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1.0 INTRODUCTION

This Design Statement has been prepared on behalf of O’Flynn Construction Co. Unlimited Company in conjunction
with the following consultants;
- McCutcheon Halley Planning Consultants
- Brady Shipman Martin Landscape Architects
- Joda Engineering Consultants
- Arup Transport Engineering.
- BPC Engineers
- Malone O’Regan Environmental
This document is intended to assist An Bord Pleanala in its understanding of the key design principles and
considerations applied to the proposed scheme, and should be read in conjunction with;
- Architectural Drawings;
- Housing Quality Assessment Report;
- Response to ABP Opinion Item 1.
- Statement of Compliance with Universal Design
- Lifecycle Report;
- Materials & Finishes Report;
- All accompanying Landscape, Engineering, Planning & Traﬃc drawings and reports.
The Development also takes guidance from the following documentation:
- National Planning Framework
- Cork City Development Plan (2022 Draft)
- Cork County Development Plan (2014)
- Ballincollig Carrigaline Municipal District Local Area Plan (2017)
- Murphy Barracks Ballincollig- Integrated Action Area Plan, Dept of Defence (2000)
- Cork Metropolitan Area Draft Transportation Strategy 2040 (2019)
- Cork Cycle Network Plan (2016)
- Urban Design Manual - A best practice guide (2009)
- Sustainable Urban Housing: Design Standards for New Apartments (2020)
- Design Manual for Urban Roads and Streets (2019)
-Childcare Facilities - Guidelines for Planning Authorities (2001)
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1.0 INTRODUCTION
1.1 Site Context, History and Description
The Site is located on Old Fort Road, on the northern edge of Ballincollig Town Centre, approximately 8km west of Cork City.
Tracing the historical context of the site, Ballincollig was originally a small village in the Barony of the Barrett Family. Part of the
lands were developed in the 1800’s as Gunpowder Mills, and were subsequently established as Murphy Barracks. The Barracks
lands and buildings were quite extensive, and after being decommissioned in 1998, over 50 Hectares of land were opened up for
development and integration into the town. The subject site lies within this area, and the development and masterplanning for the
lands was addressed in the Integrated Action Area Plan for Murphy Barracks 2000. The Masterplan ensured the historical
structures were conserved and refurbished, and the lands were developed with appropriate uses, density and infrastructure to
cater for the fast growing town. Much of the former barracks lands have by now been redeveloped, and Ballincollig is a thriving
satellite town of Cork City, with a population of 18,000 and growing.
Largely vacant throughout it’s history, the subject site now lies on the edge of the town centre. It is bounded to the North by a
Water Treatment Plant & Playing Fields, and to the South by Old Fort Road and the Crescent Apartments. To the West is a low
density housing estate Waltham Abbey, and to the East a Nursing Home and Medical Clinic.
The Site is currently Zoned for ‘Town Centre’, of which Residential is one of the permitted uses.
A previous SHD Application was granted permission for the site (ABP-307313-20), but this was overturned by means of a judicial
review on the grounds that An Bord Pleanala didn’t comply with Planning and Development regulations concerning appropriate
assesment screening of projects. After a period of consideration the Client decided to reapply for permission for the proposed
development on the site, retaining largely the same design approach and layout, while improving elements of the scheme for Own
door access, Daylight and Sunlight requirements, Privacy screening, amongst others.
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1.0 INTRODUCTION
1.2 Summary of Development
The Proposed Development consists of 3 blocks which vary in height from 3 & 6 storeys.
The Site is located on the northern edge of the Town Centre, with excellent pedestrian, bicycle,
car and public transport connectivity within the town, and in a wider context to Cork City.
The Development is situated on a developable site area of 1.065 Ha, which slopes down approximately 8m
from the south to the north boundaries.
The proposed number of units is 123 apartments over a range of 3 to 6 ﬂoors, with a proposed density
of 115 units to the hectare.
The 3 Blocks are orientated along a North-South axis which allows for predominantly East
and West facing apartments. This layout also allows for views through the site from Old Fort Road
to the Regional Park and Lee Valley Hills beyond. Street Level Units, Entrance Lobbies and a Creche are
strategically located along Old Fort Road to create an active streetfront.
The Blocks are connected by two Podiums at First Floor Level, creating courtyard style Outdoor
Amenity spaces above, with car parking, bicycle parking, bin stores and service rooms located
underneath.
The top Floor of the Blocks are set back to reduce massing, and Sedum-based Green Roof
systems are proposed for the roof levels.
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2.0 DESIGN OVERVIEW
2.1 Design Objectives & Concept
Objectives
The proposed development will provide modern residential apartment buildings
on a vacant inﬁll site, the objectives of which include:
•
•
•
•
•
•

The regeneration of a vacant inﬁll site at the edge of the town centre.
To improve the streetfront activity along Old Fort Road.
To integrate both physically and socially with the surrounding built and natural
environment.
To create a quality living place for the existing and prospective local
community.
To enhance the streetscape and provide a complimentary architectural
contribution to the urban fabric of the town.
To respect the initial Masterplan and enhance physical and visual links from
the town through to the Lee Valley Hills to the North.

Concept
The site is located on the edge of the town and in this context forms a natural
transition zone between urban town fabric and the open space countryside.
The design objectives inform the direction of the design concepts, oﬀering
starting points to base layout options and ideas. And a strong early concept to
emerge was how would the proposed development strike a balance between
fulﬁlling a built form with an appropriate density and massing, and maintaining
key gaps of open space to enhance physical and visual links from the town
through to the Lee Valley Hills to the North.
The architectural response is to break the buildings into 3 linear forms;
anchoring them along Old Fort Road with a street presence; maintaining a sense
of the landscape ﬂowing through the site with the street level plazas and stepped
down podiums; while also allowing visual links through the site to the hills
beyond. The resulting shape and form of the development has evolved to
express this concept.
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2.0 DESIGN OVERVIEW
2.2 Site Analysis
Integral to the development of the design concept was analysing the site under numerous parameters. This exercise involved identifying key features, strengths and weaknesses, physical constraints, and design opportunities.

2.2.1. Heights

2.2.2. Orientation

Analysis:
- The Crescent Apartment Buildings to the South are predominantly 4 Stories, with a 7 Storey Tower
- To the West is Waltham Abbey, a Residential Development with 2 Storey Terraced Houses
- The Medical Centre and Nursing Home to the West vary between 2 to 3 Stories
- To the North is a Water Treatment Plant with low level single storey structures.

Analysis:
The buildings to the east and west have heights between 2 & 3 stories, and have more than suﬃcient
separation distances to the site, which ensures they will have minimal impact on the site from an
overshadowing perspective. The Crescent Apartments to the south will cause some overshadowing to the front
of the site throughout the day. No overshadowing impacts from the north.
The most prominent views from and through the site are to the Lee Valley Hills to the north. The site is visible
from all aspects.

Conclusions:
The frontage along Old Fort Road should integrate with the existing Crescent Apartments, following a similar
height to establish appropriate street to building scale and ratio. The Medical Centre and Nursing Home have
suﬃcient separation distances from the site so as not to impact on, or be impacted by, a reasonably sized
frontage to the east. Consideration should be given to what height would be appropriate along the west
frontage where it interacts with the 2-storey housing. The levels along this side could be lower, or possibly a
stepped approach. The slope of the site down from Old Fort Road results in a drop of approximately 8m, and
the open area to the north allows for opportunities for higher levels along the northern frontage.
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Conclusions:
The size, shape and relationship of the site to neighbouring buildings allows for good quality east and west
aspects. Siting proposed buildings along a north/south axis would allow apartment layouts to take advantage of
this. Consideration should be given to how far back the building line should be from Old Fort Road so as not to
be adversely impacted by overshadowing from the Crescent.
The views to the Lee Valley Hills are a strong feature, which creates opportunities to protect and frame these
views from the site and from Old Fort Road.
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2.0 DESIGN OVERVIEW
2.2 Site Analysis

2.2.3. Routes & Connections

2.2.4. Green Spaces & Natural Environment

Analysis:
Old Fort Road to the south of the site provides the main Vehicular, Pedestrian and Cycle Routes. The site
is well served with public transport connections- a high frequency bus service is within 5 minutes walking
distance along Carrigohane Rd.

Analysis:
The Regional Park, Water Treatment Plant and GAA Playing Fields lie to the north of the site, and beyond that
again is the River Lee & the Lee Valley Hills. The site is sandwiched between low density residential housing
with gardens to the west, and a Medical Centre and Nursing Home with landscaping to the east. Existing Trees,
hedges and planting form boundaries along the north and south of the site. And the topography of the site
slopes down approximately 8m from south to north.

Conclusions:
The primary access to the site should be located along Old Fort Rd, with the southeastern corner oﬀering the
most logical location due to existing junctions and most reasonable gradient to slope an internal road down into
the site. Locating the access here oﬀers an opportunity to improve and promote the pedestrian and cycle links
through this junction. The laneway that runs along the northern boundary is predominantly used for access to
the Water Treatment Plant, but should it be upgraded in line with the guidelines from the 2000 Masterplan then
potential future connections will be opened up to provide links to the Regional Park and the GAA Playing Fields.
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Conclusions:
The urban grain surrounding the site extends from high/medium density Town Centre to the south, to low
density either side, and open landscape to the north. The proposed development should respond to this context
by balancing the proposed massing on site with appropriate landscaping and open space amenity.
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2.0 DESIGN OVERVIEW
2.3 Design Development
With Site Analysis Parameters established, the development of the design followed a
process of exploring options and layouts, then testing variations of the designs, with
successful layouts being further ﬁnessed and evolving with each step.
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2.0 DESIGN OVERVIEW
2.3 Design Development

With the North/South Rectilinear Blocks option established as the
optimal layout for the proposal, the design underwent further reﬁnement
and development.
The next steps of the design process are outlined here diagrammatically.
Firstly, how the massing and layout of the buildings are determined by the
key drivers of the design concept and objectives, including;
• Imposing site restrictions and parameters
• Applying design concepts and ideas
• Developing the interior layout in line with guidelines and regulations
• Incorporating Structural, Mechanical and Civil requirements
• Reﬁning form and shape as the layout develops
• Determining materials and fenestration
Secondly, how the design evolves in response to external factors;
• Queries and directions from Cork City Council
• Opinions from An Bord Pleanala Tripartite Meeting
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2.0 DESIGN OVERVIEW
2.4 Factors which influenced the design during the previous SHD process
During the Previous SHD application process queries were raised by Cork City Council and An Bord Pleanla regarding diﬀerent elements of the scheme, and in addressing these items the design evolved, and the
overall proposal improved and strengtened as a result. Signiﬁcant design revsions are summarised as follows;
□

Active Streetfront- How the building addressed the street, and how a strong active streetfront would be
achieved was an early concern. One solution explored supplementing the 3 Main Blocks with 2 smaller buildings located inbetween them at street level. The intent was to consolidate the original concept, while also
introducing added activity along the streetfront with the intermediate lower buildings

□

Interface with Old Fort Road- Further explorations resulted in the 2 smaller blocks were integrated into the
sides of the main blocks, creating longer continuous building facades, strengthening the building line along Old
Fort Road. The gaps inbetween the blocks become more deﬁned in their proportions, whilst not compromising
the views and links through the site.

□

Integrate with Urban Frontage- The current streetscape along the northern side of Old Fort Road has Waltham
Abbey at one side, situated back from the road and below road level, and mostly obscured from view by trees
and hedges; and the Medical Centre at the other side is a stand alone building surrounded by landscaping
and parking. This constitutes a lot of ‘void’ space along the streetfront. In contrast to this is the hardline of the
existing Crescent apartment buildings along the southern side of Old Fort Rd. The proposed development
seeks to ﬁnd a balance between the ratio of solid and void of it’s surroundings, by establishing a rhythm along
it’s portion of streetfront with the 3 blocks and the landscaped plazas inbetween.

VOID
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2.0 DESIGN OVERVIEW
2.4 Factors which influenced the design during the previous SHD process

□

Public Realm- Particular design attention was given to the building line along the streetfront and the landscaped
plazas inbetween. The road, cycle and footpath were revised in line with traﬃc and transport upgrades, enhancing
access and permeability. While the building faces step in and out along the street front, carefully considered
landscaping consisting of planting, trees and street furniture addressed the curve in the road, and established a soft
threshold between the public street and the semi-public entrance areas and plazas.

□

Optimal height and massing- An Bord Pleanala posed the question if the height of the buildings could be increased. The viability of this was explored and increasing the Height of the Blocks by 2 to 3 Stories would have a
signiﬁcant impact on the Overshadowing of the Podium Amenity Open Spaces. Additionally, it results in Massing
which is out of scale with the surrounding buildings. And negatively aﬀects the Ratio of Building Height to Street
Width.
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2.0 DESIGN OVERVIEW
2.4 Factors which influenced the design during the previous SHD process

□

Residential Amenity of Neighbouring Properties- The relationship of the proposed buildings
with the neighbouring Waltham Abbey Estate was examined under the following criteria;
Overlooking; Overshadowing; Daylight and Sunlight Analysis; Overbearing; and Noise. And
measures were taken to address all concerns and demonstrate how the proposed development would protect and enhance residential amenity for existing and proposed residents.

The queries from Cork City Council and An Bord Pleanala instigated a rethink of the design and
layout of the along the Old Fort Rd frontage, resulting in revisions which addressed the queries,
and also strenghtened the overall design and treatment of the streetfront.
The result was a design that now has a stronger building line along Old Fort Rd,and also consolidates some of the original key objectives and concept of allowing the landscape to ﬂow through
the site and maintain physical and visual links through the site to the hills beyond.

Previous SHD Design: Streetfront is addressed while allowing links and views through the site
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2.0 DESIGN OVERVIEW
2.5 Current SHD - An Bord Pleanala Pre-Application Consultation Opinion
The Pre-Application Consultation Meeting with An Bord Pleanala, held on 2nd March 2022, resulted in the following
items highlighted in the ABP Opinion;
1. Provide further justiﬁcation in relation to the layout of the overall proposal in relation to the impact on the residential
amenity of the existing occupants. In this regard an updated Sunlight/Daylight/Overshadowing analysis is required
showing an acceptable level of residential amenity for existing residents, which includes details on the standards
achieved within the proposed residential units, in private and shared open space, and in public areas within the development and in adjacent properties. This report should address the full extent of requirements of BRE209/BS2011, as
applicable.
Response: A new Sunlight/Daylight/Overshadowing Report has been conducted which captures all the requirements
of BRE209/BS2011, please refer to the Report by BPC Engineers for further details. Also, a more detailed response to
this item has been compiled in a separate report , “Response to ABP Opinion Item 1.”, which accompanies this submission.

2. In accordance with section 5(5)(b) of the Act of 2016, as amended, any application made on foot of this opinion
should be accompanied by a statement that in the prospective applicant’s opinion the proposal is consistent with the
relevant objectives of the development plan for the area. Such statement should have regard to the development plan
or local area plan in place or, likely to be in place, at the date of the decision of the Board in respect of any application
for permission under section 4 of the Act.
Response: This has been taken into account by cross checking the development standards and guidelines as outlined
in the Cork City Draft Development Plan 2022-2028, which will come into eﬀect later this year.

3. The information referred to in article 299B(1)(b)(ii)(II) and article 299B(1)(c) of the Planning and Development Regulations 2001-2018, unless it is proposed to submit an EIAR at application stage
Response: Please refer to Planning Consultants Documents and Reports for further details.
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2.0 DESIGN OVERVIEW
2.5 Current SHD - An Bord Pleanala Pre-Application Consultation Opinion
The impact on design as a result of these items can be summarised as follows;
□

Analysis from the Daylight and Sunlight study highlighted a number of units which required revisions.
While they passed the requirements of the standards in place at the time of the previous SHD, the newer,
higher standards required a number of adjustments to some of the units to ensure these standards are
met. These revisions include;

•

Flipping the locations of the Kitchen/Dining/Living with the Bedrooms in some of the 2-beds to ensure
the main windows for the K/D/L don’t have any balconies in front of them.

•

Adding windows to the bedrooms of some 1-beds to increase their access to light.

•

2 units at podium level- extending their bedroom walls out on increase their access to light.

□

The ESB Substation was relocated to a position outside of the Site Wayleave.

□

Unit C.107 Privacy Screening -additional low wall with ralings and planting to a height of 1.8m have been
added to provide privacy screening inbetween the footpath and Unit C.107, sections and images on drawing 1921-PL-322 illustrate this. And analysis from the Daylight and Sunlight Report indicate that the Unit
exceeds the Daylight requirements, refer Daylight and Sunlight Report for further details.

□

Own Door Units- Units at Ground, First (Podium) and Second (Street) Levels have added Own Door Access from the exterior to enhance activity and footfall through the public and semi-public spaces. This will
aid in passive surveilance and promote interactions between residents to give a greater sense of community and security.

Internal Layout Revisions to 2-beds

Window added to 1-beds

Bedroom wall extended
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3.0 URBAN DESIGN CRITERIA
This section of the report forms part of a statement of consistency in relation to the Urban Design Manual, A best practice guide, demonstrating compliance with the 12 criteria.
3.1 Context

3.2 Connections

How does the development respond to its surroundings?

How well connected is the new neighbourhood?

To ensure appropriate Massing and Heights in relation to adjacent buildings the street level of the development
comprises of 3 to 6 storeys along Old Fort Rd, with the top ﬂoors set back to reduce massing.

The development is located on the northern edge of Ballincollig’s town centre. This allows for excellent
connectivity from the site to the surrounding area, with proximity to retail, commercial and employment
hubs. And also to services and facilities such as Schools, Playing Fields and the Regional Park.

Block A is one ﬂoor lower than Blocks B & C to address the lower scale of adjacent housing in Waltham Abbey.
Blocks B & C are similar heights to the existing Crescent Apartments directly across Old Fort Road.
The street level elements of the development; Street-level access units, landscaped plaza spaces, a Creche, and
primary entrance lobbies; are conﬁgured to address the street and to consolidate a distinctive sense of place with
substantial streetfront activity. Units at the Lower Ground Floor and Podium Level alos have own door access.

The site is well served with pedestrian routes, bicycle paths and public transport connections- a high
frequency bus service is within 5 minutes walking distance. Further enhancing the routes will be
improvements to the junction at Old Fort Road and the laneway beside the Crescent, introducing traﬃc
calming measures and clearer deﬁned bicycle path, pedestrian crossing and vehicle turning lanes.

In terms of Use, the proposed Residential use, with supplementary Creche and Amenity, is appropriate for the
location and zoning of the development.
In assessing the surrounding Urban form, the development will inﬁll a currently vacant site, providing a link
between more deﬁned urban town centre to the south, and open green space to the north.
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3.0 URBAN DESIGN CRITERIA

3.3 INCLUSIVITY

3.4 VARIETY

How easily can people use and access the development?

How does the development promote a good mix of activities?

The proposal has inclusivity at it’s core and provides facilities for the community for all ages in life. With a
mix of 1 and 2 bed apartments, the scheme provides a mix of diﬀerent units to cater for a variety of users
- singles, couples and small families, across the full age spectrum. The landscaped outdoor amenity is
designed to accommodate diverse users,and the internal layouts of the apartments are designed to meet
the aspirations of a range of people and all household types.

The location of the development, adjacent to GAA & Soccer playing ﬁelds and the Regional Park,
promotes healthy outdoor exercise and activities. In addition strong pedestrian connectivity to
Ballincollig Town Centre encourages walking as an optimal mode of transport to and from the site to
surrounding facilities.

The layout has been designed to enable easy access by all and fully comply with Part M of the Building
Regulations. Building for Everyone: A Universal Design Approach has been used as a guideline for both
external and internal environment design. All main entrances to buildings, and the approach to them, will
be fully accessible.

Shared residential amenities are located at diﬀerent levels in the buildings. They oﬀer multi-function
rooms with shared work spaces, lounges and meeting rooms.
The raised podiums at Level 01 also provide landscaped shared exterior space appropriate for a variety
of activities and gatherings.

Universal access is provided through a 24 hour accessible lift, providing independent universal access
for residents and visiting members of the public alike. Public spaces at street and ground ﬂoor level are
accessible for residents and visitors. The podium courtyards are associated with the residential outdoor
amenity, and can be accessed by steps from street level, or through the building lobbies by the lift.
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3.0 URBAN DESIGN CRITERIA

3.5 EFFICIENCY

3.6 DISTINCTIVNESS

How does the development make the appropriate use of resources, including land?

How do the proposals create a sense of place?

The proposed layout makes the most eﬃcient use of the land where possible. A density of 115 Units per
Hectare is appropriate to the site’s location on the edge of the town centre. The proposed scheme
exceeds the minimum density requirements for the site, taking advantage of proximity to public transport
routes and neighbourhood services.

A distinct and recognisable scheme is established though the architectural and design treatment of the
form, fenestration, and material colours and ﬁnishes. The height of the blocks along Old Fort Road is set
at an appropriate scale in relation to the road and path widths, and the Crescent Apartments across Old
Fort Rd.

The buildings have been arranged in a layout to maximise solar orientation. Eﬃcient heating systems are
proposed through the use of heat pumps, and adequate locations for recycling facilities are
provided. Electric Vehicle Parking Spaces with power charging points are proposed, with ducting to be
put in place to allow for additional future EV spaces. Sustainable surface water drainage systems are
employed through the use of sedum-based green roofs on each rooftop, a high percentage of soft
landscaping, and permeable paving for exterior parking spaces.

The plazas in front and inbetween the blocks at street level comprise of high quality hard and soft
landscaping, street furniture and planting, and form a transition between the semi-public spaces for the
residents and the public-realm of the street.

Each building has been designed to achieve eﬃciencies where possible to ensure maintenance costs
faced by residents into the future are kept at reasonable levels.

The apartment layouts have been carefully considered to optimise access to Southern, Western and
Eastern light where possible, with Blocks A & C oﬀset to form steps in the ﬂoor plan and allow for more
Dual Aspect units. There are zero north facing single aspect apartments in the development.

Podium level outdoor amenity spaces are carefully landscaped to create a more intimate courtyard-style
feel for private use of the residents.

The scheme will be a very positive addition to the identity of the locality and enhance the sense of place
through the high quality architecture, landscaping and urban design along the streetfront.
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3.0 URBAN DESIGN CRITERIA

3.7 LAYOUT

3.8 PUBLIC REALM

How does the proposal create people friendly streets and spaces?

How safe, secure and enjoyable are the public areas?

Entrance Lobbies, landscaped plaza spaces, street-level access units, and a Creche all address the
street to consolidate a distinctive sense of place with substantial streetfront activity.

All public spaces throughout the proposal are overlooked by apartments via balconies which provide a
direct physical connection between home and public spaces at the lower levels. It is proposed to provide
the units fronting onto street level with their own access through their decks. These units, along with the
Lobbies and Creche, provide a signiﬁcantly improved ambiance of security, surveillance, safety and
community along this side of Old Fort Rd.

Shared residential amenities are located at diﬀerent levels in the buildings. They oﬀer multi-function
rooms with shared work spaces, lounges and meeting rooms.
The raised podiums at Level 01 also provide landscaped shared exterior amenity space appropriate for a
variety of activities and gatherings.

Eﬀorts have been made to protect the privacy and amenity of the homes located on the ground, podium
and street levels through the provision of private, planted buﬀer zones between the public and private
zones, while maintaining direct access to the outdoor spaces. Own Door Access Units at 3 levels promote activity and footfall through the outdoor spaces, further enhancing passive surveilance.
The combination of the 3 Blocks provide a continuity of street frontage with adequate set-back distance
providing deﬁnition and enclosure to the public realm and entrances from the street. The elevations to
the street demonstrate a contemporary style with human scale elements at street level.
Architectural Visualisations contained in this report illustrate the relationship of the proposals with
selected street views and overviews.
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3.0 URBAN DESIGN CRITERIA

3.9 ADAPTABILITY

3.10 PRIVACY AND AMENITY

How will the buildings cope with change?

How does the scheme provide a decent standard of amenity?

The buildings are designed with a concrete structural frame, lightweight interior partitions, adequate ﬂoor to
ceiling heights, and multiple circulation cores, which all enable adaptability for future uses. Ground ﬂoor units
have a ceiling height of 2.89m, allowing for possible conversion to commercial/community or oﬃce uses in the
future.

The location of the development, adjacent to GAA and Soccer playing ﬁelds and the Regional Park,
promotes healthy outdoor exercise and activities. In addition strong pedestrian connectivity to
Ballincollig Town Centre encourages walking as the optimal mode of transport to and from the site to
surrounding facilities.

The scheme provides for a mix of one and two bedroom units in a traditional central access corridor type
conﬁguration. Party walls between units and this corridor will be ﬁxed structural elements, whereas internal
partitions are envisaged as non-structural and therefore ﬂexible, allowing for future reconﬁguration. Wet service
zones and service risers are stacked vertically adjacent to the central corridors and will not be required to move.

Shared residential amenities are located at diﬀerent levels in the buildings. They oﬀer multi-function
rooms with shared work spaces, lounges and meeting rooms, and multi-function roooms at the lower
level.

Therefore the apartment blocks adopt a ‘loose ﬁt’ structural strategy which generally designates the party wall
as the vertical structural element, and allows for the maximum extent of ﬂexibility of non-load bearing internal
wall elements within the apartment shell.

The raised podiums at Level 01 also provide landscaped shared exterior space appropriate for a
variety of activities and gatherings.
Privacy strips of planting are provided adjacent to the apartments which are located at street, podium
and ground level. [Refer to Landscaping Consultant’s Report]
Each Apartment has been designed to minimise sound transmission between units by using the
appropriate acoustic insulation as part of the party wall construction. An acoustic treatment is also used
on the external facades in line with recommendations from the Noise Impact Report.
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3.0 URBAN DESIGN CRITERIA

3.11 PARKING

3.12 DETAILED DESIGN

How will the parking be secure and attractive?

How well thought through is the building and landscape design?

Bicycle and car parking will be managed in a secure environment.

The integration of landscape and buildings is central to the developments concept. The design seeks to
capture the intimacy, security and spirit of tightly knit communities through the provision of courtyard style
outdoor amenity at Podium Levels. Boundaries to the North, West and East adjoining properties are to
be sensitively treated with trees, planting and level changes. And the street level plazas will bridge the
gap between the semi-public outdoor spaces of the development and the public realm.

The proposed Parking arrangements are as follows:
Car Parking;
Under Podium:
Outdoor:

94
4

Bicycle Parking:
Under Podium in secure Bicycle Storage Rooms:
Outdoor Bike Stands for short term and visitor use:

272
12

All areas of soft landscaped open space are accessible by personnel and machines to facilitate eﬃcient
and practical maintenance.
Refer to the Landscape Consultant’s Documents and Drawings for further details.

Indoor car parking will be housed on the Ground Floor beneath the buildings and podiums. Two of the
edges that surround the carpark comprise of service and store rooms. The Southern edge is a retaining
wall, and the Northern edge faces the access road and will be a perimeter wall. This will include detailed
screens and louvres to provide ventilation to the carpark while maintaining a quality visual aesthetic from
the access road and landscaped spaces outside.
Internal carpark walls and columns are to be painted/ﬁnished in a light grey colour, and sensor activated
lighting will provide appropriate illumination to foster a well lit and safe environment.
Bicycle Parking is provided in interior rooms by way two-tier parking rack systems. Rooms are to be
accessible only by residents and will be well lit and maintained by the management company.
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3.0 URBAN DESIGN CRITERIA
3.12.1 RESIDENTIAL DENSITY

3.12.3 MINIMUM FLOOR AREA AND STANDARDS

The proposed density is 115 Units to the Hectare.
The proposed development is designed to meet or exceed the requirements of Sustainable Urban
Housing – Design Standards for New Apartments (March 2020) which sets out minimum standards in
respect of room areas, private open space and storage for each home. Compliance with these standards
is demonstrated in the separate Housing Quality Assessment Report submitted with this application.

03.12.2 DWELLING MIX
The Apartment Mix is as follows:
1 Bed [31.7%] 39 Apartments
2 Bed [68.3%] 84 Apartments

3.12.4 REFUSE STORAGE AND COLLECTION
A waste management strategy which includes the segregation, storage, and collection of waste in secure
storage zones will be implemented. Dedicated areas for waste storage are provided on the ground ﬂoor
of the development within the carpark area beneath the podiums. These are located in proximity to stair
cores along the north edge of the parking to allow ease of access for the Residents and ease of
collection via the access road.
The storage areas can accommodate an appropriate number of waste receptacles for general waste, dry
recyclables and organic kitchen waste. These areas will be accessible for all, well lit and well ventilated.
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3.0 URBAN DESIGN CRITERIA
3.12. 5 Materials, Finishes & Precedents
Material and Finishes are selected for their Aesthetics, Durability, Quality, Economy & Low maintenance,
and will include;
Render Finish
Brick
Concrete
Metal Cladding
Maintaining common materials throughout the development is integral to harmonizing the architectural
treatment of the buildings, and contributing to the creation of quality amenity spaces on the site. The
majority of the façade will consist of a palette of render ﬁnishes with a variety of colours to break up the
elevation into a clean and modern aesthetic. Ground Floor Parking level will incorporate more robust
brick and concrete ﬁnishes appropriate to parking and service areas. And the Top Floors will be ﬁnished
in a dark grey metal cladding to distinguish the stepping back of the massing at upper levels.
For further details refer to the separate Materials & Finishes Report submitted as part of this application.

PRECEDENT IMAGES OF BUILDINGS WITH SIMILAR ARCHITECTURAL FORM,
MATERIALS & FINISHES
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3.0 URBAN DESIGN CRITERIA
3.12.6 UNIVERSAL DESIGN COMPLIANCE STATEMENT
The layout has been designed to enable easy access by all and is fully comply with Part M of the Building
Regulations. Building for Everyone: A Universal Design Approach has been used as a guideline for both external
and internal environment design.
1. External Environment.
• Provision made for Universal Access parking.
• Universal Access compliant footpaths and ramps.
• Tactile paving surfaces.
2. Entrances and Horizontal Circulation.
• Entrance lobbies sized to allow for a wheelchair turning circle.
• Corridors wide enough to accommodate wheelchair users.
• Doors and ironmongery are compliant with access requirements.
3. Vertical circulation.
• Lift provision in all blocks.
• Handrails on both sides of circulation stairs.
• Refuge space in all stair cores.
4. Internal Environment.
• All public spaces well lit.
• Proposed visual colour contrast in public areas.
• Proper signage in public spaces.
5. Sanitary Facilities.
• Bathroom spaces meets Universal Access requirements.
• Proper lighting in sanitary facilities
6. Facilities.
• Communal Amenity Spaces will have sanitary facilities provided for wheelchair users.
• Heights of window sills meets the requirements of the wheelchair user.
7. Building Types
• Entrances are designed to be clearly identiﬁed by contrasting material colours/ﬁnishes.
• Approach is compliant with regulations with regard to Universal Access.
8. Building Management.
• Maintenance Room located on site.
• Entrance Lobbies as a point of reference for notiﬁcations & building information.
• Evacuation plans set by the management of the building
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4.0 CONCLUSION
As outlined in this report, the design of the proposed apartment buildings has undergone
extensive analysis, research, testing and revisions to result in the ﬁnal architectural composition
and layout. Recommendations and opinions from Cork City Council and An Bord Pleanala have
been considered and addressed, and have helped inform successful solutions to the design
challenges.
Overall, this report demonstrates that the design and layout supports the key objectives of the
proposed development; to provide modern residential apartment buildings with the regeneration of
a vacant inﬁll site; to create a quality living place for the existing and prospective local
community; and to enhance the streetscape and provide a complimentary architectural contribution
to the urban fabric of the town.
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