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1.0 Introduction  

Lyonshall Ltd. propose to develop a site at Sunview, South Douglas Road for Residential 
Development. This development will comprise of the following: 

- Construction of an internal road network system & public open space 

- Construction of accommodation units comprising of  

a. 9 no. 2-bed apartments 

b. 3 no. 1 bed apartments 

c. 12 no. 2 bed houses 

d. 1 no. 1 bed house 

- Construction of site boundary 

 

See Appendix A: Site Location Map & Proposed Site Plan 

 

The following is an Engineering services report in support of a planning application for the 
above development. This report addresses the following engineering issues: 

 

a. Foul Effluent Disposal  

b. Surface Water Disposal 

c. Water Supply  
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2.0  Report 

 

a. Foul Effluent Disposal 

The following is the proposed strategy for the disposal of foul effluent generated by the 
new residential development:  

All foul from the proposed development will be collected by a gravity foul system, 
which will discharge to the existing Irish Water network(s) on South Douglas Road, 
Cork.  

For details of the above, see Appendix B: Drg. No. OM25-002 Rev C – Proposed Foul & 
Storm Drainage Layout. 

Furthermore, for details of the existing public services, see Appendix D – Local Authority 
& Irish Water Records. 

 

a) Surface Water Disposal 

The following is the proposed strategy for the disposal of storm water generated by the 
new residential development. 

It is proposed that all surface water generated by the proposed development will be 
collected and discharged to a new gravity storm system.  

This gravity system will discharge to the nearest existing Local Authority Storm drainage 
system on South Douglas Road. However, the rate of discharge to the public system will 
be controlled by means of a flow restrictor so as to reflect the green field run off from 
the site (circa 2 litres/sec). Attenuated water will be collected in an off line attenuation 
tank, which will be sized to reflect the volume of water attenuated. 

Alternatively consideration will be given to on-site infiltration of storm water. 

For details of the above, see Appendix B: Drg. OM25-001 Rev C – Proposed Foul & 
Storm Drainage Layout  

Furthermore, for details of the existing public services, see Appendix D – Local Authority 
& Irish Water Records. 
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b) Water Supply 

It is proposed to serve the proposed residential development by taking a connection 
from the existing Irish Water Network(s) on South Douglas Road and supply the 
proposed units with a new water main. 

Fire hydrants will be installed to serve the new development and their number and 
position will be compliant with the Fire Safety Certificate for the development.    

A sluice valve will be located immediately upstream of the proposed connection point 
from the existing network(s). 

For details of the above, see Appendix B: Drg. No. OM25-002 Rev B – Proposed 
Watermain supply.  

Watermain installation (mains, sluice valves & hydrants) shall be installed in accordance 
with the requirements of Irish water and the Water services section of Cork City Council. 

Note: A pre-connection enquiry was submitted to Irish water on 22nd January 2019, in 
which the above strategy for foul, storm water and water supply were proposed. This 
enquiry included details of the following: 

o Foul loadings from the proposed development to the Irish Water System on 
South Douglas Road, Cork.  

o Water demand for the proposed development  

A response was received from Irish Water to this application on 12th February 2019 and 
the following was confirmed: 

o Wastewater and water connection can be facilitated 

o The confirmation of feasibility does not extend to fire flow requirements. 
Determination of flow rate currently available will necessitate pressure/flow test 
on the existing network 

o  Discharge of storm water to the Irish Water networks cannot be 
accommodated. It is advised to consider on-site disposal means or connect to a 
nearby Local Authority Storm system, if available.    

See Appendix C:  Pre Connection Enquiry to Irish Water & Response from Irish 
Water 
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Appendix A -  

Site Location Map 

Proposed Site Plan 
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Appendix B -  

Site Services Drawings:   

Drg. No. OM25-001 Rev C Proposed Foul & Storm Drainage Layout 

Drg. No. OM25-002 Rev B Proposed Watermain Layout   
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Appendix C – Pre-connection enquiry to Irish Water & Response from Irish Water 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



































 

Niall Fitzgerald 
 
 

12 February 2019 

      

 

Dear Niall Fitzgerald,      

 

Re: Connection Reference No CDS19000106 pre-connection enquiry - Subject to contract | 

Contract denied  

Connection for Housing Development of 24 unit(s) at Sunview, South Douglas Road, Cork. 

Irish Water has reviewed your pre-connection enquiry in relation to a water connection at Sunview, 
South Douglas Road, Cork. 
 

Based upon the details that you have provided with your pre-connection enquiry and on the capacity 

currently available in the network(s), as assessed by Irish Water, we wish to advise you that, subject to 

a valid connection agreement being put in place, your proposed connection to the Irish Water 

network(s) can be facilitated.  

Please note the confirmation of feasibility to connect to the Irish Water infrastructure does not extend to 

your fire flow requirements. In order to determine the flow rate currently available in the event of a fire, a 

pressure/flow test on the existing network is required. If you wish to undertake a test, please liaise with 

Cork City Council (Agents to Irish Water). While flows in excess of your required demand may be 

achieved in the Irish Water network and could be utilised in the event of a fire, Irish Water cannot 

guarantee a flow rate to meet your fire flow requirement. 

 

In order to complete the proposed connection at the Premises, the Irish Water sewer network will have 

to be extended by approximately 41m. Irish Water currently does not have any plans to extend its 

network in this area. Should you wish to consider extending your private water infrastructure to a point 

to connect to the Irish Water network, please contact Irish Water. 

 

While your water and wastewater connection can be facilitated, we regret to inform you that the 

discharge of stormwater as requested cannot be accommodated. You are advised to consider onsite 

disposal measures for the stormwater or alternatively consider contacting your Local Authority to 

discuss a connection to a stormwater sewer if one exists in the area.     

  

All infrastructure should be designed and installed in accordance with the Irish Water Codes of Practice 

and Standard Details. A design proposal for the water and/or wastewater infrastructure should be 

submitted to Irish Water for assessment. Prior to submitting your planning application, you are required 

to submit these detailed design proposals to Irish Water for review.      

You are advised that this correspondence does not constitute an offer in whole or in part to provide a 

connection to any Irish Water infrastructure and is provided subject to a connection agreement being 

signed at a later date.        



 

A connection agreement can be applied for by completing the connection application form available at 

www.water.ie/connections. Irish Water’s current charges for water and wastewater connections are 

set out in the Water Charges Plan as approved by the Commission for Regulation of Utilities.  

If you have any further questions, please contact Brian O'Mahony from the design team on 022 52205 

or email bomahony@water.ie. For further information, visit www.water.ie/connections. 

 

Yours sincerely,  

      

Maria O’Dwyer 

Connections and Developer Services    



 

 OM25R001 Site Services Report Rev. A 10 of 10 

Engineering Services Report for Planning 

Appendix D - Local Authority & Irish Water Records 



_ags_0dab3161977544ffa7c4b5c245706d93.jpg (JPEG Image, 1123 × 794 pixels) - Scaled (94%) http://gis-prd.vip.iwater.ie/arcgis/rest/directories/arcgisoutput/Web/ExportWebMap_GPServer/_ags_...

1 of 2 12/02/2019, 14:24



_ags_0dab3161977544ffa7c4b5c245706d93.jpg (JPEG Image, 1123 × 794 pixels) - Scaled (94%) http://gis-prd.vip.iwater.ie/arcgis/rest/directories/arcgisoutput/Web/ExportWebMap_GPServer/_ags_...

2 of 2 12/02/2019, 14:24



&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3

&3
&3

&3

&3&3

&3

&3

&3

&3

&3

&3

300

22
5

45
0

600

15
0

10
0

150

22
5

60
0

22
5

150

22
5

300

22
5

225

15
0

45
0

300

22
5

15
0

150

C.l=12

C.l=4.4

C.l=6.4
C.l=8.2

C.l=9.9

C.l=8.6

C.l=8.67

C.l=8.48

C.l=8.73

C.l=9.85

C.l=6.67

C.l=11.3

C.l=13.5

C.l=8.81

C.l=8.97

C.l=9.07

C.l=9.84

C.l=8.32

C.l=8.27

C.l=8.89

C.l=9.78

C.l=9.34

C.l=8.14

C.l=9.88

C.l=10.8

C.l=11.2C.l=13.11

C.l=13.84

C.l=16.68

C.l=11.26

C.l=13.76

C.l=14.39

C.l=14.58

C.l=15.11

C.l=15.35

I.L=4.1

I.L=4.4

I.L=7.14

I.L=7.18

I.L=7.25

I.L=8.65

I.L=6.05

I.L=7.45

I.L=8.13

I.L=7.41
I.L=8.67

I.L=8.92

I.L=7.25
I.L=7.13

I.L=8.91

I.L=7.67

I.L=9.97

I.L=9.97

I.L=10.42I.L=12.15

I.L=11.12

I.L=12.42

I.L=15.17

I.L=13.51

I.L=13.51

I.L=13.51±

Drainage Records
±

THE SEWERS SHOWN ON
 THIS MAP ARE FOR 
REFERENCE ONLY.

THE LOCATION AND 
PROPERTIES OF

 ALL SEWERS, LEVELS,
 PIPESIZES, etc, MUST 

BE CONFIRMED ON SITE.

Drawn By:

Checked by:

13/02/2019

A. Homan

Date:

CORK CITY COUNCIL ENVIRONMENT DIRECTORATE
(As agents of Irish Water)1:1,000

Legend
LOCAL COMBINED
LOCAL FOUL

&3 Manhole

1. No part of this drawing may be reproduced or transmitted in any 
form or stored in any retrieval system of any nature without the written  
permission of Irish Water as copyright holder except as agreed for use  
on the project for which the document was originally issued. 
2. Whilst every care has been taken in its compilation, Irish Water  
gives this information as to the position of its underground network  
as a general guide only on the strict understanding that it is based  
on the best available information. Irish Water can assume no 
responsibility for and give no guarantees, undertakings or warranties  
concerning the accuracy, completeness or up to date nature of the 
information provided and does not accept any liability whatsoever 
arising from any errors or omissions. This information should not be  
relied upon in the event of excavations or any other works being  
carried out in the vicinity of the Irish Water underground network. The  
onus is on the parties carrying out excavations or any other works to  
ensure the exact location of the Irish Water underground network is 
identified prior to excavations or any other works being carried out. 
Service connection pipes are not generally shown but their presence  
should be anticipated. 



&3

&3

&3

&3 &3

&3

&3

&3

&3

&3

22
5

225
225 22

5

225

I.L=4.2

I.L=4.4

I.L=5.3

I.L=5.07

I.L=7.45

I.L=12.3 I.L=10.57

I.L=12.07

I.L=12.57

I.L=14.64

C.l=6.4 C.l=8.2

C.l=11.3

C.l=13.5

±

Drainage Records
±

THE SEWERS SHOWN ON
 THIS MAP ARE FOR 
REFERENCE ONLY.

THE LOCATION AND 
PROPERTIES OF

 ALL SEWERS, LEVELS,
 PIPESIZES, etc, MUST 

BE CONFIRMED ON SITE.

Drawn By:

Checked by:

CORK CITY COUNCIL ENVIRONMENT DIRECTORATE
Storm Network

13/02/2019

A. Homan

Date:

1:1,000
Legend

LOCAL STORM
&3 Manhole



Sunview Residential Development, 
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1. DESCRIPTION OF DEVELOPMENT: 
 
The proposed development is to consist of a 3-storey block of Apartments and a series 
of single-storey private dwellings. 
 
The block of Apartments is to be located at the front of the site and will be served by 
a single stairway that serves 4 apartments per floor. 
The single-storey dwellings are located in a U-shape at the rear of the site. 
The site is long and narrow and fronts onto South Douglas Road. 
 
Under the provisions of the Building Control Regulations 2006 – 2018, the Apartment 
block is to be the subject of a Fire Safety Certificate Application. 
The application for the Fire Safety Certificate will be submitted to the Local 
Authority Fire Department and will be accompanied by a fire safety compliance 
report and fire safety compliance drawings. 
The report and drawings will demonstrate in detail how the building and the works 
being carried out will be made to comply with Part B (Fire) of the Building 
Regulations 2006-2019. 
 
The private dwellings are not required to obtain Fire Safety Certificates. 
 
The following documents will be used to demonstrate this compliance; 
 

i) BS 9991: 2015: Fire Safety in the Design, Management and Use of Residential 
Buildings – Code of Practice. 

 
ii) Technical Guidance Document B – Fire Safety (2006) (Reprint 2020). 

 
iii) BRE Report 187: External Fire Spread: Building Separation and Boundary 

Distances. 
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2. MEANS OF ESCAPE IN CASE OF FIRE FROM APARTMENTS: 
 

2.1 Internal Layout of Apartments: 
 

i) The internal layouts of each Apartment will be such that all habitable rooms 
are entered directly from a protected entrance hall. These entrance halls 
will be enclosed in half-hour fire rated construction and FD30 doorsets. 

 
ii) The maximum travel distance within an Apartment entrance hall will not 

exceed 9m. This is measured from the door of the most remote room, 
within the Apartment, to the Apartment entrance door. 

 
iii) The exit door from each Apartment leads to a protected common 

lobby/corridor which in turn leads to the common escape stairway in the 
case of the upper floor Apartments. 

 
iv) The common lobby serving the ground floor Apartments is to be provided 

with a final exit leading direct to open air.  
 

This layout ensures compliance with the principles set out under BS 9991: 2015, as 
required. 
 

2.2 Protection of Common Escape Stairway and Common Lobbies: 
 

i) The upper floors of the Apartment Block will be served by a single escape 
stairway. The escape stairway is to be enclosed throughout its height in 60 
minute fire rated construction with access to the stairway from each 
common lobby to be by way of FD30S doorsets. 
A single escape stairway is acceptable under the provisions of BS 9991. 
The building has a top floor height not exceeding 11m. 

 
ii) The common lobbies/corridors that access the escape stairs at each level are to 

be enclosed in 60 minute fire rated construction with access to the 
Apartments from the lobbies to be by way of FD30S doorsets. 

 
iii) The maximum dead-end travel distance from within a common lobby to the 

escape stairway is not to exceed 7.5m. This is measured from the most 
remote Apartment entrance door to the door accessing the escape stairs. 

 
iv) Each common lobby is to be provided with a 1.5m2 natural automatically 

opening smoke vent. This vent will go direct to open air. The vents will be 
arranged so that only the particular smoke vent serving the smoke-logged 
lobby will open at any one time. 

 
v) The escape stairway is to be provided with a 1m2 automatically opening smoke 

vent located at the head of the escape stairway. The vent will be arranged 
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to open on activation of the smoke detection within the particular stairs. 
The vent will also have a manually opening mechanism. 

 
These provisions ensure compliance with the relevant principles set out under BS 
9991: 2015, as required. 
 
 

3. MEANS OF ESCAPE FROM SINGLE-STOREY DWELLINGS: 
 
The single storey dwellings are to be provided with the following fire protection 
features; 
 

i) All habitable rooms are to be accessed via an entrance hall that serves each 
dwelling. 

 
ii) All dwellings are accessed directly from open air. There are no common 

escape routes associated with the dwellings. 
 

iii) All bedrooms are to be provided with an escape window or door. The 
windows will be suitably sized and at a suitable height for escape 
purposes. 

 
iv) Each dwelling is to be provided with a domestic fire alarm system that is 

compliant with BS 5839: Part 6: 2019. The domestic systems will be 
Grade D type systems providing at least Type LD2 detection/alarm 
coverage. 

 
 

4. ACTIVE FIRE PROTECTION SYSTEMS FOR THE APARTMENT 
BLOCK: 

 
i) The Apartment block will be provided with a comprehensive common 

automatic fire detection and alarm system that is compliant with IS 3218: 
2013 +A1: 2019.  
The system is to provide Type L2/L3x automatic detection coverage 
throughout the building. 
This will consist of smoke detection coverage of the escape stairs and each 
common lobby. 
Each Apartment entrance hall is to be provided with heat detection. 

 
v) In addition to the provision of a common fire alarm system, each Apartment is 

to be provided with a domestic fire alarm system that is compliant with BS 
5839: Part 6: 2019. The domestic systems will be Grade D type systems 
providing at least Type LD2 detection/alarm coverage throughout each 
Apartment. 
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vi) The Apartment block is to be provided with an emergency lighting system that 
provides coverage to all common lobbies and the escape stairs and the 
areas outside final exits. The system will be compliant with IS 3217: 2013 
+ A1: 2017. 
 

vii) Maintained illuminated Exit signs will be provided at all common storey and 
final exits serving the building. 
These signs will be of a type complying with BS 5499: Part 1: 2002. 
 

viii) All routes of escape will comply with the general fire protection features 
set out in Section 1.4 of Technical Guidance Document B. 
 
 

5. INTERNAL FIRE SPREAD AND STRUCTURAL FIRE PROTECTION 
 
The provisions for ensuring that Parts B2 and B3 of the Building Regulations are 
being complied with for the development are set out in the following paragraphs. 
These are in accordance with the specifications set out under Section B2 and Section 
B3 of Technical Guidance Document B. 
 

i) All internal wall and ceiling linings throughout the development will consist 
of plasterboard/fireline board and plastered masonry.  
This applies to the Apartment block and also the private dwellings. 
These materials will achieve a Class 0 rating which ensures compliance 
with Regulation B2 of the Building Regulations. 

 
ii) All elements of structure associated with the Apartment Block (other than 

those which solely support the roof covering) will be fire rated to 60 
minutes. 
This applies to the following; 
 
- Structural frame of the building. 
- Each floor. 
- Walls fire separating Apartments from each other. 
- Enclosure to escape stairs. 
- Enclosure to lift shaft. 

 
iii) Each Apartment is to form a separate fire compartment.  

The walls and floors fire separating Apartments from each other are 
therefore to form compartment walls and floors. 

 
iv) The walls fire separating single-storey dwellings from each other are to form 

separating walls. These walls will achieve a 60 minute fire rating and will 
be imperforate. 
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v) The external walls/façade of the Apartment block are to be provided with 
adequate numbers and locations of fire rated cavity barriers so as to ensure 
the following; 
 
- The cavity is firestopped where an internal fire barrier meets the 

external façade. 
- The cavity is firestopped where a fire rated floor meets the external 

façade. 
- There is no undivided length of cavity that exceeds 20m in length. 

 
 Cavity barriers are to achieve at least 30 minutes fire integrity rating and 15 
 minutes insulation rating. 

 
vi) All services that penetrate the designated fire barriers within the Apartment 

block will be fully firestopped in accordance with the specific criteria set 
out in Section 3.4 of Technical Guidance Document B. 
 
 

6. EXTERNAL FIRE SPREAD: 
 
Regulation B4 of the Building Regulations is concerned with ensuring that external 
fire spread will not occur from this building to other buildings on the site or beyond 
the site boundaries. 
The numbers and areas of windows and doors on the external walls of the Apartment 
block and each private dwelling will be limited in size so as to ensure they do not 
cause a risk of external fire spread beyond the site boundaries or from one dwelling to 
another on the site. 
 
The type of roof covering associated with the development will be such as to ensure it 
achieves at least an AC classification. 
In accordance with the provisions of Technical Guidance Document B there are no 
restrictions on the use of such a roof covering designation. 
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7. ACCESS AND FACILITIES FOR THE FIRE SERVICE: 
 
Regulation B5 of the Building Regulations is concerned with ensuring that the 
development is provided with adequate access and facilities for the Fire Service in 
order to deal with a fire incident. 
The following is being provided for in order to ensure compliance with Regulation B5 
is being achieved; 
 

7.1 External Fire Hydrants: 
 

Adequate numbers and locations of external fire hydrants are to be provided within 
the site. 
At least 2 no. fire hydrants will be provided and these will be fed directly from the 
Local Authority water main that runs along South Douglas Road.  
The hydrants are to be sited at least 6m from each building. 
 

7.2 Access for Fire Appliances: 
 
The top floor height of the Apartment block is less than 10m above ground level. 
All buildings on the site need to be provided with pump type fire appliance only. 
This is being provided for by the following; 
 

i) The Eastern and Northern elevations of the Apartment block are being 
provided with pump type fire appliance access. 
A door affording access to the building interior is available along the 
Eastern elevation. 

 
ii) There is a central dead-end roadway running down the centre of the private 

dwellings. 
There is to be a turning facility at the Southern end of the dwelling block 
between the private dwellings and the Apartment block. 

 
These provisions are considered adequate for fire appliance access by reference to the 
criteria set out in Section 5 of Technical Guidance Document B and BS 9991: 2015: 
Code of Practice for Residential Buildings. 
 

 
7.3 Personnel Access for Firefighting Purposes: 

 
Personnel access for the Fire Service into the Apartment block and each private 
dwelling is being provided for by means of escape from each building and the 
provisions for fire appliance access outlined above. 
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1.0 SCHEDULE OF    			 
ACCOMMODATION
This design statement is prepared in support of a 25-unit  
housing scheme containing 13 no. single storey 1 & 2-bed 
houses and 12 no. 1 & 2-bed apartments located on a 0.48ha 
site at South Douglas Road, Cork.

Please refer to schedule opposite for a breakdown of unit 
types and floor areas.

Project: Proj. No.: 1829
Location: Proj. Lead: AR
Client: Created by: AW
Doc. No.: Doc. Purpose: S4
Doc. Title: Revision: P01 (02-06-2020)

Schedule of Accomodation

GENERAL

Site Area (Ha) 0.48
Development footprint 1516 m²

Site Coverage 32%
Site ratio 1/3

Communal Open Space 23%
Demolition Area 221 m²

Density  (per unit) 52 Units/Ha

HT01A 8 73.2 585.6
HT01B 2 82.3 164.6
HT01C 2 76.7 153.4

HT02 1 51.9 51.9

Total Houses 13 955.5

APT01 3 56 168

APT02 9 77.6 698.4

171.6

Total  Apartments 12 1038

25  1993.5 m²

UNIT TYPE

2-bed wide plan end-terrace house 

Gross Internal Floor 
Area  [m²]

NO. OF UNITS UNIT DESCRIPTION
Total Development 

Area [m²]

Total Units

Sunview
South Douglas Rd, Cork
Lyonshall Ltd.
1328-OMP-XX-XX-SA-A-XX-60000
Schedule of Accommodation

1-bed 

1-bed wide mid- terrace house 

2-bed wide plan mid-terrace house
2-bed wide plan corner house 

2-bed 

Total Circulation and services

Model No.: 1829-OMP-XX-XX-SA-A-XX-60001.xlsx 1|1
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LOCATION, SUITABILITY, CHARACTERISTICS
& AERIAL PHOTOS

The site is located on South Douglas Road in a mature and 
settled suburban residential area, which is located to the south 
east of Cork City Centre (please refer to aerial photographs 
of site opposite). 

Buses which connect Douglas & Grange to Cork City Centre 
run along South Douglas Road, with bus stops in both 
directions located in close proximity to the site. The site is 
easily accessible by car, in particular given its proximity to the 
N40 South Ring Road to the southeast. 

The surrounding area is generally quite flat, and the site is 
within walking distance of a range of local amenities, including 
shops such as Centra, pharmacy, post office and hair and 
beauty salons, as well as the amenity route in Tramore Valley 
Park. Douglas Village and Douglas Court shopping centres 
are located close by.

The site itself fronts onto South Douglas Road, and is bounded 
by  existing 2-storey housing which backs onto it to the 
north, east and west, with some 1-storey housing to the west 
also along South Douglas Road. It used to be the home of 
Woodvale pitch & putt club, and also contains one disused 
two storey house with outbuildings fronting onto the street, 
which are to be demolished. The site is gently sloping up from 
South Douglas Road to the north west, and is currently for the 
most part grassed. It measures 0.48ha in area and is roughly 
rectangular, c. 125m in length and between 30m and 45m 
in width.

The site’s location in relation to transport and amenities, and 
within an existing residential area with its roads and services 
infrastructure, means that it is well suited for the provision of a 
sheltered housing scheme as proposed.

Aerial view of site

site

neighbourhood centres / schools / clubs / retail

bus stop

2.0 SITE

View of site from South Douglas Road showing existing building to be demolished

Aerial view of South Douglas Road and near by facilities

Tramore valley Park
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Proposed Site Layout Plan at Ground Floor

Drawing No.:

Drawing Title:

The Chapel
Mount St. Anne's
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D06 XN52 Ireland

Location:

Client:

Dublin Cork
email: info@omahonypike.com
tel: +353 1 202 7400
fax: +353 1 283 0822
www.omahonypike.com

architecture|urban design Current Rev.:

Model No.:

Scale @

Drawn By:

Project Lead: Date Printed:

26 South Mall
Cork City
Co. Cork
T12 R2RV Ireland

Project:

Purpose:

Project No.:

INDESIGN

South Douglas Road, Cork
Lyonshall Ltd.

1829-OMP-00-00-PP-A-XX-10000

1829

AR

Sunview

:

AW

S0

A3 1:500

19-02-2019

09

Proposed Site Layout Plan at Ground Floor

OS Map Ref: 6383-21; 6383-22
Ordnance Survey Ireland License No. AR 0005018

All levels (in meters) are related to malin head  datum.
All dimensions in millimeters. Figured dimensions only
are to be taken from this drawing.

Please refer to Landscape Architect's drawings for
landscape proposals and boundary treatments.

Please refer to Engineer's drawings for road levels,
site services and any other engineering proposals.

Preliminary layout for discussion 09-01-2018 03 AR
Preliminary layout for discussion 07-12-2017 02 AR
Preliminary layout for discussion 29-09-2017 01 CB

Preliminary layout for discussion 26-01-2018 04 AR

3.0 SITE STRATEGY
SITE PLAN

The scheme is based around a central courtyard with a single 
entrance point from which all the units are accessed. 
Wide plan single-storey houses line the site to the east, north 
and west, forming a communal courtyard space, whilst a 
3-storey apartment block fronts onto South Douglas Road in 
place of the existing house. 

This approach fosters a sense of community & security for the 
occupants, as well as securing boundaries with the existing 
rear gardens which surround the site on three sides.  The 
houses are wide and shallow in plan in order to work with 
the relatively narrow dimensions of this site and allow for a 
courtyard of usable width in the centre. 

The internal roadway will be lightly trafficked and designed  as 
a shared surface with regard to DMURS principles, so traffic 
speeds will be low. 12 no. car parking spaces are provided in 
line with the Development Plan standards.  The access point 
to the site is located so that adequate sightliness are available 
for exiting vehicles.
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3.0 SITE BOUNDARY
BOUNDARY SUMMARY
As existing the site is frame in green robust quality boundary.
When possible existing boundary treatment will be retained.
A new high quality boundary will be introduced along South 
Douglas road, on either sides of the pedestrian and vehicular 
entrance matching the height of the adjoining property’s wall 
to the east. In addition, a proposed concrete post and panel 
fence will be added along the back of the houses. This will 
inssure privacy to the existing and proposed back gardens 
while minimising the impact on the existing green hedging.
We note the presence of an existing sod & stone ditch along 
the western boundary. It’s intended to retained as much as 
possible of the existing western boundary when feasible.

H
T0

1A

Proposed 0.6m brick wall with 0.70m 
steel fencing (1.3m total ht.)    

PROPOSED BOUNDARY LEGEND

Proposed 2 meter high concrete post 

and panel fence

Existing mature green hedging retained as-is

Existing boundary conditions

Existing mature trees 

retained

Existing block wall

 and gates 1.78m

Existing green hedging 

Existing mature green hedging 

Existing sod & stone ditch retained as-

is where possible 

Existing sod & stone 

ditch 
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3.0 SITE STRATEGY
SITE SECTIONS, ELEVATIONS & MATERIALS

The houses are all on one level and accessible directly 
from the courtyard without negotiating steps. In order to 
increase density so that the site is used more sustainably, a 
small apartment block with a lift is provided adjacent the site 
entrance. This also gives the scheme some presence and scale 
on the main thoroughfare of South Douglas Road. 

The communal courtyard at the heart of the scheme creates a 
sense of place for residents and visitors alike, whilst providing 
operational benefit in terms of passive surveillance. The single-
storey houses surrounding this space mean that existing rear 
gardens are not overlooked, and the design of the houses will 
utilise simple pitched-roof forms familiar in the context.

Elevations are simple and contemporary in expression, with 
a limited palette of robust materials - mainly render to walls 
with some brick to apartment block to break down massing, 
tile/slate pitched roofs to houses and quality aluclad windows.

Site elevation on South Douglas Road
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Road
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Existing Houses on South Douglas Road

Communal Courtyard - Reference image
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3.0 SITE STRATEGY
3D VIEWS

Street View of proposed apartment block- South Douglas Road looking west

Street View of proposed apartment block - South Douglas Road looking east
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House Type 01B Plans Elevations and Sections

3.0 SITE STRATEGY 
HOUSES

All houses are dual aspect and typically orientated east-west. 
House Type 01C proposes a bay window to the dining area 
providing a view across the turning and parking area and 
towards the apartment block to the south of the site. 

The covered area at the entrance to the dwelling from the 
courtyard provides seating, planting and protection against the 
weather,  fostering interaction and a sense of community. Each 
house also has a small patio/garden area to the rear.

Total Gross Internal Floor Areas:

Housetype 01A (mid-terrace 2-bed): 73.2m2

Housetype 01B (corner 2-bed): 82.3m2

Housetype 01C (end-terrace 2-bed with bay window): 76.7 m2

Housetype 02 (mid-terrace 1-bed) : 51.9 m2Housetype 01A 
Mid-terrace 2-bed

Housetype 01C 
End-terrace 2-bed

Housetype 02 
Mid-terrace 1-bed

Housetype 01B 
Corner 2-bed

BedroomBedroom
13.0m13.0m22

BedroomBedroom
7.7m7.7m22

HP/StoreHP/Store
2.0m2.0m22

BathroomBathroom
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Living/DiningLiving/Dining
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House Type 01B Plans Elevations and Sections
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Planting and seating area provided in front of houses - Arus 
Mhuire - Cork City
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Apartment Block 01  - Ground Floor Plan

3.0 SITE STRATEGY 
APARTMENTS

The apartment block is set back from Douglas Road in 
a similar manner to the existing surrounding houses. Its 
massing is broken down into four parts alternating brick and 
render, the southern two aligning with South Douglas Road 
and the northern two addressing the shared courtyard, with 
the main entrance between along the site access road. 

All apartments are accessed from a compact lift and stair 
core, and are dual aspect. Balconies connected to the living 
room provide views either south to South Douglas Road or 
north to the shared courtyard, in order to avoid overlooking 
of adjacent properties. East & west facing secondary living 
area windows could potentially be opaque to further 
enhance privacy for existing houses.
A projected window is proposed on the east facade of the 
apartment block at first and second-floor levels to ensure 
further privacy for the adjacent properties.

Total Gross Internal Floor Areas:

Apartment Type 01 (1-bed): 56.0m2

Apartment Type 02 (2-bed): 77.6m2

Apartment Type 02 (2-bed)
77.6m2

BedroomBedroom
14.5m14.5m22

BedroomBedroom
7.8m7.8m22

StoreStore
3.2m3.2m22

StoreStore
2.6m2.6m22

BathroomBathroom
4.7m4.7m22

Kitchen/Living/DiningKitchen/Living/Dining
30.2m30.2m22

BalconyBalcony
6.1m6.1m22

Apartment Type 01 (1-bed)
56.0m2

BedroomBedroom
12.2m12.2m22

StoreStore
3.0m3.0m22

BathroomBathroom
4.8m4.8m22

Kitchen/Living/DiningKitchen/Living/Dining
28.1m28.1m22

BalconyBalcony
6.1m6.1m22

Projected window detail on Dorgan Rd Student 
Accommodation - Cork City

Communal LobyCommunal Loby
20.7m20.7m22

LiftLift
Fire escape Fire escape 

stairsstairs

Render finish

Brick finish
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4.0 DEVELOPMENT PLAN 	
	  OBJECTIVES 
Approximately 80% of the subject site is located in an area 
zoned ZO 13 ‘Sports Grounds’ in the Cork City Development 
Plan 2015-2021 (with the remainder zoned ‘Residential, 
Local Services and Institutional Uses’ which is compatible with 
residential development). We understand that this is a historic 
zoning objective which reflects the former use of the lands as 
a private pitch and putt course. This use has ceased but the 
‘Sports Grounds’ objective has been retained. Based on the 
current zoning objective, a material variation of the current 
City Development Plan would be required to facilitate a 
planning application in accordance with Part 8 of the Planning 
and Development Regulations, 2001. With regard to material 
variations, Section 15.5 of the City Plan indicates that 

Similarly, the Development Plan objectives or policies can be 
changed in response to a change in circumstances, through 
the Variation process whereby Council Members, following 
public consultation decide to vary the Development Plan.

Having regard to the current requirement for social housing 
and the inefficient and inappropriate current use and zoning 
objective of the land, we consider that the proper planning and 
development of an area would be best served by a residential 
development that contravenes the zoning or objectives of the 
Plan. In accordance with Chapter 15 of the City Development 
Plan Cork City Council could move to vary the Development 
Plan to facilitate the development.

SOUTH DOUGLAS RD 
CENTRA AND LOCAL SHOPS

Zoning Map (Cork City Development Plan 2015 - 2021)

SITE

RETAIL AREA
(WOODIES ETC)

ARDFALLEN  MALL

N40
TRAMORE VALLEY PARK
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5.0 URBAN DESIGN   		
	  CRITERIA

Distinctiveness
The proposed houses are similar to those in the surrounding 
area in terms of their form and materiality, with the objective 
that they blend into the existing context. The massing of the 
apartment block at the site entrance is broken down to respond 
to its domestic context; however being flat-roofed in contrast 
to the surrounding pitched roof housing lends distinctiveness 
to the scheme.

Layout 
The layout of the scheme is based around a central courtyard 
with a single entrance point from which all the units are 
accessed. Wide plan single-storey houses line the site to the 
east, north and west, forming a communal courtyard space, 
whilst a 3-storey apartment block fronts onto South Douglas 
Road in place of the existing house. This approach fosters 
a sense of community & security for the occupants, as well 
as securing boundaries with the existing rear gardens which 
surround the site on three sides.  The houses are wide and 
shallow in plan in order to work with the relatively narrow 
dimensions of this site and allow for a courtyard of usable 
width in the centre. 

The houses are all on one level and accessible directly 
from the courtyard without negotiating steps. In order to 
increase density so that the site is used more sustainably, a 
small apartment block with a lift is provided adjacent the site 
entrance. The communal courtyard at the heart of the scheme 
creates a sense of place for residents and visitors alike, whilst 
providing operational benefit in terms of passive surveillance. 

Public Realm
The central shared courtyard between the houses is the primary 
open space in the scheme, and its single storey enclosing 
buildings and the fact that it is open to the south ensure that it 
is  a sunny and welcoming focus for the scheme. The setback 
of the apartment block as compared with the existing house  
to be demolished and more in line with the adjacent South 
Douglas Road streetscape allows for a front garden space and 
associated screening for the residents.

Context
The site lies within a mature and settled residential area. A 
residential development such as the one proposed could 
therefore be integrated easily and successfully at this location. 
The design approach for this development is to maximise the 
residential potential of the site with regard to housing, whilst 
being respectful of the context. The design seeks to create 
a central courtyard, securing boundaries with existing rear 
gardens where possible, whilst providing a larger building 
of some scale fronting onto the main thoroughfare of South 
Douglas Road in place of the existing house.  

Connections
The site is well-connected, in reach of local services and easily 
accessed by various modes of transport, including two bus 
stops located directly outside the main entrance on routes 
connecting Douglas to the City Centre. 

Inclusivity
Provision of a social housing scheme would be in accordance 
with the principle of the Joint Housing Strategy to promote a 
socially balanced and inclusive society in all housing areas 
within Cork City. 

Variety
The scheme provides variety in tenure and in unit type/
size available in the area whilst remaining respectful of its 
surrounding context in terms of form and materiality. It also 
provides internal variety, comprising both 1 and 2-bed houses 
and apartments.

Efficiency
The development is proposed on a underutilised site in an 
established residential area with existing infrastucture. The 
efficient use of this well-located site (at a density of 52 units/
ha) is in accordance with sustainable design principles.

Adaptability
Dwellings are designed with lifetimes homes standards in 
mind (larger circulation spaces & bathrooms, large open plan 
living/dining/kitchen spaces, covered dwelling entrances etc.) 
so that they can be adapted as required for various occupants, 
or for changing needs over time.

Privacy & Amenity
All dwellings are dual aspect, with each house having access 
to a small private outdoor space to the rear. The social and 
secure nature of the central sourtyard enriches the experience 
of the residents. The single-storey houses surrounding this 
space mean that rear gardens of surrounding houses are not 
overlooked. Apartment balconies, living spaces and bedrooms 
provide main views either south to South Douglas Road or 
north to the shared courtyard, in order to avoid overlooking 
of adjacent properties. East & west facing secondary living 
area windows could potentially be opaque to further enhance 
privacy for existing houses.

Parking 
Car parking is to Development Plan standards (1 space per 
2 units) and is distributed between the site entrance area 
and the vehicular turning space between the houses and the 
apartments. The internal roadway will be lightly trafficked and 
designed as a shared surface with regard to DMURS principles, 
so traffic speeds will be low. 

Detailed Design
The simple palette of robust materials proposed - mainly 
render to walls with some brick to apartment block to break 
down massing, tile/slate pitched roofs to houses and quality 
aluclad windows - is appropriate  to the domestic architecture 
in this context, being familiar and respectful to the nearby 
houses.
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6.0 SITE SERVICES

All mains services (water, foul & surface water sewers, electricity, 
gas, telecom) are available in the vicinity of the site  - please 
refer to engineer’s drawings and report.





APPROPRIATE ASSESSMENT SCREENING REPORT 

Section 177U of the Planning and Development Act 2000 (as amended) 

Cork City Council 
Strategic Planning and  

Economic Development 
 

 

Appropriate Assessment Screening Report  Page 1 of 2 

 

1. EUROPEAN SITE DATA 

Great Island Channel candidate Special Area Of Conservation (site code 001058) 

Conservation objective To maintain or restore the favourable conservation condition of the Annex I habitat(s) and/or the Annex II 
species for which the SAC has been selected. 

Qualifying interests Annex I listed habitats: mudflats, sandflats not covered by seawater at low tide, estuaries, spartina swards, 
Atlantic salt meadows. 

References and further 
information  

Conservation Objectives for Great Island Channel SAC [001058] (NPWS), Natura 2000 Standard Data Form 
(NPWS), Site Synopsis Great Island Channel Site Code 001058 (NPWS) (see www.npws.ie for further details) 

 

Cork Harbour Special Protection Area (site code 004030) 

Conservation objective To maintain or restore the favourable conservation condition of the bird species listed as special 
conservation interests for this SPA. 

Qualifying interests Annex I-listed bird species: bar-tailed godwit, common tern (breeding), golden plover, ruff, whooper swan. 
Other birds of special conservation interest include black-headed gull, black-tailed godwit, common gull, 
curlew, dunlin, great crested grebe, grey heron, grey plover, lapwing, lesser black-backed gull, little grebe, 
oystercatcher, pintail, red-breasted merganser, redshank, shelduck, shoveler, teal, and widgeon. This site is 
an internationally important wetland site supporting > 20,000 wintering waterfowl. 

References and further 
information  

Conservation Objectives for Cork Harbour SPA [004030] (NPWS), Natura 2000 Standard Data Form (NPWS), 
Site Synopsis Cork Harbour SPA Site Code 004030 (NPWS) (see www.npws.ie for further details) 

 

2. DETAILS OF PROPOSED DEVELOPMENT 

Reference no. Sunview  

Development consent type Part 8 Planning Application 

Development location Sunview, South Douglas Road, Cork 

Description of development  
The development is a residential scheme containing 13 no. 1-storey 1 & 2-bed terraced 
houses and 12 no. 1 & 2-bed apartments in a 3-storey block.  

 

Distance from cSAC c. 7.5km 

Distance from SPA C. 1.2km 

Relevant strategies or policies Cork City Development Plan 

EIA submitted? N/A 

 

3. ASSESSMENT OF LIKELY DIRECT, INDIRECT AND CUMULATIVE EFFECTS Yes / No 

1. Is the proposed development directly connected to or necessary for the conservation management 
of the SPA and/or cSAC? (If yes, no further assessment required. If no, screening required.) 

No 

2. Is the proposed development located within or partly within the SPA? No 

3. Is the proposed development located within 100m of the SPA? No 

4. Does the proposed project involve the development, extension or upgrade of a cycleway or walkway 
within 200m of the SPA? 

No 

5. Does the proposed development involve development in the intertidal or coastal zone within the 
potential impact zone of the SPA? 

No 

6. Could the proposed project increase the level of recreational or other use of marine or intertidal 
areas within the potential impact zone of the SPA? 

No 

7. Does the proposed development involve the excavation of previously undeveloped land within an 
area that has been identified to be at risk of flooding within the potential impact zone of the SPA? 

No 

8. Does the proposed development involve the removal of significant amounts of topsoil within 100m 
of the SPA? 

No 

9. Does the existing wastewater treatment system have the capacity to treat any additional loading? Yes 

10. Would the proposed development result in direct surface water or other discharge to water bodies 
in or feeding into the SPA or cSAC? Would it result in additional storm flows into a combined sewer 
and subsequently into a combined sewer overflow (CSO), resulting in increased frequency, quantity 
and/or duration of overflow from the CSO to watercourses feeding into the European sites? 

Yes 

http://www.npws.ie/
http://www.npws.ie/
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3. ASSESSMENT OF LIKELY DIRECT, INDIRECT AND CUMULATIVE EFFECTS Yes / No 

11. Would the proposed development involve dredging or could it result in the mobilisation of marine 
sediments in the Harbour area? 

No 

12. Could the proposed development give rise to increased risk of oil or chemical spillage or leaks within 
the marine environment or watercourse within the potential impact zone for the SPA or cSAC? 

No 

13. Are there relevant plans or projects which, in combination with the proposed development, are 
likely to give rise to any cumulative effects? 

No 

Comments or notes 

Having regard to the location of the proposed development site relative to the European sites and related watercourses 
and to the nature and scale of the proposed development it is considered that the proposed development would not 
affect the integrity of the European sites referred to above. The Appropriate Assessment Screening concluded that the 
proposed development would not be likely to have a significant effect on any Natura 2000 site.  

 

 

 

 

4. SCREENING CONCLUSION STATEMENT  

In view of the above it is considered that (tick one box only): 

 
Appropriate Assessment is not required   
The proposed development is directly connected / necessary to the conservation management of a site. 

 X  
Appropriate Assessment is not required 
It can be excluded through screening that the proposed development will have significant effects on the sites. 

 
Further information is required  
Potential impacts have been identified through initial screening and/or there is insufficient information to 
enable the planning authority to screen out impacts, but on balance it is determined that the issues could be 
resolved through minor modifications to the proposed development or by appropriate conditions. The 
information required is specified below. 

 
Appropriate Assessment is required 
Significant issues have been identified and/or significant effects are certain, likely or uncertain, and the 
submission of a Natura Impact Statement (NIS) is required, or the proposed development must be rejected. 

Further information required / Comments or Notes 

The Appropriate Assessment Screening concluded that the proposed development would not be likely to have a 
significant effect on any Natura 2000 site. 

 

 
 

Name: Tadhg Keating  

Position: Interim Director of Service - Housing 

Date: 28th
 July 2020 

 
 
 
 
 
 
 
 
 

 



SUB THRESHOLD EIA SCREENING REPORT  
Sunview, South Douglas Road, Cork  
 
Criteria for determining whether a development would or would not be likely to have significant effects on the environment as 
per the requirements of Article 120 of the Planning and Development Regulations 2001 as amended 
 

 

1. CHARACTERISTICS OF PROPOSED DEVELOPMENT 

Size of Proposed Development  
The development is a residential scheme containing 13 no. 1-storey 1 & 2-bed terraced houses 
and 12 no. 1 & 2-bed apartments in a 3-storey block.  
Total floor area 1993.5 m2.; site area c. 0.48 hectares.  

 

Cumulation with other 
Proposed Development 

N/A 

The nature of any associated 
demolition works (* see article 
8 of SI 235 of 2008) 

 
The development involves the demolition of an existing 2- storey dwelling house and associated  
sheds/outbuildings.  

 

Use of Natural Resources   
The use of natural resources associated with this development is limited to the materials to be 
used  for its construction.  

 

Production of Waste  
 Waste production during the demolition and construction phases will consist of the following:  
‐General building waste.  
‐Excavated soil‐based fill material, with small pieces of waste material such as brick, glass, 
plastics, timber, wire and ceramics.  
Waste production during occupation of the development will consist of general domestic waste 
only.  
Waste material from all phases will be subject to segregation and appropriate disposal.  

 

Pollution and Nuisances  
 No significant pollution and nuisances. Any impact is commensurate with that of a normal  
residential development in what is an existing residential suburban area of the city.  

 

Risk of Major Accidents  
 No significant risk of accidents.  

 

Risk to Human Health  
   No significant risk to human health.  

 
 

2. LOCATION OF PROPOSED DEVELOPMENT 

Existing Land Use  
 Brownfield site, containing a single, currently vacant, dwelling house and associated  
sheds/outbuildings.  

 

Relative Abundance, Quality 
and regenerative Capacity of 
Natural Resources in the Area 

 
 Limited, given the suburban nature of the area.  

 

Absorption Capacity of the 
Natural Environment 

 
 Commensurate with the suburban nature of the area.  

 

 
 

3.           CHARACTERISTICS OF POTENTIAL IMPACTS 

Extent of the Impact  
The impact of the development is considered slight given that the new residential development 
will  
take place in an established residential area and represents the sustainable use of suburban 
land.  

 

Transfrontier nature of the 
Impact 

n/a  

Magnitude and Complexity of 
the Impact 

 
The magnitude and complexity of the impact of the development is considered negligible, given 
the residential nature of the development in what is a residential suburban area of the city.  

 

Probability of the Impact  
The development is likely to proceed subject to planning/funding approval.  

 

Duration, Frequency and 
Reversibility of the Impact 

 
 Any potentially significant impact is limited to the construction phase of the project, which is of 
a limited duration.  

 

 
 
 



SCREENING CONCLUSION STATEMENT  
The Environmental Impact Assessment Screening therefore concludes that there is no real likelihood of significant effects and therefore 
an Environmental Impact Assessment is not required. 

 

 

Name: Tadhg Keating 

Position: Interim Director of Service - Housing  

Date: 28th July 2020 
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