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This report was prepared by Park Hood Landscape 
Architects as part of the landscape design submission 
forming part of a planning application by Ardstone 
Homes Ltd for a proposed residential development on 
a green field site located along Waterfall Road to the 
site’s northern boundary at Ardarostig, Bishopstown, Co 
Cork. 

The scheme consists of the construction of a mixed use 
residential development with a cafe space, childcare 
facility, landscaped open spaces, road improvement, 
pedestrian / cycleway and site development works. 
The proposed development will consist of 137 houses 
comprising 29 no. 4-bed and 108 no. 3-bed detached, 
semi-detached and terraced dwellings and 139 no. 
apartments comprising a mix of apartments comprising 
a mix of 40 no. 2 & 3-bed duplex units, 65 no. 2-bed 
apartments and 54 no. 1-bed apartments distributed 
over five apartment blocks.

The proposed development will provide for new 
vehicular and pedestrian entrances onto Waterfall Road, 
a footpath connection along the Waterfall Road  to tie 
in with the existing footpath, a two-way cycle track and 
pedestrian footpath linking to existing shared surface 
pathway south of the N40, upgrades to this shared surface 
path to provide two-way cycle track and pedestrian 
footpath, pedestrian crossings to the east of the site 
and on Waterfall Road, infrastructure development 
works comprising the relocation/undergrounding of ESB 
powerlines, wastewater treatment proposals, surface 
water attenuation, water utility services and all ancillary 
site development.
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A series of upgrades will ensure the site connects fully with 
existing road, cycleway and public transport infrastructure. 
These include a new dedicated Pedestrian and Cycle path 
utilising Waterfall Road and adjacent lands, a proposed 
pedestrian footpath on Waterfall Road along the north 
western boundary of the adjacent existing dwelling 
(“Valhalla”), a proposed pedestrian crossing at Audi Garage/
Heiton Buckley Entrance and a proposed pedestrian crossing 
on Waterfall Road near the junction with The Rise Estate to 
tie in with existing infrastructure in the area.

Proposed 2-metre wide footpath which will 
run along Waterfall Road on the north western 
boundary of existing dwelling (‘Valhalla’) and 
link with existing pedestrian infrastructure 
which leads to bus stop on Curraheen Road
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01 SITE CONTEXT 
SITE ZONING

Cork City South Environs 1 map as per Ballingcollig Carrigaline Municipal District Local Area Plan 2017 

Table found in section 3 of Ballingcollig 
Carrigaline Municipal District Local Area Plan_2017 

Table found in chapter 3 of Cork County Council 
Development plan_2014  

NOTE:
This subject site is now within the recent revision to the Cork 
City boundary but it is still subject to the density and zoning 
requirements set by Cork County Council.

NOTE:
The site area extends into the grounds of adjacent existing 
house fronting Waterfall Road and onto adjacent lands to the 
east providing the new pedestrian and cycle link. These lands 
are zoned ‘Existing built-up area’

Chapter 3
Housing
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County Development Plan Objective
HOU 4-1: Housing Density on Zoned Land

Min Net Density Max Net Density Comment

High 35 No Limit • Applicable in town centres throughout the county and in other
areas identified in LAP’s normally in close proximity to existing or
proposed high quality public transport corridors.

• Normally requires/involves apartment development.
• Subject to compliance with appropriate design/amenity standards

and protecting the residential amenity of adjoining property and
the heritage assets of town centres.

Medium ‘A’ 20 50 • Applicable in city suburbs, larger towns over 5,000 population
and rail corridor locations (example Carrigtwohill).

• Apartment development is permissible where appropriate but
there is no requirement to include an apartment element in
development proposals.

• Consider a lower standard of public open space provision where
larger private gardens are provided.

• Must connect to public water and wastewater services.
• Broad housing mix normally required including detached/

serviced sites unless otherwise specified in relevant Local Area
Plan.

Medium ‘B’ 12 25 • Max Net Density extended to 35 dwellings/ha in smaller towns
outside Metropolitan Cork. 

• Normally applicable in smaller towns (less the 5,000 population).
• Can be applied in larger towns through LAP’s where there is a

requirement to broaden the range of house types.
• Densities less than 12 dwellings/ha will be considered where an

exceptional market requirement has been identified.
• Densities between 25 and 35 dwellings/ha will be considered

where an exceptional market requirement has been identified.
• Consider a lower standard of public open space provision where

larger private gardens are provided.
• Must connect to public water and wastewater services.
• Broad housing mix normally required including detached/

serviced sites unless otherwise specified in relevant Local Area
Plan.
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ill	  provide	  for	  appropriate	  governance	  structures	  for	  

tenant	  selection	  in	  accordance	  w
ith	  C	  as	  set	  out	  above.	  
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onstrate	  their	  potential	  to	  grow

	  em
ploym

ent	  
in	  the	  Park	  and	  into	  larger	  space	  over	  their	  developm

ent	  period	  
	  W
here	  it	  can	  be	  dem

onstrated	  that	  the	  proposed	  activity	  directly	  
supports	  existing	  on-‐site	  or	  planned	  uses	  under	  I	  to	  VII	  as	  set	  out,	  
w
ithin	  the	  follow

ing	  use	  categories:	  
	  •	  	  Business	  Support	  
•	  	  H

otel	  and	  Conference	  facilities	  
•	  	  Leisure	  	  
•	  	  Restaurants	  and	  appropriate	  shops	  
•	  Appropriate	  residential	  accom

m
odation	  	  

	  Such	  developm
ents,	  or	  m

ix	  thereof,	  w
ill	  be	  required	  to	  be	  planned,	  

phased	  and	  developed	  w
ithin	  each	  individual	  Precinct	  so	  as	  to	  

ensure	  
that	  

the	  
overall	  

objective	  
of	  

the	  
Park	  

delivering	  
accom

m
odation	  to	  support	  the	  em

ploym
ent	  uses,	  is	  achieved,	  

recognizing	  the	  Park’s	  status	  as	  a	  Strategic	  Em
ploym

ent	  Area.	  	  

The	  phasing	  and	  delivery	  of	  such	  supports	  to	  be	  agreed	  w
ith	  the	  

Planning	  Authority.	  	  

	  D.	  The	  CSIP	  w
ill	  provide	  for	  appropriate	  governance	  structures	  for	  

tenant	  selection	  in	  accordance	  w
ith	  C	  as	  set	  out	  above.	  

	  *
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Q
Airport	  PSZ	  and	  O

LS	  O
bj	  applies	  

	  
O
bjective	  N

o.	  
	  

Approx.	  
Area	  (H

a)	  

these	  functions.	  	  	  	  

VII. 
H
ealthcare	  

facilities	  
and	  

health/m
edical	  

cam
pus	  

(including	  
hospital,	  

dental	  
school	  

and	  
associated	  

research),	  that	  are	  m
utually	  beneficial	  in	  co-‐locating	  w

ith	  
other	  perm

issible	  users	  w
ithin	  the	  site.	  	  

	  W
ithin	  the	  above	  categories	  of	  perm

issible	  uses,	  the	  provision	  of	  
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m
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ix	  thereof,	  w
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phased	  and	  developed	  w
ithin	  each	  individual	  Precinct	  so	  as	  to	  
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that	  

the	  
overall	  

objective	  
of	  

the	  
Park	  

delivering	  
accom

m
odation	  to	  support	  the	  em

ploym
ent	  uses,	  is	  achieved,	  

recognizing	  the	  Park’s	  status	  as	  a	  Strategic	  Em
ploym

ent	  Area.	  	  

The	  phasing	  and	  delivery	  of	  such	  supports	  to	  be	  agreed	  w
ith	  the	  

Planning	  Authority.	  	  

	  D.	  The	  CSIP	  w
ill	  provide	  for	  appropriate	  governance	  structures	  for	  
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ithin	  the	  follow

ing	  use	  categories:	  
	  •	  	  Business	  Support	  
•	  	  H

otel	  and	  Conference	  facilities	  
•	  	  Leisure	  	  
•	  	  Restaurants	  and	  appropriate	  shops	  
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	  Such	  developm
ents,	  or	  m

ix	  thereof,	  w
ill	  be	  required	  to	  be	  planned,	  
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Local	  Area	  Plan	  Objective	  
Specific	  Development	  Objectives	  for	  City	  South	  Environs	  

*	  Flood	  Risk	  Obj.	  IN-‐01	  of	  Section	  1	  applies	   ^	  TIA	  and	  RSA	  Required.	  
QAirport	  PSZ	  and	  OLS	  Obj	  applies	   	  
Objective	  No.	   	   Approx.	  

Area	  (Ha)	  

SE-‐R-‐08	   Medium	  A	  density	  residential	  development	  	  
	  

16.8	  
	  

SE-‐R-‐09	   Medium	  B	  density	  residential	  development	   including	  provision	  for	  
public	  transport.	  Any	  proposals	  for	  this	  site	  will	   include	  a	  detailed	  
traffic	   impact	  assessment	  and	  will	  address	  the	  need	  for	   local	  road	  
and	  junction	  improvements.	  
	  

1.6	  

SE-‐R-‐10	   Medium	  B	  density	  residential	  development	  which	  will	  be	  restricted	  
to	   the	   low-‐lying	   northern	   portion	   of	   the	   site	   and	   will	   include	  
appropriate	   improvements	   to	   the	   local	   road	   network.	  
Development	  will	   be	   serviced	   by	   a	   single	   estate	   road	   access	   and	  
there	  will	   be	  no	  access	   from	   individual	   properties	  on	   to	   the	   local	  
road.	   The	   southern	   portion	   of	   the	   site	   should	   be	   landscaped	   and	  
developed	  as	  a	  usable	  public	  or	  private	  open	  space.	  	  
	  

9.1	  

SE-‐R-‐11	  	   Medium	  A	  density	  residential	  development.	  Any	  proposals	  for	  this	  
site	   will	   include	   a	   detailed	   traffic	   impact	   assessment	   and	   will	  
address	   the	   need	   for	   road	   and	   junction	   improvements	   in	   the	  
vicinity.	  
	  

2.98	  

SE-‐R-‐12	   Medium	  A	  density	  residential	  development.	  Any	  proposals	  for	  this	  
site	   will	   include	   a	   detailed	   traffic	   impact	   assessment	   and	   will	  
address	   the	   need	   for	   road	   and	   junction	   improvements	   in	   the	  
vicinity.	  Q	  
	  

4.47	  
	  

SE-‐R-‐13	   Medium	  A	  density	  residential	  development,	  subject	  to	  satisfactory	  
vehicular	  and	  pedestrian	  access	  arrangements*	  
	  

0.81	  

Town	  Centre	  

SE-‐T-‐01	   It	   is	   recommended	   that	   an	   Overall	   Planning	   or	   Development	  
Scheme	   be	   prepared	   for	   the	   entire	   site	   and	   which	   can	   be	  
implemented	  on	  a	  phased	  basis.	  This	  shall	   include	  comprehensive	  
proposals	   for	  a	  mixed	  use	  development	  which	  caters	   for	  a	  variety	  
of	   town	   centre	   type	  uses	   including	  offices,	   retail	   (including	  urban	  
format	   retail	  warehousing	   in	  a	  mixed	  use	  building),	   retail	   services	  
and	  some	  residential.	  
The	  redevelopment	  of	  the	  site	  should	  only	  result	  in	  an	  increase	  of	  
25%	  to	   the	   floorspace	  to	   the	   footprint	  of	   the	  existing	  buildings.	   If	  
the	  developer	  wishes	  to	  increase	  this	  density	  of	  development	  they	  
will	  have	  to	  prove	  that	  there	  will	  be	  no	  negative	  net	  impact	  to	  the	  
proposed	  improvements	  to	  the	  existing	  transport	  network.	  	  

4.91	  

	  

Local	  Area	  Plan	  Objective	  
Specific	  Development	  Objectives	  for	  City	  South	  Environs	  

*	  Flood	  Risk	  Obj.	  IN-‐01	  of	  Section	  1	  applies	   ^	  TIA	  and	  RSA	  Required.	  
QAirport	  PSZ	  and	  OLS	  Obj	  applies	   	  
Objective	  No.	   	   Approx.	  

Area	  (Ha)	  

The	  site	  can	  cater	   for	  an	  additional	  70	  dwellings.	   If	   the	  developer	  
wishes	   to	   increase	   this	   density	   of	   development	   they	  will	   have	   to	  
prove	   that	   there	  will	   be	   no	   negative	   net	   impact	   to	   the	   proposed	  
improvements	  to	  the	  existing	  transport	  network.	  
The	  redevelopment	  of	  the	  site	  shall	  create	  linked	  pedestrian	  routes	  
which	   will	   provide	   safe	   permeability	   and	   connectivity	   and	   which	  
shall	  follow	  the	  preferred	  desire	  lines	  to	  the	  existing	  village.	  	  
Traffic	   calming	  management	   to	   reduce	   the	   severance	  effect	   from	  
the	  Woollen	  Mills	  to	  the	  Douglas	  Village	  Shopping	  Centre	  including	  
additional	  crossing	  points.	  
Car	   parking	   for	   new	   development	   should	   follow	   the	   revised	   car	  
parking	  standards	  of	  the	  County	  Development	  Plan.	  
The	  existing	  historic	  buildings	  will	  be	  protected	  and	  where	  possible	  
enhanced.	  
	  

SE-‐T-‐02	  	   It	   is	   recommended	   that	   the	   vacancy	   in	   the	   shopping	   centre	   be	  
filled	   as	   a	   matter	   of	   urgency	   and	   that	   improved	   connectivity	   be	  
provided	  as	  part	  of	  the	  urban	  design	  public	  realm	  programme.	  
	  

3.39	  

SE-‐T-‐03	  	   It	   is	   recommended	   that	   the	   entire	   site	   be	   developed	   in	   an	  
integrated	  manner	  that	  will	   result	   in	   the	  provision	  of	  a	  mixed	  use	  
development	   of	   4,000sqm	   which	   will	   include	   office	  
accommodation	   and	   commercial	   development	   with	   full	   frontage	  
development	  along	  the	  Church	  Street	  and	  Carrigaline	  Road	  to	  form	  
a	   continuous	   commercial	   strip	   with	   the	   existing	   Barry’s	   Pub	   and	  
Restaurant.	   If	   the	   developer	   wishes	   to	   increase	   this	   density	   of	  
development	  they	  will	  have	  to	  prove	  that	  there	  will	  be	  no	  negative	  
net	  impact	  to	  the	  proposed	  improvements	  to	  the	  existing	  transport	  
network.	  
It	  will	  be	  more	  functional	  use	  of	  land	  if	  there	  was	  acquisition	  of	  the	  
Eircom	  storage	  building	  and	  yard	  as	  part	  of	  the	  Barry’	  Field	  site	  and	  
the	   removal/or	   incorporation	   of	   the	   existing	   dwelling	   house	   and	  
outbuildings	  into	  an	  overall	  site	  development.	  
Consideration	  of	  the	  construction	  of	  a	  new	  municipal	  car	  park	  of	  at	  
least	  200	  bays	  with	  the	  provision	  of	   improved	  pedestrian	   linkages	  
from	  west	  to	  east.	  
Vehicular	  access	  to	  the	  site	  shall	  be	  from	  Church	  Street	  and	  the	  old	  
Carrigaline	  road.	  
Car	   parking	   for	   new	   development	   should	   follow	   the	   revised	   car	  
parking	  standards	  of	  the	  County	  Development	  Plan.	  
	  
	  

1.23	  

Ballincollig Carrigaline District Local Area Plan

Cork County Council110

	  

Local	  Area	  Plan	  Objective	  
Specific	  Development	  Objectives	  for	  City	  South	  Environs	  
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SE-‐R-‐08	   Medium	  A	  density	  residential	  development	  	  
	  

16.8	  
	  

SE-‐R-‐09	   Medium	  B	  density	  residential	  development	   including	  provision	  for	  
public	  transport.	  Any	  proposals	  for	  this	  site	  will	   include	  a	  detailed	  
traffic	   impact	  assessment	  and	  will	  address	  the	  need	  for	   local	  road	  
and	  junction	  improvements.	  
	  

1.6	  

SE-‐R-‐10	   Medium	  B	  density	  residential	  development	  which	  will	  be	  restricted	  
to	   the	   low-‐lying	   northern	   portion	   of	   the	   site	   and	   will	   include	  
appropriate	   improvements	   to	   the	   local	   road	   network.	  
Development	  will	   be	   serviced	   by	   a	   single	   estate	   road	   access	   and	  
there	  will	   be	  no	  access	   from	   individual	   properties	  on	   to	   the	   local	  
road.	   The	   southern	   portion	   of	   the	   site	   should	   be	   landscaped	   and	  
developed	  as	  a	  usable	  public	  or	  private	  open	  space.	  	  
	  

9.1	  

SE-‐R-‐11	  	   Medium	  A	  density	  residential	  development.	  Any	  proposals	  for	  this	  
site	   will	   include	   a	   detailed	   traffic	   impact	   assessment	   and	   will	  
address	   the	   need	   for	   road	   and	   junction	   improvements	   in	   the	  
vicinity.	  
	  

2.98	  

SE-‐R-‐12	   Medium	  A	  density	  residential	  development.	  Any	  proposals	  for	  this	  
site	   will	   include	   a	   detailed	   traffic	   impact	   assessment	   and	   will	  
address	   the	   need	   for	   road	   and	   junction	   improvements	   in	   the	  
vicinity.	  Q	  
	  

4.47	  
	  

SE-‐R-‐13	   Medium	  A	  density	  residential	  development,	  subject	  to	  satisfactory	  
vehicular	  and	  pedestrian	  access	  arrangements*	  
	  

0.81	  

Town	  Centre	  

SE-‐T-‐01	   It	   is	   recommended	   that	   an	   Overall	   Planning	   or	   Development	  
Scheme	   be	   prepared	   for	   the	   entire	   site	   and	   which	   can	   be	  
implemented	  on	  a	  phased	  basis.	  This	  shall	   include	  comprehensive	  
proposals	   for	  a	  mixed	  use	  development	  which	  caters	   for	  a	  variety	  
of	   town	   centre	   type	  uses	   including	  offices,	   retail	   (including	  urban	  
format	   retail	  warehousing	   in	  a	  mixed	  use	  building),	   retail	   services	  
and	  some	  residential.	  
The	  redevelopment	  of	  the	  site	  should	  only	  result	  in	  an	  increase	  of	  
25%	  to	   the	   floorspace	  to	   the	   footprint	  of	   the	  existing	  buildings.	   If	  
the	  developer	  wishes	  to	  increase	  this	  density	  of	  development	  they	  
will	  have	  to	  prove	  that	  there	  will	  be	  no	  negative	  net	  impact	  to	  the	  
proposed	  improvements	  to	  the	  existing	  transport	  network.	  	  

4.91	  

	  

Local	  Area	  Plan	  Objective	  
Specific	  Development	  Objectives	  for	  City	  South	  Environs	  

*	  Flood	  Risk	  Obj.	  IN-‐01	  of	  Section	  1	  applies	   ^	  TIA	  and	  RSA	  Required.	  
QAirport	  PSZ	  and	  OLS	  Obj	  applies	   	  
Objective	  No.	   	   Approx.	  

Area	  (Ha)	  

The	  site	  can	  cater	   for	  an	  additional	  70	  dwellings.	   If	   the	  developer	  
wishes	   to	   increase	   this	   density	   of	   development	   they	  will	   have	   to	  
prove	   that	   there	  will	   be	   no	   negative	   net	   impact	   to	   the	   proposed	  
improvements	  to	  the	  existing	  transport	  network.	  
The	  redevelopment	  of	  the	  site	  shall	  create	  linked	  pedestrian	  routes	  
which	   will	   provide	   safe	   permeability	   and	   connectivity	   and	   which	  
shall	  follow	  the	  preferred	  desire	  lines	  to	  the	  existing	  village.	  	  
Traffic	   calming	  management	   to	   reduce	   the	   severance	  effect	   from	  
the	  Woollen	  Mills	  to	  the	  Douglas	  Village	  Shopping	  Centre	  including	  
additional	  crossing	  points.	  
Car	   parking	   for	   new	   development	   should	   follow	   the	   revised	   car	  
parking	  standards	  of	  the	  County	  Development	  Plan.	  
The	  existing	  historic	  buildings	  will	  be	  protected	  and	  where	  possible	  
enhanced.	  
	  

SE-‐T-‐02	  	   It	   is	   recommended	   that	   the	   vacancy	   in	   the	   shopping	   centre	   be	  
filled	   as	   a	   matter	   of	   urgency	   and	   that	   improved	   connectivity	   be	  
provided	  as	  part	  of	  the	  urban	  design	  public	  realm	  programme.	  
	  

3.39	  

SE-‐T-‐03	  	   It	   is	   recommended	   that	   the	   entire	   site	   be	   developed	   in	   an	  
integrated	  manner	  that	  will	   result	   in	   the	  provision	  of	  a	  mixed	  use	  
development	   of	   4,000sqm	   which	   will	   include	   office	  
accommodation	   and	   commercial	   development	   with	   full	   frontage	  
development	  along	  the	  Church	  Street	  and	  Carrigaline	  Road	  to	  form	  
a	   continuous	   commercial	   strip	   with	   the	   existing	   Barry’s	   Pub	   and	  
Restaurant.	   If	   the	   developer	   wishes	   to	   increase	   this	   density	   of	  
development	  they	  will	  have	  to	  prove	  that	  there	  will	  be	  no	  negative	  
net	  impact	  to	  the	  proposed	  improvements	  to	  the	  existing	  transport	  
network.	  
It	  will	  be	  more	  functional	  use	  of	  land	  if	  there	  was	  acquisition	  of	  the	  
Eircom	  storage	  building	  and	  yard	  as	  part	  of	  the	  Barry’	  Field	  site	  and	  
the	   removal/or	   incorporation	   of	   the	   existing	   dwelling	   house	   and	  
outbuildings	  into	  an	  overall	  site	  development.	  
Consideration	  of	  the	  construction	  of	  a	  new	  municipal	  car	  park	  of	  at	  
least	  200	  bays	  with	  the	  provision	  of	   improved	  pedestrian	   linkages	  
from	  west	  to	  east.	  
Vehicular	  access	  to	  the	  site	  shall	  be	  from	  Church	  Street	  and	  the	  old	  
Carrigaline	  road.	  
Car	   parking	   for	   new	   development	   should	   follow	   the	   revised	   car	  
parking	  standards	  of	  the	  County	  Development	  Plan.	  
	  
	  

1.23	  
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landscape analysis & appraisal
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existing vegetation survey
A tree survey report for the site was prepared for a 
2018 planning application and has been updated for this 
application to include the extent of the proposed cycleway/
footpath link being proposed through the adjacent lands.

Trees that are felled to facilitate the development will be 
compensated for by extensive tree planting throughout the 
proposed development and the creation of a biodiversity 
zone in the southern portion of the site to offset any potential 
impact on existing trees and vegetation. All retained 
trees will be protected during construction operations in 
accordance with the requirements of BS 5837:2012 Trees in 
Relation to Design, Demolition and Construction.

A full hedgerow survey of the site has been carried out by 
Kelleher Ecology and where removal is required, this will be 
offset by the introduction of native species planting within 
the biodiversity zone. Retained boundary vegetation will be 
fully augmented as part of the site planting proposals.



The landscape design approach for the Ardarostig site is to create 
a new gateway to reinforce the transition from rural to urban in 
this area of Cork City. A strong frontage to Waterfall Road will be 
developed with a mix of public and private space addressing the 
improved road infrastructure to the site frontage.

A key area will be a gateway plaza to provide a setting for the 
focal point apartment building with potential coffee shop use to 
generate activity and create an active frontage to the Waterfall 
Road. This plaza will be combined with a gateway feature on the 
Waterfall Road to announce the development. 

This plaza area will benefit from passive surveillance from 
adjacent apartments and users of the Waterfall Road.

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.

The open space areas are distributed across the development 
ensuring ease of access for all residents and are linked by 
footpath networks. Given the existing sloping topography of the 
site, care has been taken to ensure the main active open space 
areas have level, usable surfaces for both formal and informal 
play/recreation. 

These recreation areas will be further enhanced by quality 
materials and a significant planting scheme to integrate the site 
with the surrounding landscape, providing seasonal visual interest 
and enhancing biodiversity. 

All open space areas have been located to ensure maximum 
supervision from adjacent residences and the formal play areas 
have been located at the heart of the development for added 
safety and supervision.

The large area of sloping ground to the south west of the site is 
visually prominent within the surrounding area. This zone cannot 
be developed and will be retained as a visual landscape that will 
be planted out with meadow and native woodland species to help 
offset any vegetation loss along Waterfall Road and the extent of 
the new cycleway/foot-way link to the Bandon Road roundabout. 

This area will have a mix of formal and informal pathways given 
the steep topography and will benefit from gates at the entrance 
paths to enable the management company to control access to 
this area if required. The layout, treatment and function of this 

area has been developed with and agreed by Cork City Council as 
part of the design development process.

Key elements of the landscape design strategy for the site are:
• The creation of an urban character active street frontage to 

the Waterfall Road to maximise the place making potential of 
the proposed development;

• The provision of footpath and cycle links from the proposed 
development to the existing wider footpath/cycleway/public 
transport networks;

• Creation of usable areas of public open space distributed 

throughout the development to allow ease of access and facilitate a 
wide range of uses for formal and informal activity;

• Retention of hedgerow boundary vegetation along existing adjacent 
residential properties and reinstatement/replacement of native planting 
to offset any required hedgerow removals; 

• Omission of development from the elevated southern section of the 
site to minimise visual impact and enable the provision of a usable 
area of public open space in line with site specific requirements for the 
site. This area will also enable the creation of a biodiversity area with 
native planting to offset any vegetation loss as a result of the proposed 
development.

landscape design approach
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open space provision open space analysis

OPEN SPACE PROVISION

The proposed development site is subject to density and zoning requirements 
set out in the Cork County Development Plan 2014. This plan requires 12-
18% of site area to be public open space. 

The proposed layout provides 10685m2 of usable open space across a series 
of character areas. This equates to 15% of residential development area and 
is in accordance with Development Plan requirements. The creation of the 
Biodiversity Parkland open space area (20989 m2)is not required to meet 
Development Plan requirements but will provide a quality landscape and 
visual resource in conjunction with Cork City Council Parks Department.

OPEN SPACE ANALYSIS

The proposed scheme creates a series of open space types across the site 
with differing scales, characters and uses. 

The key driver behind the design of the different open space characters is 
ensuring all areas are usable and will generate active and passive recreation 
opportunities for all age ranges in accordance with CDP Objective SC5-2 
Quality Provision of Public Open Space. Particular attention has been paid 
to creating level usable areas of an appropriate scale for active recreation 
within the Focal Open Space areas.

10,685m2   total area public open space
31,674m2  total area including biodiversity zone

public open space

biodiversity zone

active play & seating -
level surface

informal play & seating -
level surface

walking  & recreation -
level surface

natural parkland



active & passive surveillance access & connections

ACTIVE & PASSIVE SURVEILLANCE

The creation of public open space that is suitably overlooked/passively 
supervised by surrounding residential areas is a further aim of CDP Objective 
SC5-2 Quality Provision of Public Open Space. 

This is achieved by the proposed layout through the orientation of living 
spaces on to open space and the use of side entrance properties on gable 
ends. The duplex units on Waterfall Road also provide dual aspect surveillance 
along the road frontage and within the development.

The footpath/cycleway connection will benefit from the orientation of living-
room windows and CCTV coverage.

ACCESS & CONNECTIONS

The landscape strategy assists with the creation of linkages within the 
proposed development and beyond to existing pedestrian, cycle and 
transport networks. 
A new cycle path/footway will be provided through adjacent lands to tie 
in with existing provision and this will be fully integrated with the existing 
landscape. Pedestrian access along the Waterfall Road will be retained and 
enhanced and pedestrian links will be created throughout the development 
to safely connect the areas of open space in accordance with CDP Objective 
SC5-2 Quality Provision of Public Open Space

active & passive surveillance pedestrian linkage

site access

new connection to existing 
cycle path network



gateway plaza1

drop off parking

gateway feature provide 
traffic calming

cycleway/ footpath 
connection

terraced planters
public plaza provides urban 
character and setting for 

potential coffee shop facilities

access route

compliant 
access route 

The    landscape    design    approach    for    
the Ardarostig site is to create a new 
gateway to reinforce the transition from 
rural to urban in this area of Cork City. 

A strong frontage to Waterfall Road will 
be developed with a mix of public and 
private space addressing the improved 
road infrastructure to the site frontage.

The Plaza will provide public open space 
for  adjacent  residents  and  provide  a 
setting for potential coffee shop facilities 
located  at  the  ground  floor  of  the 
adjacent block.

The hard landscape plaza provides a 
flexible congregation space that allows 
for potential external café space or 
pop-up artisan markets while the soft 
landscape zone creates a buffer that 
provides for informal recreation and 
allows the creation of a compliant 
continuous pedestrian route along the 
frontage of Waterfall Road.



 CGI Image - Gateway Plaza
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new streetscape to waterfall road2

new cycleway/footpath with raised 
edge divider between footpath & 

cycleway

semi-private buffer space 
to road frontage

private space to 
residential unit

A strong built frontage to the Waterfall 
Road will be created to extend the urban 
character of the city in this area. 

Duplex units are proposed to deal with 
the level changes along this section of 
Waterfall Road while creating an active 
frontage with pedestrian and cycle 
interaction.

A semi-private planted buffer will be 
created between the footpath/cycleway 
and duplex units and each unit will have 
a terrace overlooking the Waterfall 
Road. The planted terrace enclosure 
will take the form of ivy screens to give 
a year-round greening while reducing 
maintenance requirements when 
compared to traditional hedge planting.
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gateway entrance3

feature entrance wall

tree lined entrance 
avenue

gateway feature- 
paving & planting to 
reduce vehicle speeds

A gateway entrance will be created 
to define the access point to the 
development and comply with another 
of the site specific requirements defined 
in SE-R-10 – Ballincollig Carrigaline 
Municipal District Local Area Plan_2017 – 
development will be serviced by a single 
estate access road. 

In addition to the gateway apartment 
blocks flanking the access road, landscape 
elements including feature signage walls 
and avenue tree planting will highlight 
the importance of the site entrance.



 CGI Image - Waterfall Road
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walking circuit

shrub planting

planted embankment

level platform created for 
active recreation

formal play zone

active & passive surveillance

4  open space



open space4

Key areas of usable active open space 
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. 

Planting beds provide a framework to 
the open space, creating a buffer from 
the surrounding estate road as well as 
allowing levels to be graded to form level 
usable zones which still tie in with the 
levels of adjacent streets.

The open space areas are fully overlooked 
by a combination of direct frontage and 
side entry gable end units to ensure 
safety and surveillance. 
 

A

B

B’

A’

active & passive surveillance



landscape section A-A’

landscape section B-B’
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4

cycle parking

pedestrian linkage

defensible space 
to ground floor 

apartments 

seating area

amenity lawns

natural play area

These areas provide accessible, usable 
public open space in close proximity 
to adjacent apartment blocks. While 
smaller in scale than the main central 
open spaces, these level open space 
areas provide opportunities for external 
seating with a southerly aspect, grass 
areas for informal recreation and the 
space for informal play. 

The introduction of planting beds within 
these areas also help to visually soften 
the boundaries to adjacent uses.

 open space
active & passive surveillance
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seating area and 
informal recreation

cycle parking

amenity lawns

amenity lawns

natural play area

 open space
active & passive surveillance
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linear park open space5

native planting 
buffer to existing 

dwellingsfeature seating area 
with informal play wetland planting area 

with SUDs benefit
informal pathway

The linear open space zone to the rear 
of existing properties on Waterfall Road 
will    allow the creation of a usable open 
space zone of individual character which 
enables recreation including a seating 
area with southerly aspect, grass areas 
for active recreation and the introduction 
of natural play elements which tie in with 
the character of the space in addition to 
planted rain gardens to accommodate 
SUDs retention elements for the 
development. 

This area also provides a buffer between 
the proposed development and existing 
residential development along the 
Waterfall Road.

active & passive surveillance



 CGI Image - Linear Park Open SPace
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6

seating area and 
informal recreation

amenity lawns

amenity lawns

natural play area

pocket park
active & passive surveillance

The Pocket Park will create a usable 
open space zone for recreation including 
a seating area, a level grass areas for 
active recreation and the introduction of 
natural play elements. 



 CGI Image - pocket park
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 typical private amenity treatment7
The extent of private amenity space 
for residential house types will meet all 
required standards. It has been noted 
that the sloping topography is a key 
constraint of the site. 

While 72% of houses have level amenity 
area, this sloping topography will have 
an impact on the treatment of private 
amenity space for a limited number of 
units across the site. In order to align 
the proposed finished floor levels of 
some individual properties, a stepped 
arrangement is proposed for the rear 
private amenity area. 

This treatment will occur in 39no units 
(28% of house units across the extent 
of the site) and will require rear lawn 
areas to 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. Rear gardens 
have been enlarged in these cases to 
ensure required area standards are met. 

D

C C’
D’ level rear amenity

stepped rear amenity



landscape section D-D Illustrative Treatment of Rear Garden Amenity Space

Typical private amenity treatment to the majority of house 
types (72%) where no stepping is required.



landscape section C-C Illustrative Treatment of Rear Garden Amenity Space

The worst-case scenario treatment is indicated in 
the following section and elevation drawings to 
illustrate how usable private amenity with a high 
standard of visual amenity can be created.



 ramp access

 step access 

fully accessible 
formal path viewpoint

biodiversity parkland8

gabion feature walls 
with planting to 

create visual focus

native species defensive 
planting mix

informal mown 
paths using existing 

topography

native species tree, under-storey 
and meadow planting to enhance 
site biodiversity and compensate 

for loss of vegetation 

The large area of sloping ground to the south 
west of the site is visually prominent within the 
surrounding area. This zone will be retained 
as a visual landscape that will be planted out 
with meadow and native woodland species to 
provide a usable open space which also helps 
to offset any vegetation loss required during the 
construction of the development and to visually 
integrate the development in to the surrounding 
landscape. 

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.  

The formal path will terminate at a viewpoint 
area to provide a focal point destination. A series 
of informal paths which will include mown tracks 
through meadow areas will follow the existing 
topography and will not be fully accessible to all 
but will provide recreation opportunities. 

This mix of formal and informal access will 
ensure a usable open space is created in 
compliance with the site-specific requirements 
defined in SE-R-10 as noted previously. 

Access gates will be provided at the foot of 
the formal pathways so that the area can be 
securely closed in agreement with residents’ 
requirements. This approach to creating 
a valuable landscape resource has been 
developed in conjunction with Cork City Council 
Parks Department and the proposals have been 
agreed.
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BOUNDARY 
TREATMENTS

1.1m vertical bar railingsstone gabion baskets height varies

2m high concrete post and timber bench with integrated retention where required2m high wall with rendered finish to match building



Bird boxes, bug hotels and bat boxes will help 
attract wildlife and provide refuge and habitat for 
many  beneficial species. Boxes will be fitted to 
trees throughout the scheme providing the perfect 
environment for birds, bats and bees and other 
insects. 

In addition there are significant areas of green roofs 
on the apartment blocks which are not accessible 
to residents and an ideal environment for wildlife.  

The proposed planting strategy will contain a mix 
of native species along with species considered to 
be more ornamental and suitable to create amenity 
value for a residential development but that still 
comply with the All Ireland Pollinator Plan 2015-
2020 to act as pollinators and ensure wildlife benefit.

Biodiversity

The lighting levels proposed to be incorporated 
within the scheme will comply with Lighting 
Regulations and a variety of lighting sources will 
be deployed for each of the spaces with different 
characters and accommodating different uses, 
supporting different activities whilst respecting the 
residential nature of the open space in the evening.

The new footpath/cycleway link route will be fully 
lit and will also benefit from CCTV coverage.

Paving selection will comply with current regulations 
in regard to Part M of the Building Regulations, 
ensuring safe entry, exit and safe passage throughout 
the space.

LRV values will be compliant to ensure good visual 
contrast between various landscape elements such 
as step treads and riser.

The scheme has been arranged to allow for users and 
occupants to be actively engaged in the surveillance 
of their surrounding public environment. This has 
been achieved by locating living spaces to allow for 
passive surveillance of all areas of open space and 
instilling a responsibility for their local public realm.

Living spaces are arranged to allow continued and 
varied surveillance of all areas of open space.

Safe by Design



GENERALLY

Landscape works to be undertaken by an 
ALCI approved landscape contractor and in 
accordance with BS 4428:1989 Code of practice 
for general landscape operations (excluding 
hard surfaces). When using pesticides the 
Contractor must use a certified operator 
and take  appropriate safety precautions in 
accordance with the Control of Pesticides 
Regulations 1986 (COPR) and the Plant 
Protection Products Regulations 1993 (PPPR). 
All fertilisers are to be applied by qualified staff 
to avoid the action of plasmolysis. Top soil to be 
tested and approved by a Top Soil Analyst and 
any required amelioration or soil improvements 
to be carried out in line with Analyst’s report, if 
necessary, according to BS 4428: 1989 ‘Code of 
Practice for General Landscape Operations’. 

All Plants shall be of the size stated, shall 
conform to BS 3936 - Part 1: Nursery stock 
specification for trees and shrubs. 

All tree works shall conform with BS 8545:2014 
Trees: from nursery to independence in the 
landscape - Recommendations. All top soil to 
conform to BS 3882:2015 - Specification for 
Topsoil. When feasible, associated structure and 
plant will be coloured in dark or muted shades 
to help blend them in with the countryside.

GROUND PREPARATION

Prior to cultivation, planted areas shall be 
cleared of all loose debris, rubbish, stones over 
25mm in diameter, roots, and other extraneous 
matter. Grass and weeds shall be sprayed 
with ‘Glyphosate’ or similar COSHH approved 
herbicide. Topsoil Depths: spread over prepared 
subsoil in layers not exceeding 150 mm, each 
layer firmed before spreading the next. Top Soils 

shall comply with BS 3882:2015 - Specification 
for Top Soil. 
Overall minimum depths after firming and 
settlement to be:

Shrub areas           500 mm
Grass areas              150mm
Planted areas to be cultivated to a depth of 
300mm by hand or rotovator, incorporating 
planting compost, soil improver and fertilizer 
base dressing of the types. The topsoil shall 
have been reduced to a fine tilth on completion 
of the cultivation works. Lightweight soil mixes 
to be used for podium level and roof terrace 
planting beds.

PLANTING

Proposed Tree Planting

Trees supply and planting shall correspond to BS 
8545:2014 Trees: from nursery to independence 
in the landscape - Recommendations. Planting 
of trees shall be undertaken in favourable 
weather conditions between October 31st to 
March 31st unless trees have been prepared 
for out of season planting.

Tree pits shall be excavated to suitable 
dimensions to accommodate root-balls with 
bases and sides broken up to a minimum 
depth of 150mm to assist drainage and root 
penetration.  

Any unsuitable material such as large clay 
lumps, bricks, concrete, timber and sand shall 
be removed off-site.  All tree pits shall be 
backfilled, after planting, with a 3:1 volume 
mixture of topsoil and mulching compost/
manure or similar approved. 
 
The planted trees shall be full and well-shaped 

with crowns thinned by 30% according to good 
horticultural practice and in a manner that does 
not affect the overall stature, structure or good 
appearance of the tree.  

All work shall conform to a minimum standard 
as set out in BS 4043:1989 Recommendations 
for transplanting root-balled trees.  

Proposed Hedge Planting

Screen hedge to be planted as per planting 
schedule.
Plants shall be of the size stated, shall conform 
to BS 3936 - Part 1: Nursery stock specification 
for trees and shrubs. 
Planting strip to be 500mm wide x 300mm 
deep with cultivated and evenly incorporated 
organic manure 100mm layer over area of strip, 
fertiliser 35g. 50mm depth bark mulch dressing 
on completion of planting.

Proposed Shrub Planting 

Shrub plants to be planted as per planting 
schedule. Transplants and container grown 
shrubs shall be of the size stated and conform 
to BS 3936 - Part 1: Nursery stock specification 
for trees and shrubs.

Planting pockets 400x400x300mm deep with 
cultivated and evenly incorporated: organic 
manure 100mm layer over area of pit, fertiliser 
35g. 75mm depth bark mulch dressing on 
completion of planting.

Proposed Turf areas

All grass areas to be high grade turf rolls laid on 
150mm depth lightweight soil mix.

PERFORMANCE CRITERIA

Performance criteria are indicators for assessing 
the quality and success of the particular plant 
mixtures used for a purpose i.e. screen planting, 
seeding, tree planting etc. Such indicators will 
be based upon aspects such as;
Health and condition of planting;
Plant growth; and
Achievement of desired visual effect.

MAINTENANCE

A Landscape Management & Maintenance 
Plan will be prepared to include details on 
weeding, spot herbiciding, watering, planting 
management, control of insects/diseases and 
grass mowing.

Initial landscape operations will be undertaken 
by an ALCI member.  The Contractor will be 
responsible for plant establishment and one 
year of establishment maintenance. The 
Landscape Architect will visit site at end of this 
year and produce a snagging list identifying 
all defects and outstanding items. Any trees 
or shrubs dying, damaged or removed will be 
replaced in the following planting season with 
plant of similar size and species.

landscape specification



 


