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1.0 INTRODUCTION
1.1 Policy Overview

This Housing Quality Assessment 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 demonstrate compliance with relevant standards in the Sustainable Urban
Housing: Design Standards for New Apartments (2020).
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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 Compliance with Sustainable Urban Housing Design Standards for New Apartments
2.1 Apartment Mix

2.2 Apartment Floor Areas

The Apartment Mix is as follows:

Apartment Floor Areas, individual room areas, combined room areas, storage and private amenity space areas all exceed the minimum requirements.
Please refer to the Housing Quality Assessment Schedule in Appendix B of this document, and to drawings
PL-500 to PL-503, for a full breakdown of areas for each individual apartment.

1 Bed [31.7%] 39 Apartments
2 Bed [68.3%] 84 Apartments
This unit mix is intended to cater for a variety of users - singles, couples and small families, across
the full age spectrum, and is appropriate to the type of residential units required in Ballincollig as
a fast growing satellite town of Cork City.
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2.3 Apartment Design

2.4 Aspect

To ensure Higher Standards 69.1% of the units (85) having ﬂoor areas more than 10% larger than the
minimum.

The proposed development is located on the edge of Ballincollig Town Centre, and is to consist of 35.8%
Units with Dual Aspect, and no Single Aspect North Facing Units.

Part V Units are to be provided in accordance with the Planning and Development Act 2000. 10% of
the total units would result in 12 Apartments allocated for Part V, with potential locations of these units
highlighted below. Please refer to the Planning Consultant’s Report on Part V Social Housing for further
details.

- 44 Units (35.8%)
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2.5 Floor to Ceiling Height

2.6 Lift and Stair Cores

All Floor to Ceiling Heights are 2.7m, with the exception of the Ground ﬂoor (street level), whose units
will have a ceiling height of 2.89m, allowing for possible conversion to commercial, community or retail
uses in the future.

Each Block is designed to has 1 Lift, and 2 Stair Cores. The number of Units varies per Floor Plan, with
the greatest number at 11 Units per Floor per Stair/Lift Core.
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2.7 Internal Storage

2.8 Private Amenity Space

Internal storage for each apartment exceeds the minimum requirements.
For full details of storage areas and layout please refer to the Housing Quality Assessment Schedule in
Appendix B of this document, and to drawings PL-500 to PL-503.

Private Amenity Space for each apartment is provided in the form of balconies on the upper ﬂoors, and
terraces on ground ﬂoor, podium level, and street level units.
All balconies and terraces exceed the minimum width and area requirements, please refer to the
Housing Quality Assessment Schedule in Appendix B of this document, and to drawings PL-500 to
PL-503, for a further details.
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2.9 Security Considerations

2.11 Communal Facilities

All public spaces throughout the proposal are overlooked by apartments via balconies which provide
a direct physical connection between home and public space at the lower levels. It is proposed to provide the units fronting onto street level, podium and lower ground ﬂoor with own door access ﬀrom the
exterior. These units, along with the Lobbies and Creche, provide activity and footfall at these levels,
promoting an ambiance of security, surveillance, safety and community around the exterior spaces of the
building and along 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, and a multi-function room at the lower
level.
The Creche is designed to accommodate 36 children over diﬀerent age groups, to cater for residents of
proposed development and families in the wider community.

Eﬀorts have been made to protect the privacy and amenity of the units 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.
To ensure security in the 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.

2.10 Access & Services
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.
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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2.12 Communal Amenity Space

2.13 Children’s Play

Landscaped Plazas are located at street level, and with a mix of soft landscaping and planting they are
intended to be semi-private, forming a transition between the public realm of the street and the private
apartment areas.

Dedicated children’s play areas are located in each of the podium courtyards. With areas of 70m2 and
85 m2 respectively, these spaces are designed to be suitable for diﬀerent age groups, include play
equipment and seating, and are within sight of the surrounding apartments.
Refer to the Landscape Drawings for further details.

The raised podiums at Level 01 provide Communal Outdoor Amenity Space for the apartment residents
only, and are carefully landscaped to provide shared exterior space appropriate for a variety of activities
and gatherings.
The lower ground ﬂoor has shared surface for access to the under podium parking and service areas,
and a mix of grassed spaces and planting to compliment screening and railings as part of the boundary
treatment.
Please refer to the Landscape architect’s drawings for further details.
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2.14 Refuse Storage

2.15 Car & Bicycle Parking

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.

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

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.

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 visually pleasing 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.
External Bicycle Stands are located at Ground and Street Levels to cater for visitors and short term bike
parking.

Page 11

1921_Ballincollig

3.0 APPENDIX A
Schedule Summary
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3.0 APPENDIX B
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