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1.0 PROJECT INFORMATION



‘Cork City Docklands is Ireland’s largest regeneration project. Over 146ha of land will be developed over a period of 20 years.  

This will accommodate a population of c.25,000 and a workforce of c.29,000 along with a student population of c.3,700.’

Land Development Agency

On behalf of Tiznow Property Company Limited (Comer Group Ireland), C+W O’Brien Architects in association with the other Design Team Members has prepared 
this document to accompany the Strategic Housing Development - Planning Application submission to Cork City Council for the proposed Residential development 
located at The Former Cork Warehouse Company Site, Cork South Docks, Cork City.

This document explores the stages of the proposed design, with an understanding of the site constraints, conditions and design development proposals.

The Design Team:

- C+W O’Brien Architects

- HW Planning

- ARUP Consulting Engineers

- Urban 3D

- Park Hood Landscape Architects: Landscape Design

1.0
Project Information | 1.1 - Introduction
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1.0
Project Information | 1.2 - Developer - Comer Group

The current business was established over 30 years ago by brothers, Brian & Luke Comer, originally from Co. Galway. After a great deal of tenacity and 
hard work, the Comers have created a leading property company with substantial development and investment interests in a number of market sectors, 
including: luxury residential homes, office parks, retail parks, hotels and leisure facilities.

With a substantial land bank and an extensive development programme, The Comer Group is continuing it’s major expansion in a number of property 
development sectors. The proven exceptional financial acumen of The Comer Group together with the direct and hands-on management style of the 
Comer brothers enables it to positively predict trends ahead of the market and capitalise on new opportunities as they arise. A lateral entrepreneurial 
management structure facilitates rapid transaction completion without a lengthy corporate process that many of it’s competitors have to undertake.

Brian and Luke Comer have been instrumental in recruiting and shaping a highly skilled and valuable senior management team of designers, architects 
and construction professionals.  Corporate ethos nurtures and encourages both creativity and innovation, which are hallmarks of the Comer brand.

The Comer Group lead by Brian & Luke Comer has laid a very solid foundation to exploit  forthcoming opportunities. Through astute planning and 
strategy the company is confident of achieving it’s ambitious growth plans.

Future success is eagerly anticipated as the company continues to implement it’s many  development plans with inspiration, organisation, reputation and 
a highly experienced team.
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1.0
Project Information | 1.3 - Applicant - Residential Portfolio

Royal Winchester House is a 20 storeys 
landmark building of high specification 
apartments to rent at the heart of the new 
town centre of Bracknell, UK. 

The development was completed at the 
end 2019 with total of 345 units.

Alongside Royal Winchester House a new 
public space will be created acting as a 
gateway to Bracknell town centre.

These stylish two bed apartments (total 
of 96 units) offer a highly desirable type 
of urban experience offering panoramic 
views of cosmopolitan Blanchardstown. 

Central to the design of Falcon’s View is 
the stunning attention to detail throughout 
with the interior fit out finished to the 
highest standards.

The property comprises of ninety six 
apartments located in a thirteen storey 
landmark building.

Mast Quay is a luxury development of 
2 and 3 bedroom riverside apartments. 
A magnificent crafted living space with 
panoramic views of the River Thames and 
vistas of the capital.

Currently under construction, the BTR 
development has 220 apartments 
accommodated in 2 buildings; the tallest 
being 22 stories.

Granted permission for a mixed use 
masterplan to include approximately 1500 
residential units and a large secondary 
level school at the existing North London 
Business Park site, Barnet,

The site occupies c. 17 hectares of 
brownfield land in a predominantly 
residential area, located to the West 
of Southgate and to the South of East 
Barnet, approximately 8 miles NorthWest 
of central London.

Royal Winchester House Falcon’s View Mast Quay North London Business 
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1.0
Project Information | 1.3 - Applicant - Residential Portfolio

Situated in an excellent location just 5km 
from Dublin City Centre; Milner’s Square 
is the finest rental accommodation on 
offer in North Dublin.

The total of 147 luxurious apartments 
guarantee quality urban living with a range 
of wonderful on-site amenities to perfectly 
complement the modern lifestyle.

In the heart of Dublin’s most engaging and 
vibrant district, Number One Ballsbridge is 
perfectly designed and ideally positioned 
to cater for a range of business needs. 

The super prime apartments will set a 
new standard for residential living in 
Dublin. A five-star leisure facility including 
an 18-metre pool will be operated at 
Number One Ballsbridge, being a unique 
tenant amenity unrivalled in any other 
development in the city.

Tallaght Cross East is a prime mixed 
use town centre development located 
beside the Luas Red Line and only a short 
distance from Dublin City Centre. 

Located in the heart of Tallaght, Ireland’s 
third largest metropolitan area, the 
property enjoys stunning views of the 
Dublin Mountains. The complex is close 
to the M50 Motorway and there are many 
Dublin bus routes offering connectivity.

Kingston Hall is a prestigious development 
superbly located at Kingston Road on the 
periphery of Galway City Centre and a 
short stroll from the beautiful Rusheen 
Bay.

Spacious living areas characterise these 
homes both internally and externally, with 
large balcony and terraced areas that 
invite the views to come flowing in.

Milner’s Square Number One Ballsbridge Tallaght Cross East Kingston Hall
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Total Gross Area

20,979m²

Residential Gross 
Area

13,980 m²

No Carparking 
Spaces

Number 
Residential Units

64190

Two Beds

106 (56%)

Three Beds

20 (10%)

One Beds

64 (34%)

Plot Ratio

2.69

Density

244

Heights

3-12 Storey

1.0
Project Information | 1.4 - Executive Summary
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1.0
Project Information | 1.5 - An Bord Pleanala Opinion and Response

An Bord Pleanala Opinion

Further consideration of, and possible 
amendment to the documents and/or design 
proposals in respect of the relationship of the 
proposed development with the adjoining lands 
which are zoned in the Cork City Development 
Plan as objective ZO18 To provide for new 
primary and post-primary schools. 
The  application documentation should clearly 
set out how the development would integrate 
with, or impact on the future development of a 
school on those lands.
Key matters to be considered include the 
treatment of intervening lands and impacts such 
as daylight, sunlight and overlooking.

Response to An Bord Pleanala
Prospective Applicant’s Comments:

Following receipt of the ABP Opinion, the 
applicant and the Design Team met with the 
Department of Education on the 9th March 
2022. This meeting centred around discussions 
for the wider requirements for schools in the 
South Docks area and the future interaction 
between the subject site and the school zoned 
lands immediately to the west.

The architectural design response had evolved 
in response to the context of the site, it’s 
constraints, among those being the educational 
zoning of the adjoining lands. The design 
response is considered appropriate for this 
urban location and future urban schools to the 
west. 

The massing concept seeks to act as culmination 
of the urban blocks granted in the scheme on 
the Former Ford Site to the east with matching 
heights and responds to the future schools to 
the west by stepping down the western boundary 
while also setting out to establish activity along 
the boundaries to ensure passive surveillance at 
all times. 

Following on from discussions with the DOE, for 
the purposes of this document we have based 
the school design for the site on the principal of 
providing 2 no. primary schools and have used 
the recently granted primary school in Harolds 
Cross, Dublin as a reference given it’s urban 
location and compact site layout. 

We have set out further analysis for the proposed 
interaction with the schools lands in section 8.0 
of this document.
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1.0
Project Information | 1.5 - An Bord Pleanala Opinion and Response

An Bord Pleanala Opinion

1 - The development site is bounded by an area 
of zoned public open space and a watercourse 
to the southeast. The application should indicate 
how the development will positively address 
and interact with this space, and should examine 
opportunities to improve the public realm at this 
location. Detailed plan and cross section 
drawings should be submitted in this regard, 
along with and evidence of consent to any works 
or proposals within this area.

Response to An Bord Pleanala
Prospective Applicant’s Comments:

We note that the applicant’s site ownership 
boundary runs along the northern bank of the 
existing open water course. The lands to the 
south of the water course are in the ownership 
of Cork City Council (CCC) and were part of a 
recent Part 8 application for the works involved 
in the proposed Monaghan Road Extension 
Scheme.
We note that post the Tripartite Meeting the 
design team liaised with CCC’s relevant 
departments and it was noted that the lands to 
the south would be upgraded by CCC as part of 
the Monaghan Road Extension Scheme and did 
not require any further works as part of this 
application.
It was agreed that the proposal including in the 
Parkhood landscape masterplan, to build a 
retaining wall to regularise the north bank of the 
water course with an appropriate handrail for 
safety, was an appropriate design response. The 
architecture also responds positioning some of 
the residential entrances and amenity space 
along this facade to ensure activity that allows 
for passive surveillance along this element. 
Please refer to Landscape Design Strategy and
Section for detailed information, as well as
section 7.5 - Southeast Boundary of this 
document

An Bord Pleanala Opinion

2- A revised strategy should be submitted for 
the collection, management, storage, and 
discharge of surface waters, including SUDS 
measures, which shall take account of the 
provisions of the Cork South Docks Levels 
Strategy. 
The strategy should include detailed proposals 
for the treatment, including any upgrading or 
realignment, of existing open drains and culverts 
within and adjoining the site. The application 
should address the matters raised in the report 
of the Drainage Department of Cork City Council 
dated 19/10/2021, including the requirement for 
Public Stormwater Storage on the site.

Response to An Bord Pleanala
Prospective Applicant’s Comments:

We note that since receipt of the ABP Opinion, 
Arup as civil engineers have discussed this 
matter further with the Drainage Department in 
Cork City Council. We note that the South Docks 
area has a drainage strategy in place for the 
entire docklands area and the proposed 
solutions fit within this plan. 

Please refer to the Arup documents and 
drawings, in particular the following reports for 
information:
- Flood Risk Assessment
- Proposed Surface Water Layout
- Proposed Foul Water Layout
- Proposed Drainage & Water Details

An Bord Pleanala Opinion

3- The application should describe the design 
strategy for the public realm along Marquee 
Road, having regard to the planned role for this 
street within this area. 
Consideration should be given to the proposed 
width of footpaths and interaction with ground 
floor commercial uses and projecting residential 
balconies over.

Response to An Bord Pleanala
Prospective Applicant’s Comments:

We note that the submitted design has 
considered the enhancement of the Marquee 
Road as currently laid out noting the designs 
already granted for the Former Ford Site to the 
East. The design has considered and 
incorporated sufficient setbacks to allow for a 
32m way leave (from the centre of the current 
Marquee Road) which allows for the plans CCC 
have for it’s future upgrade. 

We have provided a number of sections in 
Section 7.4 - Marquee Road of this document to 
show:
- current context, 
- the initial context if the proposed block is built 
prior to the Marquee Road upgrade works
- two potential future scenarios for the positioning 
of the new movement zones. 

Please also refer to Arup road information and 
Parkhood Landscape drawings and design 
statement for further information on this topic

An Bord Pleanala Opinion

4. An analysis of wind microclimate and 
pedestrian comfort at ground level with 
reference to pedestrian occupation and usability 
of new public spaces in the context of the 
proposed development and adjoining permitted 
developments.
The analysis should also address the safety and 
comfort of residential amenity spaces, including 
communal spaces and private upper floor 
balconies, both within the site and on adjoining 
lands. Any required mitigation or other design 
measures arising from such assessment should 
be clearly described and assessed in the study

Response to An Bord Pleanala
Prospective Applicant’s Comments:

All mitigations have been included in the 
architectural design and Landscape strategy. 

Please refer to Arup Wind Microclimate 
Assessment and Section 9.9 Wind Micro-climate 
of this document.
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1.0
Project Information | 1.5 - An Bord Pleanala Opinion and Response

An Bord Pleanala Opinion

8- The application should be accompanied by 
the following: 
a) A Traffic and Transport Impact Assessment 
(TTIA), the scope of which should be discussed 
in advance with Cork City Council.   
b) A report demonstrating compliance with the 
principles and specifications set out in DMURS 
and the National Cycle Manual.  
c) A Parking Management Strategy and Mobility 
Management Plan.   
d) A Quality Audit that includes: (i) Road Safety 
Audit, Access Audit, Walking Audit and Cycle 
Audit.  
e) A Servicing and Operations Management 
Plan. 

Response to An Bord Pleanala
Prospective Applicant’s Comments:

All the documents/ drawings have been provided 
as part of the application.
- Traffic & Transport Assessment Strategy - 
Summary Report
- Traffic & Transport Assessment
- Outline Mobility Management Plan
- Design Manual for Urban Roads and Streets - 
Compliance Statement
- Site Infrastructure Report
- Design Manual for Urban Roads and Streets 
and the National Cycle Manual - Compliance 
Statement
- Car Parking Management Plan
- Servicing and Operations Management Plan
- Quality Audit
- Proposed Sightlines
- Swept Path Analysis - Refuse Vehicle Access
- Swept Path Analysis - Fire Tender Access

An Bord Pleanala Opinion

7- A housing quality assessment which provides 
the specific information regarding the proposed 
apartments required by the Guidelines on 
Design Standards for New Apartments (2020). 
The assessment should demonstrate how the 
proposed apartments comply with the various 
requirements of those guidelines, including its 
specific planning policy requirements.

Response to An Bord Pleanala
Prospective Applicant’s Comments:

Please refer to Housing Quality Assessment 
which demostrates the compliance with the 
standards in the Apartment Guidelines. 2020 as 
well as Statement of Consistency document.

An Bord Pleanala Opinion

6- The application should include a detailed 
rationale for the proposed residential density 
and housing mix having regard to the provisions 
of the current Cork City Development Plan and 
relevant national and regional planning policy 
including the ‘Guidelines for Planning Authorities 
on Sustainable Residential Development in 
Urban Areas’ (including the associated ‘Urban 
Design Manual’); The ‘Design Standards for New 
Apartments – Guidelines for Planning 
Authorities’ (2020) and the ‘Urban Development 
and Building Heights – Guidelines for Planning 
Authorities’ (2018) 

Response to An Bord Pleanala
Prospective Applicant’s Comments:

Please refer to following documents:

- HWP Planning Statement and Response
- HWP Material Contravention
- HWP Statement of Consistency

Also, following chapters of this report:

6.0 Urban Design Strategy
11.0 Detail Design | 11.1 Compliance
11.0 Detail Design | 11.2 - Criteria from Urban 
Design Manual Criteria

An Bord Pleanala Opinion

5- The application should include a 
comprehensive daylight and sunlight  
assessment examining the proposed dwelling 
units and amenity / open spaces, as well as 
potential impacts on daylight and sunlight to 
adjoining properties, including permitted 
development to the east and the adjoining 
zoned school site to the southwest. In preparing 
such assessment regard should be had to the 
provisions of section 3.2 of the Urban 
Development and Building Heights Guidelines 
for Planning Authorities (2018) and to the 
approach outlined in guides like the BRE ‘Site 
Layout Planning for Daylight and Sunlight’ (2nd 
edition) or BS 8206-2: 2008 – ‘Lighting for 
Buildings – Part 2: Code of Practice for 
Daylighting’.   The assessment should provide a 
comprehensive view of the performance of the 
entire development in respect of daylight 
provision. Where any alternative, compensatory 
design solutions in respect of daylight are 
proposed, these should be clearly identified and 
justified, and their effect appropriately described 
and / or quantified.

Response to An Bord Pleanala
Prospective Applicant’s Comments:

Please refer to Sunlight / Daylight report 
prepared by Arup and submitted as part of this 
application. 

We note that a number of assessments were 
carried out to establish the quality of daylight in 
the scheme. The scheme was subsequently 
adapted and modified where practical to 
maximize this aspect of the design at which 
point the design team reviewed in terms of what 
could be provided in terms of compensatory 
measures. These are identified later in this 
document and in the Arup report.

11THE FORMER WAREHOUSE COMPANY SITE, CORK CITY | DESIGN STATEMENT | MARCH 2022



1.0
Project Information | 1.5 - An Bord Pleanala Opinion and Response

An Bord Pleanala Opinion

12- The application should consider the presence 
of the underlying aquitard and describe the 
construction methodology proposed to ensure 
that this layer is not compromised as a result of 
the proposed development. Details to be 
provided in this regard should include the design 
and construction of foundations and pipes/
drainage systems, and should address the risk 
of creating conduits for groundwater flow from 
the underlying saturated gravel layers and also 
the risk of contamination of such groundwaters

Response to An Bord Pleanala
Prospective Applicant’s Comments:

The proposed construction methodology to 
ensure that the underlying aquitard layer is not 
negatively impacted. The CEM P details that the 
proposed building will be founded on Continuous 
Flight Auger (CFA) and installed using a method 
that does not compromise the integrity of the 
low permeability silt layer between the made 
ground and the gravel.

Refer to Sections 3.5.3 and 3.7 of the Construction 
Environmental Management Plan prepared by 
Arup

An Bord Pleanala Opinion

11- The application should identify and address 
any requirements arising from the 
presence of COMAH sites in the surrounding 
area. 

Response to An Bord Pleanala
Prospective Applicant’s Comments:

Goulding Chemicals Ltd on Centre Park Road is 
identified as a Lower Tier COMAH establishment. 
There are no Upper Tier COMAH sites in the 
South Docklands. 
The Construction Environmental Management 
Plan prepared by Arup has considered the 
Goulding Chemicals Ltd site. The CEM P outlines 
that the development has been designed in 
accordance with international best practice to 
mitigate against the risk of major accidents and/
or disasters during the construction phase of the 
development.

An Bord Pleanala Opinion

10- A report that specifically addresses the 
proposed materials and finishes to the scheme 
including specific detailing of finishes, 
landscaping and paving, pathways, entrances 
and boundary treatments.  Particular regard 
should be had to the requirement to provide 
high quality, durable and sustainable finishes 
which have regard to the context of the site.

Response to An Bord Pleanala
Prospective Applicant’s Comments:

Selection of appropriate materials is critical to 
the success of any building project. For this 
project careful consideration has been given to 
its local context and the materials proposed in 
the granted scheme on the Former Ford Site. We 
have selected materials that are of high quality, 
robust and require minimal future maintainance.

Please refer to chapter 10.0 Facade Design of
this document for architectural detailing finished
and Landscape Design Strategy

An Bord Pleanala Opinion

9- A Building Lifecycle Report for the proposed 
apartments in accordance with section 6.13 of 
the ‘Design Standards for New Apartments – 
Guidelines for Planning Authorities’ (2020) 
should also be submitted.

Response to An Bord Pleanala
Prospective Applicant’s Comments:

The Building Lifecycle Report has been provided 
as part of the application.
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1.0
Project Information | 1.5 - An Bord Pleanala Opinion and Response

An Bord Pleanala Opinion

16- The information referred to in article 299B(1)
(b)(ii)(II) and article 299B(1)(c) of the Planning and 
Development Regulations 2001-2018 unless it is 
proposed to submit an EIAR at application stage. 

Response to An Bord Pleanala
Prospective Applicant’s Comments:

Please refer to Arup documentation and reports 
that relate to environmental assessment 
screenings and requirements.

An Bord Pleanala Opinion

15- All documents should be in a format which is 
searchable.  

Response to An Bord Pleanala
Prospective Applicant’s Comments:

All documents have been prepared and saved 
in a PDF searchable format.

An Bord Pleanala Opinion

14- In accordance with section 5(5)(b) of the Act 
of 2016, as amended, any application made on 
foot of this opinion should be accompanied by a 
statement that in the prospective applicant’s 
opinion the proposal is consistent with the
relevant objectives of the development plan for 
the area. Such statement should have regard to 
the development plan or local area plan in place 
or, likely to be in place, at the date of the decision 
of the Board in respect of any application for 
permission under section 4 of the Act. 

Response to An Bord Pleanala
Prospective Applicant’s Comments:

A Statement of Consistency has been prepared 
by HW Planning demonstrating that the 
proposed development is consistent with the 
relevant objectives of the development plan for 
the subject lands. 

An Bord Pleanala Opinion

13- A Construction and Demolition Waste 
Management Plan and a Construction and 
Environmental Management Plan should be 
submitted which should address the presence of 
any hazardous materials on the site.   
 
The application should be accompanied by an 
assessment of the site for the presence of 
contaminated soils or other materials. The 
investigation works should provide for sufficient 
sampling and testing to ensure that any potential 
areas of contaminated land are identified. Where 
such lands are identified, a detailed method 
statement for their management and remediation 
should be provided, addressing in particular 
how it is proposed to avoid impacts on adjacent 
watercourses, drainage channels or the River 
Lee.  Other assessments to be undertaken in 
respect of the proposed development should 
have regard to the findings of such investigations. 

Response to An Bord Pleanala
Prospective Applicant’s Comments:

A Construction and Demolition and Resource 
Waste Management Plan and a Construction 
and Environmental Management Plan (CEMP)
have been provided as part of the application.
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We make exceptional places + spaces
C+W O’Brien is a leading, award winning architects 
practice and part of the Corstorphine + Wright 
Architects Group with 10 offices across Ireland and the 
UK, including Dublin, London, Warwick, Manchester, 
Liverpool, Newcastle and Glasgow and two offices 
within the Birmingham area. 

Marrying 35 years of professional experience with 
cutting edge technologies, we produce design 
solutions that enhance the built environment, transform 
cities and communities and achieve outstanding 
commercial success for our clients. 

Across our network of offices, our 140+ strong team 
of people includes some of the most talented and 
dedicated professionals in the industry, working on 
projects across all sectors and regions of the country. 

Our exciting portfolio of innovative clients includes 
Ireland’s largest property PLCs, along with the leading 
developers and property and pension funds. Whilst 

our specialisms cover a wide range of sectors, the bulk 
of our revenue arises from complex and large scale, 
mixed use developments featuring residential, student 
accommodation, commercial, hotel and leisure.

Recently, our achievements have included becoming 
part of the Architects Journal top 100 practices in 
2015 and 2016, and receiving a number of prestigious 
awards such as the Irish Public Sector Magazine’s 
Excellence in Business Award for Architecture and 
Project Management two years in a row. We have 
also received awards from a number of UK bodies 
including the British Council for Offices, the British 
Council of Shopping Centres and the International 
Council for Shopping Centres.

The Dublin branch is led by Arthur O’Brien, who 
joined Corstorphine + Wright’s London office having 
previously run OBK Architects in Dublin, a thriving 
architects practice in Ireland with a team of 70+ staff. 
After initially working as a director at Corstorphine + 

Wright’s London office, Arthur made the move to re-
establish the Dublin office.

The opening of the Dublin office was part of a 
programme of expansion, which has since continued 
with the opening of new offices in Galway, Glasgow, 
Leeds and Birmingham City Centre. We are now in 
talks to form additional offices to further increase our 
geographical coverage.

As a practice, we stand out as one of the few architects 
with the range of skills to take projects through from 
concept to completion, offering both the vision to 
design world-class schemes and the technical skills 
and commercial awareness required to deliver them 
on time and within budget.  We understand that great 
architectural designs need to be aspirational, but 
they also need to be deliverable and to work in the 
real world and so we take a holistic approach to our 
projects, making sure that we consider them from 
every angle. 

We ensure that our developments don’t just look 
good; they also deliver incredible and long-term 
value, meeting our clients’ objectives and the needs 
and desires of the end users for whom they were built.  

In addition to our architectural talent, we employ an in 
house team of graphic designers and 3D animators 
who add value for clients throughout a project. By 
helping us to accurately convey the vision for the 
project and forming the basis for developed virtual 
environments that can be tested and altered, these 
sketch models and animations help to speed up the 
design process. 
Always at the forefront of industry developments, we 
invest in the latest technology and skills to help us 
to continually innovate and go the extra mile for our 
clients. 

2.0
Design Team | 2.1 - C+W O’Brien Architects - About us
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C+W O’Brien Architects are a registered 
architectural practice with the RIAI and RIBA, 
and an ISO 9001 certified company. As a part 
of the Corstorphine + Wright Architects Group 
with 10 offices across Ireland and the UK, we 
are currently an Architects’ Journal Top 100 
practice, and have been for a number of years.

In 2019, C+W O’Brien was awarded the The 
Public Sector Magazine award for Excellence 
in Architecture & Project Management for 
the fourth consecutive year. We were also 
shortlisted finalists in four categories at the 
Irish Construction Industry Awards. 

In the last 6 months we have been shortlisted 
for a number of awards including for “Housing 
Project of the Year” at the Building and 
Architect of the Year Awards for our project 
Stoneleigh in Craddockstown. 

We have been shortlisted for two awards at the 
Fit Out Awards, with Nicola Kelly shortlisted for 
Project Manager of the Year, and Jen McAuley 
shortlisted for Young Designer of the Year.

Our Student Residence project “Carman’s 
Hall” with Heyday, was shortlisted for both the 
Interior Project of the Year, and Fit Out Project 
of the Year at the Irish Building and Design 
Awards.

2.0
Design Team | 2.1 - C+W O’Brien Architects - Practice Credentials & Awards

16 THE FORMER WAREHOUSE COMPANY SITE, CORK CITY | DESIGN STATEMENT | MARCH 2022



3.0 PLANNING CONTEXT



3.0
Planning Context | 3.1 - Local Planning Policy

Cork 2050: Realising the Full Potential

This Strategy provides the framework for the future sustainable development and prioritisation of 
strategic infrastructural investment in Cork across key sectors including transport, housing, jobs, 
education, health, environment, energy and communications. 

The Strategy advocates significant growth in Cork to complement national growth trends. It aligns 
with the emerging overarching strategy of the National Planning Framework, which look to the 
Regions to release growth pressures on Dublin while ensuring an enduring positive return for 
the State.

The Cork 2050 Strategy coincides with the preparation of the National Planning Framework, 
demonstrating  a strategic vision for Cork that is not only crucial for the sustainable growth of 
Cork, but moreover for the success of the whole of Ireland and the Southern Region.  

Cork Metropolitan Area Transport Strategy (CMATS) 

Key transport growth enablers are identified, including:

• The delivery of large-scale regeneration projects for employment, housing and infrastructure 
in the docklands. 

• The provision of a Light Rail Tram system for the corridor between Ballincollig and Mahon, 
serving CIT, CUH, UCC, Kent Station, Docklands and Mahon Point meets the long-term 
objective for the metropolitan area for an East-West mass transit, rapid transport corridor 
and will unlock key development areas such as the Docks. 

In advance of the development of the light rail, and to allow the consolidation of development 
to support its delivery, it is intended to serve this route with a high frequency bus service and to 
develop bus priority measures along the route. 

18 THE FORMER WAREHOUSE COMPANY SITE, CORK CITY | DESIGN STATEMENT | MARCH 2022



3.0
Planning Context | 3.1 - Local Planning Policy

Cork Area Strategic Plan CASP 2001 - 2020 
Extract - Structure Diagram for Metropolitan Cork 

The Metropolitan Area Structure Plan forecasts the growth and development of the Northern and 
Eastern sides of Cork City. This will be achieved through maximising the potential and use of an 
existing railway corridor. This will provide the catalyst for a fully developed and integrated public 
transport system. This critical railway development opportunity coincides with a shift in public 
and private sector investment to these Northern and Eastern routes of the city. 

Locating the growth potential along this key public transport corridor will achieve greater social 
inclusion, creating employment opportunities, providing increased services and amenities and a 
broader range of housing developments. 

Cork Area Strategic Plan CASP 2001 - 2020 
Extract - A Concept for the Inner City 

The proposed spatial strategy for Cork City Centre and the Island presents an innovative 
revitalisation for the city. The primary focus is halting the decline in resident population, physical 
building fabric, and commercial vitality. These actions will be concentrated in a structured manner 
to four areas as outlined and include - the central Island, the Northern and Southern areas, and 
the Docklands new development area. 

The Docks Area is recognised as a potential new district to address the urgent need for modern, 
mixed-use developments and is strongly backed by local and national stakeholders. Cork City 
Council has embraced the CASP process with the commission of the Docklands Development 
Strategy. 

Site 
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3.0
Planning Context | 3.1 - Local Planning Policy

Cork City Docks Issues Paper - May 2017 
Extract - Cork City Core Strategy Diagram 

The Cork City Development Plan 2015 - 2021 details 7 Strategic Goals which inform and 
interconnect all development and planning policies of the city. 

The development plan emphasises the City Docklands regeneration as a ‘Key Development 
Area’, of national, regional, and local importance. 
The Core Strategy diagram illustrates the strategic building blocks for the city. The Docklands 
provides key components for development at a strategic level and include: Housing, Employment, 
Transport, and Landscape. 

The housing provision includes 9,500 dwellings which constitutes 61% of new housing stock for 
Cork City. 

Cork City Docks Issues Paper - May 2017 
Extract - Cork City Docks Strategic Context 

The Cork City Development Plan 2015 - 2021 sets out the development policies for Cork City 
up to 2021 and beyond. The Plan and its strategic framework is established by National and 
Regional plans, policies and guidelines. Cork City has designation as a Gateway city under the 
National Planning Framework (NPF) Project Ireland 2040. 

Cork 2050: Realising the Full Potential is the collaborative Cork City & County submission to 
Project Ireland 2040. This seeks recognition of Cork as counterbalance to the Greater Dublin 
Area and the primary leader of economic and population growth in the Southern Region of Ireland. 
This strategy consolidates Cork City and Cork Metropolitan areas focussing development on 
rapid transit corridors. It recognises Cork City and Tivoli Docks as key brownfield development 
sites for new sustainable urban communities. 

Site 

Site 
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3.0
Planning Context | 3.1 - Local Planning Policy

Cork City Docks Issues Paper - May 2017 
Extract - City Docks Development 
2005-2017

Cork City Council recognised the development potential 
of the City Docks with their first published City Docks 
Integrated Area Plan 1998. Over the next twenty years the 
City Council has developed visionary documents of the 
area including the Cork Area Strategic Plan 2001-2021. 
The annotated diagram illustrates the city’s progress in 
delivering the City Docks vision. Surrounding the subject 
site there are numerous live planning applications 
including the Marina Commercial Park to the West and 
the redevelopment of the Former Ford Depot to the East 
of the site. 

Cork City Docks Issues Paper - May 2017 
Extract - City Docks Infrastructure 
2005-2017

In parallel with the City Docks Development programme, 
Cork City Council have progressed with major 
infrastructural proposals for the North and South Docks 
districts of the city. Key North-South connections with 
the diagram indicated include the Eastern Gateway, the 
Water Street, and the Mill Street Bridges. These will link 
up to the Kent Railway Station, connect with planned 
local and national road upgrades, and the South Docks 
Infrastructure projects. 

Land in ownership of Applicant 

Site 

Site 
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3.0
Planning Context | 3.1 - Local Planning Policy

Cork City Development Plan 2015 - 2021 
Source: Cork City Harbour - Unlocking Cork 
Docklands 2012 

Cork City Council published a study on a themed 
approach for the City Harbour. The diagram 
illustrates planned areas linking the North and 
South Docklands. The City Council aims are as 
follows; 
Promote the Docklands Development area as a key 
opportunity of regional and national significance. 
Create vibrancy through a mixed-use and socially 
inclusive urban quarter. 
Orient the Docklands as an extension of the City 
Centre & Island. 
Work with stakeholders, local government, and 
landowners to overcome barriers and infrastructural 
deficits thus securing future development. 

Cork City Council South Docks Local Area Plan 
LAP 2008
Extract - Building Heights in the South Docks

The LAP 2008 proposed a building heights 
strategy providing sustainable high densities which 
are respectful to neighbourhood communities and 
do not negatively impact with existing or proposed 
views of the city. 

The strategy objectives includes the provision of 
strong street continuity. It identifies the importance 
of building typology informing activity and use 
reflecting the locality and district of the city. 

Tall landmark buildings are encouraged within 
proposals for the South Docks to create a high 
quality and vibrant skyline to the city. Centre Park 
Road is identified as a main thoroughfare for the 
hierarchical development of tall buildings and civic 
spaces. 

Land in ownership of Applicant 

Site 

Site 
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3.0
Planning Context | 3.1 - Local Planning Policy

Cork City Development Plan 2015 - 2021 
Extract from Map 1 - City Centre and 
Docklands Zoning Objectives

The land-use zoning indicates the planning 
objectives of the City Council and its 
administrative area. The zoning objectives 
(ZO) associated with this masterplan proposal 
for the subject site are as follows; 

ZO 16 Mixed Use Development 
The objective promoting development of 
mixed uses ensuring the design of a vibrant 
urban area that coexists with sustainable 
development principles, transportation and 
self-sufficiency. 

Cork City Development Plan 2015 - 2021 
Extract from Map 2 - City Centre and 
Docklands Objectives

The South Docks Local Area Plan 2008 was 
prepared for the realisation and vision of 
the Cork Docklands Development Strategy 
2001, and consists of four documents; the 
LAP, a Public Realm Strategy, an Infrastructure 
Strategy, a Strategic Environmental 
Assessment 

Cork City Council objectives are as follows; 
promoting development of the South Docks 
as a new urban quarter; review of the LAP 
and proportional density and mix-uses and 
infrastructural requirements; upgrade of 
amenity and recreational facilities at Marina 
Park, Páirc Uí Chaoimh, Monahan Rd; overcome 
barriers working with key stakeholders with 
the South Docks development

Land in ownership of Applicant 

Site 

Site 
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3.0
Planning Context | 3.2 - Planning Strategy

Zoning / Principle of Development

The proposed development complies with 
National and Regional planning policy while 
the proposed mix of uses complies with the 
land use zoning objectives for the subject 
lands. The emerging land use policy and 
precedent decision on the adjacent Ford Site, 
suggests that this area of the docklands will 
emerge as being predominantly residential in 
nature.

The Docklands has a strategic role to play in 
delivering compact growth for the City and to 
contribute to population targets outlined in 
both the National Planning Framework (NPF) 
and Regional Spatial and Economic Strategy 
(RSES).

Building Heights

Building heights can be accommodated due to 
the location of the site. The proposed heights 
are consistent with the advice contained in 
the Building Height Guidelines for Planning 
Authorities and the various criteria contained 
in section 3.2 of the guidance, as follows: 

At the Scale of The Relevant City/Town 

• The lands are served by public transport 
with high capacity, frequent service and 
good links to other modes of public 
transport. Existing high frequency bus 
services, running between the Apple 
(Hollyhill) / city centre and Mahon Point, are 
accessible at Ballintemple in approx. 8-10 
min walk. The site is also within walking 
distance of the City Centre.

• The proposed development will improve 
the urban character of this area and 
integrate and address public realm 
improvements occurring at Marina Park.

• The massing and layout of development 
will provide for a high level of residential 
amenity, the creation of successful new 
spaces and linkages through the site and 
integration with adjoining open spaces 
and streets.

At the Scale of District/ Neighbourhood/ Street

• The development will address the 
surrounding streets and open spaces and 
provide permeability in the area.

• The proposed design will avoid monolithic 
built forms through the block based 
approach with generous amenity spaces.  

• The redevelopment will enhance urban 
landscape of the area and fulfil long 
anticipated objectives of redeveloping the 
docklands.

• The proposed frontages to Centre Park 
Road will define the urban landscape.

• The mix of dwelling types and ancillary 
uses will be consistent with planning policy 
for the area.

At the Scale of the site/ building

• The design of the buildings will contribute 
to a strong urban design context and will 
ensure maximum availability of natural 
light. 

• The proposal will be subject to a Daylight 
and Sunlight analysis and will comply with 
BRE guidance.

Density

We consider the proposed density to be 
appropriate to the location given the emerging 
urban context in the area, the strategic planning 
policies that seek a significant expansion in 
population in Cork by 2040, as outlined in 
the NPF and RSES and the planned transport 
infrastructure investment in the coming years 
as outlined in CMATS. 

The density will be justified in extensive 
detail in the application documentation and 
the justification for any contraventions of the 
existing Development Plan will be outlined in 
full in a Material Contravention Statement. We 
note that An Bord Pleanála were supportive of 
increased densities on the adjacent Ford site 

Connectivity

The area enjoys strong connectivity and is 
conducive to the development of a sustainable 
urban neighbourhood as follows:

• The lands are within walking distance of 
Cork City Centre and will benefit from the 
current infrastructure works taking place 
to extend the Passage West Greenway to 
the Marina.

• Recent improvements along Centre Park 
Road have introduced additional cycle 
infrastructure. 

• The site is within 8 – 10 minutes walking 
distance of the nearest existing public 
transport stop at Ballintemple.

• There are significant plans for expansion 
of public transport in the area as outlined in 
CMATS. An initial BRT route will eventually 
be replaced by the Planned light rail 
system which will run adjacent to the site 
on Centre Park Road.

As a result of the advantageous location and 
reflecting the strong connectivity advantages, 
the proposal it is intended to include car 
parking provision at a rate of approximately 
0.3 spaces per unit.

Education provision

The applicants has engaged with the Dept. of 
Education in respect of the delivery of schools 
in the South Docklands and with specific 
reference to this site. 

The Design Team have fully considered 
the relationship between the proposed 
development and future delivery of a school 
campus to the west of the site including, but 
not limited to:

Daylight and Sunlight, Overlooking, Site 
Boundaries Integration, Access, and 
Complementary Uses. 

We note that the Dept. made submission on 
the recently approved SHD on the adjacent 
Ford lands and indicated their commitment to 
addressing the future demand in the area.
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3.0
Planning Context | 3.3 - Precedents - Former Ford Site

Precedent from the recent nearby Granted Permission on former Ford site 
(ABP 309059-20)

Land Use and Development Principle
The strategic role of the Docklands is recognised by the Board Inspector in terms of the need 
to ensure compact growth of the City in line with National Policy. The Inspector refers to the 
significant package of funding announced in March 2021 under the Urban Regeneration and 
Development Fund (URDF).

Height
Having reviewed the Material Contravention Statement enclosed with the application, and 
assessed the scheme in accordance with the various criteria outlined in the Building Height 
Guidelines the Inspector concluded 
“I consider that the Board may consider a grant of planning permission notwithstanding that the 
development would materially contravene the provisions of the development plan in respect of 
apartment design and building height.”

Housing Mix 
In the absence of a Housing Need Demand Analysis for the area, the proposed development 
was considered to be in compliance with the general requirement expressed in objective 6.8 of 
the Development Plan.

Plot Ratio / Density
In response to concerns raised by the Planning Authority in relation to the plot ratio of the 
development the Inspector noted the following:
The plan notes that plot ratio is secondary to other built form and planning considerations and 
should not be used to justify a particular built form as qualitative standards will be overriding 
considerations. In some cases, higher plot ratios may be permitted.
The inspector concurred with the commentary of the Planning Authority that an exceptional 
justification for the density of development proposed was required. However, it was considered 
that the plot ratio standards are clearly described in the plan as indicative and as a useful indicator 
only, secondary to other design criteria.

Roads and Transportation
The application site was considered to be well located in the city, proximate to the city centre 
and the intervening topography is amenable to alternative transport modes. It was also noted 
that the low intensity of surrounding uses is such that there is spare capacity in the surrounding 
road network.

Proposed public transport improvements identified in CMATS were identified as being of 

significant importance for the development of the docklands. The Inspector noted that:

The proposed development, and adjoining lands, will be a significant beneficiary of such 
network improvements and achieving a critical mass of development along such routes is a 
valid planning objective. I note the submission of the NTA in this regard.

Among the comments made by the NTA in their submission include:

• CMATS proposes a light rail line in this locality, which is at route option and analysis stage.
• An interim high frequency bus service and bus corridor priority measures along the 
alignment of the light rail line is required in the short to medium term.
• The Cycle Network Map identifies a number of routes in the vicinity of the site and the 
Passage Railway Greenway Improvement Project is underway. 
• CMATS Implementation Plan includes provision for the Docklands and Tivoli Road Network 
and Bridges, and schemes being progressed by the City Council include the Monahan’s Road 
Extension Project. 
• The provision of higher density development in this area complements CMATS’ land use 
priorities.

The Inspector Considered that, having regard to the submitted assessment and the reports of 
the planning authority, and proximity to planned high-capacity public transport linkages and 
alternative transport options, that the proposed development would not give rise to unacceptable 
impacts on the city road network.

Flooding
This area is defended by the existing polder flood defences along the river at the Marina. CFRAMS 
mapping identifies current peak fluvial river levels (1% AEP) of 2.73 - 2.74mOD and the existing 
fluvial flood risk to the site is described as low and being mainly from the West rather than directly 
from the river to the North. 

Having regard to the foregoing, the provisions of the development plan for the area and the 
submission of the planning authority in respect of flood risk, The Inspector was satisfied that the 
development satisfies the justification test set out in the guidelines.

School demand
The report refers to correspondence from the Dept. of Education which identified a commitment 
to the delivery of schools to meet demand in the area.
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4.0 SITE CONTEXT



Site location

The subject site is located in Cork, Ireland’s 
second city in the South West of the country. 
It is the nations fastest growing city with a 
population c. 210,000 (2019). 

The site is approximately two kilometres East 
of the city centre and sits alongside the River 
Lee as it flows East from the Island past the 
docks and quays towards Cork Harbour into 
the Celtic Sea. 

The site is situated on a historic part of 
the city formerly City Park which hosted 
national racehorse meetings. In 1916 the 
area was proposed for engineering works 
and transformed into a large industrial 
and manufacturing site. Today the subject 
site is within the designated South Docks 
Development area and forms part of a larger 
regeneration district for the city. 

4.0
Site Context  | 4.1 Site Location

2 km radius 1 km radius

Cork City & Metropolitan Area

Cork City Centre

Subject Site Land in ownership of Applicant 
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1

1

Páirc Uí Chaoimh

2

2

4

The Marina Market

3

3

4

5

5

Marina Park

The Atlantic Pond

Kent Train Station
Glanmire Road

River Lee

Lands in Ownership of Applicant

Subject SHD site
Site Location

Located on the South bank of the River Lee to 
the West of Páirc Uí Chaoimh Stadium the site 
is ideally located to become a key component 
of the Cork South Dock redevelopment, 
building on the precedent set by the recent 
grant of the Former Ford Site to the East of 
the subject site. The redevelopment of the 
site looks to sit within the vision for the wider 
area, maximising the potential of the lands to 
fulfil the councils vision to become a vibrant 
part of the city, while delivering an efficient, 
sustainable use of the land within the city 
centre in a time of a large need for housing.

The location of this brown field site requires 
a development that creates a high quality, 
mixed use urban quarter, which can link the 
future development lands to the North and 
West as well as connect to the city centre with 
greenspace amenities that add to the wider 
suburban area. The proposed development 
and the emerging landscaping aspires to 
stimulate the establishment of a residential 
led community, with an associated mix  use 
scheme that contributes to the local and wider 
aspirations of the city.

The lands in the applicants ownership are 
subdivided into two distinctive land holdings 
divided by Centre Park Road. A portion of 
the Southern lands (outlined in red) is the site 
which is the subject of this application.

4.0
Site Context | 4.2 - Aerial View
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4.0
Site Context | 4.3 - Historic Mapping

GeoHive by Ordnance Survey Ireland 
Extract - Historic Map 6 inch B&W 
(1837-1842) 

In 1820 the constitution of Cork Harbour Commissioners 
commenced with a robust programme of steam dredging, berth 
and river deepening for the development of quay and wharf 
building. The Cork Marina formerly Navigation Wall was the 
location dock for the city’s trading ships. The river’s silt deposits 
were towed ashore by wooden barges and reformed South of 
the river behind Navigation Wall. In time a large expanse of land 
developed into Cork City Park with Navigation Walk bordering 
alongside the River Lee. To the East an embankment separated 
the Mud flats area. Corcaigh, Irish for Cork comes from the word 
corcach, meaning ‘marsh’. Circa 1856 a crop and tree cultivating 
experiment produced rows of Elm trees along Navigation Walk, 
today know as Marina Walk. 
(Cork Heritage) 

GeoHive by Ordnance Survey Ireland
Extract - Historic Map 25 inch (1888-1913) 

In 1916 Cork Corporation endorsed a proposal for the 
redevelopment of the Cork Park racecourse into a factory site 
for the motorcar manufacturing industry. The proposal from an 
international consortium wished to acquire the land from Cork 
Corporation and construct the vast site into factory buildings. Once 
in operation it provided employment for up to 2,000 workers. The 
local media and printed press were extremely enthusiastic of the 
proposed project and it was felt that this type of industry initiative 
would greatly assist with relieving poverty and inadequate living 
conditions. (RTE Century Ireland) 

Subject Site Land in ownership of Applicant 
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4.0
Site Context | 4.4 - Heritage Images

1869 The Grand National Steeplechase in Cork Park - RTE Century Ireland 

1922 A Fordson tractor used to advertise the Ford Company 1926 Workers at the first factory Ford Motor built outside of America in Cork

1916 Site of Proposed Engineering Works
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4.0
Site Context | 4.5 - Zoning Map

Mixed Use Development Schools Neighbourhood Centre Public Open spaces

Cork City Development Plan 2016 to 2021 Zoning Map Cork City Development Plan 2016 to 2021 Zoning Map overlaid on Proposed Site Plan
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4.0
Site Context | 4.6 - Site Photos

View 1 

Looking East along the double tree lined 
avenue of Centre Park Road 

View 2 

Looking South West from the junction of 
Centre Park Road 

View 3 

Looking West at the existing site entrance 
located on Marquee Road

1

2
3

1

Area in Ownership of Applicant 

Subject Site 

2

3
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View 4 

Looking South East down the double 
tree-lined Marquee Road

View 5 

Looking North West down the double 
tree-lined Marquee Road

View 6 

Looking West from the junction of 
Monahan Road and Marquee Road

4

56

6

4.0
Site Context | 4.6 - Site Photos

Area in Ownership of Applicant 

Subject Site 

4

5
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4.0
Site Context | 4.7 - Site Surrounding

Subject Site 

Land in ownership of Applicant Aerial view from West

Aerial view from NorthAerial view from Overhead

Surrounding Character

The site is located in the heart of Corks 
docklands, in what would traditionally have 
been the industrial side of the city. Historically 
the sites close proximity to the River Lee 
would have fed into the industrial operations 
of the surrounding area. With the industrial 
docklands area in slow rescindment and 
much of the industrial lands now vacant 
sites or warehouses in decline it provides a 
fantastic opportunity to redevelop the area. 
The envisioned City Council rejuvenation of 
the docklands has seen significant growth 
and change to the area and is paving the 
way for significant residential developments 
and improved park amenities. The on- 
going development of Marina Park and the 
recently granted planning permission to the 
Former Ford factory site adjacent set a great 
precedent for future development.

Site Site

Site

Former Ford 
Factory

Former Ford 
Factory

Former Ford 
Factory

Existing Land Use

The subject site currently houses a series 
of unoccupied and dilapidated warehouse 
buildings, the remains of which are proposed 
for demolition as part of this application.

In conjunction with the development plan 
the site has been divided and marked out 
to adhere to the land use zoning objectives 
outlined. The boundary of the subject site 
relates to the residential zone as outlined in 
the development plan.
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The proposed development granted in 
2021 comprises of 1002 apartment units, 
commercial, community facilities, retail units, 
creche, a medical centre, bar, café, venue/ 
performance area andcommunity resource 
spaces (105,300 sqm gfa)

Granted in 2012, the ten year permission 
for the mixed used development consists 
of  880 residential units, offices, retail, 
commercial, conference facilities, bars/ 
restaurants, library,cultural, civic, childcare, 
and healthcare facilities (242,353 sqm gfa)

Former Ford Factory

Reg. Ref.:ABP-306166-19

Templeford Limited

Reg. Ref.: PA1034546

4.0
Site Context | 4.8 - Surrounding Developments
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4.0
Site Context | 4.9 - Former Ford Factory

The recent granted application has an important influence 
to the proposed development (subject of this application) 
as it is located at the opposite side at Marquee road.  

The Former Ford Factory project is one of the first significant 
projects in the Cork South docklands area, which establishes a 
particularly critical role in the revitalisation of Cork City.

The granted development is divided into urban blocks, separated 
by streets in order to maximise views, and to introduce variety 
and appropriate scale to the public realm, the urban blocks are 
staggered. This slipping of urban block form provides greater 
variation in scale of buildings and spaces.

Following similar premisses, the proposed development took 
into consideration the urban block precent. Refer to chapter 6.3 
Massing Concept

Extract from ABP-306166-19 - CGI view of the junction of Marquee Road and the Monahan Road Extension

Plot Ratio

2.89

Density

275

1002

Heights

2-14 Storey

Number Residential Units
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5.0 SURROUNDING INFRASTRUCTURE



5.0
Surrounding Infrastructure | 5.1 - Public Transport

Cork City Centre has a large number of public 
transport services including city bus services, 
regional and commuter bus services and 
commuter/suburban rail. These are described 
in more detail below. 

Cork City Bus Network

Cork is served by a number of city bus 
services, with the majority of these travelling 
to or through the City Centre. There are 3 
main bus-stop/termini areas in the city centre; 
namely South Mall, St. Patricks Street and 
Merchants Quay/Parnell Place Station

The area around the site is currently serviced 
by a number of city bus services. The Bus 
Éireann 202/202A service (which runs from 
Mahon Point to Knocknaheeny at 10-minute 
frequencies) diverts from its typical route (on 
Blackrock Road) onto Monahan Road once an 
hour for three hours in the morning and three 
hours in the evening.  

This is primarily to serve local employment 
areas on Monahan Road. The site is a short 
walk from the nearest bus stop.

The 202 service has its’ primary route corridor 
(with a 10-minute frequency) on Blackrock 
Road, approximately 800m walk from the site.

The newly launched 212 service (Kent Rail 
Station to Mahon Point) has an outbound stop 
on Centre Park Road approximately 200m from 
the site.  This service continues onto Monahan 
Road and East to Mahon Point, and Westwards 
to Eglinton Street/Merchants Quay/McCurtain 

Street and on to Kent Rail Station.  This service 
currently operates at hourly frequencies and 
is expected to increase frequency in line with 
development and demand along the corridor.  
Ultimately the 212 bus service serves as a 
precursor to eventual provision of a rapid 
transit system along the Mahon-City Centre-
Ballincollig corridor, as per CMATS.  

The figures show the 15, 30, 45 and 60-minute 
public transport catchments for the site during 
the AM peak (departing at 08:30) and the PM 
peak (arriving at 18:00).

Cork City Bus Service Termini and routes/stops in site vicinity

During the AM Peak, Cork City Centre can 
be reached from the site within 30 minutes, 
with the Western edge of the city centre area 
within a 45-minute catchment. The 45-minute 
catchment encompasses Blackrock/Mahon 
Point and University College Cork. Outside 
of this, the majority of the Cork City area is 
within the 60-minute catchment, as well as 
Riverstown to the North, and the Black Ash 
and Douglas to the South. Cork Airport lies 
just outside the catchment area.

During the PM Peak the site can be reached 
from Cork City Centre within 30 minutes. 
Blackrock and University College Cork can be 
reached by public transport within 45-minutes. 
Ballyandreen, Riverstown and Carhoo to 
the North are within 60-minutes by public 
transport from the site. Cork Airport, Douglas 
and the Black Ash to the South are also within 
60-minutes from the site.
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5.0
Surrounding Infrastructure | 5.2 - Public Transport Summary

Cork City 
Centre

Lands owed by Applicant

Subject Site

Existing Rail Network

Existing Bus routes

Future Green route (cycling)

Potential Bus Network

Future Light Rail

Future Bridge

Proposed Water-Taxi Route
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5.0
Surrounding Infrastructure | 5.3 Pedestrian Routes

Marquee Road

Centre Park Road

Centre
 Park Road

Monahan Road

Monahan Road
Former Ford Factory Site 

Granted Permission April 2021

Lands owed by Applicant

Subject Site

Existing River Lee Promenade

Existing Pedestrian / Cyclist routes

Proposed  Pedestrian / Cyclist routes
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Lands owed by Applicant

Subject Site

Existing River Lee Promenade

Existing Pedestrian / Cyclist routes

Proposed  Pedestrian / Cyclist routes

5.0
Surrounding Infrastructure | 5.4 Vehicular Routes

Marquee Road

Centre Park Road

Centre
 Park Road

Monahan Road

Monahan Road
Former Ford Factory Site 

Granted Permission April 2021

Lands owed by Applicant

Subject Site

Existing Primary Roads

Future Primary Roads

Existing Secondary Roads

Future Secondary Roads
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5.0
Surrounding Infrastructure | 5.5 Future Infrastructure 

Marquee Road

Centre Park Road

Centre
 Park Road

Monahan Road

Monahan Road
Former Ford Factory Site 

Granted Permission April 2021

Following the major future infrastructure 
proposals adjacent to the subject site: 

 32m wide corridor Centre Park Road

 32m wide corridor Marquee Road

 Monahan Road Extension

The design process of the proposed 
development began with the setting out of 
the required area for the 32m wide corridor 
for Centre Park Road and Marquee Road. 
Refer to chapter 6.0 Urban Design Strategy 
- Design Concept and Infrastructure Interface 

Please see accompanying Traffic and 
Transport Impact Assessment and Outline 
Mobility Management Plan provided by ARUP 
Consulting Engineers
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6.0 URBAN DESIGN STRATEGY

43THE FORMER WAREHOUSE COMPANY SITE, CORK CITY | DESIGN STATEMENT | MARCH 2022



6.0
Urban Design Strategy | 6.1 Design Concept

Following the context analysis, the design 
strategy includes:

Future infrastructures
The plan for the redevelopment of South 
Docklands requires the provision for 32m 
wide corridors on Marquee Road and Centre 
Park Road. These are noted in the plan to be 
set out from the centre of the existing roads. 
Our initial analysis was to establish this lines, 
with the southern line also having been set 
down as the northern building line in the 
grnated Former Ford Site permission

Surrounding develoment
The Former Ford Factory development 
established a building line along the 
Monaghan Road and Centre Park road. The 
design solution for the proposed site should 
respect these lines.

Zoning area
The subject site is divided by two zoning 
areas. The area to the West is defined as 
Schools zoning and the East area is mixed 
use zoning (subject of this application).. 
Although the school zoning is not included in 
this application, the design of the proposed 
development took into account the possible 
future school development in respect of 
proximity, impact on daylight and overlooking.

Considering the above premise, the yellow 
hatch demonstrates the viable area within the 
applicant ownership.

Former Ford Factory Site Granted 
Permission April 2021Zo

ni
ng

 L
in

e
16

 m
16

 m

16 m

32 m

16 m
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6.0
Urban Design Strategy | 6.2 Building Concept

Zo
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16 m

32 m

16 m

Stage 1
The preliminary massing of the urban block 
was designed to align with the East boundary, 
in order to create an interaction with Former 
Ford Site development. It also provides active 
and vibrant frontage along Marquee Road.

The “open” portion to the West was 
proposed to accommodate the yard/ podium 
to be used by the residents.

Stage 2
In order to build a vibrant urban grain the 
volume was extended along the eastern 
boundary. The 3 storey element creates 
a screen to the podium level and activity 
and passive surveillance to the  permeable 
pedestrian route to the western boundary, 
while also facilitating the future school 
development.

It also provides a semi-private environment at 
the podium level

1

1
1

1

1

1

2

2

2
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Final Stage
In order to enhance the design of this future urban block 
and noting its position as an extension of and the final 
western block to the granted permission on the Former 
Ford site the following enhancements were incorporated.

Addition of pocket park aligned with the Former Ford Site 
public area, located close to the East corner of the subject 
site. Particular consideration was given to replicating the 
pocket park, mirroring the opposing massing.

The proposed public area also breaks and softens the 
urban block bulk. Furthermore, it complements and 
increases the interaction with the opposing pocket park.

Wider public open space entrance at North West corner 
provides a generous distance from the future school front. 

It also gives an opportunity to create a combined public 
area. Refer to Chapter 07 for detail.

The two taller elements of the massing were located to 
maximise separation from the educational zoned lands 
to the west and to mark the prominent corners at the 
junction of Marquee Road with the Monaghan Road and 
Centre Park Road.

In order to provide breaks in the building massing, a 
staggered arrangement has been proposed, this structure 
of the massing also reacts to the granted scheme on tthe 
Former Ford Site development.

1

2

1

2

2

2

3

3

3

1

1

6.0
Urban Design Strategy | 6.3 Massing Concept
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6.0
Urban Design Strategy | 6.3 Massing Concept

As described above, the final three main aspects consolidate 
the development massing. The images below demonstrate 
how the final massing sits well beside of the newly granted 
scheme Former Ford Site.

Although Marquee Road separates the two developments, 
the massing character continues throughout both sites.

The design strategy along Centre Park Road and future Monahan 
Road maintain the same form with taller buildings at the corner of 
the  urban blocks.

The centre courtyard and the pocket park also collaborated 
immensely with  the staggered arrangement. It breaks the volume 
and creates variety in form and scale.
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6.0
Urban Design Strategy | 6.4 Height & Density

An analysis was carried out of the surrounding building 
heights in the immediate and further afield context 
in relation to the Cork Height Strategy and national 
guidelines. Of particular interest was the recently 
approved Former Ford Site scheme (ABP-309059-
20) which was the basis of considerations on massing 
and height for the proposed development. We see 
this block as the culmination of this granted scheme to 
the South West, finishing up to the Educational zoned 
lands to our site. The future context of the intended use 
of the Educational Zoned lands to deliver schools has 
been given careful consideration in terms of potential 
for overlooking and the potential for overshadowing. 
We have specifically reduced the massing from East 
to West to 3 storeys along the majority of the Western 
boundary to maximise sunlight into the future school 
sites.

The immediate context is comprised of predominately 
1 and 5 storey commercial buildings with the recent 
granted permission rising to 14 storeys. This indicates 
an opportunity, subject to assessment of the immediate 
context, to explore a scheme with matching heights 
at this location. A similar approach has been taken 
to development density and height, in a manner 
that delivers a high-quality scheme and does not 
significantly impact existing amenities in a negative 
way, maximises the development potential of the site 
by following the key tenets of recent national planning 
policy, as described in the next page.
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6.0
Urban Design Strategy | 6.4 Height & Density

1. Broad Principles:
1.1. The site can be described as a 
strategically located brownfield site in close 
proximity to the city centre which meets with 
the NDF objectives 
1.2. The current development plan 
predates the guidelines.
1.3. Site is located withing a strategic 
redevelopment area albeit subject to general 
limits on building heights and densities. 

2. At the scale of the relevant city/town
2.1. The site is located to the East of Cork 
City centre within walking distance. The city 
centre and Kent Station are withing 2km of 
the site. The site is served by an hourly bus 
from Kent Station with stops along Monahan 
Road. Upgrades of local pedestrian links are 
ongoing with proposals in place for increased 
public transport. This is a site in a central 
location which ensures good accessibility 
and access to a full range of public transport 
services.
2.2. This brownfield site is located in 
an area which is less sensitive in terms of 
its visual amenity context. The proposed 
development will improve the urban character 
of this area and integrate and address public 
realm improvements occurring at Marina Park 
and the approved Monahan Road Extension. 
Provision is made to the East for landmark 
buildings and the granted Former Ford Site 

permission sets a precedent for acceptable 
heights. The application is accompanied 
by appropriate visual and landscape 
assessments to allow for an appropriate 
assessment of this proposal.
2.3. The development provides for the 
appropriate higher density redevelopment 
of this strategically located brownfield area. 
The massing and layout has been considered 
in terms of the provision of a high quality 
residential amenity, the creation of successful 
new spaces and linkages around the site and 
integration with adjoining open spaces and 
streets. Particular attention has been given to 
the future educational context to the West, the 
proposed upgrades of the Centre Park Road 
to the North and the proposed upgrades of 
the Marquee Road to the East.

3. At the scale of district / 
neighbourhood / street
3.1. The development has been designed 
to address the surrounding streets, in terms 
of current setting and proposed future 
upgrades. Careful consideration has been 
given to open spaces on this tight site, with 
acknowledgment of the extensive public 
open spaces in the area. Focus was given 
to ensuring it delivers permeability and high 
quality streetscape proposals.
3.2. The break-up and layout of blocks 
on the site has been approached to avoid 

monolithic forms and create a development 
on a human scale while also providing a 
sense of enclosure to the new public spaces. 
Proposed finishes are high quality with the 
extensive use of brick and other durable 
materials.
3.3. The redevelopment of this brownfield 
site will enhance the urban landscape of this 
area. The development proposal responds 
to adjoining streets and thoroughfares and 
creates new linkages across the site. The 
development addresses Marina Park and 
recent granted Monahan Road extension. 
Flood risk is adequately addressed through 
the design approach developed by Arup in 
conjunction with Cork City Council.
3.4. The massing and layout of 
development and street frontage will assist 
in continuing the urban grain, landscape, and 
appropriately addresses the adjoining Marina 
Park while also providing a culmination to the 
granted Former Ford Site scheme before the 
educational zoned lands to the West. The 
layout provides improved permeability and 
enclosure of new open spaces. Increased 
height is used to mark the junction of 
Marquee Road and Monaghan’s Road as 
well as Marquee Road and Centre Park 
Road previously identified as a focal building 
location in the LAP. 
3.5. The mix of dwelling units proposed 
has been carefully considered by the 

applicant and design team and will provide 
enhanced choice in this low-density area 
in accordance with the Apartment Design 
Guidelines, supported by an appropriate mix 
of commercial / community uses in line with 
development plan policy.

4. At the scale of the site / building
4.1. The design and layout of blocks has 
been carefully considered and is appropriate 
to the urban context of the proposed site. 
The buildings have been designed to fit 
within the established urban grid set by the 
granted Former Ford Site scheme and tested 
in relation to sunlight / daylight and Micro 
Climate considerations and been modified to 
ensure they maximise the quality within the 
proposed scheme.
4.2. The designs have be tested and 
modified where appropriate to deliver 
a scheme that maximise light within the 
development and minimises the impact on 
neighbouring developments both existing and 
permitted as well as potential future schemes. 
The desire for an urban grid at a masterplan 
level with a density to meet national policy 
has lead to the proposed design.
4.3. A full sunlight / daylight report has 
been undertaken along with proposed 
compensatory measures have been included 
with the application to allow for the adequate 
assessment of the proposed scheme.
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6.0
Urban Design Strategy | 6.4 Height & Density
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6.0
Urban Design Strategy | 6.5 Levels Strategy

Existing Site

The proposed development is located within the South Docklands area to the east of Cork City, 
approximately 300m south of the River Lee. The existing topography of the site is generally flat 
at a level of circa +1.6m OD. The site is elevated above the surrounding road levels which are 
between +0.5 to +1m OD. 

In preparation of the Cork City Development Plan 2015 - 2021, a Strategic Flood Risk Assessment 
(SFRA) was undertaken in accordance with The Guidelines. The Cork City Development Plan 
2022-2028 is currently in a draft stage but is expected to be finalised in the coming months. In 
preparation of the Draft Development Plan, an SFRA was undertaken in accordance with The 
Guidelines. In the SFRA, the Cork South Docks area has been earmarked as exception to The 
Guidelines. It has passed a Justification Test which allows it to be zoned for development in an 
area that would otherwise be considered inappropriate.

The Design Team has liaised extensively with Cork City Council in relation to the outcomes 
of the Cork South Docklands Levels Strategy (CSDLS), so that the design of the proposed 
development took account of and is compatible with the City’s proposed strategy.

Proposed Site

The above diagram demonstrates the levels proposed by the subject scheme, which align with 
the recommendations of the CSDLS. The CSDLS proposes that both Centre Park Road and 
Marquee Road will remain at levels close to their existing level. The subject scheme is designed 
so as to work with both the existing and proposed level conditions that adjoin the site. 

The development proposes to significantly reduce the risk to more vulnerable users by 
introducing vertical differentiation of uses. It is proposed to only provide less vulnerable and 
water compatible development at the ground level with more vulnerable uses such as residential 
being provided at first floor level and above. 

Based on the engineering report, all ‘highly vulnerable development’ should have a 
minimum floor level of +3.80m OD. The development proposal as submitted complies with 
this recommendation, with all highly vulnerable aspects of the development being located 
above +5.35m OD. This provides protection to the circa 1 in 1000-year tidal flood level plus 
an allowance of 2m (min.) of sea level rise. This implies significant safeguarding and longevity 
against the potential impacts of climate change and is in line with guidance provided in the 
OPW guidelines. 
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6.0
Urban Design Strategy | 6.6 Infrastructure Interface - Centre Park Road

Proposed Development in the existing Central Park Road Level

Inferred ABTA Proposed Central Park Road Levels and new infrastructure

Existing Central Park Road

+0.75m +1.3m+1.3m

+0.57m +0.83m
+1.4m+0.9m

+0.57m +1.3m+0.9m
Proposed 

Development

Proposed 
Development

16 m16 m

32 m

Subject Site

The proposed scheme can be 
accommodated within the existing 
and future condition on Centre 
Park Road as demonstrated in the 
sections and plans.

The proposed footpath, cycle lane 
and landscape strip between both 
paths were designed to be retained  
in the future road design.
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Proposed Development in the existing Marquee Rd

Inferred ABTA Proposed Marquee Road infrastructure

Subject Site

Subject Site

Subject Site

Following the same principle, the 
proposed scheme also can be 
accommodated within the existing 
and future condition on Marquee 
Road as demonstrated in the 
sections and plans.

The proposed footpath, cycle lane 
and landscape strip between both 
paths were designed to be retained  
in the future road design.

Following Former Ford proposal 
strategy, the Inferred ABTA shows 
only one lane on Former Ford 
Site side and three lanes on the 
applicant development site which 
leaves the verge between the cycle 
lane and road only with 1.3m. 

Refer to chapter 7.0 Public Realm | 7.4 
Marquee Road Public Realm

The new chapter shows an 
alternative layout which balances 
boths sides of the road 

6.0
Urban Design Strategy | 6.7 Infrastructure Interface - Marquee Road

+0.67m

+0.67m

+1.3m

+1.3m

+1.1m

+1.1m

+0.67m +0.8m+0.8m

Existing Marquee Road

Former Ford 

Former Ford 

Former Ford 

Pr
op

os
ed

 F
oo

tp
at

h 
- 3

.2
 m

Pr
op

os
ed

 C
yc

le
 la

ne
 - 

1.8
 m

16 m16 m

32 m

Ke
rb

 L
in

e

Ke
rb

 L
in

e

53THE FORMER WAREHOUSE COMPANY SITE, CORK CITY | DESIGN STATEMENT | MARCH 2022



Proposed Development in the existing Marquee Rd

Alternative Proposed Marquee Road infrastructure

Subject Site

Subject Site

Subject Site

The alternative Marquee Road layout 
shows a symmetrical arrangement 
for both proposed development.

The proposed scheme can 
accommodate either option.

6.0
Urban Design Strategy | 6.8 Infrastructure Interface - Marquee Road Alternative
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Proposed Development in the existing Monahan Rd

Proposed Development in the new Monahan Juction

Extract of the Proposed Monahan Road Extension - Part 8

Subject Site

Subject Site

Subject Site

The Monahan Road Extension has 
obtained planning consent (via the Part 
8 process) as of November 2021. 

The brief of works for this project 
involves the design of the proposed 
extension of Monahan Road Eastbound 
to the potential future Eastern Gateway 
Bridge landing location and Marquee 
Rd Junction.

It is envisaged that the proposed 
extension will progress through details 
and commence construction in late 
mid-2022 and will be completed within 
12 months (estimated to be early to 
mid-2023).

In the subject scheme, the landscape 
zone can be accommodated with both 
settings. 

Refer to chapter 7.0 Public Realm | 7.5 
Southeast Boundary 

+1.3m

+1.3m

Existing Monahan Road

6.0
Urban Design Strategy | 6.9 Infrastructure Interface - Monahan Road

+1.1m

+1.1m

+1.1m
Block J

Block J
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7.0 PUBLIC REALM



7.0
Public Realm | 7.1 Public Open Space

The site layout proposes to maximise 
the permeability and connectivity to and 
through the site prioritising the quality of 
open space within the development. 

The initial scheme laid out in this document 
includes for circa 17% Public Open Space 
for residents of the apartment.

The total is the amalgamation of 3 areas 
(see highlighted areas in green)

1.1m high Balustrade

Corduroy Hazard paving

LAYOUT FOR FORMER
FORD DISTRIBUTION SITE
APPROVED BY AN BORD
PLEANALA (REF:306166-19)
UNDER THE SHD PROCESS

INDICATIVE LANDSCAPE
INTREGRATION WITH
FUTURE SCHOOL AS
PART OF SEPARATE
PLANNING APPLICATION

Landscape proposals
to tie into proposed
works undertaken by
Cork City Council in
2022.

150mm high Edging

2 No. Shefield  Cycle stands

3 No. Shefield  Cycle stands

Cycle lane

405 sqm

350 sqm

580 sqm
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7.0
Public Realm | 7.2 Wider Landscape Context

The Marina Park is within 5 minutes walking 
distance from the proposed development 
and its provides ample play opportunities 
with amenity space for a kick about for 
older children.

Phase 2 of the Marina Park will extend from 
The Atlantic Pond to Church Avenue and 
will include the “Nature” zone of the park, 
accommodating picnic areas, boating 
facilities, adventure play areas, preserved 
marshland zone and several architectural 
heritage sites.
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7.0
Public Realm | 7.3 - Ground Floor Landscape 

The Landscape design principles look to 
retain the existing trees where possible 
and to propose additional planting to 
soften and improve visual amenity. 

On the ground floor, high quality materials 
have been specifed providing some 
seating areas for residents and visitors. 

On the Marquee Road side, the landscape 
design have been developed mirroring 
landscaping from the approved Former 
Ford Distribution site. Hardscape areas 
have been provided to allow for spill out 
seating for the cafes on the ground foor. 
Bulb planting and Prunus avium Plena 
have been specified for seasonal interest.

Grasscrete has been included for fire 
tender access & to soften the hardscape 
while hedegrow planting has been 
specified for screening purposes and to 
improve visual amenity in the Public Realm 
Concept.

Please see accompanying Landscaping 
package prepared by Parkhood for a more 
comprehensive analysis and strategy for 
proposed scheme.

Open Space 1
At the North East Corner of Block J, the 
open space area proposed, offers a 
connection to Centre Park Road. The 
design intent is to soften the space using 
combination of planting, material surfaces 
and planters with integrated seating.

Open Space 2
At the South corner of the site, the open 
space provides an area with grass and 
trees. A great sunlight spot to be enjoyed  
by the residents.

Open Space 3
The new public plaza on the Eastern 
boundary will be a key asset of the 
development. The plaza provides 
a connection from the proposed 
development on to Marquee Road and it 
has the potential to develop as a key node 
along this wider network by providing stop 
of or destination facilities. 
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7.0
Public Realm | 7.4 - Marquee Road Public Realm

The principals of the setting out of the 
eastern boundary have been guided by 
the granted permission on the Former 
Ford site. The eastern building line, parallel 
to Marque Road, is set out to be 16m from 
the centreline of the road to create a 32m 
corridor between the building lines of both 
developments.

Given the nature of the scheme residential 
uses are not permissible at ground floor 
due to the flooding risk. Active uses on 
the ground floor include commercial units, 
cafes/ restaurants and residential amenity 
spaces. The height from ground to first 
floor has been set to provide adequate 
clearance for balconies to project with 
the active frontage of the commercial 
and amenity spaces being set along the 
footpath to ensure maximum accessibility 
to these spaces. 

Proposed Development in the existing Marquee Rd

CGI of Marquee Road

29m

32m

16 m16 m
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7.0
Public Realm | 7.5 - Southeast Boundary

The proposed development along with works 
from the Part 8 Monahan Road Extension Scheme 
create a great public realm for pedestrian and 
cyclist running parallel to the Monahan Road

The amenity space at the ground level along the 
southeast facade provide active frontage which 
interacts really well with the public landscape 
in the Monahan Road Extension Scheme, that is 
enhanced further through the landscape designs 
for the open water channel.    

Refer to landscape Design Strategy and Section 
for detailed information
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7.0
Public Realm | 7.5 - Southeast Boundary

Retaining Wall

1.1m High Balustrade

Amenity Rooms
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7.0
Public Realm | 7.5 - Southeast Boundary

Retaining Wall

1.1m High Balustrade

Amenity Rooms

Cafe
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7.0
Public Realm | 7.6 - Podium Landscape 

DESIGN EXPLORATION - PODIUM

Park Hood Chartered Landscape Architects
City Park Tedcastles, Cork South Docks Page 14

Amenity space

Connectivity

Privacy Planting strip

The delivery of a well-designed and 
integrated communal open space has 
been a key objective from the outset 
of design.  The proposed development 
includes a variety of open spaces including 
private balconies and a communal open 
space on the level 01 podium.

This area has been designed to create 
a contemporary communal space for 
residents and includes outdoor seating 
areas, buffer planting providing privacy for 
balconies and the creche. A designated 
play area has provided for the creche 
with wetpour paving and hedging offering 
privacy. Specimen trees and herbaceous 
planting have been provided as a focal 
point and for the sensory attributes. 

The area will be landscaped with trees, 
hedgerows, and shrubs including over 
28 no. trees to soften and improve visual 
amenity which residents look on to.
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7.0
Public Realm | 7.7 - Detail Design - Podium 
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8.0 MASTERPLAN



8.0
Masterplan | 8.1 Masterplan Considerations

 Reciprocal active front with Ford Site  
 development along Marquee Road 

 Public pocket parks interaction at   
 Marquee Rd

 Improvement of Monahan and Marquee  
 Rd juction

 Plaza at CPR between proposed   
 development and indicative school  
 entrance

 Higher building in the urban block   
 demarcating the corners

 Duplex (low height building) along west  
 boundary
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The proposed development has been 
designed to consider the surrounding context 
in particular the schools zoning to the west, the 
granted Former Ford Site & Marquee Road to 
the west, existing and future context for Centre 
Park Road to the north and the Monahan Road 
extension scheme to the south. In addition we 
note the recently complete Marina park to our 
east.
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8.0
Masterplan | 8.2 South Dockland Schools

3

1

2

The current development plan contians 
three areas that are zoned for future schools. 
These are:

Area 1 - 1.31 hectares
Area 2 - 2.44 hectares
Area 3 - 1.00 hectares

Following evaluation of the school zoning 
area as well as the potential school sizes, we 
have assumed that the  proposed arragement 
for Southdocklands area would be along the 
following provision:

Area 1 
2 primary schools 

Area 2 
2 primary and 2 post-primary schools 

Area 3 
2 primary schools 

A meeting was held with representatives of 
the  applicant’s Design Team, the Department 
of Education and Cork City Council on the 9th 
March 2022. The discussion at this meeting 
centred around the masterplan for schools in 
the South Docklands Area as well as the local 
context to the application site. 

The department noted that based on current 
demographics the area should have a provision 
of  6 primary schools and 2 post-primary schools. 
These need to be allocated in the 3 areas 
zoned for schools in the current development 
plan. It was noted that the draft plan currently 
being developed has some amendments to 

the zoning, however as this application needs 
to comply with the development plan in place 
at the time of decision, the analysis needs to 
be centred on the current development plan. 

The department noted in the meeting that 
they were conscious that they would likely 

be looking at new models for the proposed 
schools in this location. Current designs for 2 
and 3 storey buildings would need to change 
to more compact 4 or 5 storey designs suitable 
for an urban location such as the South Docks 
in Cork.
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8.0
Masterplan | 8.3 Future Adjoining School

As part of this process we have reviewed 
a number of schools delivered in urban 
environments. We have selected the schools 
constructed in Adamstown Town Centre and 
the recently granted Schools in the former 
Harolds Cross Greyhound Stadium. 

The Adamstown schools received planning 
in 2007 and were delivered in the following 
years. The site measuring 2.38 hectares 
contains two 16 classroom Primary schools 
and a 1000 pupil Post Primary school along 
with a sports hall that has a dual function as 
a Community Centre. The buildings range 
from 2 to 3 storeys in height. We note that a 
small playing pitch was delivered next to the 
schools in 2017, however this was not part of 
the original scope.

The Harolds Crosss site received planning 
in 2021 and is currently under appeal. We 
would note that while it is under appeal the 
design of the schools and the layout of the 
site have been approved by the Department 
of Education. 

The Harolds Cross site is 2.67 hectares and 
contains a 16 classroom Primary School with a 
1000 pupil Post Primary School. The building 
heights range from 2 to 4 storeys. 

In our meeting with the department the 
following were the key points following our 
discussion:

• The department were considering new 
Design strategies for schools in this 
location to fit within a denser urban 
structure such as that planned for the 
South Docks

• Primary Schools would be designed 
to have a capacity for 650 students 
(circa 24 classrooms) and Post Primary 
Schools should have a capacity for 1000 
students.

• The design of schools had moved on 
since the development in Adamstown 
and current Post Primary Schools are 
now slightly larger than that design. 

• The Department were considereing that 
designs would need to be up to 5 storeys 
in height to allow for all elements to be 
accomadate on the site.

Following the meeting we reviewed the 
Adamstown and Harold’s Cross Schools 
and we would note that the Harold’s Cross 
Post Primary Schoool has a gross area of 
11,576m² while the earlier Adamstown 
School has a gross area of 7,681m².  This 
equates to a 50% increase over the 
Adamstown Design.

Adamstown Primary School with Post Primary School behind

CGI of the Proposed Schools in Harolds Cross.
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CRECHE BELOW

Masterplan Proposal
The masterplan proposes two primary schools of 2 to 4 
storeys in height that are capable of accommodating 650 
students in each. The schools have been positioned to the 
west side of the site to allow for maximum separation from 
the residential uses to the east. 

Access will be off Centre Parks Road with drop off facilities. 
It is envisaged that the schools will be provided to meet the 
needs of the future population of the South Docks area, 
thus the students will be within easy walking / cycling 
distance. A small element of parking has been allowed for 
visitors and staff. The road and parking are positioned to 
act as a buffer between the schools and the proposed 
apartment development.

Community Playing pitches have been indicated on the 
lands to the west of the current school zoning which will be 
used by the schools when in operation. This aligns with the 
proposed amendments for the Draft Development Plan

8.0
Masterplan | 8.3 Future Adjoining School
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Proposed 4 Storey 24 
Classroom Primary School for 
circa 650 Students

Proposed Development site - 
subject of this application

Breakout Space for School

School Drop off / collection

Staff / Visitor carparking

Future Playing pitches for 
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8.0
Masterplan | 8.3 Future Adjoining School

Former Ford Factory Site.
Granted Permission April 

2021

School

The Daylight and Sunlight Analysis provided 
by ARUP applied the 25° rule calculation, 
as given in BR 209, to the facades of the 
adjacent future school to the southwest. 
The 25° vectors, in the main, do not intersect 
the proposed development with any 
significance.  As such, and in accordance 
with the guidance given in BR 209, the site 
to the southwest that is zoned for future 
school usage will retain good access to 
daylight and sunlight availability.  This will 
include skylight and sunlight at the adjacent 
facades and sunlight penetration into the 
amenity space.
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CGI of Potential School Site with Block J and Proposed Public Space, from Centre Park Road

8.0
Masterplan | 8.3 Future Adjoining School

Indicative SchoolProposed Development

Indicative Landscape integration with Future School 

30 m

Creche
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Marquee Road

Marquee Road

Block J Public Open Space Indicative School

Block J
Indicative School

Section BB through Subject Site demostrating the space between Block J and Indicative School

Section AA through Centre Park Road facing Subject Site

8.0
Masterplan | 8.3 Future Adjoining School

A

B

B

A

The provided sections demonstrate 
the height decrease from east to west 
in order to mitigate the impact in the 
possible future school at the adjoining 
land.

The following pages contain an assessment 
of a number of granted applications for 
schools adjacent to significant residential
and mixed use developments. This 
assessment demonstrates that An Bord 
Pleanala has previously accepted the 
principle of locating a school in close 
proximity to residential units. 
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The proposed development granted in 2021 
comprises of 248 apartment units, a creche 
and resident’s amenity facilities comprising of: 
a concierge, residents lounge, multi-function 
room, meeting room and co-working spaces, 
gym and associated facilities, manager’s 
office and all associated works (16,183 sqm 
gfa). 

St. Clare’s Park

Reg. Ref.: TA29S.308533

8.0
Masterplan | 8.4 School Precedents

St. Clare’s Convent 
National School

St. Clare’s Convent 
National School
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The proposed development granted in 2019 
comprises of 28 Build-to-Rent apartment units 
with a mix of studio and 1-bed apartments. 
The development includes a ground floor 
gym, a communal resource room, lobby and 
concierge area, bin store and bike storage. 
(2188 sqm gfa). 

The proposed development granted in 2020 
comprises of 550 Build-to-Rent apartment 
units with associated resident support 
facilities, services and amernities. There are 
also retail, medical, cafe, restaurant, childcare 
and co-working spaces in the development 
including the renovation of a Protected 
Structure (39,710 sqm gfa). 

Belle Bank Residential Grand Canal Harbour

Reg. Ref.: 2205/19 Reg. Ref.: 3209/19

8.0
Masterplan | 8.4 School Precedents

CBS James 
Street

St. James’
Primary
School

Canal Way 
Educate 
Together

CBS James 
Street
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The proposed development granted in 2019 
comprises of 153 residential units including 15 
Duplex/Masionettes with gym and concierge 
facilities provided on the ground floor.  The 
development will range from 3-6 storeys 
in height. All other site services and works 
will also be provided including bins, ESB 
substation and plant rooms (19,323 sqm gfa). 

Long Mile Road

Reg. Ref.: TA29S.304686

8.0
Masterplan | 8.4 School Precedents

Assumption Junior 
National School

Assumption Junior 
National School

Assumption 
Secondary School
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9.0 DEVELOPMENT PROPOSAL



9.0
Development Proposal | 9.1 Site Layout
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Pedestrian Access to Podium

Residential Access to Cores

Residential Access to Amenity

Escape Exit

Creche Access

Food / Beverage Access

Retail Access

Vehicular Access

Outdoor Seating

Services / Plant

Creche 

Bin Stores

Bicycle Store

Accessible Parking

Visitor Parking

Bin Collection Point

Ground Floor Plan First Floor Plan

9.0
Development Proposal | 9.2 Detailed Plan
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Ground Floor Plan First Floor Plan

Pedestrian route to Podium

Residents route to Cores

Escape Exit

9.0
Development Proposal | 9.3 Movement Plan
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9.0
Development Proposal | 9.4  Ground Use

Commercial

Dry Cleaners

Clothes Boutique

Home Decor Shop

Gym/ Fitness Centre

Off- License

Choclatier

Book Shop

Convenience Store

Nail Bar

Hair Salon

Food + Beverage

Cafe

Restaurant

Bar

Amenity Space

Communal Games Room

Co-Working Hub

Lounge

Gym

Creche

Community Room

Public Open Space

Active frontage is proposed at all facades. A 
creche and convenience store present to the 
main artery of Centre Park Road at the North, 
with each corner activated on two sides.

On the South and West, the facade presenting 
to Monahan Road is resident focused, 
providing amenities such as a gym, co-
working hub and lounge.

The active frontage at Marquee Road presents 
itself around the pocket park to the South East 
of the block, reflecting the active frontage 
permitted in the opposing pocket park at the 
Ford Site. 

This area is primed as a food/ beverage 
hub, comprised of a cafe, restaurant and 
bar, providing a welcome break the massing 
and creating an intimate public space which 
complements its counterpart opposite.

An additional commercial unit is also catered 
for on this facade.
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9.0
Development Proposal | 9.5 Typical Floors

Third Floor Plan Ninth Floor Plan
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9.0
Development Proposal | 9.6 Key Elements

Typical Floor Plan Third Floor Plan

1

1

1
1

2

1 Residential Core

2 Communal Open Courtyard

Dual Aspect Unit (58.9%)

TYPICAL PLAN KEY ELEMENTS

TYPICAL PLAN HEIGHTS

3 STOREY

PODIUM

7 STOREY

10 STOREY

12 STOREY

The proposed site as a central and accessible 
location is required under the apartment 
guidelines to provide 33% Dual Aspect Units 
under the apartment guidelines. This equates 
to a requirement for 63 units of the 190 units 
applied for. The submitted design has provided 
for 112 Dual Aspect units which is 59% of the 
total units (49 units over the requirement). 
This over provision of Dual Aspects units 
is a compensatory measure provided to 
compensate for units that are under achieving 
in terms of Daylight provision.
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9.0
Development Proposal | 9.7 Typical Apartments

The development seeks to balance the 
provision of a residential apartment 
scheme with both residential and 
amenity spaces. 

The proposed development provides 
for a mix of One, Two and Three bed 
apartments which varies in sizes and 
orientation in order to ensure a mix of 
tenures across the scheme. 

The scheme will meet the 10% Part V 
commitment required.

The open space will also contribute to 
the quality of life diversity in providing a 
range of public spaces: outdoor seating 
areas and pedestrian walk path.

The scheme includes for a creche and 
children’s play areas to provide facilities 
to attract families.

All of the above combined with the 
proximity to both Cork City and marina 
park create a sustainable development 
in a district location.

Typical 1 Bed layout: 
Single aspect

Typical 1 Bed layout: 
Single aspect

Typical 2 Bed layout: 
Dual Aspect

Typical 3 Bed layout: 
Dual Aspect

Typical 2 Bed layout: 
Single Aspect
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9.0
Development Proposal | 9.8 - Daylight + Sunlight

Morning Sun

Evening Sun

The quality of the proposed scheme can be 
measured by the results contained within the 
Daylight and Sunlight Assessment report 
prepared by Arup. 

For the study of Average Daylight Factor Arup 
have assessed a representative sample of 
the apartments in the development to 
determine the daylight with the proposed 
units.

Compensatory measures and important 
design interventions were introduced in order 
to ensure the most favourable outcome in 
terms of sunlight to external public & 
communal spaces as well as internal daylight 
values. In response to the units falling below 
the 2% threshold, a review was carried out on 
the scheme to assess ways of increasing the 
daylight rates in sub threshold units. Whilst 
the majority of units were performing well at 
upper levels and external facades areas such 
as internal courtyards and corners that are an 
integral part of design utilising urban grains 
such as this in Cork City Centre, the design 
team introduced a number of compensatory 
measures to improve the overall performance. 
These measures have been applied to all 
proposed buildings, appropriate to mitigating 
negative impacts on the overall aesthetic of 
the scheme.

• Maximising the expanse of 
floor-to-ceiling glazing across the proposed 
building facades to allow for maximum 
sunlight penetration while being conscious to 
allow for buildability of the scheme.
• Where possible residential units have 
been oversized to provide for additional 
amenity 
• Balcony size and position have been 
reviewed to mitigate further impact on 
Average Daylight Factor with balconies offset 
to the living areas to maximise daylight to the 
units while maintaining access to the private 
amenity area. In some instances balconies 
have been repositioned to allow for access 
from bedrooms as well as the living areas.
• Internal open plan living arrangements 
have been designed to maximise daylight 
penetration and usability of the spaces 
• Where the building layout allows and 
in compliance with the design principles set 
out within the accompanying Dual Aspect 
Appendix, residential units benefit from 
additional glazing. 
• Consideration has been given to taller 
floor to ceiling at lower levels.

Where a target value for the Living Kitchen 
Dining Rooms (LKD) is considered to be 2%, 
the ADF value in the majority of habitable 
rooms that have been assessed either meet 

or exceed this target. When the scheme is assessed as a whole, the combination of these 
rooms in addition to the remaining habitable rooms that have been inferred as meeting the ADF 
recommendation, gives an approximate compliance rate of 86% which is exemplary for a 
scheme of this nature and is further testament to the high-quality development proposed. 

In consideration of all of the above, it is in the opinion of C+W O’Brien Architects that a 
compliance rate of 86% against the stated 2% LKD target and a compliance rate of almost 90% 
when assessed against a target of 1.5% is exemplary for a city centre urban residential scheme. 

Refer to Arup Daylight and Sunlight Assessment Results for further information
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9.0
Development Proposal | 9.9 - Wind Micro-climate

Lawson criteria at key locations of the public sitting spaces (Baseline)

Lawson criteria at key locations of the designated sitting areas in the public open spaces (with mitigations)

Conclusions:
• In general, the proposed Block J 
development is expected to provide a 
suitable environment for pedestrians and 
occupants to carry out a wide variety of 
‘sitting’, ‘standing’ and ‘business walking’ 
activities. Wind mitigations have been 
adopted in the form of landscaping and solid 
parapets for the balconies.
• Most thoroughfares in and around the 
development with the proposed mature 
landscaping are expected to experience 
wind conditions that are suitable for their 
intended use.
• The wind conditions at the entrances of the 
proposed development meet the ‘standing’ 
limit for primary entrances.
• Most of the public seating spaces 
experience wind conditions within the ‘sitting’ 
to ‘standing’ range and are expected to be 
‘comfortable’ for standing and short-term 
seating, like bench seating use. The southern 
side of the podium is likely to be windy at 
times, and the proposed landscaping will 
provide localised sheltered areas.
• Although most balconies will be suitable for 
their intended uses, some will experience 
greater windiness due to their higher 
elevation and exposure to funnelling effects 
from the open gaps between the buildings. 
These winds on these balconies may cause 

The design team took a collaborative 
approach in the facade design to ensure the 
wind micro-climate at the subject site would 
result in a favourable space for residents to 
enjoy. ARUP completed the wind analysis 
following this exercise and recommended the 
inclusion of various mitigating factors to 
achieve the desited result.

Objectives:
• Evaluate the local microclimate that is 
experienced on site and examine the level of 
pedestrian comfort within the proposed 
development.
• Propose mitigation measure to alleviate the 
corresponding issues relating to pedestrian 
comfort and distress.
• Assessment of the effectiveness of the 
mitigation measures, which are adopted in 
the design, at alleviating pedestrian 
discomfort and distress.

distress on occasion, which will likely coincide with mor adverse weather events. The provision 
of full height screens on either side of these balconies will ensure they will be safe and 
comfortable for use throughout the year.
• The introduction of the proposed future developments is expected to have a marginal impact 
on the wind conditions around Block J. The sheltering effect provided by the proposed 
surrounding buildings to the east and north is likely to benefit the northern and eastern 
thoroughfares and balconies.
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Car Parking:

The majority of resident car parking has been 
located under the podium areas with access 
via each block.
• A total of 64 no. car parking spaces are 

proposed including; 
• 55 no. standard spaces and 3 no. disabled 

spaces 
• 20 spaces have been allocated for 

motorcycle parking
• A total of 448 no. bicycle parking spaces 

are proposed including 336 no. residents’ 
bicycle spaces and 112 no. visitors’ bicycle 
spaces.

Bicycle Parking:
Section 4.15 through to section 4.17 of 
“Sustainable Urban Housing: Design 
Standards for New Apartments Guidelines 
for Planning Authorities (2020)” discuss the 
importance of providing sufficient bicycle 
parking within apartment developments 
particularly in built-up developed areas where 
the provision for car-parking requirements is 
often reduced. 

It is stated that a general minimum requirement 
of 1 bicycle storage space per bedroom be 
provided in apartment developments, and 1 
bicycle storage space per 2 residential units 
be provided for visitor cycle parking. 
The proposed scheme acknowledges 
this and through general consensus with 
planners, have recognized that 80% of this 
figure would be more practical given the 
scale of the development and proximity to 
public services.

With this in mind the proposed development 
contains 448 secure bicycle parking spaces 
for the residents and a total of 336 bicycle 
places at ground level for visitor parking, 
providing a total of 112 spaces. 

The development has a low-car-traffic 
street design and has been designed 
to promote activity with pedestrian and 
bicycle friendly elements.

55 carparking spaces with an 
additional 3 Accessible spaces and 20 
Motorbike spaces are proposed for the 
development. These are located under 
a podium accessed from Marquee Road 
to the East. An additional 6 carparking 
spaces will be allocated along Marquee 
Road

Bike parking spaces will be provided for 
residents and visitors with the majority 
covered and secured.

Ground Floor Landscape Plan

9.0
Development Proposal | 9.10 - Parking
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9.0
Development Proposal | 9.11 Privacy & Amenity

Overlooking:

The proposed development is located 
opposite to the Former Ford factory to the 
East with former ESB to the West. The recently 
granted planning permission to the former 
Ford Factory has been carefully considered 
in the setting out of the blocks so as to 
ensure there is no issue with overlooking. 
The Central Park road to the North separates 
the future development planned in the overall 
masterplan. 

The heights of the development has been 
carefully considered and designed to drop 
and rise in sections to prevent overlooking 
and possible overshadowing of the existing 
surroundings commercial developments and 
schools zoning.

The proposed blocks have been set back 
from the site boundaries so as to facilitate 
any potential future developments. 

The blocks have been set out so as to 
achieve a minimum of 22m separating 
distance between each one. This ensures 
that overlooking between apartments is 
precluded in accordance with the guidelines

Within the proposed development, private 
open space buffer planting is provided to 
all ground / podium level units private open 
space. The design of the blocks have been 
carefully considered to omit any potential 
overlooking while affording all units generous 
views over the green space amenities.

Childcare Facilities:

Section 3.3.1 of the Guidelines for Planning 
Authorities on Childcare Facilities issued in 
June 2001  recommends that new housing 
areas be provided with childcare facilities at 
a standard of one facility with 20 spaces for 
every 75 homes. This calculation method is 
also based off of 2+ bedroom dwellings and 
therefore does not include studio’s and 1 
Bed’s.

Based off of 126 (2 and 3 bed) units the 
proposed development should include 
a crèche for approx. 34 Children. The 
proposed development contains a dedicated 
childcare facility with an internal floor area of 
approximately 365m² and an additional 77m² 
of external play space The proposed crèche 
is more then suitably sized in order to meet 
the demand of the development.

The crèche is located within Northern element 
of the proposed development to the first 
floor podium. A dedicated and secure play 
area has been allocated to the crèche for the 
childrens use directly in front of the indoor 
facilities. The landscaped courtyard will be 
protected, through various feature including 
planting, from the residential amenity space 
at podium level. The external space will take 
advantage of the South facing orientation 
offering the brightest space connected to the 
external courtyard, to the educational section 
of the buildings
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Communal Facilities and Spaces:

A key characteristic of Build-To-Sell schemes 
is the provision of communal amenity facilities. 
The use of these facilities can vary depending 
on the requirements of the proposed scheme 
and amenities of the local area. The provision 
of these amenities contributes to the creation 
of a shared community environment. 

There is a large range of potential uses for 
these proposed communal amenity spaces. 
Within our proposed scheme the following 
amenities are being considered

• Communal Gym;
• Movie / Games room;
• Event/ Co-working/ Incidental meeting 

space
• Concierge and Reception Area.
• Cafe/ Restaurant 

These communal spaces are located on 
the  ground floor within the proposed 
development with a crèche spaces designed 
to first floor podium level. It is envisioned that 
these spaces will encourage interaction and 
a sense of community among the residents. 

Open Communal Amenities:

In accordance with Sections 4.10-4.12 of 
the Sustainable Urban Housing guidelines 
the proposed scheme gives importance to 
providing well designed communal open 
amenity space. This space should be a 
secured area and should allow for all types 
of mobility within the residential users such 
as children and the elderly. It is important that 
these spaces are provided with adequate 
daylight levels in order to function as a usable 
space. 

The proposed development contains a open 
landscaped communal garden / courtyard 
space both at podium level. This space are 
proposed to provide the residents with a 
number of active amenity spaces such as, but 
not limited to the following:

• Child playground facilities;
• Open grass space;
• Landscaped Seating Areas
• Communal gardening space

The buildings proximity to the local amenities 
such as the Marina park and water sports 
clubs offer a much wider range of spaces, 
walking routes and activities for the residents 
to avail of.

9.0
Development Proposal | 9.11 Privacy & Amenity

All the residential units have an area 
of usable communal open space and 
private open space in balconies as 
well as being compliant with storage 
requirements.

All the proposed balconies are in 
compliance with the minimum size and 
depth of 1.5 meters as per Sustainable 
Urban Housing - Design Standards for 
New Apartments (Dec 2020).

The proposed design considered the 
orientation of the development in order 
to maximise the solar gain and natural 
light aspect of each apartment, 58.9% 
of the apartments are dual aspect.

Communal open space consists of 
wide meandering footpaths forming 
pedestrian avenues and informal 
gathering spaces, generously 
landscaped podium gardens and public 
plazas linking with commercial units to 
enable accessible and active areas for 
all users.

Privacy and overlooking has been at the 
forefront in the design  of the apartments 
and the positioning of balconies. The 
design ensures that people can seek 
privacy within their own dwellings while 
still having a connection to the outside.

Communal Amenity Space 
Provided

Internal Space = 766m2
External Space = 1,285m2

Total Provided  =2,051m2

Required Communal Amenity
Space

64 One Beds @ 5m2  =320m2
15 Two Bed 3 person @ 6m2 =90m2
91 Two Bed 4 person @ 7m2 =637m2
20 Three Beds @ 9m2  =180m2

Total Required   = 1,227m2
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Communal Amenity Spaces

The scheme will provided with a total of 
766sqm of internal communal amenity space.  
This will be allocated so as to best service 
the future residents. These spaces will be 
located at ground floor level where it will offer 
an active facade facing onto the public realm. 
The locations indicated provides for the 
optimum position along the facade inviting 
residents and visitors into the scheme.

The communal amenity spaces provides 
direct access to the landscaped surrounding 
lands while also connecting directly with the 
buildings core for residential access. The 
amenity spaces are located away from the 
main road to offer a layer of privacy while still 
linking back to the external spaces provided. 
The pocket park to the West will offer prime  
commercial spaces to further activate the 
public realm facilitating no only the resident 
over but also the wider area. These spaces 
are positioned as a key amenable space to 
the development while further retail space 
with activate the street edge

These spaces will sub-divided into various 
spaces /sizes where the following spaces are 
being considered

• Primary Entrance / Concierge  Space
• Management Office
• Lounge Area
• Co-work Space
• Post Lockers / Parcel Room
• Gym / Fitness Space
• Multi-functional Space
• Games Area
• Communal Amenity Sanitary Facilities

Exercise Area / Yoga Studio

Gymnasium

Lounge / TV / Games Room

Lounge / Cafe

9.0
Development Proposal | 9.12 Communal Amenities
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9.0
Development Proposal | 9.13 Contextual Elevations

North-West Elevation

South-East Elevation

North-East Elevation

Materiality - Facade Design

Each of the elevations have been carefully 
considered regarding aspect, massing and 
scale. The elevations are broken down into a 
series of stepped facades avoiding long linear 
block expression. Selected blocks adopt 
a language of plinth and capping to create 
an appropriate proportion; this combined 
with the stepped brick detail to selected 
facade elements reduces the elevations to a 
suitable aesthetic scale. As the subject block 
is located in close proximity to the Planning 
Permission granted across the road to the 
Former Ford Factory site, the material palette 
has been considered to align closely with the 
scheme.
The facade buildup also takes queues from 
the traditional industrial language and will be 
high quality, durable materials such as brick, 
which is robust and which requires little 
maintenance. The design of the facades was 
developed considering these principles:

• Brickwork facades in various colour and 
finish creates a dynamic, interesting 
character with tone and texture key to 
promoting the sensorial presence

• Inset panel to brickwork to offer relief to 
punch windows elevations

• Alternative material/finish to commercial 
plinth will help delineate variety of uses
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10.0
Facade Design | 10.1 - Materials

01 Charcoal Steel Balcony 02 Brown Brick 03 Glass Balcony 04 Dark Gray Brick

05 Dark Spandrel Panel 06 All Windows - Charcoal 

Facade Design - Materials 

Careful consideration has been given to 
the choice of materials and is informed by 
the historic industrial nature of the site, 
notwithstanding a desire for high quality, 
robust materials. As the subject block is 
located in close proximity to the Planning 
Permission granted to the Former Ford 
Factory site, the material palette has been 
considered to align closely with the scheme. 

The primary material being used is brick, 
which is well known for its durable nature 
and requires minimal maintenance. The 
use of two different brick finishes helps to 
identify the specific character of each micro-
environment using tone and texture. The 
brickwork is complemented by several key 
elements such as the charcoal windows and 

the dark spandrel panels at the plinth level. 
The charcoal windows introduce a subtle, 
secondary rhythm to the elevations as the 
dark colour complements the different brick 
tones and other selected materials. 

Using a different language and scale of 
material at the plinth level helps to demarcate 
between the different commercial, communal 
and childcare uses. The dark spandrel panels 
act as the backdrop for these different 
functions and provides an element of 
cohesion and rhythm to the plinth.

A mixture of charcoal steel and glass 
balconies add depth to the elevations and 
their different levels of transparency and the 
way they interact with their surroundings 
introduces more activity to the façade. 
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10.0
Facade Design | 10.2 - Features

Facade Design - Features

Each elevation of the blocks has been 
carefully considered in terms of material, 
layout and scale to avoid a monolithic 
expression. A variety of features have 
been employed to assist with breaking up 
the mass of the blocks and to introduce 
movement and rhythm into the façades.  
These features vary in scale from overall 
massing strategies down to the level of inset 
brickwork so that this activity is legible from 
a variety of distances

At the scale of the building, staggering the 
volumes of the building both horizontally 
and vertically creates a dynamic elevation 
that changes as you move around and 
through the blocks. This play of solid and 
void is informed not only by the interior 
layout, but by the location, aspect and 
orientation of the blocks

The balconies are an essential part of 
the elevations and their location, pattern 
and material has a significant impact on 
the overall expression of the blocks. The 
balconies are used to give each elevation 
its own pattern and character by avoiding 
a repetitive layout, which is assisted by the 
two different material expressions used.

At the smallest scale the interplay between 
different materials, even different types of 
the same material, changes up the rhythm 
of the façade. The play between light and 
dark brown brick as well as the introduction 
of other materials breaks up the mass of the 
blocks while also helping to identify specific 
areas within the scheme. The use of inset 
brickwork panels offers relief to the more 
repetitive elements of the elevation and 
adds another layer of detail by playing with 
the depth of the façade.
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10.0
Facade Design | 10.3 North West Facade 

Spandrel PanelBrown Brick Dark Window Frame Dark Gray Brick Cantilevered Balcony Recessed Brick
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10.0
Facade Design | 10.4 North East Facade 

Recessed Brick

Spandrel Panel Dark Gray Brick

Brown Brick

Dark Window Frame

Cantilevered Balcony
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10.0
Facade Design | 10.5 South East Facade 

Spandrel Panel Brown BrickDark Window Frame Dark Gray Brick Cantilevered Balcony Recessed Brick
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10.0
Facade Design | 10.6 South West Facade 

Recessed Brick

Spandrel Panel Dark Brown Brick

Brown Brick

Dark Window Frame

Cantilevered Balcony
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11.0
Detail Design | 11.1 Compliance

Relevant Guidelines in the Design and 
Development of Residential Schemes:

There are a number of standards and 
guidelines to take into consideration in the 
design and development of Built-To-Sell 
residential schemes. Some of these are as 
follows:

Sustainable Residential Development in 
Urban Areas (2009):

The guidelines for planning authorities on 
sustainable residential development in urban 
areas give details on delivering high quality 
residential development. The subject site 
in this application would constitute as being 
brown field/regeneration development. These 
guidelines state that:

‘Where such significant sites exist and, in 
particular, are close to existing or future 
public transport corridors, the opportunity 
for their re-development to higher densities, 
subject to the safeguards expressed above 
or in accordance with local area plans, 
should be promoted, as should the potential 
for car-free developments at these locations.’

The proposed development site is located 
in an area that is currently served by high 
capacity, frequent public transport, and when 
combined with the proposed CCC public 
transport infrastructure including the light rail 
train, and bus corridor upgrades the location 
offers a potential number of links to Cork City 
Centre and Blackrock/ Ballintemple suburbs. 
The proximity of the site to the City Centre 
makes it very accessible and walkable and 
when coupled with the proposed vehicular 
bridge crossing to North of the river and the 
existing road and cycle network makes it a 
very attractive and appropriate site for higher 
density development.

Sustainable Urban Housing: Design 
Standards for New Apartments Guidelines 
for Planning Authorities (2020):

All apartments have been designed to fully 

comply with the standards set out in the 
Sustainable Urban Housing: Design Standards 
for New Apartments – Guidelines for Planning 
Authorities, published by the Department 
of the Environment, Community and Local 
Government in December 2020 for the Build-
To-Sell elements. One of the most notable 
features of the proposed development is the 
gross floor area for apartments.

The overall apartment floor area sizes required 
for apartment units area as follows:
• Studio – 37 sq.m;
• One bedroom – 45 sq.m;
• Two bedroom (3P) – 63sqm
• Two bedroom (4P) – 73 sq.m;
• Three bedroom - 90 sq.m.

The proposed development comprises of 190 
no. apartment units. These units are split a 
follows: 64 no. One-bedroom apartments and 
106 no Two-bedroom 20 no. Three-person 
apartments. All apartment units are fully 
compliant with the prescribed floor area and 
rooms width standards.

The average floor areas for each of the 
different apartment types are as follows:
• One-bedroom – 47.5 sq.m in floor area
• Two-bedroom(4P)– 75.4 sq.m in floor area

Floor-To-Ceiling Heights:

Stated within the “Sustainable Urban Housing: 
Design Standards for New Apartments 
Guidelines for Planning Authorities (2020)” 
ceiling heights are to be a minimum on 2.4m 
high in accordance with TGD Part F which 
deals with ventilation. ‘Specific Planning Policy 
Requirement 5’ states that all ground floor 
apartments should accommodate a minimum 
of 2.7m ceiling height. 

The proposed development provides a 2.4m 
high floor to ceiling height in all circulation 
and building services spaces. 2.4m floor to 
ceiling height has been provided in all living 
spaces throughout the upper levels of the 
proposed development, while a 2.7m floor to 
ceiling height has been provided at ground 

floor level.

Lifts and Stair cores:

Guidelines state that “A maximum of 12 
apartments per floor per core may be provided 
in apartment schemes”.

Lifts are provided to all publicly accessible 
areas as required with TGD Part M which 
deals with universal access.

Storage Requirements:

Sections 3.30 through to 3.34 note the storage 
requirements for apartment developments. 
The amount of storage to be provided is 
dependent on apartment typology and is as 
follows:
• Studio: 3 sq.m 
• One Bed Apartment: 3 sq.m
• Two Bed Apartment (3 Person): 5 sq.m
• Two Bed Apartment (4 Person): 6 sq.m
• Three Bed Apartment: 9 sq.m

The proposed development meets all of the 
above mentioned standards for BTS Schemes 
within the apartments, without the need for 
alternative compensatory measures.

Private Amenity Space:

Appendix 1 of “Sustainable Urban Housing: 
Design Standards for New Apartments 
Guidelines for Planning Authorities (2020)” 
states the required amount of private amenity 
space to be provided for each apartment 
type. These are as follows:
• Studio: 4 sq.m 
• One Bed Apartment: 5 sq.m
• Two Bed Apartment (3 Person): 6 sq. m
• Two Bed Apartment (4 Person): 7 sq.m
• Three Bed Apartment: 9sq.m

It is also stated that all apartments are to have 
private amenity space accessible from the 
living space (P.A.S) of the dwelling. All P.A.S is 
to be a minimum of 1.5 meters deep.
The proposed development meets these 
standards in all cases, and surpasses the 

minimum sq.m standards in most dwellings. 

Refuse Storage:

Sections 4.8 and 4.9 of Sustainable Urban 
Housing guidelines discuss the provision 
for refuse storage. Refuse facilities shall be 
accessible to each apartment stair / lift core 
and designed to have sufficient capacity 
for the expected refuse production of the 
scheme. The three-bin storage system should 
be used in developments allowing for the 
collection of recyclable good, food waste and 
landfill waste. Waste facilities should not be 
provided on streets etc.

The proposed development contains a large 
refuse storage facility at ground floor level 
located within the confines of the podium 
and is easily accessible for residents. This 
refuse store have been designed to provide 
for large amount of manoeuvring space. It is 
proposed that the three-bin system be widely 
integrated into the refuse management plan 
for the development. 
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11.0
Detail Design | 11.2 - Urban Design Manual

1 - C O N T E X T 3 - I N C L U S I V I T Y 4 - V A R I E T Y2 - C O N N E C T I O N S

How does the

development respond to

its surroundings?

How easily can people

use and access the

development?

How does the

development promote a

good mix of activities?

How well connected is the

new neighbourhood?

The proposed scheme is the result of 
an appraisal of the surrounding context, 
in order to comply with an appropriate 
site layout which would not generate 
any material adverse impacts over the 
established residential amenities.

The site is located in the Cork South 
Docks which has been the subject of 
many plans and studies. This masterplan 
takes account of all of these to arrive at 
a solution that acknowledges it’s history 
and looks to the future potential for a 
new urban quarter as an extension of 
Cork City Centre.

The design solution acknowledges the 
recently granted SHD scheme on the 
Former Ford factory site immediately to 
the East allowing for an extension of the 
urban block structure this has already 
established.

To the West, it is proposed a 1,000 pupil 
school can be accommodated, with the 
massing of the proposal responding this, 
stepping down on the West boundary.

Connectivity is critical to the success 
of all urban regeneration projects. This 
development offers an opportunity to 
connect movement routes from the 
banks of the river Lee through the to the 
South to the newly developed park.

The proposal in this document sets out 
the upgrading of the existing boundary 
onto Centre Park Road. This also allows 
for the reservation zone of 32m to allow 
for the future light rail development. 

Routes through the site have been laid 
out to reflect those already established 
through the permission on the Former 
Ford site. Key to this will be the route 
that aligns with Marquee Road.

Aligned with the best urban design 
principles it is proposed to prioritise 
pedestrians and cyclists with routes 
through and around the site. Public 
Transport will also be facilitated and is 
seen as a key part of the development. 
Vehicular access to the site will be 
limited to car-park access with on-street 
parking also available. 

Inclusivity for all is central to the Design 
Team’s thinking for the proposed scheme 
ensuring all buildings and external areas 
are accessible.

The principle is to create a new local/ 
village centre to the East of the site with 
the future Light Rail stop to be aligned 
and connect to this. 

The design of the proposed block 
provides active frontages which enable 
easy access by all. Also, there is a range 
of public, communal amenity spaces and 
facilities for children of different ages, 
parents and the elderly, such as gym, 
multimedia rooms, a creche, co-working 
hubs and multi-functional rooms.

The Landscape composition provides for 
movement by any person with mobility 
impairment. The layout and landscape 
integrates roll-over kerbs and level 
crossing of all streets which will comply 
with the relevant standards.

Variety is important to create a 
community that is diverse in it’s mix and 
interest. This will be achieve through 
a mix of commercial spaces with the 
provision of Build to Sell apartments. 
The development seeks to balance 
the provision of a residential apartment 
scheme with both residential and 
amenity spaces.

The proposed development provides 
for a mix of 1-2-3 bed apartments which 
vary in sizes and orientation in order 
to ensure a mix of tenures across the 
scheme.

The pocket park provided, complements 
the mirrored pocket park at the Ford Site, 
creating breathing space between the 
blocks and strengthening an undulating 
facade of interest, stepping back from 
the street edge. A further break is 
facilitated at the North-West Corner on 
Centre Park Road, where it is expected a 
school entrance will enhance the break 
in city block.

The scheme includes for a creche 
and associated children’s play area to 
provide facilities to attract families. All of 
the above combined with the proximity 
to Cork City  centre create a sustainable 
development in a district location.
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A 8 - P U B L I C   R E A L M5 - E F F I C I E N C Y 6 - D I S T I N C T I V E N E S S 7 - L A Y O U T

How safe, secure and 

enjoyable are the public 

areas?

How does the development 

make appropriate use of

resources, including land?

How does the development 

promote a good mix of 

activities?

How does the proposal 

create people-friendly 

streets and spaces?

The higher density of the scheme 
proposed, is to make an efficient use of 
these valuable zoned lands whilst still 
meeting the public open space criteria 
set out in the development plan. 

The apartment units are also suitable for 
all family and age demographics, and are 
designed such that there is adequate 
space with generously sized communal 
and private open space available within 
the development. 

The buildings will be built to meet the 
highest sustainability standards and will 
leverage the following to enhance this:

• Renewables
• Rain Water Harvesting
• Low Water Usage outlets
• Towards Zero Waster
• Vertical Gardens
• Insect friendly planting
• The latest smart technology

Given the scale of the proposed 
masterplan it is important that the 
development breaks down the block 
into a number of distinctive areas. The 
proposed scheme will create a self-
sufficient block, including amenity spaces, 
creche, shop, cafe and restaurant within 
it’s footprint. Additionally, the block is of 
a density and character that enhances 
the location, to a nearby future high-
quality rail service.

The proposed layout of the site and 
design of the block, will create a high 
quality residential environment which 
contributes to the visual landmarks 
within the docklands development.

The apartment block design creates 
distinct character areas, each 
characterized thought a combination of 
varying facade modulation and a palette 
of high quality finishes.

The proposed layout has been 
developed as a result of the collaborative 
work of the design team. The proposed 
site layout creates a  city block of varying 
height, anchoring the corners presented 
along Marquee Rd to Centre Park Road 
and Monahon Road. These are set 
within high quality urban external spaces 
of separate public and communal open 
space

The design approach considered the 
improvement and attractiveness of the 
public realm; activeness and permeability 
connections; and appropriate screening 
of the development as viewed from 
outside the subject site. 

Also, the structure of the site layout is 
based on the principles of best practice 
urban design the layout which provides 
a simple, easy and safe access for 
pedestrians and cyclists.

The site layout proposes to maximise 
the permeability and connectivity to and 
through the site prioritizing the quality of 
open space within the development.

The public realm has been integrated 
around the urban block, with varying 
indentations in the facade and areas 
of relief in the form of a pocket park 
at Marquee Road and recess to the 
North at Centre Park Road. These areas 
create public space on an intimate 
scale, cogniscent of the active uses 
surrounding them. The pocket park 
resonates with its sister park opposite 
at the Ford Site, whilst at the North, the 
area of relief provides a welcome break 
between the block and proposed school 
site. The permeable routes around the 
block further complement these spaces, 
with a  sheltered landscaped area to the 
South West solidifying the arrangement 
and enhancing the Public Realm proposal 
of varying offerings to the public.

Parkhood are working with the Design 
Team to bring this vision to life and to 
create a high quality public realm that 
will serve as a series of destination 
spaces for the residents and the wider 
community of the South docks and city 
centre.

11.0
Detail Design | 11.2 - Urban Design Manual
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12 - D E T A I L E D   D E S I G N9 - A D A P T A B I L I T Y 10 - P R I V A C Y + A M E N I T Y 11 - P A R K I N G

How well thought through 

is the building and 

landscape design?

How will the buildings cope

with change?

How does the scheme 

provide a decent standard 

of amenity? 

How will the parking be 

secure and attractive?

The proposed design solution has 
adapting to future changes at it’s heart. 
The levels have been established to 
ensure that the vulnerable uses are 
above the flood levels.

The development provides a mix of units 
which can be reconfigured to adapt to 
the changing life cycles and personal 
needs of residents. 

The apartments also either meet or 
exceed the minimum standard for unit 
size and can be adapted to follow the 
needs of the future residents.

The architectural style is contemporary 
and reflects the modern requirements to 
balance lighter elevations with the need 
to satisfy energy reducing objectives.

All the residential units have an area 
of usable communal open space and 
private open space in balconies as 
well as being compliant with storage 
requirements.

All the proposed balconies are in 
compliance with the minimum size and 
depth of 1.5 metres as per Sustainable 
Urban Housing - Design Standards for 
New Apartments (December 2020).

The proposed design considered the 
orientation of the development in order 
to maximise the solar gain and natural 
light aspect of each apartment, 59% 
of the apartments are dual aspect and 
there is no single aspect units facing 
North.

Car Parking will be provided through the 
provision of undercroft spaces 

58 Car Spaces will be provided under 
the podium (inclusive of 3 accessible 
spaces). A further 6 on-street spaces 
will be provided for visitor parking. Car 
parking is provided at a rate of circa 34%. 
This is based on current approaches to 
car parking and the future connectivity 
to the Cork Light Rail system.

A total of X Bike Parking spaces will be 
provided, including 438 secure spaces 
under the podium and a further 10 spaces 
at street, exceeding the requirements 
set out in the guidelines. 

The Design Team are currently 
investigating the inclusion of Shared 
Cars, such as GoCar along with hubs for 
bike rental and scooter rental.

The proposed development represents 
a high-quality design whilst optimising 
the appropriate use of the site which will 
help meet the ever-increasing demand 
for residential accommodation.

The design treatment incorporates 
the latest technologies to achieve the 
highest standards in energy efficiency, 
also the selected brick finishes, window 
selection, 

The Comer Group have assembled a 
team of highly skilled and experienced 
design consultants to ensure that the 
proposed scheme meets the highest 
standards. Intensive coordination has 
taken place across the design team to 
ensure facade design complies with 
over-heating analysis, sunlight and 
daylight regulations and wind analysis, 
whilst remaining aesthetically pleasing 
and sympathetic to surrounding 
development proposals.

11.0
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11.0
Detail Design | 11.3 - Schedule of Accommodation

Housing Quality Assessment

A full Housing Quality Assessment will 
accompany the full SHD Strategic Housing 
Development application. 

As noted within the schedule of 
accommodation the proposed development 
will provide a mix of high quality apartments 
comprising of 190 no. Build To Sell (BTS) 
apartment units, with ground floor active 
uses which will develop the existing under 
utilised site 

The Housing Quality Assessment (HQA) 
will demonstrate the proposed residential 
apartments compliance with BTS requirements 
of the Sustainable Urban Housing: Design 
Standards for New Apartment Guidelines for 
Planning Authorities 2020.

The Housing Quality Assessment will 
provide a framework which quantifies each 
of the criteria required by the ‘Sustainable 
Urban Housing: Design Standards for 
New Apartments Guidelines for Planning 
Authorities 2020’ against the proposed 
apartment elements of the development.
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J 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%
Total 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%

    

Required
% Provided No. Provided

%
Type Number %  33% 112 59%

1 bed 2 People 64 34%  190 102 6,554                      7,968               54%
2 bed 3 People 15 8%  1,222 1,282 60
2 bed 4 People 91 48%

3 bed 6 People 20 10%

Total 190 100%         

7,785 10,559

2,861 2,861

Type sqm 36.8% 27.1%
Block J 20,979.00

G.I.A. of Development 20,979.00 Podium Communal space 1,227 1,285

Total 1,227 1,285 58 Required Provided

Figures incl. above sqm 7 20

Circulation/Core and Auxiliary 5,027.85 7,785 10,559

Plant + Bins 375.42 20,979 20,979

Resident Amenity 766.00 Required Provided 2.69 1.99

Apartments 13,980.40 1,168 1,335 167 Secure Residential Cycle Spaces 336 336

non-residential sqm 17.15% Secure Visitor Cycle Spaces 102

Café/ restaurant 230.96 On-street Visitor Cycle Spaces 10

Creche 365.07 Cycle Spaces Total 431 448
Retail 233.30

0.78 1.06

Figures excl. above sqm 190 190

Undercroft car parking 1,882.00 n/a 77.12 n/a 244 180

Undercroft bike parking 315.28
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J 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%
Total 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%

    

Required
% Provided No. Provided

%
Type Number %  33% 112 59%

1 bed 2 People 64 34%  190 102 6,554                      7,968               54%
2 bed 3 People 15 8%  1,222 1,282 60
2 bed 4 People 91 48%

3 bed 6 People 20 10%

Total 190 100%         

7,785 10,559

2,861 2,861

Type sqm 36.8% 27.1%
Block J 20,979.00

G.I.A. of Development 20,979.00 Podium Communal space 1,227 1,285

Total 1,227 1,285 58 Required Provided

Figures incl. above sqm 7 20

Circulation/Core and Auxiliary 5,027.85 7,785 10,559

Plant + Bins 375.42 20,979 20,979

Resident Amenity 766.00 Required Provided 2.69 1.99

Apartments 13,980.40 1,168 1,335 167 Secure Residential Cycle Spaces 336 336

non-residential sqm 17.15% Secure Visitor Cycle Spaces 102

Café/ restaurant 230.96 On-street Visitor Cycle Spaces 10

Creche 365.07 Cycle Spaces Total 431 448
Retail 233.30

0.78 1.06

Figures excl. above sqm 190 190

Undercroft car parking 1,882.00 n/a 77.12 n/a 244 180

Undercroft bike parking 315.28
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J 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%
Total 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%

    

Required
% Provided No. Provided

%
Type Number %  33% 112 59%

1 bed 2 People 64 34%  190 102 6,554                      7,968               54%
2 bed 3 People 15 8%  1,222 1,282 60
2 bed 4 People 91 48%

3 bed 6 People 20 10%

Total 190 100%         

7,785 10,559

2,861 2,861

Type sqm 36.8% 27.1%
Block J 20,979.00

G.I.A. of Development 20,979.00 Podium Communal space 1,227 1,285

Total 1,227 1,285 58 Required Provided

Figures incl. above sqm 7 20

Circulation/Core and Auxiliary 5,027.85 7,785 10,559

Plant + Bins 375.42 20,979 20,979

Resident Amenity 766.00 Required Provided 2.69 1.99

Apartments 13,980.40 1,168 1,335 167 Secure Residential Cycle Spaces 336 336

non-residential sqm 17.15% Secure Visitor Cycle Spaces 102

Café/ restaurant 230.96 On-street Visitor Cycle Spaces 10

Creche 365.07 Cycle Spaces Total 431 448
Retail 233.30

0.78 1.06

Figures excl. above sqm 190 190

Undercroft car parking 1,882.00 n/a 77.12 n/a 244 180

Undercroft bike parking 315.28
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J 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%
Total 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%

    

Required
% Provided No. Provided

%
Type Number %  33% 112 59%

1 bed 2 People 64 34%  190 102 6,554                      7,968               54%
2 bed 3 People 15 8%  1,222 1,282 60
2 bed 4 People 91 48%

3 bed 6 People 20 10%

Total 190 100%         

7,785 10,559

2,861 2,861

Type sqm 36.8% 27.1%
Block J 20,979.00

G.I.A. of Development 20,979.00 Podium Communal space 1,227 1,285

Total 1,227 1,285 58 Required Provided

Figures incl. above sqm 7 20

Circulation/Core and Auxiliary 5,027.85 7,785 10,559

Plant + Bins 375.42 20,979 20,979

Resident Amenity 766.00 Required Provided 2.69 1.99

Apartments 13,980.40 1,168 1,335 167 Secure Residential Cycle Spaces 336 336

non-residential sqm 17.15% Secure Visitor Cycle Spaces 102

Café/ restaurant 230.96 On-street Visitor Cycle Spaces 10

Creche 365.07 Cycle Spaces Total 431 448
Retail 233.30

0.78 1.06

Figures excl. above sqm 190 190

Undercroft car parking 1,882.00 n/a 77.12 n/a 244 180

Undercroft bike parking 315.28
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J 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%
Total 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%

    

Required
% Provided No. Provided

%
Type Number %  33% 112 59%

1 bed 2 People 64 34%  190 102 6,554                      7,968               54%
2 bed 3 People 15 8%  1,222 1,282 60
2 bed 4 People 91 48%

3 bed 6 People 20 10%

Total 190 100%         

7,785 10,559

2,861 2,861

Type sqm 36.8% 27.1%
Block J 20,979.00

G.I.A. of Development 20,979.00 Podium Communal space 1,227 1,285

Total 1,227 1,285 58 Required Provided

Figures incl. above sqm 7 20

Circulation/Core and Auxiliary 5,027.85 7,785 10,559

Plant + Bins 375.42 20,979 20,979

Resident Amenity 766.00 Required Provided 2.69 1.99

Apartments 13,980.40 1,168 1,335 167 Secure Residential Cycle Spaces 336 336

non-residential sqm 17.15% Secure Visitor Cycle Spaces 102

Café/ restaurant 230.96 On-street Visitor Cycle Spaces 10

Creche 365.07 Cycle Spaces Total 431 448
Retail 233.30

0.78 1.06

Figures excl. above sqm 190 190

Undercroft car parking 1,882.00 n/a 77.12 n/a 244 180

Undercroft bike parking 315.28
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J 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%
Total 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%

    

Required
% Provided No. Provided

%
Type Number %  33% 112 59%

1 bed 2 People 64 34%  190 102 6,554                      7,968               54%
2 bed 3 People 15 8%  1,222 1,282 60
2 bed 4 People 91 48%

3 bed 6 People 20 10%

Total 190 100%         

7,785 10,559

2,861 2,861

Type sqm 36.8% 27.1%
Block J 20,979.00

G.I.A. of Development 20,979.00 Podium Communal space 1,227 1,285

Total 1,227 1,285 58 Required Provided

Figures incl. above sqm 7 20

Circulation/Core and Auxiliary 5,027.85 7,785 10,559

Plant + Bins 375.42 20,979 20,979

Resident Amenity 766.00 Required Provided 2.69 1.99
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non-residential sqm 17.15% Secure Visitor Cycle Spaces 102

Café/ restaurant 230.96 On-street Visitor Cycle Spaces 10

Creche 365.07 Cycle Spaces Total 431 448
Retail 233.30

0.78 1.06

Figures excl. above sqm 190 190

Undercroft car parking 1,882.00 n/a 77.12 n/a 244 180

Undercroft bike parking 315.28
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J 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%
Total 190 12,268 13,980 1,712 14.0% 58.9% 336 657 2,368 2,626 1,372 1,523 142 263 3,882 4,405 5,302 5,793 993 1,181 1,222 1,282 60 4.9% 336 1,772 13.1%
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% Provided No. Provided

%
Type Number %  33% 112 59%

1 bed 2 People 64 34%  190 102 6,554                      7,968               54%
2 bed 3 People 15 8%  1,222 1,282 60
2 bed 4 People 91 48%

3 bed 6 People 20 10%

Total 190 100%         

7,785 10,559

2,861 2,861

Type sqm 36.8% 27.1%
Block J 20,979.00

G.I.A. of Development 20,979.00 Podium Communal space 1,227 1,285

Total 1,227 1,285 58 Required Provided

Figures incl. above sqm 7 20

Circulation/Core and Auxiliary 5,027.85 7,785 10,559

Plant + Bins 375.42 20,979 20,979

Resident Amenity 766.00 Required Provided 2.69 1.99

Apartments 13,980.40 1,168 1,335 167 Secure Residential Cycle Spaces 336 336

non-residential sqm 17.15% Secure Visitor Cycle Spaces 102

Café/ restaurant 230.96 On-street Visitor Cycle Spaces 10

Creche 365.07 Cycle Spaces Total 431 448
Retail 233.30

0.78 1.06

Figures excl. above sqm 190 190

Undercroft car parking 1,882.00 n/a 77.12 n/a 244 180

Undercroft bike parking 315.28
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