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01.Introduction 

HW Planning in association with a multi- disciplinary team have been instructed by 
Ardstone Homes, (as agent for the owners of the site Ardstone Residential Partners Fund, 
a sub-fund of Ardstone Partners ICAV (the Fund) to prepare this Planning Statement to 
accompany a Strategic Housing Development (SHD) application. The application is for 276 
no. residential units with ancillary single storey crèche (271 sq. m), café (147 sq. m), 
landscaping, road improvements, pedestrian / cycleway and associated site development 
works, at Ardarostig, Waterfall Road, Bishopstown, Cork. The application has been lodged 
pursuant to receipt of the Board’s Pre-Application Consultation Opinion ABP-307742-20. 

The subject application is the second SHD application lodged by the applicants on the 
subject lands. A previous application for 240 residential units was refused planning 
permission on March 20th, 2019 by An Bord Pleanála, ABP- 303137-18. The refusal 
reasons related to the absence of cycle infrastructure to connect the site to local amenities 
and services to the north and east, lack of interaction with Waterfall Road and a failure to 
provide for an urban street in accordance with DMURS. There were also concerns 
regarding the design and quality of some residential units and public open spaces within 
the scheme. The proposed development has been comprehensively redesigned to have 
regard to the Board’s concerns and scope of the project has been extended to include for 
significant upgrades to the local transport network. The applicant’s response to the 
Board’s previous refusal reason is outlined in detail in Section 4 below.  

1.1 Proposed Development 

In order to ensure a fresh design approach and philosophy to address the Board’s 
Council’s concerns the applicants have appointed a new design team. This team is led by 
John Fleming Architects and Parkhood Landscape Architects, supported by a multi-
disciplinary project team highlighted in Section 1.3. The team have developed an entirely 
different scheme to that previously considered by the Board, which as its starting point 
focused on addressing the Board’s previous refusal reasons. The primary design factors 
which have influenced the proposed layout were; 

 the creation of an active urban streetscape to Waterfall Road having regard to its 
future function of as a street in accordance with the principles of DMURS; 

 the treatment, use, accessibility and management of the steeply sloping, 
undevelopable area (2.1 hectares) to the south west; 

 the creation of useable and accessible open spaces of varying character; 

 the development of quality residential units which exceed current minimum 
standards. 

In addition to the development of a new residential layout the application has been 
expanded to provide for upgrades to the local transport network. These will improve 
connectivity to public transport and local amenities to the north and east.  
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The evolution of the residential layout is outlined in detail in Section 2 of the Architectural 
Design Statement prepared by John Fleming Architects. As highlighted in Figures 1.1 and 
1.2 below and elaborated in greater detail in Section 2 of the Architectural Design 
Statement, the site’s topography presents challenges and the applicants and the new 
project team spent almost 12 months, exploring layout options with input from Cork City 
Council.  

 Site Topography & Features – Extract Pg. 20 of Architectural Design Statement 

 

 ~Site Section – Extract Pg. 21 Architectural Design Statement 

1.1.1 Initial Concept 

The initial architectural concept as highlighted in Figure 1.3 below was based on 
establishing a strong central axis from north-east to south-west. This proposal considered 
the clustering of apartments in the north eastern corner of the site and the development of 
a ‘village green’ along Waterfall Road. A mix of housing was proposed at the steeper 
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sections of the site, which in plan appeared would overlook the open space on higher 
ground to the south west. 

 Initial Concept – Extract Pg. 27 of Architectural Design Statement 

When considered in detail and with the benefit of sections it was evident that this proposal 
extended too far up hill, making levels unachievable and required extensive localised re-
grading and steps in terraces. Figure 1.3 demonstrates that the orientation of housing to 
face south west wouldn’t result in the passive surveillance of the undevelopable area. The 
level difference at this location only results in houses facing into a step bank.  

This concept also had an overreliance on open space onto Waterfall Road, with a poor 
distribution of open space throughout the site.   
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1.1.2 S247 Pre-Planning Consultation 

The scheme presented to Cork City Council as highlighted in Figure 1.4 below provided for 
a more active streetscape to Waterfall Road through the development of duplex 
apartments and apartments with the retention of a smaller ‘village green’ at the site 
entrance. The undevelopable area to the south west, which as illustrated in Figure 1.2 is 
approximately 30 metres above the level of Waterfall Road, was proposed as a biodiversity 
area. This area was designed to act as a visual amenity and ecological corridor, but not be 
accessible to the future residents of the proposed development.  

 Proposed Scheme S247 Meeting with Cork City Council 

The Planning Authority welcomed the principle of the proposed development, but 
considered that the elevation to Waterfall Road should be more urban. It was suggested 
that this could be achieved through the introduction of eastern and western gateway 
features and the omission of the ‘village green’ concept from the entrance. In terms of the 
use of the design of the area to the south west, the City Council acknowleged the 
challeges associated with the intergation of this area into the proposed development and 
weclcomed the proposals to develop this as a biodiversity area and visual amenity. 
However, the City Council advised that this area should be accessible in strict accordance 
with the specific zoning objective for the site.  

In addition to feedback on the design approach Cork City Council specified the location 
and detail of the upgrades to the local network required for pedestrian and cycle 
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connections from the proposed scheme to the Dunne’s Stores Neighbourhood Centre to 
the east, as well as the Bishopstown and Curraheen areas to the north. 

1.1.3 Proposed Layout 

In response to Cork City Council’s feedback the layout of the proposed development was 
revised and the proposed open space at the entrance was omitted to allow for the creation 
of a more urban and active streetscape. The Waterfall Road streetscape is animated by 
own door duplex apartments, the creation of an eastern plaza and a western gateway.  

In accordance with Cork City Council’s advice and in order to adhere strictly to the specific 
zoning objective for the site, access has been provided to south western portion of the site, 
which has been designed as a ‘Biodiversity Park’. Due to the steeply sloping topography in 
this area of the site, this space will be accessed by a mix of formal and informal paths. The 
formal path access on the western side of the open space will be hard surfaced and will 
have fully compliant surface gradients to comply with universal access requirements. A 
hard surface pathway with steps will provide a central access route connecting with the 
central open space area of the proposed development. 

 Final Layout – Extract from Landscape Masterplan  
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The scope of the proposed development has been extended to incorporate all upgrades to 
the local network required by the Local Authority. These will facilitate safe and efficient 
pedestrian and cycle connectivity to services, amenities and public transport to the north 
and east. 

We consider that the scheme as now presented to the Board represents a comprehensive 
revaluation and redesign of the proposed development, which was required to fully 
address the Board’s and Cork City Council’s previous concerns. The scheme is now a 
mixed use residential development of 276 no. residential units with ancillary single storey 
crèche (271 sq. m), café (147 sq. m), landscaping, road improvements, pedestrian / 
cycleway and associated site development works. The development includes: 

 137 houses comprising of 40 no. 2-storey 3-bedroom semi-detached, 12 no. 2-storey 
3-bedroom detached, 56 no. 2-storey 3-bedroom terraced,14 no. 2-storey 4-bedroom 
semi-detached and 15 no. 3-storey 4-bedroom terraced. 

 72 no. apartments to be provided in 5 apartment blocks.  

» Block 1 - 11 no. 1-bedroom & 7 no. 2-bedroom over 4 storeys, 

» Block 2 - 11 no. 1-bedroom & 7 no. 2-bedroom over 4-storeys 

» Block 3 - 10 no. 1-bedroom & 8 no. 2-bedroom over 4-storeys 

» Block 4 - 10 no. 1-bedroom & 8 no. 2-bedroom over 4-storeys 

» Block 5 - 12 no. 1-bedroom & 15 no. 2-bedroom over 5 storeys 

 67 Duplex apartments to be provided in 5 no. duplex buildings. 

» 4 no Type F Buildings fronting Waterfall Road and containing 16 no. 2-bedroom 
duplex apartments & 16 no. 3-bedroom duplex apartments over a 4-storey split 
level building.   

» 1 no. Type G duplex building to the south of Apartment Block 4 containing 4 no. 
2-bedroom duplex apartments and 4 no. 3-bedroom duplex apartments over 3 
storeys. 

 The road improvements, pedestrian / cycleway and associated site development 
works consist of  

»  a two-way cycle track and pedestrian footpath along the site frontage to 
Waterfall Road which will continue via the site, and to the rear of properties 
fronting onto Waterfall Road, to link to an existing shared surface pathway south 
of the N40, 

» upgrades to this shared surface path to provide two-way cycle track and 
pedestrian footpath, upgrades to Waterfall Road to extend the existing 
pedestrian pathway to the subject lands,  

» pelican crossing on Waterfall Road opposite The Rise/Halldene Villas junction 
(approximately 445 metres north east of the main development site),  

» uncontrolled pedestrian crossing at the Audi Cork/Heiton Buckley entrance 
junction adjacent to N40 (approximately 370 metres north east of the main 
development site),  
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» infrastructure development works comprising the relocation/undergrounding of 
ESB powerlines, wastewater infrastructure upgrades, surface water attenuation, 
water utility services, public lighting, bin stores, bicycle stores, ESB substation, 
CCTV and all ancillary site development works. 

Table 1.1.Key Figures of the Proposed Development 

Item Figure(s) 

Site Area 9.95 ha 

Developable Area 7.13 ha 

Density 38.7 units / ha 

Public Open Space 1.0685 ha (15%) of developable area 

3.165 ha (34%) of overall SE-R-10 zoned area when lands to 
south are included 

Housing Mix 54 no. 1-beds (19.5%) 

65 no. 2-beds (23.5%) 

128 no. 3-beds (46.4%) 

29 no. 4-beds (10.5%) 

Car Parking 411 spaces 

Bicycle Parking 370 spaces 

 

1.2 Purpose of the Planning Statement 

This Planning Statement attempts to provide the Board with a single reference document 
which summarises and signposts the drawings and reports accompanying this application. 
It provides an overview of the proposed site and the evolution of the layout, which are dealt 
in detail in the Architectural Design Statement prepared by John Fleming Architects and 
the Landscape Design Report prepared by Park Hood.  

The report summaries the evolving planning policy context for this area and highlights 
compliance with the specific and most relevant planning policy objectives for the site. 
Planning policies and objectives are outlined in detail in the accompanying Statement of 
Consistency and given the conflict between local and national planning policy objectives, a 
Material Contravention Statement has also been prepared.  
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A review of the planning history of the site allows for the definition of the primary planning issues 
and this Statement highlights how the proposed development has responded to and addressed 
these concerns . Finally the report highlights other relevant planning considerations and 
summaries and signposts how this matters have been addressed in the planning application.  

1.3 Project Team  

The Planning Application has been compiled by a multi-disciplinary design team with 
inputs from the following: 

 Applicant 

Ardstone Homes Limited 

 Planning Consultants 

HW Planning 

 
Architects 

John Fleming Architects 

 
Civil Engineers  

Denis O’Sullivan & Associates 

 Traffic Engineers 

NRB Consulting Engineers 

 Ecology 

Kelleher Ecology Services 

 

Archaeology 

John Cronin and Associates 

 Landscape  

Park Hood 

 Disability Access Consultant 

DFA Fire 

 Visuals 

3D Design Bureau 

 Building Lifecycle and Property 
Management 

Aramark 
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1.4 Pre-Planning Discussions 

There have been extensive consultations with both Cork City Council and An Bord 
Pleanála prior to the submitting of the application. An initial Section 247 pre-planning 
meeting with Cork City Council took place on 17th June 2020. At this meeting, the overall 
principle of the proposed development was discussed and some of the key issues around 
connectivity and the open space area to the south of the scheme were agreed in principle.  

Following submission of the pre-consultation request to An Bord Pleanála on 30th July 2020 
(Ref: ABP307742-20), a Tripartite meeting was held between the Board, Cork City Council 
and the applicants on 10th November 2020. Among the main items discussed, and 
elaborated on below, were connectivity, open space provision, resident amenity and 
drainage. The subsequent Opinion was issued by the Board on December 1st, 2020, ABP-
307742-20. 

Following the issuing of the Opinion, the applicants have had further discussions with Cork 
City Council to agree the final detail of various matters including enhanced connection of 
the proposal to the existing built up areas of Bishopstown and Curraheen through 
provision of pedestrian / cycling facilities and crossing infrastructure at key locations. In 
addition, a revised strategy for the open space area to the south of the site has been 
agreed whereby it will be accessible to future residents while also serving a key 
biodiversity and visual amenity function.  

1.5 Part V Requirements 

In order to satisfy their requirements under Part V of the Planning and Development Act 
2000, as amended, the applicants propose to transfer 27 units within the proposed 
development to the Planning Authority for the purposes of social and affordable Housing. 
This represents 10% of the overall number of units within the scheme and will comprise a 
mixture of apartments, duplexes and terraced housing. The full details of the proposal 
including costing are outlined in the accompanying Part V Cost Methodology prepared by 
HW Planning. As outlined in their Opinion on the Pre-Consultation application, the City 
Council Housing Capital Section have indicated that the proposal is acceptable in 
principle.  

1.6 Land Ownership 

The majority of the landholding is in the legal ownership of Ardstone Residential Partners 
Fund, a sub-fund of Ardstone Partners ICAV. Ardstone Homes Ltd., the applicant, with an 
address at 48 Fitzwilliam Sq Dublin 2, act as investment advisor to the fund. 

A portion of lands to the north east of the main developable area, are owned by the 
adjacent landowner, Grafton Group Plc, and have been included within the redline to 
facilitate development of a shared pedestrian and cyclist pathway and the upgrading of an 
existing path further to the east.  

Sections of the public Road (Waterfall Road) along the frontage of the site and further north 
along Waterfall Road near the junction with the Rise / Halldene Villas are included within 
the redline area to facilitate traffic calming measures, gateway treatments to the scheme 
and pedestrian crossing facilities. These sections are in the ownership of Cork City 
Council. 
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Land ownership details are outlined in Figure 1.6 below and the application includes 
consent letters from Ardstone Residential Partners Fund, Grafton Group Plc and Cork City 
Council. 

 Land Ownership 

 

1.7 Application Documentation 

Planning (HW Planning) 

 Completed Application Form 
 Site Notice & Press Notice 
 Cover Letter (An Bord Pleanála) 
 Cover Letter (Cork City Council) 
 Cover Letters (Prescribed Bodies as specified by 

An Bord Pleanála in their Opinion) 
 Planning Statement & Response to ABP Opinion 
 Statement of Consistency  
 EIAR Screening 
 Childcare Needs Assessment  
 Community and Social Infrastructure Audit 
 Material Contravention Statement 
 Part V Cost Methodology 

Architecture (JFA) 

 Architectural Design Statement 
 Site Location Map 
 Site Layout Plans 
 Plans elevations, sections of 

houses, duplexes and 
apartments. 

 Part V Site Plan 
 Land Ownership map 
 Map of risk contours from Irish 

Oxygen Company (Seveso) 
 Area and Schedules Report 
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 Letters of Consent from Ardstone Residential 
Partners Fund, Cork City Council & Grafton 
Group Plc. 

 Minutes of Section 247 meeting with Cork City 
Council 

 

Civil Engineering (DOSA) 

 Infrastructure Report - including Irish Water 
Confirmation of Feasibility, Irish Water 
Correspondence and agreements. 

 Site Specific Flood Risk Assessment  
 Plans, sections and technical details 
 Public Lighting specifications 
 Construction Environmental Management Plan 

 

Traffic (NRB) 

 Traffic and Transport 
Assessment 

 Statement of DMURS 
Compliance 

 Plans and sections on 
access/connectivity proposals. 

 Mobility Management Plan 
 Stage 1 Quality / Safety Audit 

 

Ecology (Kelleher Ecology) 

 Appropriate Assessment  
 Hedgerow Appraisal 
 Bat Assessment 

 

Archaeology (John Cronin & 
Associates) 

 Archaeological Impact 
Assessment 

 Geophysical Survey Report (2018) 
 

Landscape and Visual (Park Hood & 3DDB) 

 Final Landscape plans, sections, details 
 Landscape Statement 
 Landscape and Visual Impact Assessment 
 Tree Survey  
 Photomontages & CGIs 
 Daylight / Sunlight Report 

 

Property Management 
(Aramark) 

 Building Lifecycle Report 
 Property Management Report 

Other (DFA Associates) 

 Measure to comply with Universal Design 
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1.8 Planning Application Fee 

The fee included with the application amounts to €38,889.60 and has been calculated as 
follows: 

 €130 per unit x 276 proposed = €35,880 

 €7.20 per sq.m of other uses onsite as permitted by the zoning objective: 

» Creche (271 sq. m x €7.20) = €1,951.20 

» Café (147 sq. m x €7.20) = €1,058.40 

» bin and bicycle stores (138 sq. m x €7.20) = €993.60 

» ESB sub station (28 sq. m  x €7.20) = €201.60 

 Grand Total (€35,880 + €1,951.20 + €1,058.40 + €993.60 + €201.60) = €40,084.80 
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02.Site Location and Urban Context 

2.1 Site Context & Description  

The Waterfall Road can be described as ‘edge of city’ and has been the subject of 
significant change over recent years through the development of the N40 South Ring 
Road, Marymount Hospice, various residential and commercial developments. It is located 
adjacent the strategic road network and near to key employment, recreation and service 
centres. This includes proximity to the proposed Cork Science and Innovation Park north of 
the N40 at Curraheen. The site is located 200 m west of a vehicular and pedestrian 
overpass over the N40 with direct links to Bishopstown, Wilton, Cork University Hospital 
and Cork Institute of Technology. Located within the newly expanded area of the City, the 
lands form part of an area where further development is planned and anticipated in the 
short-to-medium term. 

 Indicative Site Location 

Dunnes Stores Neighbourhood Centre, Bishopstown to the east has recently received 
planning permission to expand its retail offer at the Bishopstown Court Shopping Centre 
and it acts as the main services centre for the surrounding catchment. The proposed 
development is approximately 600 m from Dunnes Stores Neighbourhood Centre. 

2.1.2 Public Transport Provision 

Waterfall Road is currently served by the 237 and 239 bus services. These are hourly and 
30 minute services between Bandon and Cork City. The nearest accessible bus stop to the 
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site is north of the Bandon Road Roundabout at 650 m (236, 237, 239 services).  As 
highlighted in Figure 2.2 below the high frequency 208 bus service (service approximately 
every 10 minutes) is located at Marymount Hospice c.500 m to the west. The existing road 
conditions mean that it is not presently accessible by foot to the west due to an absence of 
a public footpath.  

The nearest safely accessible stop for the 208 is on Curraheen Road which is 900 m away 
(approximate 10-15 minute walk). As the new competent authority for the area, Cork City 
Council have requested that suitable provision be made for a potential future bus stop on 
Waterfall Road, reflecting the level of planned growth in the area which will significantly 
improve the viability of having a dedicated bus stop at this location.  

 Access to Nearest Services / High Frequency Bus Stop  

2.2 Proposed Development Site 

The subject site is located in the townland of Ardarostig to the south of the Waterfall Road, 
approximately 5 kilometres southeast of Cork City Centre. It mostly comprises of one large 
single field as well as a small section of attendant lands to the northeast, on which it is 
proposed to provide pedestrian and cycle access to /from services located south of the 
Bandon Road Roundabout. Site levels vary from +20 m O.D. and +30 m O.D. along Waterfall 
Road to +60m O.D. at its most elevated southern extremity. The main part of the site is 
currently in arable agricultural use and is bound on all sides by native hedgerows and 
mature trees.  

Two separate overhead electricity wires traverse the site north – south and east – west. 
The site is bounded to the northeast and northwest by several individual residential 
properties. A local road serving the Irish Oxygen Company (A lower Tier SEVESO site), 
private residences and farmland runs along the entirety of the western boundary. The 
lands to the east comprise a commercial development site and other agricultural land to 
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the south east. The lands to the immediate south, which are also in agricultural use, 
continue to rise beyond of the subject site before reaching a plateau.  

The overall site area is 9.95 hectares, but as outlined in Figure 2.2 below the developable 
area is 7.13 hectares. The steeply sloping section to the south west of the landholding, 
which is 2.1 hectares in area is considered to be undevelopable, but which will provide a 
visual backdrop to the proposed development in addition to performing a biodiversity 
function. This area will be accessible to future residents and its management and function 
has been discussed and agreed with Cork City Council. 

 

 Site Areas – Extract Page 22 Architectural Design Statement 

The remaining 0.72 hectares comprises of 0.165 hectares in the ownership of Graton 
Group and 0.555 hectares in the ownership of Cork City Council and which will 
accommodate infrastructural upgrades and connectivity improvements.  

2.3 Waterfall Road - An Evolving Urban Area 

While the character of Waterfall Road is presently rural in nature, it represents an evolving 
urban area that has recently been included in the expanded Cork City boundary. This 
evolving context is reflected by both the development intentions on the subject site and 
adjoining lands, as well as strategic connectivity and transport policy objectives for the 
local area. 
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The subject site has been zoned for residential development since 2011.  The suitability of 
the general area for residential development is long accepted and its suitability to cater for 
future expansion is evidenced by the identification of 2 no. Strategic Land Reserve sites in 
its immediate vicinity. The lands to the immediate east are in the ownership of the Grafton 
Group PLC who are advancing development proposals on these lands. Alongside this, the 
owner of lands located directly to the north of the subject site, zoned for residential 
development in the current City Development Plan, Mr. Pat Coveney made a submission 
on the previously refused application seeking a coordinated approach to infrastructure 
delivery for the area.  

Mr. Coveney’s submission made a clear statement that he intends to develop his lands in 
the ‘short-to-medium’ term. The submission also included an acknowledgment that his 
lands can provide direct access to the Marymount campus and the high frequency 208 
service as well as the future greenway and possible interurban cycle routes. 
Notwithstanding the intentions of adjacent landowners, the current proposal provides for 
pedestrian pathway improvements along Waterfall Road that will provide direct 
connectivity to the 208 bus route along Curraheen Road. 

Cork’s future transport policies will be dictated by the Cork Metropolitan Area Cycle 
Network Plan and the Cork Metropolitan Area Transport Strategy (CMATS) and Figure 2.4 
below highlights the future objectives for this area. There are notable objectives to develop 
the cycle network via a combination of primary, secondary, and interurban routes. CMATS 
makes provision for significant public transport investment and Bandon Road Roundabout 
to the east will be key focus for bus routes. These routes will be complemented by a high 
frequency park and ride bus service to/from Cork City Centre to the south of the 
roundabout. 

 Transport Infrastructure Objectives 
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03.Planning Policy Context 

The Statement of Consistency prepared by HW Planning, that accompanies this planning 
application, includes a detailed assessment of the proposed development in accordance 
with all relevant National, Regional, Local policies and Section 28 Ministerial Guidelines.  

The following represents a summary of the some of the key policies relating to the 
Ardarostig lands. 

The Local Planning Policy context is currently in a transitional stage following the Cork City 
boundary extension of May 2019 in accordance with Section 30 (1) of the Local 
Government Act 2019 which gave effect to the boundary extension: 

The development plan in force immediately before the transfer day in respect 
of the functional area of the county council shall, on and after that day, 
continue to apply in respect of the relevant area until the next making of a 
development plan by the city council in respect of the functional area of the 
city council in accordance with section 9 of the Act of 2000. 

As a new Cork City Development Plan has yet to be made, the zoning and policy objectives 
for the site continue to be governed by the Cork County Development Plan 2014. Similarly, 
the lands are covered by the Ballincollig Carrigaline Municipal District Local Area Plan 
2017 having regard to section 30 (2) of the Local Government Act: 

(2) Subject to paragraph (b) of subsection (4) of section 18 of the Act of 2000, 
any local area plan in force immediately before the transfer day in respect of 
an area within the relevant area shall, on and after that day, continue to apply 
to the first-mentioned area until the next making of a local area plan by the city 
council in respect of the first-mentioned area in accordance with the said 
section 18 

The Ballincollig Carrigaline Municipal District Local Area Plan 2017 remains in force for the 
area until such time as a new Local Area Plan or City Development Plan is prepared by the 
City Council. 
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The site was zoned for residential development in the 2011 Local Area Plan, a zoning 
which was rolled forward under the Ballincollig Carrigaline Municipal District Local Area 
Plan 2017 under objective SE-R-10.  

 

 Zoning Objective for the subject lands – Ballincollig Carrigaline Municipal District LAP 



 
 
22 

 
HW Planning 

In the face of increased national population and economic growth projections, and in 
anticipation of possible future zoning requirements, the Council also designated a 
significant amount of immediately adjacent lands to the south and east as ‘Strategic Land 
Reserve’ (SLR).  

 Strategic Land Reserves identified in the 2017 MD LAP 

The suitability of the general area for residential development is therefore long accepted 
and its potential expansion is also underlined by the identification of 2 no. Strategic Land 
Reserve (SLR) sites in its immediate vicinity. The subject lands are important strategically 
insofar that their development can facilitate access to adjoining SLR lands. Given local 
topography and land ownership considerations, it is highly likely that the southern and 
eastern components of the SLR 6 lands will have to be accessed via the applicant’s lands. 
This was recognised during pre-consultation discussions with An Bord Pleanála during 
reference ABP-303137-18 with the final layout making suitable provision for road as well as 
cycle/pedestrian linkages to adjoining areas. 

The specific zoning objective for the lands has remained the same since first adopted in 
2011 and reflected a vision that Cork County Council had for this area as a semi- rural 
environment supporting lower density suburban housing, at a maximum density of 25 units 
per hectare. The dramatic evolution in national planning policy in the past 5 years starting 
with the National Planning Framework, has resulted in this vision for an serviced and 
accessible urban location being outdated and at variance with national policy.   

The planning application is accompanied by a Material Contravention Statement prepared 
by HW Planning and which addresses the possibility that the proposed development could 
be deemed by An Bord Pleanála to represent a material contravention of objectives 
contained in Cork County Development Plan 2014 and Ballincollig Carrigaline Municipal 
District Local Area Plan 2017 – 2023 relating to residential density and parking provision. 

In accordance with Section 9(6) of the Planning and Development (Housing) and 
Residential Tenancies Act 2016, the Board may grant permission for a proposed strategic 
housing development that materially contravenes the Development Plan or Local Area 
Plan, other than in relation to zoning.  
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The proposed development will provide a density of 38.7 units / ha, in excess of the 
Medium B density as outlined in the Ballincollig Carrigaline Municipal District LAP for the 
subject lands. The Current County Development Plan was adopted in 2014 and the 
Ballincollig Carrigaline Municipal District LAP was adopted in 2017 with the residential 
density guidance contained in the LAP being derived from the County Development Plan. 

We note the rationale in the County Development Plan for introducing the Medium B 
sensitive guidance, namely, to ensure that a mix of housing types, including lower density 
schemes, for which there was an identified market demand at the time, could be 
accommodated within Metropolitan Cork alongside the Medium A and higher density 
developments.  

Both the County and Local Area Plan pre-date the National Planning Framework, The 
Regional Spatial Strategy for the Southern Region (2020) and various Section 28 
Ministerial Guidance documents such as the “Sustainable Urban Housing: Design 
Standards for New Apartments 2018” and the “Urban Development and Building Height 
Guidelines for Planning Authorities 2018”.  

The latest National guidance contains unequivocal support for higher density, compact 
developments, particularly in accessible urban areas. In contrast to earlier National 
Guidance such as the 2009 Guidelines on Sustainable Residential Development in Urban 
Areas, the latest guidance is on a statutory footing and includes specific objectives such as 
NPO 35 from the National Planning Framework. 

The proposed development is considered to be consistent with current Government policy 
for the sustainable delivery of housing to meet population growth projections, as 
articulated in NPF and RSES objectives for the Southern Region. The proposed 
development is consistent with relevant Ministerial Guidelines for sustainable residential 
development, apartment design and building height in urban areas. The proposed 
development achieves a sustainable net density of approximately 38 units per hectare and 
comprises well-designed accommodation in a good mix of dwelling types and supported 
by appropriate amenity open space and ancillary facilities, including a childcare facility. 

Ultimately it is a matter for An Bord Pleanála to determine whether the proposed 
development in fact materially contravenes the relevant Development Plan / Local Area 
Plan.  However, for the purposes of this planning application, the applicant in the Material 
Contravention Statement has identified the aspects of the proposed development that may 
be considered a material contravention. 
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04.Response to Previous Refusal 
Reasons (ABP 303137-18) 

4.1 Overview 

The subject application has full regard to the previous SHD application decision on the 
lands for 240 residential units which was refused planning permission on March 20th, 2019 
for 3 no. reasons, An Bord Pleanála Reference ABP- 303137-18. As outlined in Section 1 
above the previous application was submitted and decided prior to the Cork City Council 
boundary extension in May 2019 and pre-planning consultations were with Cork County 
Council and not Cork City Council.  

Cork County Council’s vision for the Waterfall Road area as a semi-rural area 
accommodating lower density residential development was driven by their statutory 
obligation to implement the specific zoning objectives for the site provided by SE-R-10 of 
the 2017 Ballincollig Carrigaline LAP. The City Council without any legacy issues viewed 
the area differently and in accordance with evolving national policy, considered the context 
of Waterfall Road would be altered dramatically to become an active urban street located 
within the inner suburbs of an expanded City.  

The impending City boundary expansion and divergent opinions from Cork City Council 
and Cork County Council complicated the previous application. However, the applicants 
recognise that errors were made in the application in terms of the failure to recognise the 
primacy of national policy and interpret the Board’s Opinion correctly.   

The revised application has considered and  fully addresses the Board’s previous refusal 
reasons and these are outlined in detail below.  

4.2 Refusal Reason No. 1 

Having regard to the scale of the proposed development, and the resulting 
volumes of vehicular and pedestrian/cyclist traffic likely to be generated, it 
is considered that the proposed development would be premature by 
reference to existing deficiencies in the local road network in terms of 
capacity, width, alignment, public lighting, and pedestrian and cycle 
facilities, and where these deficiencies would render the network 
unsuitable to carry the increased road traffic likely to result from the 
development, and the period within which the constraints involved may 
reasonably be expected to cease. The proposed development would, 
therefore, be contrary to the proper planning and sustainable development 
of the area. 

A detailed review of the Board’s decision, Inspector’s Report and the observation 
submitted by Cork City Council highlighted the requirement to work with adjacent 
landowners and Cork City Council to address the connectivity issues.  
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Productive discussions with Cork City Council since May 2019, the Board’s Opinion, 
Inspector’s Report and Tri-Partite meeting have helped to define the connectivity 
requirements to the north to access public transport and education and to the east to 
access local amenities. Pedestrian and cycling connectivity to the east requires 
interventions and upgrades to existing infrastructure and the extension of the application 
to include works on third party lands Grafton Group to the east and Cork City Council to 
the east and north. Consent to include infrastructural improvements within the application 
has been obtained from both parties.  

The site context and connectivity proposals are highlighted on Figure 4.1 below, which is 
an extract of the Connectivity Map featured in the Architectural Design Statement and 
later in this document.  

 Connectivity Map 

The subject application makes provision for the infrastructural upgrades suggested by the 
Board and agreed with Cork City Council to improve connectivity to public transport and 
local amenities. These improvements will consist of works within and immediately 
adjacent to the site to link with existing facilities and the improvements of existing facilities 
to the north and east. Figure 4.2 below is an extract from page 42 of the Architectural 
Design Statement prepared by John Fleming Architects and which highlights proposed 
upgrades in the vicinity of the site.   
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 Proposed Pedestrian & Cycling Infrastructure 

The proposed works within the vicinity of the site to improve pedestrian and cycling 
connectivity consist of the following elements; 

 the construction of a two-way cycle track and pedestrian footpath along the site 
frontage to Waterfall Road  

 

 Due to the existing width of 
Waterfall Road, it is not possible to 
continue the proposed two-way 
cycle track to the east along the 
Waterfall Road frontage. In order 
to provide for continuous cycle 
connectivity from the scheme to 
the east an off road pedestrian 
and cycle path is proposed 
through Grafton Group lands to 
the rear of the residential dwelling 
called “Valhalla”. This path will link 
to the existing shared surface 
pathway south of the N40. This 
path will have public lighting and 
be covered by CCTV operated by the management company.  

  



27 
 

HW Planning 

 the continuation of footpath in front of 
residential dwelling to the east called 
“Valhalla” (which is in the ownership of 
the applicants) to provide for a 
continuous and improved pedestrian 
facility to link to amenities to the north 
and east. 

 

 

Beyond the immediate vicinity of the site the following infrastructure improvements have 
been agreed with Cork City Council and will be carried out on their lands, with their 
consent 

 the upgrade of the existing shared surface path to the south of the N40 junction and 
to which the proposed pedestrian and cycle path will integrate with to a 3m wide 
Two-Way Cycle Track and 2.0m wide footpath. 

 Existing Shared Path to South of N40 

 the provision of a pelican crossing proposed on the Waterfall Road at The 
Rise/Halldene Villas junction to improve pedestrian connectivity for existing and 
future residents to 208 bus service on Curraheen Road to the north 

 proposed pedestrian crossing at the Audi Garage/Heiton Buckley entrance to 
improve pedestrian connectivity to the neighbourhood centre to the east 
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 Proposed Crossing Locations 

In addition to the significant works to be carried out by the applicants they have indicated 
to Cork City Council that they would have no objection to the payment of a special 
contribution of €67,250 as suggested by the A/Senior Executive Engineer. 

The applicants recognise their responsibility to assist the Local Authority in providing for 
the necessary upgrades to the network required to facilitate the proposed development.  
However, the An Bord Pleanála Inspector in assessing the previous application recognised 
that there are other commercial development interests in the area and emphasised that 
while "connectivity is important, a measured approach needs to be taken as to what the 
developer can actually provide". 

The proposed development makes provision for and will assist in the delivery of 
improvements to the existing network determined as being required by Cork City Council 
to render it suitable to carry the increased road traffic likely to result from the development. 
The majority of the proposed works are included for within the planning application and 
others will be provided for through a special development contribution, both of which will 
provide the Local Authority and Board with certainty that the identified constraints will be 
resolved in conjunction with the construction of the proposed development.  

4.3 Refusal Reason No. 2 

It is considered that the proposed interface of the development with Waterfall 
Road would militate against the creation of an attractive and active urban 
streetscape. The provision of a stone wall in conjunction with a railing for the 
entire length of the site frontage, notwithstanding the difference in road levels 
across the site frontage, is considered to detract from the passive surveillance 
and creation of an active streetscape reinforcing the function of Waterfall 
Road as a road, which is contrary to the principle of the Design Manual for 
Urban Road and Streets. The proposed development would, therefore, be 
contrary to the proper planning and sustainable development of the area”. 

As outlined in Section 1.2 above a fresh design approach and philosophy has been 
adopted to fully address the Board’s second refusal reason. The Board’s primary concern 
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with the previous application1 reacted to the proposed interaction with Waterfall Road and 
reflected the opinions of Cork City Council as outlined in their submission to the Board on 
the application.  

In other to ensure a fresh design approach and philosophy to address the Board’s and 
Cork City Council’s concerns the applicants decided to change the design team. The new 
design team led by John Fleming Architects and Parkhood Landscape Architects have 
developed a scheme which creates of an active urban streetscape reinforcing the function 
of Waterfall Road as a street in accordance with the principles of DMURS. The different 
design approaches are demonstrated in Figure 4.5. 

 

 

 

 

 

 

 

 

 

 

 

 Different Design Approach - Extract from Page 7of Architectural Design Statement  

 
1 ABP- 303137-18 
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The revised scheme provides for an active urban streetscape reinforcing the function of 
Waterfall Road as a street in accordance with the principles of DMURS. The new design 
approach is described in detail in Section 03 of the enclosed Architectural Design 
Statement. Figures 4.6 and 4.7 highlights that an active streetscape has been achieved 
through the proposed construction of 4 no. 4 storey duplex buildings which have access 
from Waterfall Road and from the development to the rear. 

 

 Dual Aspect & Dual Access Duplexes along Waterfall Road 

To create a strong sense of arrival at the eastern end and western ends of the of the 
proposed development, gateway features are proposed framed and announced by 
apartment buildings. To the east 3 no. apartment buildings (Blocks 3, 4 & 5) are proposed 
set back from Waterfall Road creating an eastern gateway plaza. This will provide a setting 
for the focal point apartment building with a planned commercial use to generate activity 
on Waterfall Road. This space is intended to be a pedestrian priority zone with only three 
set down car spaces and with provision made for a location for a future bus stop. These 
residential buildings are the tallest elements in the proposal at four and five storeys in 
height. They are proposed as modern in form and material and have set back top floors.  

 View of Eastern Gateway 
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To the west of the eastern gateway, duplex units are proposed, which both address and 
are accessed from Waterfall Road, creating an active urban streetscape. These duplex 
units sit between the eastern and western gateways. The western gateway also provides 
for the vehicular entrance to the proposed development and which is framed by 2 no. 
apartment buildings, (Blocks 1 & 2), which are 3-4 storey in height.  

 View of Western Gateway & Entrance to Scheme 

The achievement of passive surveillance of the street from the built form and the 
promotion of permeability have been foremost design considerations. Coupled with the 
proposed pedestrian and cycle improvements on the street along the frontage with 
Waterfall Road, it is considered that the architectural approach features give the scheme a 
strong urban character while displaying a sensitive approach appropriate to the 
transitional nature of the location. We consider that the new design team have been 
successful in achieving an active and attractive streetscape in accordance with the 
principles of DMURS. 

4.4 Refusal Reason No. 3 

The Board has serious concerns regarding the future residential amenity of 
the proposed development and in particular the proposed duplex units. The 
ground floor units of Duplex Blocks A and B have limited daylight/sunlight to 
the rear of these units, poor quality private amenity space and poor outlook 
from the main living accommodation to the private amenity space. The 
configuration and access to private and semi-private amenity space serving 
the corner duplex units, A1, A2 and A3 is inappropriate and would be 
prejudicial to the residential amenity of the future occupants of these units. It 
is considered that the overall design of the proposed development, including a 
poor disposition of public open spaces and a significant series of level 
differences between the proposed houses, and their private open spaces, 
would offer a poor standard of amenity for future residents and would set an 
undesirable future precedent for inappropriate private and semi-private 
amenity space provision. The proposed development would, therefore, be 
contrary to the proper planning and sustainable development of the area. 

The proposed scheme has been totally and fundamentally redesigned in accordance with 
national guidelines on residential amenity to address previously identified issues with the 
duplex layouts and the open space. The duplex unit layouts have been proposed to 
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address previous concerns and improve layout and configuration of amenity spaces. The 
Board will note the accompanying Sunlight/Daylight analysis prepared by 3D Design 
Bureau which assessed all habitable spaces within the proposed Duplex units and found 
them to be compliant with BRE Guidance.  

The applicant is mindful of the previous refusal reason, particularly with regard to level 
differences between proposed houses and their amenity spaces. The proposed 
development site presents unique challenges in terms of topography requiring innovative 
approaches to the layout of the scheme. This is not an untypical scenario in new 
developments in Cork. The revised layout has been largely successful in addressing this 
issues and 72% of the proposed dwellings have typical rear garden arrangements.  

The sloping topography of the site does result in a non-typical treatment of private amenity 
space for a limited number of units. In order to align the proposed finished floor levels of 
some individual properties, the best solution is a stepped arrangement for the rear private 
amenity area. This treatment will occur in 39no units (28% of house units across the extent 
of the site) where rear lawn areas will be accessed by steps from patio areas and the 
creation of a raised planter within lower gardens to visually soften any required retaining 
structures while integrating them as usable elements of the private garden space. Section 
C-C from the Parkhood Landscape report illustrates the worst case scenario where such 
level changes need to be accommodated. 

Rear gardens have been enlarged in these cases, which will ensure that the amenities of 
these gardens will not be compromised and that minimum standards in terms of the 
distance from first floor windows are maintained, as highlighted below in the extract of a 
site section prepared by JFA and which demonstrates the worst case scenario. 
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The new architectural approach and layout has allowed for the Board’s previous concerns 
regarding the poor disposition of public open spaces to be comprehensively addressed. As 
detailed in the Landscape Design Report, prepared by Parkhood a series of open space 
areas are located throughout the development within each architectural character area 
and have a variety of character landscape treatments to provide active play, informal play, 
recreation opportunity and added landscape and biodiversity value. These spaces of 
varying character have been provided across the site to ensure all properties have 
convenient access to public space. 

The central open space areas provide for active and passive recreation including an 
equipped play area, opportunities for natural play and the creation of a large level area of 
open grass suitable for active play. 

 CGI of Central Open Space 
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All proposed open space areas have been designed to ensure that they are fully 
overlooked by a combination of direct frontage and side entry gable end units to ensure 
safety and surveillance. Formal open spaces within the scheme amount to 1.065 ha or 15% 
of the developable area 

 CGI of Open Space to Rear of Waterfall Road Duplex Buildings 

Further to this, the southern elevated portions of the site are to be developed as a visual 
landscape with native planting and will be accessible via formal and informal pathways, 
amounting to 3.165 ha. The lower pathway within this area will be universally accessible. 
These lands combined with the formal open spaces result in a combined total of (34%) of 
the overall site area devoted to open space. 

 Biodiversity Parkland to South West 
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The proposed development and layout has been comprehensively redesigned by a new 
design team in order to address the Board’s previous concerns. The scheme as now 
designed will provide for a quality residential environment for future residents both through 
residential units, which exceed minimum standards in terms of amenity and variety and 
quality of open spaces which they can avail of and which amount to 34% of the site area.  
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05. Response to ABP Opinion on Pre 
Consultation Request 

5.1 Overview 

This section of the report outlines in detail the applicants’ responses to the matters raised 
in the Opinion issued by An Bord Pleanála in December 2020 (ABP-307742-20). In the 
Interest of clarity, we have listed the various items in the order they appear on the Board’s 
opinion and the applicant’s response to same  

1.Further consideration/ justification for the proposed upgrades to the local transport 
network in terms of width, alignment and public lighting, necessary to provide 
pedestrian and cycle facilities from the site to both the Bishopstown area and/or the 
Bandon Road roundabout. The further consideration/ justification shall include design 
details on the delivery of works proposed including the phasing of works, the delivery 
of any infrastructure and the inclusion of any agreements which are necessary to 
undertake works. 

At pre-consultation stage the applicants outlined the process by which the Waterfall Road 
would become a full urban street, by means of the following: 

 Provision of a 2-way cycle lane developed in accordance with the National Cycle 
Manual and running along the site frontage to Waterfall Road, together with a 2 m 
footpath.  

 Provision of high quality cycle / pedestrian infrastructure network from Waterfall 
Road through the proposed development site to local services at Bandon Road 
Roundabout/N71, tying in with existing public path/cycleway south of the N40 
which will be subject to significant upgrades. 

 Upgrades to Waterfall Road to extend the existing pedestrian pathway to the subject 
lands, thereby providing direct connectivity to Bishopstown to the north of the N40.  

 The creation of a set down crescent area at the north east corner to serve the café 
element of the scheme and the related development of a DMURS compatible 
network of streets and junctions as part of a self-regulating environment. At the 
request of Cork City Council, appropriate provision is also made for a future bus 
stop.  

 The inclusion of a DMURS compliant simple priority junction for primary vehicular 
access located to ensure adequate sightlines are achieved east and west on 
Waterfall Road.  

 Creation of a gateway features east and west of the development providing for 
natural traffic calming in accordance with DMURs specification. The location of this 
junction could serve the development of the Coveney lands in the future. 
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As outlined in Section 1 and Section 2 above post the Tri-Partite meeting there has been 
further positive engagement with Cork City Council, consideration and agreement on the 
upgrades required to the local network. These include upgrades to the east to facilitate 
cycle and pedestrian access to the neighbourhood centre and amenities around the 
Bandon Road Roundabout, public transport and the wider Bishopstown area to the north. 

The agreed works includes works within and in the immediate vicinity of the site, works on 
the wider network to be carried out with the consent of Cork City Council as part of the 
proposed development and a contribution to other works to be carried out by Cork City 
Council and which will benefit future residents of the proposed development.  

5.2 Works in Vicinity of Site 

The proposed works within the vicinity of the site to improve pedestrian and cycling 
connectivity are detailed in the accompanying NRB Drawings NRB-SK-007 and NRB-SK-
009 and consists of the following elements; 

 the construction of a two-way cycle track and pedestrian footpath along the site 
frontage to Waterfall Road  

 Extract of NRB-SK-009 – Section of Proposed Section of Waterfall Road 

 CGI of Proposed Active Street to Waterfall Road 
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 Due to the existing width of Waterfall Road, it is not possible to continue the 
proposed two-way cycle track to the east along the Waterfall Road frontage. In order 
to provide for continuous cycle connectivity from the scheme to the east an off road 
pedestrian and cycle path is proposed through Grafton Group lands to the rear of 
the residential property called “Valhalla”. This path will link to the existing shared 
surface pathway south of the N40. This path will have public lighting and be covered 

by CCTV operated by the management company.  

  Extract of NRB-SK-009 – Section of Proposed Pedestrian & Cycle Path to Rear of Valhalla 

 the continuation of footpath in front of adjacent residential property called “Valhalla” 
to the east (which is in the ownership of the applicants) to provide for a continuous 
and improved pedestrian facility to link to amenities to the north and east, thereby 
delivering a key link for the site to the wider area particularly areas to the north of the 
N40. These proposed works were inadvertently omitted from the application for Pre-
Application Consultations 

 CGI of Continuous Footpath on Waterfall Road 
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Beyond the immediate vicinity of the site the following infrastructure improvements have 
been agreed with Cork City Council and will be carried out on their lands, with their 
consent. These agreed works are detailed on NRB Drawings NRB-SK-008 and NRB-SK-009 

 The upgrade of the existing shared surface path to the south of the N40 junction and 
to which the proposed pedestrian and cycle path will integrate with to a 3m wide 
Two-Way Cycle Track and 2.0m wide footpath. 

 Section of Proposed Improvement to Existing Shared Path South of N40 

 the provision of a pelican crossing proposed on the Waterfall Road at The 
Rise/Halldene Villas junction to improve pedestrian connectivity for existing and 
future residents to 208 bus service on Curraheen Road to the north. 

 proposed pedestrian crossing at the Audi Garage/Heiton Buckley entrance to 
improve pedestrian connectivity to the neighbourhood centre to the east. 

In addition to the significant works to be carried out by the applicants they have indicated 
to Cork City Council that they would have no objection to the payment of a special 
contribution of €67,250 as suggested by the A/Senior Executive Engineer. We understand 
that this development contribution will be a recommendation of the Cork City Chief 
Executive’s Report to the Board. The Planning Authority have indicated that this is a 
reasonable and proportionate contribution to the following works which the proposed 
development will benefit from 

i) The Rise/Waterfall Road junctions: 2no. raised table crossings of The Rise 
junction mouths 

ii) The redesign of The Rise/Halldene Villas junction 

iii) Rossa Avenue/Bishopstown road junction 

iv) Halldene Villas – Waterfall Road path 

We consider that the upgrades to the local transportation network proposed to be carried 
by the applicants are those necessary to provide pedestrian and cycle facilities from the site 
to both the Bishopstown area and/or the Bandon Road roundabout. The scope of these 
works has expanded since the application for pre-consultation and have been agreed with 
Cork City Council. In addition to these works and as a contribution to works on the wider 
network the applicants have no objection to the payment of a special contribution of 
€67,000 as a reasonable and proportionate contribution to works which the proposed 
development will benefit from. Again, the scope of these works and the applicants’ 
reasonable contribution to the same have been agreed with the Planning Authority. 
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2. Further consideration/justification of the development along the south of the site 
including, inter alia, including CGIs, visualisations and cross sections, as necessary, 
which clearly show the relationship of the open space designation within the proposed 
development which illustrates the topography of the site. The further 
consideration/justification of the documentation should address the site-specific 
objective on the site SE-R-10 which requires the delivery of useable public or private 
open space on lands which have been designated as a “biodiversity area”.  The 
prospective applicant should satisfy itself that any application complies with section 
8(1)(iv)(II) of the Planning and Development (Housing) and Residential Tenancies Act 
2016, as amended, regarding the material contravention of the provisions of the 
development plan other than zoning. 

The applicants have noted the comments from the Board with regard to the proposed 
open space to the south of the site. At pre-consultation stage the proposed development 
had outlined this area as being a biodiversity managed landscape. This approach was put 
forward as it was considered that the lands posed challenges in terms of providing for 
usable open space due to the steep topography and poor relationship with the 
developable area.  

In response to the Board’s Opinion and views expressed by Cork City Council at the Tri-
Partite Meeting a revised proposal which is fully consistent with the Local Area Plan 
Specific Residential Objective (SE-R-10), which requires delivery of a useable public or 
private open space is now proposed. The appropriate treatment of the challenging 
southern portion of the site has been agreed with Cork City Council and the proposals 
prepared by Parkhood and outlined in the accompanying Landscape Design Report, 
propose an accessible Biodiversity Parkland of 2.1 hectares that includes a mixture of 
formal and informal pathways. The area will also be subject to extensive native planting 
that will offset vegetation removal from other sections of the site that will be required in 
order to facilitate the development.  

The cross sections included in the landscape pack (Dwg.no: 6824-PHL-00-ZZ-DR-L-1015) 
illustrate the relationship to the site with the proposed housing development and the 
manner in which the proposed amenity paths will be achieved in the context of the steep 
topography and challenges posed by the terrain. While the terrain is challenging the area is 
accessible as illustrated in the site layout plan and landscape proposals via a universal 
ramped access point to the west and a stepped access in the centre of the open space. 

The alterations made to the connectivity and open space proposals and which have been 
agreed with Cork City Council represent a comprehensive response to the Board’s Opinion 
resulting in a proposal that fully complies with the site specific zoning objective.  
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 Extract from Parkhood Landscape Plan 

 CGI of Proposed Biodiversity Parkland 
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In addition to the requested measures on connectivity and landscaping, the Board Opinion 
listed the following specific information that should be included with the application. 

1. Statement of compliance with DMURS principles including permeability and 
connections with existing street network; hierarchy of routes and street function; 
enclosure including building frontage, furniture and planting along streets; parking; 
widths of carriageways and footpaths; pedestrian crossing points; and types of 
junctions and corner radii. The submitted documents should demonstrate specific 
compliance with the stated provisions of DMURS. 

The Board will note the accompanying reports prepared by NRB which include a 
statement of compliance with DMURS. The report outlines how the proposed 
development will result in the creation of a sustainable community connected by well-
designed links, layout and accesses. These measures combined will deliver attractive, 
convenient and safe access in addition to promoting modal shift and viable alternatives to 
car based journeys. Connectivity is to be primarily achieved through the delivery of a 
combined pedestrian and cyclist links to Bandon Road. In addition and following 
consultation with Cork City Council the public path along Waterfall Road is to be upgraded 
by the applicant in terms of the provision of a pedestrian crossing at The Rise/Halldene 
Villas junction and an agreed contribution to wider improvements. These works will ensure 
safe and sustainable access to transport, local services and amenities in the Bishopstown 
area.  

Eastern and western approaches to the site along Waterfall Road will be upgraded to 
provide traffic calming gateway features while the internal roads within the development 
will be designated a 30 km/h slow zone. The report also includes various measures 
intended to achieve the DMURS objectives including A self-regulating street environment 
created through the introduction of on-street parking, tight corner radii, reduced visibility 
splays and staggered junctions.   

2.Submission of all boundary treatments around the perimeter and within the site. 
Proposals will integrate any existing and/or proposed treatments on the adjoining 
residential developments. 

The accompanying landscape drawings and sections prepared by Parkhood provide full 
details of all proposed boundary treatments and which integrate with and respect existing 
boundary treatment with the adjoining residential development.  

3.Road Safety Audit.  

The accompanying Road Safety Audit prepared by Burton Consulting Engineers has 
comprehensively examined the proposed development in terms of pedestrian, cyclist and 
traffic safety. Queries raised by the auditor have been addressed through the required 
amendments to the scheme design and in the responses on the feedback form. 

4. Traffic and Transport Assessment.  

The Board will note the accompanying Traffic and Transport Assessment (TTA) prepared 
by NRB Consulting Engineers which examined the impact of trip generation of various 
junction s int eh vicinity of the site. The conclusions of the TTA can be summarised as 
follows:  
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 The proposed development will have an unnoticeable impact upon the established 
local traffic conditions and can easily be accommodated on the road network, with 
access via a simple priority junction onto Waterfall Road. 

 While it is evident that the existing Waterfall Rd/Bandon Rd junction suffers some 
congestion particularly during the weekday AM Commuter Period, it should be 
noted that the development contributes just in excess of 5% of the traffic loading to 
the existing junction. Whilst it is acknowledged that there are some capacity 
constraints evident at the junction (as confirmed by the modelling), the provision of 
capacity enhancements is not considered a sustainable approach and may serve to 
undermine the proposed pedestrian and cycling improvements being put forward as 
part of the development. 

 It is proposed to provide significantly enhanced secure safe cyclist and pedestrian 
links to Bandon Road, with new/improved pedestrian crossings of Waterfall Rd at 
The Rise and at the Audit Garage towards Bishopstown.  

 A review of the Road Safety Authority database records indicates that there is no 
significant history of accidents that would be affected by the level of additional 
traffic. In this regard, given the very low additional traffic volumes, we conclude that 
the development will not have any adverse impact upon traffic safety on the overall 
network. 

5. A phasing plan detailing the delivery of infrastructure in conjunction with the 
residential units.  

The accompanying Construction and Environmental Management Plan (CEMP) 
prepared by Denis O’Sullivan and Associated Consulting Engineers provides 
derails on the proposed phasing of the development. It is intended that the 
proposal will be constructed over 4 phases as detailed in Drawing No. 5181-4004 
in Appendix B of the CEMP. Works to improve connectivity will be undertaken in 
Phase 1 and the applicants have no objection to the imposition of a condition 
requiring that these be completed prior to the occupation of the dwellings. 
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 Phasing plan for the site 

6. Additional CGIs/visualisations/3D modelling and cross section drawings showing 
the proposed development relative to the Waterfall Road and considering the steeply 
sloping topography of the site.  

The application is accompanied by a comprehensive report prepared by 3D Design Bureau 
containing CGIs/visualisations/3D modelling and verified views and these in addition to 
the site cross sections prepared by JFA Architects illustrates the proposed development 
relative to the Waterfall Road. Both demonstrate that the proposed development has full 
regard to the steeply sloping topography of the site and represents an innovative design 
solution to a challenging site, which will result in a high quality residential environment for 
future residents. 

7. Detailed design of proposed surface water management system proposed 
integrating any relevant recommendations from Drainage Section of Cork City Council, 
including run off rates, integration of SUDS features and the locations of any 
stormwater outfall connections.  

The accompanying Infrastructure Report prepared by DOSA Consulting Engineers 
outlines in detail the proposals with regard to surface water drainage at the site and which 
have been agreed with Cork City Council prior to the submission of this application.   

8. A report that addresses issues of residential amenity (both existing residents of 
adjoining development and future occupants), specifically with regards to potential 
overlooking. The report shall include full and complete drawings illustrating daylight 
and sunlight analysis for the proposed apartments.  
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The Board’s concerns as expressed at the Tri-Partite meeting regarding the potential 
impact of Apartment Building 1 on the residential amenities of the existing property to the 
west have been fully addressed and the design of the Apartment Building has been 
amended to ensure that there is no overlooking. This has been achieved by the 
reconfiguration of the apartment layouts which has resulted in no room windows on the 
eastern elevation of the proposed building. An assessment of residential amenity of both 
existing and future occupants has been comprehensively addressed in Page 10 of the 
Architectural Design Statement prepared by JFA Architects.   

The application is accompanied by Daylight and Sunlight Assessment Report prepared by 
3D Design Bureau. This assessment has studied the effect the proposed development 
would have on the level of daylight and sunlight received by the neighbouring residential 
properties that are in close proximity to the proposed development. 

Both the VSC and APSH results show that the windows of the surrounding properties 
would incur an imperceptible level of effect. The sun lighting in the gardens of these 
properties also comply with the Guidelines. The two properties in close proximity to the 
subject site will not face any perceptible changes in their daylighting or sun lighting. 

The report also assessed the daylight and sunlight for the proposed apartments and 
concludes that future occupants would be able to enjoy good levels of daylight within the 
proposed units and will have access to a selection of amenity areas that are capable of 
receiving excellent levels of sunlight. 

9. Relevant consents to carry out works on lands both within the red line and others 
which are not included within the red-line boundary.  

The relevant consent letters required to carry out the works, including proposed 
pedestrian and cyclist improvements and pedestrian crossing been included with the 
application. Consent letters have been obtained from Ardstone Residential Partners Fund, 
a sub-fund of Ardstone Partners ICAV, Grafton Group Plc and Cork City Council. 

10. A map showing all areas to be taken in charge.  

Drawing 5181-0403 prepared by DOSA Consulting Engineers illustrates all areas to be 
taken in charge.  

11. A Community and Social Infrastructure Audit.  

The Board will note the accompanying Community and Social Infrastructure Audit 
prepared by HW Planning. The proposed development site is located on the edge of the 
south western environs of the City. The improved connectivity proposed as part of the 
scheme will ensure that future residents of the scheme will benefit from the extensive 
range of services available in the area, from education and healthcare to retail and other 
services. The proposed development will also benefit from existing amenities such as the 
Curraheen River Walk as well as numerous local sporting clubs and organizations.  

 Local Community Infrastructure 
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12. Where the applicant considers that the proposed strategic housing development 
would materially contravene the relevant development plan or local area plan, other 
than in relation to the zoning of the land, a statement indicating the plan objective (s) 
concerned and why permission should, nonetheless, be granted for the proposed 
development, having regard to a consideration specified in section 37(2)(b) of the 
Planning and Development Act 2000. Notices published pursuant to Section 8(1)(a) of 
the Act of 2016 and Article 292 (1) of the Regulations of 2017, shall refer to any such 
statement in the prescribed format.  

The application is accompanied by a Material Contravention Statement prepared by HW 
Planning which outlines why the proposed development should be granted permission, 
having regard to a consideration specified in section 37(2)(b) of the Planning and 
Development Act 2000. The report deals with matters such as density and parking 
standards for which updated National guidance has been published since the publication 
of the current Cork County Development Plan.   

Ultimately it is a matter for An Bord Pleanála to determine whether the proposed 
development in fact materially contravenes the relevant Development Plan / Local Area 
Plan.  However, for the purposes of this planning application, the applicant has identified 
the aspects of the proposed development that may be considered a material 
contravention. 

13. The information referred to in article 299B (1)(b)(ii)(II) and article 299B(1)(c) of the 
Planning and Development Regulations 2001-2018 should be submitted as a 
standalone document.  

The information referred to in article 299B (1)(b)(ii)(II) and article 299B(1)(c) of the Planning 
and Development Regulations 2001-2018 accompanies this application in a standalone 
document EIA Screening Report prepared by HW Planning.  
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06.Other Planning Matters 

Section 2 of this planning statement addressed the 3 no. refusal reasons in relation to ABP 
303137-18, while section 3 provides a summary of the applicant’s response to the Boards 
opinion. The following represents a summary of the various other planning considerations 
in relation to the current proposed scheme. This section should be read in conjunction 
with other accompanying documents such as the Statement of Consistency, Childcare 
needs assessment, School Needs assessment, Part V Proposal, Archaeological 
Assessment, AA screening, Landscape Masterplan and Civil Engineering Report.   

6.1 Zoning / Density 

The subject site has been zoned for residential development for 9 years and the current 
zoning objective for the land and local policy would suggest a target density for the lands 
of 12-25 per hectare2. The proposed development will provide a density of 38.7 units / ha, 
in excess of the Medium B density as outlined in the Ballincollig Carrigaline Municipal 
District LAP for the subject lands. 

In accordance with Section 9(6) of the Planning and Development (Housing) and 
Residential Tenancies Act 2016, the Board may grant permission for a proposed strategic 
housing development that materially contravenes the Development Plan or Local Area 
Plan, other than in relation to zoning. Section 9(6)(a) states: 

“Subject to paragraph (b), the Board may decide to grant a permission for a 
proposed strategic housing development in respect of an application under 
Section 4 even where the proposed development, or a part of it, contravenes 
materially the Development Plan or Local Area Plan relating to the area 
concerned.” 

Section 9(6)(c) of the 2016 Act, states that the Board may only grant permission for a 
development that materially contravenes a Development Plan (other than in relation to the 
zoning of the land) where it considers that, if section 37(2)(b) of the Planning & 
Development Act of 2000 were to apply, it would grant permission for the proposed 
development.” 

Section 37(2)(b) of the Planning Act, 2000, states that where a proposed development 
materially contravenes the Development Plan, the Board may grant permission where it 
considers that: 

“(i) the proposed development is of strategic or national importance, 

(ii) there are conflicting objectives in the development plan, or the objectives 
are not clearly stated, insofar as the proposed development is concerned, 

 
2 The site is zoned SE-R-10 ‘Medium B’ under the Ballincollig Carrigaline Municipal District Local Area Plan 2017. 
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(iii) permission for the proposed development should be granted having regard 
to regional spatial and economic strategy for the area, guidelines under 
section 28, policy directives under section 29, the statutory obligations of any 
local authority in the area, and any relevant policy of the Government, the 
Minister or any Minister of the Government, 

(iv) permission for the proposed development should be granted having regard 
to the pattern of development, and permissions granted, in the area since the 
making of the development plan. 

 CGI Image of proposed Duplex units 

National guidelines clearly encourage a density of at least 35 dwellings per hectare on 
zoned residential lands. In addition, as a prescribed body under An Bord Pleanála 
Reference ABP-303137-18, Cork City Council supported the then proposed net density of 
35.1 units per hectare. The Inspector also confirmed their view that the site is located in an 
area where increased densities should be encouraged, with a minimum of 35 units per 
hectare on the developable area of the site an appropriate aspiration. The proposed 
development provides for a net density of 38.7 units per hectare which is an increase on 
that previously proposed and will deliver on national policy objectives to make the efficient 
and effective use of zoned land. The accompanying Material Contravention Statement 
prepared by HW Planning fully addresses this matter. 

The specific zoning objective SE-R-10 suggests that useable public or private open space 
would be the most appropriate use on the topographical challenging southern portion of 
the lands. In strict accordance with the SE-R-10 objective, this area has now been 
designed as a useable and accessible amenity and this has been discussed and agreed 
with Cork City Council in advance of the submission of this application.  
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6.2 Landscape 

The proposed development is accompanied by a Landscape Masterplan prepared by 
Parkhood. The Masterplan outlines the approach to all private and public open spaces and 
streetscape within the proposed development. 

 

 Excerpt from Landscape Masterplan 

In order to facilitate the proposed pedestrian / cycle way connection to the east, a certain 
degree of tree removal will be required. The extent of this has been discussed with 
adjacent landowners, including the Grafton Group who have plans to develop a nursing 
home. Grafton Group are in agreement with the provision of the path and have recognised 
the mutual benefits of this connectivity to both their future plans, the Ardarostig 
development and the wider area. As outlined in the landscape documents, any required 
tree removal in this area will be more than offset by additional planting in the southern 
portions of the Ardarostig site.  

The Board will note that southern portions of the site are topographically challenging from 
an access perspective. As outlined in Section 3 it had been proposed at pre-consultation 
stage to develop this part of the site as a managed biodiversity area. However, in response 
to the Board’s opinion and in order to be consistent with the planning objectives on the 
lands, the proposal has been amended to provide for an accessible landscape amenity in 
this portion of the site, consisting of a series of formal and informal pathways. Full details of 
same are outlined in the accompanying documents prepared by Parkhood.   

6.3 Archaeology 

There are no recorded archaeological sites within the lands comprising the proposed 
development area. The Historic Environment Viewer records seventeen archaeological 
sites within c.1000m of the proposed site boundary. An archaeological assessment was 
undertaken by John Cronin and Associates and submitted with the previous planning 
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application on these lands. This included geophysical survey work. An update to this 
assessment is included with the current application which takes account of the new 
redline area.  

A number of discrete features of slight archaeological potential were noted as part of the 
assessment which include five small possibly pit-like features spread across the site, an 
amorphic area towards the southwest corner of the field, and an area of possible in-situ 
burning. On balance, the proposed development site is considered to be of low 
archaeological potential. It is recommended that a licensed programme of targeted 
archaeological testing (focused in the identified areas above) be undertaken by a suitably 
qualified archaeologist prior to commencement of development.  

 Greyscale results of geophysical survey (area of possible in situ burning at approx. ITM 563112, 

568810 circled in red) 

6.4 SEVESO 

A lower tier Seveso site, Irish Oxygen Company, is located approximately 100 metres to the 
western boundary of the site. The subject site is located partially within the middle zone 
and partially within the outer zone for the facility having regard to the regulations for 
COMAH establishments. The category level of the development was determined to be 
sensitivity level 2. 

In their submission to An Bord Pleanála on the previous application (ABP 303137-18), the 
HSA confirmed there was no objection to a grant of planning permission in the context of 
Major Accident Hazards. The previous scheme included 27 no. dwellings within the inner 
and outer risk contours associated with the Seveso site.  
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The current proposed site layout provides for a lesser number of dwellings within the 
middle and outer zones, at 11 No. in total. The breakdown of these dwellings is listed 
below, and they are also on drawing no. ARG - JFA - SP - 00 - DR - A - P1008 prepared by 
JFA Architects. 

Inside inner risk contour (middle zone) 

3 x House Type A1 (4 bed Semi-D) 

1x House type A2 (4 bed Semi-D)  

Total - 4 No dwellings 

Inside outer risk contour (outer zone) 

4 x House Type A1 (4 bed Semi-D)  

1 x House Type B1 (3 bed Semi-D 

1 x House Type B4 (3 bed detached) 

1 x House Type B5 (3 bed Semi-D) 

Total - 7 No dwellings 

The HSA have been contacted for comment in advance of making this application, but they 
have indicated that they will be unable to comment outside of the formal process.  

6.5 Ecology 

The application is accompanied by an AA screening report prepared by Kelleher Ecology 
Services. The screening has determined that potential impacts to nearby Natura 2000 sites 
from the construction and operation phases of the proposed development are not 
considered likely.  

Kelleher Ecology have also prepared a hedgerow woodland assessment that outlines the 
potential impact to local flora from the proposed development, as well as proposed 
mitigation measures to the south of the site.  

6.6 Childcare 

The application is accompanied by a Childcare Needs Assessment prepared by HW 
Planning. The assessment demonstrates that the proposed 60 place Creche is in full 
accordance with the established standards from the Childcare Guidelines for Planning 
Authorities, notwithstanding the high proportion of 1 and 2-bed units within the scheme.  
In addition, the assessment outlines the presence of a number of childcare facilities in 
close proximity to the subject site. 

6.7 Part V 

In order to satisfy their requirements under Part V of the Planning and Development Act 
2000, as amended, the applicants propose to transfer 27 units within the proposed 
development to the Planning Authority for the purposes of social and affordable Housing. 
This represents 10% of the overall number of units within the scheme and will comprise a 
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mixture of apartments, duplexes and terraced housing. The full details of the proposal 
including costing are outlined in the accompanying Part V Cost Methodology prepared by 
HW Planning. As outlined in their Opinion on the Pre-Consultation application, the City 
Council Housing Capital Section have indicated that the proposal is acceptable in 
principle.  
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07.Conclusion 

The proposed development at Ardarostig represents a sustainable development that will 
provide strong connectivity to surrounding areas in this expanded area of Cork City. The 
development will also provide much needed housing for a wide variety of household types. 
The proposed development of this site has been comprehensively reassessed following 
detailed consideration of the Board’s refusal reasons in relation to the previous SHD on 
site (ABP Reference 303137-18). The scheme has been refined further following 
discussions with Cork City Council and following consideration of the Board’s Opinion on 
the Application for Pre-Application Consultation (ABP 307742-20). 

 The proposal includes for enhanced measures in terms of connectivity and will 
ensure that future residents will have ready access to the evolving local service 
centre nearby at Bandon Road and Bishopstown Court, as well as areas to the north 
in Curraheen and Bishopstown.  

 These enhanced measures include an expanded scope of works to be carried out by 
the applicants on the network as agreed with Cork City Council and the payment of a 
special contribution towards works on the wider network and which future residents 
will benefit from.  

 Proposals for the southern sections of the site have been amended since pre-
consultation stage and now include for an accessible amenity area as agreed with 
Cork City Council. As a result, the overall development will benefit from over 3 ha of 
usable open space representing 34% of the site.  

 The proposed development provides for an active urban streetscape to Waterfall 
Road with pedestrian and cycle lanes that will better reflect the emerging urban 
context of the area.    

 The architectural approach and site layout acknowledges the challenging 
topography of the site and fully addresses the previously cited refusal reasons (ABP 
303137-18) and concerns regarding residential amenity.  

As outlined in the above assessment all other matters surrounding ecology, archaeology, 
childcare provision, school needs, and SEVESO have been fully considered as part of the 
current application.  

Signed: 

Harry Walsh, HW Planning 
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