3: Sec on 2 - 2

Neighbourhood 3: Sec ons Key Plan
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Neighbourhood 4

Proposed Site Render: Houses situated on corner, overlooking local &
distributor road

Proposed Site Render: Entrance to Neighbourhood 4

Neighbourhood 4 Site Layout Plan
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MATERIAL SELECTION

Loca on & Density
Neighbourhood 4 is located on the north western por on of the site and
provides the second entrance to the site from the Ballyhooly Road.
The neighbourhood is enclosed by the greenway to the east and the
distributor road to the south.
The density of Neighbourhood 4 is proposed at 25.9 units per hectare,
due to constraints men oned below.
Challenges and Constraints
- The natural ground slope on this por on of the site is very steep
and poses challenges for development.
- The ground levels are challenging to allow connec vity to the
distributor road and to the rest of the development
- 110kv overhead powerlines require a 50m wayleave below
- Connec vity and access to the ameni es proposed
Neighbourhood Design
- Creates a so welcoming approach to development and
neighbourhood.

Proposed Site Render: Entrance to Neighbourhood 4

- Organic composi on and layout reﬂects the topography.
- Create an urban pla orm (plateau) to contrast with the embankments
to create enclosure of the lower por on of the neighbourhood.
- Balance between minimizing cut and ﬁll requirements while
considering maximizing residen al density.
- Connec vity to greenway and circula on route through the site.
- Advantage taken of neighbourhood eleva on to allow external views
- Reduc on in the visual impact from the neighbouring private houses
due to steep level changes and buﬀers created
- Where connec vity is not possible due to the sloping nature of the
neighbourhood, the concept of enclosure has taken priority
- Houses provide ac ve frontages to the distributor road where possible
to allow over-looking.

1.
2.
3.
4.
5.

FARMHOUSE RED ROOF TILE
COTTAGE MIXTURE BRICK
BLACK FASCIA, SOFFIT & RAINWATER GOODS
WHITE PRE-COLOURED RENDER / WET DASH
MATCHING COLOUR RAISED PLASTER BANDS TO
WINDOWS & DOORS WHERE INDICATED
6. GREY RAL 7015 COLOUR WINDOWS & DOORS.
7. SELECTED COLOUR HARDWOOD/ COMPOSITE
FRONT DOOR PEPPER POTTED ON SITE: GREEN,
GREY, RED, ORANGE, BLUE ETC
8. SELECTED METAL CLADDING TO ENTRANCE
CANOPIES AS INDICATED

Proposed Site Render View
Neighbourhood 4 road hierarchy, pedestrian & cyclist circula on
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Proposed Site Render: Key Plan

Proposed Site Render: Entrance to Neighbourhood 4

Neighbourhood 4: Sec ons Key Plan

Neighbourhood 4: Sec on 9 - 9
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Proposed Site Render: Key Plan
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MATERIAL SELECTION

Neighbourhood 5

Proposed Site Render: Open space within neighbourhood

Proposed Site Render: Neighbourhood 5 open space

1. TEGRAL BLUE BLACK ROOF TILE
2. IVANHOE CREAM BRICK & NATURAL STONE
CLADDING
3. BLACK FASCIA, SOFFIT & RAINWATER GOODS
4. WHITE PRE-COLOURED RENDER / WET DASH
5. MATCHING COLOUR RAISED PLASTER BANDS TO
WINDOWS & DOORS WHERE INDICATED
6. GREY RAL 7015 COLOUR WINDOWS & DOORS.
7. SELECTED COLOUR HARDWOOD/ COMPOSITE
FRONT DOOR PEPPER POTTED ON SITE: GREEN,
GREY, RED, ORANGE, BLUE ETC
8. SELECTED METAL CLADDING TO ENTRANCE
CANOPIES AS INDICATED

N

Neighbourhood 5 Site Layout Plan

Project

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City

Proposed Site Render: Houses bordering Neighbourhood 5 boundary
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Proposed Site Render: Key Plan

Proposed Site Render: On-cur lage parking with verge planted area incorporated into footpath

Neighbourhood 5: Sec ons Key Plan

Neighbourhood 5: Sec on 4 - 4
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Loca on and Density
Neighbourhood 5 is located on the south eastern por on of the site,
adjoining residen al zoned open lands to the east and south.The
neighbourhood also borders neighbourhood 2 to the north and the
school zoned lands to the west.
Neighbourhood 5 provides the link to the surrounding residen al land
with the poten al connec on of the distributor road and various
internal connec on op ons.

- Create a higher density area in close proximity to the neighbourhood
centre
- Rigid urban composi on and layout reﬂects the level topography.
- The green route forms the central focus of the neighbourhood and
provides connec vity to the rest of the development
- Incorporate amenity walk through the neighbourhood
- Pocket parks incorporated along distributor road as pause areas

The density is proposed at 33.5 units per hectare due to the proximity to
the neighbourhood centre, bus stop and gentle topography of this
por on of the site.
Challenges and Constraints
- Connec vity to the surrounding lands (south, east & west)
- Addressing the distributor road
Design
- The distributor road borders the lands to the south (parkland and
school) to encourage development and shared road facili es.

Proposed Site Render: Key Plan

Proposed Site Render View
Proposed Site Render: Green route with houses overlooking
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Neighbourhood 6 Apartments

Proposed Site Render: Northern view of apartments

Proposed Site Render: Southern view of apartments and courtyard

Neighbourhood 6 Site Layout Plan
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Proposed Site Render: View of apartments along the Ballyhooly Road
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Proposed Site Render: North east view of the apartments from the distributor road
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MATERIAL SELECTION

Loca on & Density
Neighbourhood 6 is located on the south western por on of the site next
to the Ballyhooly Road and in conjunc on with Neighbourhood 1 forms
the entrance to the development and provides the connec vity to
Ballyhooly Road south towards surrounding ameni es and Cork City.
High density apartments are proposed in close proximity to proposed on
and oﬀ-site bus stops and entrance to the development.
The density of Neighbourhood 6 is proposed at 103.5 units per hectare.
Challenges and Constraints
- The natural ground slope on this por on of the site is very steep
and poses challenges for development.
- The ground level of the neighbourhood is substan ally higher
than the Ballyhooly Road level.
- Connec vity to the distributor road and parklands to the north and
east.
- Buﬀer required for the future development of the Killbarry Relief Road
as envisioned for civil works
- Visual impact from surrounding views
- All facades visible from external views due to posi oning and exposure
of apartments on the site
Neighbourhood design
- Create a so welcoming approach to the development /neighbourhood
and a focal point along the Ballyhooly Road
- Create an urban pla orm in the form of undercro parking to allow a
stepped approach to the design and a podium roof garden with south
facing aspect.
- Balance between minimizing cut and ﬁll requirements while ensuring
the height of the apartments do not intrude on the skyline from
prominent views.
- Reduce massing by material usage, propor ons and emphasizing sight
lines.

1. TEGRAL BLUE BLACK ROOF TILE
2. IVANHOE CREAM BRICK & NATURAL STONE
CLADDING
3. BLACK FASCIA, SOFFIT & RAINWATER GOODS
4. WHITE PRE-COLOURED RENDER / WET DASH
5. MATCHING COLOUR RAISED PLASTER BANDS TO
WINDOWS & DOORS WHERE INDICATED
6. GREY RAL 7015 COLOUR WINDOWS & DOORS.
7. SELECTED COLOUR HARDWOOD/ COMPOSITE
FRONT DOOR PEPPER POTTED ON SITE: GREEN,
GREY, RED, ORANGE, BLUE ETC
8. SELECTED METAL CLADDING TO ENTRANCE
CANOPIES AS INDICATED

- Connec vity to greenway and circula on route through the site by
crea ng desire lines through the apartments.
- Address Ballyhooly Road in a suitable manner for protec on
from busy road and allow over-looking.
- Orienta on and shape of buildings allow for future maximisa on of
photovoltaic panels
- South aspect apartments are maximised and designed to address the
private amenity courtyard
Neighbourhood 5 road hierarchy, pedestrian & cyclist circula on
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Proposed Site Render: Southern view of apartments and courtyard
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Proposed Site Render: Key Plan
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11.7 Layout How does the proposal create people friendly streets and spaces?
The proposed layout is designed to respond posi vely to the site and
exis ng context by exploi ng the topography, views, orienta on,
features, focal points, des na on spaces and where possible maximise
the development poten al.
The distributor road links the proposed development to the Ballyhooly
Road with associated pedestrian foot and cycle path, which con nues
the en re distributor roads length. This road is design to extend into
neighbouring zoned lands which will ensure connec vity with
surrounding estates, ameni es and Cork City in the future.
Feeder roads and home zones provide pedestrian footpaths with shared
priority zones. Connec ons are formed between neighbourhoods
where possible, by green open areas and foot and cycle paths .
These connec ons are further enhanced by the greenway and green
route linking the neighbourhoods together. Streets and footpaths
beneﬁt from passive surveillance from houses and apartments that
front onto them. All neighbourhood open green spaces and streets have
ac ve frontages addressing them to ensure passive surveillance and
discourage an -social behaviour. There is a clear dis nc on between
private, semi private and public spaces which encourages social
interac on and outdoor ac vity. All the factors men oned above, allow
for permeability through the neighbourhoods and larger development.
Every house or apartment has direct access to the pedestrian network
from their doorsteps that links neighbourhoods, open spaces and the
greenway together.
There is a clear hierarchy in the street network, for example, home zones
have a clear deﬁni on from the distributor road with a shared surfaces
and footpath conﬁgura ons, verge plan ng and ghter radii.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

Feeder roads are 6 metres in width oﬀ the distributor road then narrow
to 5.5 metres at strategic points and intersec ons with local streets,
local streets/homezone widths are 5.5 metres with strategically placed
pedestrian priority surface materials to remind drivers that they are in a
home zone. Where streets end in cul-de-sacs, they are ﬁnished with a
shared surface with pedestrian priority.

School zoned land to be
re-proﬁled for overburden
storage.

N

Within home zones footpaths are raised a maximum of 20mm and
widened to 2.8m to allow for an added buﬀer area from vehicles. This
buﬀer includes a 2m footpath and 800mm planted verge with trees at
regular intervals to so en the edge and enhance the buﬀer.

N
Along Feeder roads, footpaths are raised to 125mm to allow a clear
separa on from the road and in some cases a 800mm tree planted grass
verge is designed to create an added buﬀer zone and protec on
as it is iden ﬁed as the main circula on route in and out of the
neighbourhoods.
Site Layout Plan: Road hierarchy and site connec vity
Traﬃc speeds are controlled by winding short roads, reduc on in road
widths and surface ﬁnish changes. These conscious design decisions
have been made to create awareness and give priority to pedestrians
and cyclists.
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Site Layout Plan: On-street and on-cur lage parking with priority pedestrian and cycle path
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Proposed Site Render: Key Plan
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School zoned land to be
re-proﬁled for overburden
storage.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

N

Site Layout Plan: Ac ve frontage and circula on
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Response to An Bord Pleanála
Item 8 - Conﬁgura on of the layout
Conﬁgura on of the layout
The proposed layout is designed to respond posi vely to the site and
exis ng context by exploring the topography, views, orienta on,
features & focal points, while where possible, maximising the
development poten al.
Focal & des na on points have been created around the site in central
loca ons to each neighbourhood and the overall development which
allow desire lines to be followed for ease of naviga on and orienta on.
An example of this would be the greenway with many amenity features
linking to the green route that connects to the Neighbourhood Centre.
This creates and forms part of the overall connec vity within the
development. Logical routes are emphasized by crea ng an
interconnected series of connec ons between neighbourhoods and
des na on areas.
Ac ve frontages are created on all streets and roads which allow for
overlooking and passive surveillance. Open spaces are generally
enclosed by a variety of houses and embankments to allow for
overlooking & passive surveillance while maintaining a unique sense of
place in each neighbourhood. Ac ve edges are created with the
distributor road where level diﬀerences allow with on street parking
provided.
A street hierarchy exists that allows for varia on to the individual
character of the neighbourhoods and promotes a pedestrian priority
environment and connec vity throughout the development.

School zoned land to be
re-proﬁled for overburden
storage.

The proposed development oﬀers a clearly deﬁned hierarchy of open
space and connec ons to neighbourhoods and amenity open spaces
proposed.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

Buﬀers are designed to allow for added separa on of vehicles and
priori se pedestrian movement within neighbourhoods along with
shared surfaces to create heightened alertness for vehicle drivers.

N

Site Layout Plan: Open space connec vity
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11.8 Public Realm How safe, secure and enjoyable are the public areas?
The public open spaces within the neighbourhoods are well overlooked
for passive surveillance. These green open areas are designed with play
areas to increase their use and provide an extension to residents of their
private gardens and outdoor spaces.
The open spaces create high quality focal and nodal points within each
neighbourhood with play and amenity areas which will add to the
quality of life of future occupants.
This will foster a sense of ownership and belonging within each
neighbourhood. There is a clear deﬁni on between public, semi-private
and private spaces by the deﬁni on of these spaces incorpora ng,
landscaping, car parking, low plan ng, borders and walkways between
spaces.
The greenway incorporates the 50m wide wayleave corridor associated
with the overhead 110kv power lines as well the proposed parkland area
as part of this applica on.
The greenway provides a signiﬁcant oﬀ-road movement corridor for
pedestrians and cyclists. Cu ng and ﬁlling is required to provide level
play spaces within the greenway and embankments arising from the cut
and ﬁll exercise give rise to opportuni es for the incorpora on of res ng
and viewing point nodes along the corridor in the form of small informal
hard stand areas and amphitheatre style sea ng areas . Levels across
open spaces have been adjusted to provide useable areas for kickabout
and informal play.
Neighbourhoods immediately adjacent to the greenway have been
designed to provide as much overlooking and passive surveillance as
possible. Connec ng footpaths to the greenway are also provided from
within neighbourhoods.
Tree plan ng along the greenway is concentrated to the east of the
wayleave corridor thus minimising management inputs under the
power lines as well as maintaining an open aspect and overlooking from
the adjacent houses.
The eastern boundary of the greenway will be deﬁned by a hedge-bank
which will provide an appropriate e-in with exis ng hedges along site
boundaries. The arrangement will allow for future connec on to the
wider designated open space lands to the east of the subject site.
The greenway will func on as a des na on recrea onal space for
kickabout and informal play as well as connec ng the upper and lower
parts of the site. It will be an integral part of pedestrian and cyclist
circula on through the site and will be ideal for use as an exercise and
agility trail.
Diﬀeren al management regimes will be applied to the signiﬁcant grass
areas along the greenway with a view to promo ng the bio-diversity
poten al of the site.
The layout of the greenway will accommodate future linkage with the

Proposed Site Render: View of circula on corridor alongside the distributor road and poten al future school massing to the right
wider designated public open space lands to the east of the greenway.
All the above men oned factors combined create a high quality public
realm and space that is safe to use and enjoy which forms an integral
part of each neighbourhood and the larger development
Neighbourhood open space provision is integral to the layout of each
neighbourhood to ensure ease of access and to op mise overlooking
and passive surveillance from the adjoining houses.
Footpaths across open spaces have been carefully posi oned to
facilitate pedestrian/cyclist movement through the site. Tree plan ng is
provided on open spaces and is posi oned to avoid conﬂict with play
ac vi es. Shrub and groundcover plan ng are proposed on some open
spaces to emphasise local character or to provide a buﬀer rela ve to
adjacent roads.
Proposed Site Render: Key Plan
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Response to An Bord Pleanála
Item 7 - Public Open Space
This area of space is a manageable space allowing more eﬀec ve
management and control of the space by Cork City Council as the area
expands. This approach has been agreed with Cork City Council Parks
Dept. along with the principle of the broader landscape strategy for the
UEA.

Design Ra onale for delivery of Urban Parkland
The Phase 1 of the UEA expansion requires, according to the LAP, par al
delivery of a 20 Ha Park.
This park area is contained in the NE-O-04 area of the site in a landlocked
por on of the overall area; see Image 3 below. It can only be accessed
from new roads. Therefore, it has to be delivered in conjunc on with
the local access / distributor road from the Ballyhooly Road (and or the
Mayﬁeld Kilbarry Link Road) scheduled for delivery in 2031 and, a
housing / development proposal.

The park land in this instance also interacts with the 110kv wayleaves.
This space cannot be home to permanent buildings and as a result we
have used this area as a greenway to promote connec vity. It is
envisaged that in me that all 110kv corridors traversing the UEA will be
used to enhance connec vity or be used as open spaces.

Approx. 3 hectares of park is to be provided on the subject site equa ng
to 15 percent of the lands zoned as Urban Parkland within the ownership
of the applicant (the plan locally zones 35.34 Ha as Ac ve Amenity (NEO-04) but has an objec ve of the provision of a 20 Ha Park in me with
the par al provision of same in Phase 1 of the UEA expansion. The
proposed 3 Ha correlates with the scale of housing proposed now.

Form

There are three components to the park provision. These are its
loca on, size and its form.

The open space and park land areas cross hilly slopes and the lands are
iden ﬁed as a Passive Amenity Area (as opposed to Ac ve Amenity
Areas) in the Local Area Plan. The western side of the Park area is
deﬁned by the zoned area, topography and the need to provide good
ambulant access at good walking gradients and the 110kv power line
corridors.

Loca on

All the above have been considered in the park design.

The Phase 1 of the UEA expansion requires, according to the LAP, par al
delivery of a 20 Ha Park.

The park areas essen ally “step up”, south west to north east, following
the gradual rise in the land while introducing ﬂowing walks to achieve
the appropriate access gradients.

This park area is contained in the NE-O-04 area of the site in a landlocked
por on of the overall area; see Image 3. It can only be accessed from the
proposed new roads. Therefore, it has to be delivered in conjunc on
with the local access / distributor road from the Ballyhooly Road (and or
the Mayﬁeld Kilbarry Link Road) scheduled for delivery in 2031 and, a
housing / development proposal.

The design and layout of the park allows for expansion into the adjoining
zoned park lands which in turn connect to the School Zone NE-C-01
where, within the school campus area, there is poten al for ac ve
amenity areas (playing pitches etc).

In developing a park, it must correlate to access and housing solu ons
presented both because it relies on the access being provide and
because, from a design perspec ve, the park and housing must “speak”
to each other.

Size
From a size perspec ve, we are proposing a park area that is a pro rata
area of space rela ve to the scale of housing proposed. The principle of
the design / layout is to allow the progressive expansion of the formal
park lands over me as required by the City Council so as to cater for
popula on growth and housing expansion / provision in the UEA.
An approx. 3 Ha hectare park is to be provided on the subject site
equa ng to 15% percent of the lands zoned as Urban Parkland within
the ownership of the applicant. This correlates with the UEA overall unit
provision being approx. 5000 units and the subject site suppor ng 750
units requiring 15 per cent of the projected 20 Ha. park provision.
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Response to An Bord Pleanála
Item 7 - Public Open Space
Quantum and usability of the ac ve open spaces on the site
The ac ve open spaces on the site include the proposed 3 hectare park
as well as a range of green spaces within neighbourhoods throughout
the site. These create a corridor of green spaces and cycleways that
create a network of linkages and in addi on to the Park, there is approx.
8.2Ha of Public Open Space in the scheme. A key feature of the green
network is a combined pedestrian / cyclist pathway which runs through
the site providing opportunity for safe circula on between the park and
the neighbourhoods removed from the Distributor Road (which itself
has cycleways and pedestrian connec vity).
The landform through the urban park is conﬁgured to facilitate a range
of spaces for kickabout and play ac vi es, typically at 1:40 gradients
which makes them ideal for such use. An outdoor gym facility and play
area are provided in the park as des na on a rac ons. Two
“amphitheatre” structures are also provided in the park areas to
provide addi onal opportuni es for res ng and socialising and benches
will be posi oned along the main circula on path.
The slopes and embankments arising from the forma on of the ﬂa er
spaces will generally func on as natural meadows and provide
addi onal opportunity for explora on and informal play. An open
aspect is to be maintained through the park to facilitate good visibility
and passive surveillance from the adjoining neighbourhoods.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

The open spaces within neighbourhoods are overlooked and easily
accessible. In the eastern part of the site the rela vely gentle gradients
mean that all open spaces are available for a variety of kickabout and
informal play.

School zoned land to be
re-proﬁled for overburden
storage.

In the western half of the site where gradients are more challenging, the
open spaces are conﬁgured to provide useable ﬂat areas typically with
1:40 gradients with adjoining embankments making up the level
diﬀerences. The steepness of slopes varies but where gradients are
more severe than 1:3 low protec ve fences or knee rails to be are
provide at the edge of the useable spaces.
Public Open Space
The public open space in the development is divided into the following
hierarchical order:
1.
2.
3.
4.

N

The site form is the main driver behind the hierarchy of opens spaces
and circula on, predominantly determined by the greenway under the
overhead powerlines, which forms part of the main pedestrian and
cycle route through the site. A green route is incorporated into
Neighbourhoods 2 and 5 linking the eastern to western por ons of the
site together with priority pedestrian & cycle routes connec ng to the
larger greenway via the Neighbourhood Centre.

Site Layout Plan: Open space with neighbourhoods

Project

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City

Greenway (Wayleave area & urban park area)
Green Route (within neighbourhood 2&5 connec ng to greenway)
Neighbourhood Open Space
Informal Pocket Parks
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Response to An Bord Pleanála
Item 7 - Public Open Space
Neighbourhood open spaces are designed ancillary to the greenway and
green route and allow for ease of access to the greenway from within
each neighbourhood. The open spaces within neighbourhoods oﬀer
the opportunity for living and playing while being enclosed and
surrounded by a combina on of houses and embankments. These open
spaces are designed as central to each neighbourhood to allow access,
supervision and overlooking. Various informal open spaces are located
around the site and act as pause areas along routes and within
neighbourhoods which provide intermi ent res ng and break-out
spaces for people along these routes.
Greenway
The greenway provides the primary link for pedestrian & cyclists within
the eastern por on of the site towards Ballyhooly Road and the
connec on with the future parkland of which a por on is to be
developed under the current applica on of approx. 3ha. Two routes are
proposed through the greenway due to the topography of the site. The
ﬁrst circuitous route meandering down the greenway at a DMURS
compliant gradient of 1:20 comprising of a pedestrian footpath & cycle
path to allow access for all users. The second proposed route in an interconnec ng pedestrian and cycle path at varying gradients of 1:12 to 1:15
and allows a more direct desire line for southern por on of the
greenway.
The greenway comprises of large open spaces for ac ve recrea on such
as kickabout areas, walking & jogging. Other areas include natural play
areas, na ve tree plan ng, meadows and grass mounding areas for
interest and play.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

School zoned land to be
re-proﬁled for overburden
storage.

The landform through the urban park is conﬁgured to facilitate a range
of spaces for kickabout and play ac vi es, typically at 1:40 gradients
which makes them ideal for such use. An outdoor gym facility and play
area are provided in the park as des na on a rac ons. Addi onal Local
and Neighbourhood Play Areas are provided to facilitate informal play
ac vi es throughout the year.
Two “amphitheatre” structures are also provided in the park areas to
provide addi onal opportuni es for res ng and socialising, and benches
will be posi oned along the main circula on path which will also be lit to
facilitate con nuous use. At the southern extremity of the park there
are two large grass kickabout spaces in close proximity to the outdoor
gym and amphitheatre.
The slopes and embankments arising from the forma on of the ﬂa er
spaces will generally func on as natural meadows and provide an
addi onal opportunity for explora on and informal play. An open
aspect is to be maintained through the park to facilitate good visibility
and passive surveillance from adjoining neighbourhoods.

N

Site Layout Plan: Open space within neighbourhoods and greenway
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Tree plan ng will s ll be a signiﬁcant feature but will be concentrated
along the eastern half of the park to maintain the open aspect and avoid
onerous management inputs within the wayleave zone itself. The
eastern boundary of the park will be deﬁned by a hedge-bank and fence
to facilitate the proper maintenance and management of the area.
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Response to An Bord Pleanála
Item 7 - Public Open Space
Neighbourhood Open Space
Neighbourhood open spaces are located centrally to each
neighbourhood and designed as mul func onal spaces that allow for
formal playgrounds with play elements, an informal play space and
kickabout area.
The neighbourhood open spaces are distributed through the site and
are integral to the layout of each neighbourhood to op mise
overlooking and passive surveillance from the adjoining houses. The
open spaces provide readily accessible breakout spaces for young
children and a number of them include hardstand areas to facilitate use
all year round.
In the eastern part of the site the rela vely gentle gradients mean that
all open spaces are available for a variety of kickabout and informal play.
Two play areas are also provided for addi onal interest and ac vity. In
the western half of the site where gradients are more challenging, the
open spaces are conﬁgured to provide useable ﬂat areas typically with
1:40 gradients with adjoining embankments making up the level
diﬀerences.
Footpaths across open spaces have been carefully posi oned to
facilitate connec vity with the pedestrian/cyclist green route which
runs through neighbourhoods 2 & 5 and ul mately to the urban park
greenway and main site entrance on Ballyhooley Road. In the western
half of the site where gradients are more challenging, the open spaces
are conﬁgured to provide useable ﬂat areas typically with 1:40 gradients
with adjoining embankments making up the level diﬀerences. The
steepness of embankments varies but where gradients are more severe
than 1:3 low protec ve fences or knee rails are provided at the edges of
the useable spaces.

School zoned land to be
re-proﬁled for overburden
storage.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

Tree plan ng is provided on all open spaces and is posi oned to avoid
conﬂict with play ac vi es. Shrub and ground cover plan ng are
proposed on some open spaces to emphasise local character or to
provide a buﬀer rela ve to adjacent roads or embankments.
Levels across open spaces have been adjusted to provide useable areas
for kickabout and informal play. Two of the Local Play Areas and
Neighbourhood Play Areas in neighbourhoods 2 & 5 are developed as
playgrounds with natural play features.
Integra on and connec ons to the proposed public urban park

N

The urban park comprises the wayleave land associated with the 110kv
overhead powerlines and an adjoining strip of land immediately to the
east.
The urban park is designed as an extension of the greenway, integra ng
it into the development from the onset with pedestrian and cyclist's
connec vity and associated landscaping. Play areas are located within
this area with access from all neighbourhoods while providing
overlooking and passive surveillance along the routes and within the
greenway area from surrounding houses.

Site Layout Plan: Open space within neighbourhoods, greenway and green embankments
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Response to An Bord Pleanála
Item 7 - Public Open Space
Pockets of developable land namely Neighbourhoods 1,3,4 and 6 are
connected by the greenway and intersected by the distributor road. It is
proposed that plateaus are created within these neighbourhoods to
allow development. The plateau's are designed to minimize cut & ﬁll
requirements by incorpora ng the following design strategies:
1. Embankments
Being cognisant of the eleva on of the site from external views,
embankments are designed to create a level surface for development
and provide a planted back drop for neighbourhoods which enhance the
unique character, sense of enclosure and place within each
neighbourhood.
Embankments between the r ear of houses have also been incorporated
to decrease cut requirements while s ll maintaining a sense of place
and cohesion with the neighbourhood.
2. Plateau's
The plateau's formed within the neighbourhood are designed at
minimum gradients to allow access for all and follow the shape of the
topography. The internal roads, footpaths also follow the same
gradients that allow for compliance with regula ons and connec vity
for all users.
3. Re-proﬁling
The excess topsoil of approx. 34,395m³ will be used in landscaping
across the site and re-proﬁling the school site within the red line area.
4. Neighbourhood forma on
The development of the neighbourhoods has allowed for smaller
pockets of development to occur which also minimizes the extent of cut
and ﬁll required as the total area of plateau's is decreased into smaller
pockets / neighbourhoods of development. This allows for more
embankments, while unusable, to be incorporated in the overall design
landscaping solu on which enhances the development, se ng and
character of each neighbourhood.
Proposed Site Render: Ac ve frontage to local street and distributor road
The eastern boundary of the new park, where it interfaces with the
remainder of the lands zoned as urban parkland will be deﬁned by a
hedge-bank and fence line. This will facilitate maintenance and
management of the park, with a view to it being taken in charge by Cork
City Council, whilst also allowing progressive expansion of the park area
into residual zoned lands.
Circula on and boundary infrastructure within the park is conﬁgured to
accommodate ease of connec vity to the wider urban parkland at any
me in the future.
The landscape masterplan indicates poten al circula on and amenity

Project

provision in the wider urban parkland immediately to the east of the
subject site.

1:40. The plans also reveal how footpath connec ons can be provided to
facilitate access to the wider urban parkland in the future.

Addressing level changes across the site

The eastern por on of the site is rela vely level and poses very li le
constraint to development. The western por on of the site is steeply
sloped and poses many constraints that prohibit development and
compliance with regula ons.

The landscape masterplan and site sec ons show how level changes
across the site are dealt with by means of cut and ﬁll measures to
provide universal access and circula on through the site and along the
urban parkland.
They also show how the landform is to be adjusted to provide ﬂa er
areas of ground for kickabout and play ac vi es typically at gradients of

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City

In the western part of the site where the topography is most
challenging, neighbourhoods are provided on development pla orms
arising from cut and ﬁll opera ons. The forma on of the
neighbourhoods has been carefully considered so as to op mise the use
of embankments arising from cut and ﬁll opera ons to assist in the
integra on of the housing in the hillside se ng. A key component of
this approach is the plan ng of the embankments with trees and
woodland understorey plan ng which will visually screen and so en the
built environment and provide seasonal variety and interest. The
plan ng will also make a valuable contribu on towards the delivery of
green infrastructure across the site and enhance its biodiversity
poten al. The connec on with nature is promoted and enhanced by the
landscaping and plan ng proposal prepared by Cunnane Stra on
Reynolds.

The distributor road is designed to comply with DMURS and provide a
road that provides the shortest distance to traverse the site and mi gate
the steep topography while ensuring that cut and ﬁll requirements are
kept to a minimum.
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11.9 Adaptability How will the buildings cope with change?
The proposed development is designed to cater for the ever changing
demographics and needs of families and wider community, allowing
people the ﬂexibility of modern living. Houses have been designed to
be adaptable should the requirement arise for addi onal habitable
space in the future.
The majority of dwellings have been designed to provide the op on of
an a c conversion or a single/double storey extension to the rear as
gardens are generally larger than current minimum requirements.
The buildings will be constructed of tradi onal construc on materials,
heavily insulated with adaptable internal layouts for ease of expansion
and adaptability.
The apartment's structure and construc on do not lend themselves to
being extended. It is envisioned that non-load bearing internal walls will
be used which will allow for future reconﬁgura on and adaptability for
the changing needs of occupants in the future.

Illustrates the adaptability of houses with poten al future extensions to the rear and into the a c of a semi detached (house type 2)

Houses are designed in excess of current energy eﬃciency standards.
there is poten al for the incorpora on of photovoltaic panels and heat
recovery systems that enhance the overall eﬃciency of homes and
improve eﬀorts to counter climate change and encourage the reduc on
in carbon dioxide emissions. This is covered in greater detail in the
Residen al Energy Conserva on Strategy document by Horgan Carroll
Architects.
Houses and gardens are also orientated to have the best possible solar
orienta on while maintaining good urban form which maximises solar
gain and daylight penetra on.
Passive house principles have been central to applied in designing the
scheme. The applica on of these principles, has resulted in poten ally
90% of all units having the primary, living room ie. kitchen, dining, living,
availing of direct sunlight from the south east, south and south west.
Such an arrangement provides passive solar gain to the most frequently
occupied living space in the home, improving quality of living and
directly reducing hea ng and ligh ng requirements and thus further
reducing carbon dioxide emissions

Illustrates the adaptability of houses with poten al future extensions to the rear at ﬁrst ﬂoor and into the a c (house type 5)

Illustrates the adaptability of houses with poten al future extensions to the rear and into the a c of a detached unit (house type 8)
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11.10 Privacy and Amenity How does the scheme provide a decent standard of amenity?
Generally, detached and semi-detached dwellings are provided with
parking within the cur lage of each dwelling and plan ng to deﬁne
the spaces from each other. This creates a buﬀer and dis nguishes
private from public space. In addi on, all houses are provided with
private garden spaces to the rear or side of each house which in most
cases far exceeds the minimum size requirements.
Where possible, all dwellings beneﬁt from tradi onal separa on
distances. Where the separa on distances are reduced, special design
measures have been taken to ensure residents are not nega vely
impacted. Houses are designed and posi oned to prevent overlooking
(private gardens with a minimum 11 meter) rear gardens and 22 meter
separa on distance between houses in a “back to back” arrangement.
In most cases where this is not possible the orienta on of windows have
been changed to allow privacy. Windows are situated to avoid views into
the home from other houses or from streets to provide adequate
privacy to ground ﬂoor units.
Windows are posi oned to allow suﬃcient privacy on ground ﬂoor, and
this is further enhanced by on-cur lage parking that creates added
separa on from public footpaths. At ﬁrst ﬂoor, windows also provide
suﬃcient privacy and corner houses allow for accentua on of corners
with added overlooking and supervision. All houses have at a minimum
dual aspects which are mainly the terrace and duplex units.
Semi-detached and terraced units are generally designed, with
staircases, bathroom and bedrooms sharing a party wall which helps to
minimize noise aﬀec ng neighbours from living areas that generate
noise.
Storage space o en exceeds the minimum standard with adequate
storage space being provided in each bedroom along with general
storage spaces situated throughout each unit.
Bin stores with access control are provided centrally to the apartments
and duplex units. Apartments are provided with an array of internal and
external bin stores in close proximity to each unit. Duplex units are
provided with external bin stores in close proximity. This is covered in
greater detail in the Residen al Energy Conserva on Strategy document
by Horgan Carroll Architects: 4.5 Waste management Page 12.

Ground ﬂoor Plan
First ﬂoor Plan
Typical plot conﬁgura on illustra ng the transi on from public to private and how areas are calculated an ground and ﬁrst ﬂoor of houses.
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11.11 Parking How will the parking be secure and a rac ve?
The parking for duplex, apartments and some terrace units are
designed as communal car parking areas with planted bays and trees
to so en their visual impact. Apartment undercro parking is located
under landscaped podiums and shielded from external views by
planted areas and embankments.
Car parking for the crèche, doctors' surgery and retail unit is provided on
street and in close proximity. A crèche set-down area with parking is
proposed at the crèche entrance.
Enclosed bicycle storage is provided in the under cro parking area of
the apartments. Neighbourhood 2 apartments and all duplex units are
provided with stand-alone storage structures for bicycles integrated
with the bin stores.
Most detached and semi-detached houses are provided with parking
within the cur lage of each house which allows for enhanced ownership
and iden ty of the parking spaces while also increasing the front
cur lage of each house. The on-cur lage parking provided also aids EV
charging of vehicles which is dealt with in a separate document
submi ed by Longview Estates Ltd, “Proposal with respect to Electric
Vehicle Charging Penetra on”
All cars are overlooked by houses and pedestrians; communal parking is
overlooked extensively by surrounding houses and can safely be stored
when not in use.

Typical sec on - Homezone streets

The level of car parking proposed is considered to be appropriate given
the loca on of the proposed development, close to an exis ng public
transport route which is proposed to be extended as part of this
development and the improvements in connec vity proposed which
will encourage modal shi towards alterna ves to the private car.
Hard landscape materials have been selected with quality, robustness
and ease of maintenance in mind. Hot rolled asphalt will be used for
road surfaces while home zone areas and traﬃc calming raised tables
will be highlighted with coloured chippings in the asphalt. Roadside
footpaths will have a concrete ﬁnish while footpaths through open
spaces will be ﬁnished out in bitumen macadam or concrete.

Typical sec on - Feeder roads
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Proposed Site Render: Ac ve frontages towards the distributor road and poten al future school massing to the le
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11.12 Detailed design How well thought through is the building and landscape design?
A consistent aesthe c approach is adopted throughout the
development, a contemporary architectural interpreta on and
material varia ons are incorporated to deliver variety and improve
place-making.
Materials proposed in the development are aimed at crea ng a visual
aesthe c and enhance its local se ng and surrounding vernacular with
a more contemporary approach. Considera on is given to the house
types and pale e of materials used which will oﬀer a coherent and
mixed variety to the overall development that contributes posi vely to
its locality.
The landscape design of the public open spaces are an integral part of
the design and layout which is located central to each neighbourhood,
promo ng the use and ac vity of the spaces. Each neighbourhood has
been designed with ample open space to func on as an individual
neighbourhood. The greenway has been proposed as part of phase 2 of
the development which allows the development to avail of it early in the
construc on of the development. The greenway will also provide
connec vity from neighbourhood 1 and 2 as illustrated in the phasing
sec on of this document.

Neighbourhood 1 - Terrace eleva on

Neighbourhood 1 - House type 5b eleva on

Communal car parking areas are design throughout the development to
serve numerous unit types and public ameni es. Theses areas are
treated as pedestrian priority surfaces with an alterna ve ﬁnish.

Neighbourhood 2 - House type 5b eleva on
Neighbourhood 2 - Duplex units

Proposed bin storage for apartment and duplex units
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Proposed Site Render: View of entrance to neighbourhood 6 apartments from the distributor road
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12. Design Manual for Urban Roads and Streets Compliance
The proposal has sought to;

The principles of the Design Manual for Urban Roads and Streets
(DMURS) have been incorporated into the design of the development's
roads, to clearly deﬁne a hierarchy which aims to improve legibility
throughout the scheme.

a) assign higher priority to pedestrians and cyclists, without unduly
compromising vehicle movement, in order to create secure,
connected places that work for all members of the community.

DMURS commences by sta ng that an objec ve is;
b) Create a rac ve places to live.
“The desire for safe, a rac ve and vibrant streets is reﬂected in a range
of exis ng environmental policies and objec ves”

c) Facilitate walking and cycling as alterna ve modes of transport
(both in the layout of spaces and the provision of walks, cycle paths
and ample cycle parking)

It states that design must be;

d) Depriori ze the car, accommoda ng it where necessary (the
Distributor Road) and controlling its design eﬀect in the housing
areas.

a) Inﬂuenced by the type of place in which the street is located, and
b) Balance the needs of all users.

The following sec ons includes issues that are iden ﬁed in DMURS as
design areas of concern that need to be considered in the design of a
proposal by a design team.

“A further aim of this Manual is to put well designed streets at the heart
of sustainable communi es. Well-designed streets can create
connected physical, social and transport networks that promote real
alterna ves to car journeys, namely walking, cycling or public
transport”.

The Design Team in this instance included:
- Architectural AND Urban Design – Horgan Carroll

This has been achieved in this proposal. It is a proposal that has had
to balance:

- Traﬃc Engineers – MHL
- Landscape Architect – Cunnane Stra on Reynolds

- Site Topography

- Town Planning - Cunnane Stra on Reynolds

- Distributor road provision at radii and gradients that allow access
solu ons for larger vehicles (such as Buses to serve the schools and
other service vehicles), cyclists and pedestrians. This road essen ally
serves as a “Link” or “Arterial” Street as perceived by DMURS.
- Connec vity to lands to the north
- Connec vity within the scheme in a safe and prac cal manner for
cyclists and pedestrians all at acceptable gradients; and
- The crea on of interlinking Neighbourhoods with appropriate
pedestrian and cyclist connec vity.
- 110 kv power corridors that demand wayleaves that have been
turned from a constraint, to an opportunity, with the crea on of a
“Greenway” linking the lower areas of the site with the upper areas;
while also crea ng the ini al parkland area demanded by the area
LAP and crea ng the opportunity for onwards extension the
greenway north and south.
As such, the design team has sought to apply a holis c, design and
topography led approach to achieving the LAP objec ves of the areas
residen al, open space and community zoned lands.
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Street Hierarchy
The development adjoins the Ballyhooly Road on the western por on of
the site, from which 2 no. entrances are proposed. The ﬁrst one
connects to the distributor road on the southern end of the site and the
second entrance on the northern por on of the site accessing
neighbourhood 4. The proposal includes the provision of local widening
of the Ballyhooly Road for bus corridor and permanent pedestrian and
cycle paths for widened road.
Distributor Road
The alignment of the distributor road within the LAP results in extensive
cut & ﬁll requirements which have adverse eﬀects on houses and on-site
connec vity.
This issue, the manner in which the LAP alignment militated against
good pedestrian and cyclist connec vity at acceptable gradients,
became a clear challenge in light of; discussions over the previously
submi ed proposal (Tripar te Mee ng (ABP Ref PL04.300557) held in
February 2018). This road was not DMURS complaint in terms of road
gradients.
The current proposal deviates from the LAP, maintains the required
connec vity and realigns the Distributor Roads ver cal alignment/
gradient to comply with DMURS by taking a more circuitous route. This
has also provided a more ra onal approach to the crea on of a series of
neighbourhoods though the scheme.
Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

The road is clearly deﬁned as a major circula on route providing access
to surrounding lands with provision made for adjacent lands to connect
into the road and housing areas in due course.

School zoned land to be
re-proﬁled for overburden
storage.

The 6m distributor road is ﬂanked by the en rety of its length with
planted verges in strategic posi ons accompanied by shared foot and
cycle paths. Houses addressing the road where possible, due to
topography and zonings, create ac ve frontages and interac on with
the road, enhancing the sense of place, overlooking & passive
surveillance. On street parking has also been proposed to create added
ac vity on the road at selected posi ons. Entrance roads to the
neighbourhoods feed oﬀ the distributor road into local neighbourhood
streets.
The distributor road by its design and associated ameni es is clearly
deﬁned as the dominant road oﬀ which lower status roads feed.

N

In-neighbourhood distribu on
Feeder roads lead into each neighbourhood from the distributor road at
6m widths with accompanying 2.8m footpath consis ng of 2m clear
footpath and 800mm planted verge buﬀer to create heightened
awareness of pedestrians and added separa on from vehicles.

Site layout Plan: On-site connec vity

All intersec ons and crossing points have a shared surface ﬁnish to
encourage speed reduc on and create awareness of pedestrians.
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Local neighbourhood roads feed oﬀ the feeder roads into more in mate
“homezones” with a reduced width of 5.5m and ghter radii corners.
Homezone roads are ﬁnished with a shared surface to announce arrival
into the residen al zones. 2.8m footpaths consis ng of a 800mm
planted verge creates added separa on from the street to assist the ongrade design of the footpaths to accommodate on-cur lage parking.
A clear and recognisable hierarchy exists to assist in place-making and
orienta on for all users as they move through the development &
neighbourhoods.
Permeability and legibility
The conceptual driver in the design process was to contrast the organic
sloping por on of the site (the western por on) with the more urban
level por on of the site (the eastern por on). This conceptual
composi on of the design process has been brought through into the
design and layout of the roads and streets.
Where levels permit it to occur, a high level of permeability throughout
the site is achieved by crea ng pedestrian connec ons and access for all
users throughout the development. Pedestrian and cycle paths are
priori sed to des na on areas of the site by providing an oﬀ-road series
of interconnected paths which extends north through Neighbourhood 5
from its southern boundary, into Neighbourhood 2 and west to the
proposed “Greenway” linkage.
The Greenway then provides connec vity to the south and the
Ballyhooly Road with all neighbourhoods along the Greenway having
direct pedestrian connec vity. The distributor road while available to
pedestrians and cyclist as a “way” does not have to be the only op on for
residents, occupants and those engaging with the open spaces and
connec ons proposed. This design solu on, the Greenway and
distributor road maximises way-ﬁnding through the scheme.
Where topography and levels do not allow permeability where
embankments are created, high quality Homezones are designed to
increase the sense of place and iden ty to each street by using cul-desacs. Connec ons with the adjoining Neighbourhoods is made as soon
as levels allow. Connec vity is priori sed to pedestrian and cycle
movement by a series of pathways from within neighbourhoods.
The street hierarchy is clearly deﬁned by the distributor road from the
Ballyhooly road that connects all the neighbourhoods together.
This road has associated cycle and footpaths on both sides of the road to
allow connec vity along the en re route. Two bus stops are also located
along this road as des na on points. Feeder roads lead into each
neighbourhood from the distributor road with accompanying footpaths
and end in more in mate homezones.

N

Site layout Plan: Road hierarchy

A clear and recognisable hierarchy exists to assist in place-making and
orienta on for all users as they move through the development and
neighbourhoods.
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Management
Raised tables are proposed at important junc ons along the distributor
road and within neighbourhoods. These are important transi on areas
into the residen al neighbourhoods and homezones.
Homezone areas, controlled and uncontrolled crossing points are
included at appropriate loca ons to ensure that vehicle speeds are kept
to a minimum to create awareness of pedestrians and cyclists.
All routes are overlooked where possible throughout the scheme & are
designed to passively control traﬃc movement and speed by avoiding
long stretches of roads. The winding nature of the distributor road and
regular raised tables at neighbourhood entrances encourage slower
vehicle speeds and create heightened awareness.
Cul-de-sacs have only been used in areas to create a safe and rela vely
traﬃc free residen al environment where permeability is not possible
due to site constraints. DMURS allows “cul-de-sacs” in instances where
there is a concern about traﬃc movement but encourages the:
“movement towards more integrated and sustainable forms of
development will result in a shi away from dendri c street layouts to
highly connected networks which maximise permeability, par cularly
for pedestrians and cyclists. When designing new street networks
designers should implement solu ons that support the development of
sustainable communi es. In general, such networks should:
- be based on layouts where all streets lead to other streets, limi ng the
use of cul-de-sacs that provide no through access.
- maximise the number of walkable/ cycleable routes between
des na ons”.

Lands reserved for future Park
expansion / To be regulated under
Section 47 agreement if required.
Lands to form part of NE-O-04
Objective in LAP As Grassland in
fulﬁlment of Passive Amenity
Objective in LAP.

School zoned land to be
re-proﬁled for overburden
storage.

In two neighborhoods, the western Neighbouhoods 1 and 4, cul-de-sacs
have occurred where the site topography and distributor road layout
(levels) that militate against direct pedestrian movement through the
proposed homezone; importantly, they mi gate against vehicular use
and ﬁlter permeability. However, all these areas have short and direct
pedestrian connec vity to the Greenway or neighboring areas as a
mi ga on while the scheme seeks to maximise deliverable density in a
sustainable manner. All other areas promote maximum pedestrian
permeability and connec vity.
Homezone streets have ght radii at their entrance points with raised
table crossings to indicate to all users the transi on into the homezone.
Within the Homezones, streets are narrowed to 5.5m with the
pedestrian priority surface material laid to remind drivers that the space
is a homezone with the focus on free movement for vulnerable users
such as cyclists and pedestrians.
The greenway and urban park extension provide a large linear amenity
space which is linked to the neighbourhood areas via a series of
pedestrian and cycle paths. The pedestrian trails meander through the
greenway and parkland to des na on play areas situated oﬀ the main
circula on route. The proposed pedestrian network increases
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connec vity through the site while also encouraging more ac vity and
more social interac on between residents.
The free movement of pedestrians and cyclists is maximised by
providing connec vity desire lines with pathways designed to allow for
pedestrian and cyclist easy movement between each residen al street,
neighbourhood and the greater development.
These conscious design decisions have been made to create awareness
and give priority to pedestrians and cyclists.
Streetscapes
Homezones are separated from the distributor road with shared
surfaces at selected intersec ons and areas & footpath conﬁgura ons
and verge plan ng. Feeder roads are 6 metres in width oﬀ the
distributor road then narrow to 5.5 metres at strategic points and
intersec ons with local streets.
Homezone street widths are 5.5 metres with strategically placed
pedestrian priority surface materials to remind drivers that they are in a
home zone. Where streets end in cul-de-sacs, a shared surface with
pedestrian priority is proposed to priori se free movement of
pedestrians.
Within homezones, footpaths are raised max. 20mm and widened to
2.8m to allow for an added buﬀer area from vehicles and planted with
trees at regular intervals to so en the edge. This allows for vehicle
drivers to be made aware of their surroundings, pedestrians and cyclists.

N

Site layout Plan: Road hierarchy and raised kerbs

Site layout plan extract: Pedestrian and cycle priority path
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Along Feeder roads, footpaths are raised to 125mm to allow a clear
separa on from the road and where possible a 800mm tree planted
grass verge is designed to create an added buﬀer zone and protec on as
it is priori zed as the main circula on route in and out of
neighbourhoods for pedestrians and vehicles.
The streetscapes within homezones are designed to have houses create
ac ve edges with all streets within the development. Where houses are
situated on corners of streets, a dual aspect is proposed.
Building heights are generally kept to 2 and 3 storeys within the
homezones, narrow streets and pedestrian priority surfaces.
Footpaths are widened as previously noted by 800mm buﬀer plan ng. A
clear separa on of public, semi-private and private spaces exist which
enhance the overall sense of place and cohesiveness to the homezones.

would provide for a consistent sense of enclosure across on the
Distributor Road.

The green route through wayleave public park corridor will be lit to
facilitate its use at all mes.

- Legibility in terms of changes of func on of space, contribu on
towards traﬃc calming and guidance for the visually impaired.

Judicious use of street trees and plan ng is also employed throughout to
enhance enclosure.

Public Ligh ng has been designed in accordance with the required
standards to ensure the required Lux Levels are achieved in all parts of
the scheme. Oﬀ-road pedestrian/cycle desire lines have also been
included with ligh ng been designed to complement the proposed
landscaping scheme.

- Cost eﬀec veness

Landscape layouts are consistent with DMURS.
·Sparse plan ng has been used in linkage areas and the shared
pedestrian / cyclist routes in Neighborhood 2 and 5 so as to enhance its
urban quali es.

- Visual cohesion which is achieved by using a limited but eﬀec ve
pale e of materials.
Proposed materials and ﬁnishes are as follows:- Roads – hot rolled asphalt.
- Home zones/Shared Surfaces – hot rolled asphalt with varia ons in
colour and texture provided by the inclusion of coloured aggregates
or resin bonded surface ﬁnishes.

·Smaller species are being proposed in close proximity to the street edge
carriageway (i.e. to take account of overshadowing, growth
restric ons).

- Neighbourhood Footpaths – Smooth concrete surface ﬁnish

Block Sizes

- Greenway Shared Pedestrian / Cyclist Paths - Bitumen macadam
with coloured aggregate

In addi on to a highly permeable layout, block sizes have been designed
to achieve the op mum design standard of 100 m lengths.

- Local and Neighbourhood Play Areas – Ballylusk self-compac ng
gravel
- Neighbourhood Centre Plaza – Combina on of large and small unit
- Quality concrete paving products from Tobermore or similar.
- Neighbourhood 6 Apartment Blocks Courtyard Space – Combina on
of quality large and small unit concrete paving products from
Tobermore or similar.
- Pedestrian Crossings - hot rolled asphalt with varia ons in colour
and texture provided by the inclusion of coloured aggregates or resin
bonded surface ﬁnishes.
At all junc ons and intersec ons within each of the Neighbourhoods,
raised crossing consis ng of permeable paving in some instances (inline
with the SuDS strategy) and colour contrasted surfacing in others is
proposed as a traﬃc calming feature. This change in material helps to
promote the 'Homezone' concept.

Site layout plan extract: Spaced out plan ng

Site layout plan extract: Homezones
Enclosure
The scheme promotes strong sense of enclosure within the
neighbourhoods. The character of the enclosure to the distributor road
/ the school lands and the park is more open and layouts provide for
overlooking from the residen al areas and ac ve streets with parallel
residen al parking, ground ﬂoor duplex and upper ﬂoor duplex and
apartment overlooking.
Indica ve School layouts demonstrate how a future school proposal

Site layout plan extract: Block sizes

Materials & Finishes

Ligh ng

The speciﬁca on of materials and ﬁnishes for the site have been
carefully considered to deliver a combina on of :

The ligh ng design strategy for the site will provide safe environments
for pedestrian and cyclist movement at night me. All public realm
spaces and routes are to be lit. This includes the primary and secondary
green routes through the site and all connec ng paths across open
spaces and embankments such as in neighbourhood 4.

- Robustness and ﬁtness for purpose
- Quality in respect of visual eﬀect and func on
- Deﬁni on of place such as key public spaces (neighbourhood centre),
home zones and recrea onal des na ons
Site layout plan extract: Surface materials
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Footways, Verges and Strips

Corner Radii

Footpaths are provided at a minimum width of 1.8m to facilitate ease of
movement for pedestrians through the site with ample room for people
passing with buggies etc. A key feature of footpath provision
throughout the site is overlooking from adjoining houses making for safe
and comfortable circula on.

The parameters for a design speed of 40km/h were used to produce the
horizontal alignment as required by Cork County Council and are
outlined in Table 4.3, DMURS. The minimum value used for horizontal
curvature is 56m as per table below.

y qualiﬁed Road Safety Auditors

relaxa on to 3.6m widening at ght bends be used to enforce traﬃc
calming on this route. With regards the ver cal alignment, a minimum Kvalue of 6.5 was used, taken from table 1.3 of the TII document, refer to
table below.

Forward Visibility
Internal junc ons and estate roads have been designed to provide
forward visibility in accordance with DMURS. Main road junc ons have
been designed in accordance with the Design Manual for Roads &
Bridges.

The primary and secondary pedestrian and cyclist paths through the site
are 3m in width to also facilitate ease of use for pedestrian and cyclist
connec vity as well as for recrea onal pursuits such as jogging.

Visibility Splays

Verges within neighbourhoods and along the distributor road facilitate
the plan ng of street trees and groundcover plan ng which will play an
important role in the deﬁni on of streetscapes and routeways.

Visibility Splay drawings for each of the main junc ons are included as
part of the applica on. Internal roads are fully compliant with the
DMURS standard. Junc ons with the R614 Ballyhooly Road comply with
the DMRB (Design Manual for Roads and Bridges)

They provide a measure of segrega on from vehicular traﬃc, so en the
built environment and contribute towards traﬃc-calming.
As previously outlined footways and verges are provided throughout the
scheme along all road types. In addi on, oﬀ-road footways/cycle paths
are provided through green areas promo ng pedestrian permeability
though the site in the direc on of travel and shi ing focus from the car.

Horizontal and Ver cal Deﬂec ons As previously outlined in Corner
Radii
Pedestrianized and Shared Surfaces
Kerbs
Pedestrianized and shared surfaces on the site play an important role in
deﬁning character areas, sense of place and the use of space. Within
home zones, carriageways are raised and ﬁnished ﬂush with adjoining
footpaths. Carriageway surface ﬁnishes are also adjusted to deﬁne the
home zone func on, typically by the inclusion of coloured stone
aggregate within the surface ﬁnish.

All dropped kerbs will be constructed in accordance with the
appropriate standard included as part of the Scheme Construc on
Details submi ed as part of the applica on.
Rural Road Link Design Table above: Minimum lane widths on curves
On-Street Parking

The pedestrianized space at the neighbourhood centre plays a key role
in deﬁning the status of the centre as a local hub and mee ng point. The
plaza will be ﬁnished out with high quality paving materials, street
furniture and tree and groundcover plan ng to enhance this func on
and provide opportunity for stopping and si ng out.

Elements of on-street parking have been introduced on the main
distributor road following review of ABP's opinion.

In Neighbourhood 6 the pedestrianized courtyard will provide valuable
semi-private breakout spaces for residents. These will also be ﬁnished
out with high quality hard and so landscape materials, furniture and
ligh ng.
Cycle Facili es
Site layout plan extract: Foot and cycle paths
Pedestrian Crossings
Pedestrian crossing points are provided on all pedestrian desire lanes
where they interact with traﬃcked roads.

A comprehensive network of cycle paths has been developed within the
scheme, linking to the broader Ballyvolane area along desire lines such
as schools, retail provision and sports clubs.
Carriageway Widths

Pedestrian Crossings within the residen al development play an
important role in the func on of primary and secondary greenway
routes which traverse the site. These routeways provide connec vity
between the neighbourhoods and to key local services and ameni es
such as the wayleave park, neighbourhood centre and bus services. The
crossings will be ﬁnished out with hot rolled asphalt with varia ons in
colour and texture provided by the inclusion of coloured aggregates or
resin bonded surface materials.

To produce a robust design for the distributor road it is prudent to
introduce elements of the Design Manual for Roads and Bridges and TII
document Rural Road Link Design – DN-GEO-03031. As the horizontal
radii are low and this road is likely to be used by heavy goods vehicle for
rubbish collec on or deliveries, table 3.2 in the TII document
recommends lane widths are widened at curves to 4.5m for a 56m radii
curve. In discussions with Cork County Council it was agreed that a

Site layout plan extract: Lane curves
Carriageway Surfaces
The proposed wearing course will be Clause 804 Type B and ﬁnished
with100mm Clause 916 Surface Course (AC 10 open surf 70/100 rec).
The wearing course will include colour contrasted materials in traﬃc
calmed areas and pedestrian priority zones.
Junc on Design
All junc ons have been designed in accordance with the Geometric
Guidelines for the design of priority junc ons and have been audited by
Site layout plan extract: On-street parking
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13. Development Schedules
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House Quality Audit
Neighbourhood 1 - Houses
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Neighbourhood 2 - Houses
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Neighbourhood 3 - Houses
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Neighbourhood 4 - Houses
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Neighbourhood 5 - Houses
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Project

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City
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Duplex Units Schedule

Project

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City
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Apartment Units Schedule

Project

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City
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Project

Proposed Strategic Housing Development at Lahardane and Ballincolly (Townlands) Ballyvolane, Cork City
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