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Project: BESSBOROUGH

Phase 1 ‘The Meadows’ Apartment Development

Description: Estuary View Enterprises 2020 Limited intend to apply to An Bord 

Pleanála for permission for a strategic housing development at 

Bessborough, Ballinure, Blackrock, Cork.

The development will consist of the construction of a residential 

development of 280 no. residential apartment units with supporting 

tenant amenity facilities, café, crèche, and all ancillary site 

development works. The proposed development includes 280 no. 

apartments to be provided as follows: Block A (6 no. studio 

apartments, 14 no. 1-bedroom, 34 no. 2-bedroom &amp; 1 no. 3-

bedroom over 1-6 storeys), Block B (37 no. 1-bedroom &amp; 49 

no. 2-bedroom over 6-10 storeys), Block C (31 no.1-bedroom, 36 

no. 2-bedroom &amp; 6 no. 3-bedroom over 5-9 storeys) and Block 

D (30 no. 1-bedroom, 31 no. 2-bedroom &amp; 5 no. 3-bedroom 

over 6-7 storeys).

The proposal includes a new pedestrian/cycle bridge over the 

adjoining Passage West Greenway to the east, connecting into the 

existing down ramp from Mahon providing direct access to the

greenway and wider areas.

The proposed development provides for outdoor amenity areas, 

landscaping, under-podium and street car parking, bicycle parking, 

bin stores, 2 no. substations one of which is single storey free

standing , a single storey carpark access building, public lighting, 

roof mounted solar panels, wastewater infrastructure including new 

inlet sewer to the Bessborough Wastewater Pumping Station to the 

west, surface water attenuation, water utility services and all ancillary 

site development works. Vehicular access to the proposed 

development will be provided via the existing access road off the 

Bessboro Road.

Location: Bessborough Cork

Client: Estuary View Enterprises 2020 Ltd.

Doc Title: Landscape Design Strategy and Masterplan

Status: SHD Planning Application

Revision: P.0

Prepared by: Ilsa Rutgers LANDSCAPE Architecture
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00SHD  PRE- PLANNING  CONSULTATIONS  -
RESPONSE TO AN BORD PLEANÁLA OPINION

A number of design alterations have been made since 
the tripartite meeting in response to An Bord Pleanála  
(ABP) and Cork City Council’s (CCC) comments.

The changes to the proposed planning application are 
itemized in  ShipseyBarry’s Tri-Party Alteration’s Report.

Specific response to the landscape design related 
comments and clarifications sought by Cork City Council 
and An Bord Pleanála are summarised in this 
introductory chapter.

SHD  PRE- PLANNING  CONSULTATIONS  -
RESPONSE TO AN BORD PLEANÁLA OPINION

Furthermore, Pursuant to article 285(5)(b)

Item 1
The application should be accompanied by an 
appropriately detailed Masterplan / Design Statement 
which should set out a coherent strategy for the overall 
development of lands within the prospective applicant’s 
ownership at Bessborough. The Masterplan should 
describe the overall response to the historic context and 
landscape setting of the lands, and the relationship 
between developments within different character areas in 
terms of their design and layout and the influences 
thereon. 

A Masterplan incorporating the three proposed phases 
of development  is described in ShipseyBarry’s “An Bord 
Pleanála Opinion Response Report”; as well as in their 
Design Statement.

An annotated Landscape Masterplan overleaf provides a 
framework for the approach to landscape design and 
incorporates the anticipated development in broad-
brush stokes for Phase 3 which will be the subject of a 
future planning application.

The purpose of the Landscape Masterplan is to identify 
the key landscape features or assets and seek to 
safeguard them in all three phases of development.
The landscape plan and initial planting that was 
implemented on the site prior to 1840 remained largely

intact  until the 1950s as can be evidenced by historical 
maps and photographs. 

Significant changes occurred after 1990 with the 
construction of the Ring Road, the creation of a Heritage 
Park to the north of the house and the construction of 
significant institutional buildings.

The approach adopted in this landscape masterplan and 
in the development of the site, focuses on
safeguarding and showcasing  the landscape assets and 
creating a new public amenity on the site.

Many of the historic landscape features are under threat 
from vandalism and neglect and the existing stock of 
trees require careful management and replenishment 
with appropriate native trees if this historic landscape is 
to be preserved.

Development of the site in the less historically sensitive 
parts of the site, provides a resident community to take 
ownership and manage the conservation and 
maintenance of the grounds.

Ceding a large portion of the site to Cork City Council  or 
another stakeholder provides the city with a new 
neighbourhood park. 

The proposed development of the site will deliver large 
areas of public open space within the mature landscape 
setting, as well as making provision for a new pedestrian 
bridge to connect to the Passage West Greenway.

The proposed development will unlock what is  currently 
a private, inaccessible and isolated site.

The proposals offer great amenity to the public and 
achieves many of the aspirations of connectivity, 
permeability as well as the promotion of a well 
connected, integrated, sustainable community.

1841

1951

OVER A CENTURY APART….
The 1841 Ordnance Map and the Aerial photograph taken 
in 1951 show that the primary landscape elements 
remained intact until 1950 with significant alterations 
occurring from 1990 onward.



B E S S B O R O U G H     A p a r t m e n t  D e v e l o p m e n t 

ilsa rutgers landscape architecture

LA
N

D
SC

A
P

E 
D

ES
IG

N
 S

TR
AT

EG
Y

M
A

S
T

E
R

P
L

A
N

R
es

po
ns

e 
to

 A
B

P
 a

n
d 

C
C

C

00

REMEMBRANCE PARK

REMEMBRANCE PARK
Area south of Bessborough House to be ceded
to Cork City Council/ Stakeholders
as a Neighbourhood Park

REFLECTION POND
Restore the historic pond to provide an 
attractive amenity. Remove invasive 
species from the islands and clear trees 
obscuring the visual link between the 
pond and the house.
Drain site surface water into pond to 
replenish with fresh water.

REINSTATE HISTORIC LANDSCAPE - OPEN UP VISTAS 
Reinforce wooded perimeter  and gradually open-up 
approach vistas with removal of trees to road edge
(subject ONLY to agreed Parkland Management Plan)

NEW PUBLIC OPEN SPACE
Park to be opened to public.
Reinstate historic paths and introduce
play zones and a remembrance bench

REINFORCE WOODLAND 
SCREEN
Reinforce buffer from the 
Ring road with new native 
trees

PROMOTE WALKING + CYCLING
New paths create full permeability across the site. 
A new pedestrian bridge to the  Cork – Passage 
West Greenway knits the site into existing green 
infrastructure and provides a critical link across the 
site between east and west

FARM GIRL MEMORIAL BENCH
Circular bench centered on 
specimen Magnolia tree

DESTINATION 
PLAYGROUND

MEMORIAL ARCHIVE 
CENTRE

ICEHOUSE
Restore the historic 
Icehouse

FOLLY

PHASE 1 ‘The 
Meadows’
THIS APPLICATION

PHASE 2
‘The Farm’
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Long Mile Road

Historic Folly

PASSAGE WEST 
GREENWAY

Bessborough 
Centre

Sacred Heart 
Convent

Bessborough 
Farmyard

Office Development

Original Estate
Entrance

Original Entrance 
Avenue

Warehouse Retail

s u n   p a t h 

note: red line site outline is indicative

PHASE 2  ‘The Farm’
separate SHD Process

THE SITE
PHASE 1 
The MeadowsGREENWAY 

(scheduled for 
upgrade)

Red line extensions for 
under-ground services
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note: red line site outline is indicative

Long Mile Road

Historic folly

Cork-Passage West 
Greenway

Bessborough 
Centre

Sacred Heart Convent

Bessborough Day 
Care

Office Development
Original Estate 
Entrance

Original Entrance 
Avenue

Tree planted 
boundary

Historic pond with 
5 islands

PHASE 2  ‘The Farm’
separate SHD Process

Existing Greenway
(scheduled for upgrade)

THE SITE
PHASE 1 The Meadows

Red line extensions for 
under-ground services
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note: red line site outline is indicative

Historic Folly

Cork –
Passage 
West 
Greenway

Park

Bessborough 
Centre

Old Farmyard Office DevelopmentBessborough FarmAllotments Public access Road

Creche

Animal Shelter

THE SITE
PHASE 1 The Meadows
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Photograph of the Bessborough House, 
circa 1880’s

HISTORIC LANDSCAPE CONTEXT

Bessborough House is a Georgian Country House believed to 
have been built in circa 1760. The house passed through many 
generations of Quaker families until it was purchased by the 
Sacred Heart Order in 1922.

It should be noted that there are no ‘recorded monuments’ on 
the Phase subject site but there are two ‘recorded monuments’ 
within the grounds of Bessborough House.
Bessborough House itself, is a protected structure (PS490) and a 
National Monument (NM CO074 – 077) and is listed on the 
National Inventory of Architectural Heritage (NIAH ref no. 
20872005).

Other noteworthy historic structures within the demesne of the 
house are:
• An Icehouse (NM CO074-051)
• A Farm Complex and Walled Garden (NIAH 20872006) 
• Tower Folly (NIAH 20872007)

The historic demesne appears to be devoted principally to the 
production of food with a large walled kitchen garden, 
orchards, livestock pens, grow houses and the rest of the estate 
given over to pasture as is evidenced by the open grassland 
divided with paths into four fields screened with dense 
woodland to the walled perimeter.

A distinct landscape feature comprising a pond containing five 
planted islands contrived on the western boundary has no clear 
function and may have been symbolic.  The ordnance survey of 
1841 shows that the pond would have been clearly visible from 
the house’ but it is now lost in the dense thicket of trees around 
the perimeter.

The 25” Ordnance Survey published in 1899, shows the original 
house extended with new wings to either side of the house and 
three new farmyards to the north and northeast of the kitchen 
gardens and house.
The 1899 map also shows the addition of more ornamental 
landscape features such at the folly, footbridge to one the 
islands in the pond, summerhouse and  circle of trees which 
suggest a nod to the pleasure gardens of English natural 
landscape designer “Capability Brown”.

Historic maps clearly show that the relationship of the estate 
with the Cork Harbour Estuary was of significance in the 18th

and 19th century.

The Historic Landscape Assessment prepared by Forestbird 
Design in August 2020 (refer to Appendix) identifies features on 
historic maps which provide clues about the original landscape. 
Further detail on the historic context of the site is provided by 
John Cronin & Associates.

6-inch Ordnance Survey Map 1st Edition (surveyed 1841) 

BESSBOROUGH 
HOUSE DEMESNE
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Parterre Garden
/ Kitchen Garden

Livestock Pens

Hedgerow

Track between Field Parcels

Central Access Drive
(no avenue or 
continuous line)

Pasture fields 

Boundary wall and planting

Icehouse
with path leading to house

Pond with five 
distinct islands

Looped perimeter circuit track
Inside the perimeter wall

EstuaryBoathouse on the river

6-inch Ordnance Survey Map 1st Edition 
(surveyed 1841, published 1845) 
Notes extracted from Historic Landscape 
Assessment, by Forestbird Design, August 2020.

1841

THE SITE. H
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Wooded area / possibly 
orchard

Gate Lodge

Perimeter path

Perimeter path

note: red line site outline is indicative

Phase 2 “The Farm” in SHD 
planning process
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RAIL LINE from Cork City to 
Passage West

Increase in number of  farm buildings

Folly / Partial Castle Keep

Summer House with 
views over the estuary

Central Access Drive

Pasture fields 
for grazing

Track has been 
redirected from 
icehouse to the 
pond. 

Pond with five islands obscured 
by a new line of trees

Circus of trees

Estuary

Boathouse and new slipway

25-inch Ordnance Survey Map (surveyed 1899-
1900, published 1901) 
Notes extracted from Historic Landscape 
Assessment by Forestbird Design, August 2020

Changes in Townland Boundary

1899

Windmill

THE SITE.
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Increase in number of  farm 
buildings

Gate Lodge

Perimeter path

note: red line site outline is indicative

Phase 2 “The Farm” in SHD 
planning process
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Parterre Garden

Folly / Partial Castle Keep 
and cemetery (no trees 
illustrated).

Summer House and 
boathouse are still intact but 
not identified

Central Access Drive – still 
no avenue trees

50m contour to 
identify high ground

Track has been downgraded 
to a fence line

Pond with 5 islands

Estuary

6-inch Ordnance Survey Map Last Edition(1956) 
Notes extracted from Historic Landscape Assessment 
by Forestbird, August 2020

1956

Trees in southern pasture

Icehouse and 
perimeter path

THE SITE.

Phase 2 “The Farm” 
in SHD planning 
process
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Perimeter path

note: red line site outline is indicative



B E S S B O R O U G H     A p a r t m e n t  D e v e l o p m e n t 

ilsa rutgers landscape architecture

LA
N

D
SC

A
P

E 
D

ES
IG

N
 S

TR
AT

EG
Y

H
IS

T
O

R
IC

 
L

A
N

D
S

C
A

P
E

 
F

E
A

T
U

R
E

S

Icehouse on western boundary of 
the demesne
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Historic pond  with five planted islands

View of Bessborough House with later extensions viewed from the southern 
boundary.

Historic folly / partial castle keep

Current photographs of the landscape features  
identified on historic maps
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ZONE A
LANDSCAPE PRESERVATION ZONE
Comprising an open landscape including the historic 
pond, folly and cemetery.

Estuary

DIAGRAM OF LANDSCAPE AREAS
Notes extracted from Historic Landscape Assessment 
by Forestbird, August 2020. Refer to Appendix.

ZONE B
LANDSCAPE PRESERVATION ZONE
Comprising woodland of mature trees  
(including many of the original 
demesne trees) along the western and 
northern boundary. This zone includes 
the icehouse, boundary walls, old 
perimeter path and entrance gates

ZONE C
LANDSCAPE AMENITY ZONE
Comprising  a walled garden and 
historic farm buildings.

AREAS OUTSIDE PRESERVATION 
AREAS
Works and futures uses to be 
cognizance of the site-specific 
inventory of historic features

THE SITE.

“The Farm” in separate 
SHD planning process
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THE SITE
ZO4 – Residential, Local Services and Institutional Uses
in area of High Landscape Value
ZO12- Landscape Preservation Zone

Map 6, Volume 2 – Mapped Objectives, Cork 
City Development Plan 2015 - 2021

note: red line site outline is indicative
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03PHASE 1 – SUBJECT SITE
ZO4 – Residential, Local Services and Institutional 
Uses in area of High Landscape Value PLANNING CONTEXT

Landscape Value (pale yellow hatched area on the map).
The site falls in Residential Zoning in an area designated as 
High Landscape Value. A narrow strip of the development 
area (outlined in red), extends into the ZO12- Landscape 
Preservation Zone to accommodate underground services.

The main body of the development, does however, fall within 
the High Landscape Value designation described below:

Extract from Table 10.2 of Chapter 10 of the Cork City 
Development Plan 2015-2021 states:
“Objective 10.4: Areas of High Landscape Value
To conserve and enhance the character and visual amenity of 
Areas of High Landscape Value (AHLV) through the 
appropriate management of development, in order to retain 
the existing characteristics of the landscape, and its primary 
landscape assets. Development will be considered only where 
it safeguards to the value and sensitivity of the particular 
landscape. There will be a presumption against development 
where it causes significant harm or injury to the intrinsic 
character of the Area of High Landscape Value and its primary 
landscape assets, the visual amenity of the landscape; 
protected views; breaks the existing ridge silhouette; the 
character and setting of buildings, structures and landmarks; 
and the ecological and habitat value of the landscape”

It should be noted that while the subject site falls mainly 
within an area designated as High Landscape Value, the site 
itself has no landscape assets other than the pronounced tree-
line of mature and semi mature trees along the eastern 
boundary (refer to the LVIA prepared by Macroworks).

The development proposal for The Meadows does not impact 
on these existing trees as buildings are set well back from their 
dripline. 

The proposed pedestrian bridge over the Greenway, will 
however, impact on 3No. existing trees growing on the 
embankment dropping down to the Cork - Passage West 
Greenway. 

The underground services in the wayleave passing in front of 
Bessborough House also impacts on a total of 10 No. existing 
trees.

Phasing diagram
extracted from Design Statement 
by ShipseyBarry Architects

Map 6, Volume 2 – Mapped 
Objectives, Cork City Development 
Plan 2015 - 2021

PHASE 1 
this application

PHASE 3

PHASE 1

Dashed lines are existing 
Greenways on three sides 
of the subject site

note: red line site outline is indicative
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TREE IMPACT PLAN
Illustrating the root protection zone around 
different category trees. Refer to ArborCare’s 
Arboricultural Survey and Report.
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ARBORICULTURAL IMPACT ASSESSMENT

A full tree survey was undertaken by ArborCare in October 2020 
and again in 2021 to survey trees in areas impacted by 
underground services. 

The lands at Bessborough contain a wide variety of indigenous 
and non- native trees which are concentrated around the 
perimeter of the demesne and in the park north of Bessborough 
House.

The subject site is a greenfield site with a manmade/ modified 
landscape of unmanaged rough grass, brambles and scrub. The 
only landscape feature of value is the dense tree line along the 
eastern boundary which extends along the Old Railway Line 
Greenway.

The proposed development of Phase 1, The Meadows has very 
limited impact on existing trees as the proposed buildings are set 
back from the dripline of trees on the eastern boundary.

The proposed bridge over the Greenway, does however, require 
the removal of 3 No. native trees and the underground services in 
the wayleave south of Bessborough House will require the 
removal of 10No. trees (9 of which are native trees.)  While it is 
desirable that some of the trees in the wayleave are saved, they 
have been identified as impacted due to the proximity of pipes 
within root protection zones. Measures will be taken to minimize 
disruption to roots and some of trees that are not close to 
excavations may survive. All trees impacted by pipes within root 
zones have been taken as  impacted in order to present a worst-
case scenario outcome.

Care will be taken in the erection of the proposed pedestrian 
bridge to minimise the impact on the Category A and B trees in 
the vicinity of the bridge. The lower boughs of an Oak (tag #4639) 
will have to be carefully removed in order to facilitate the bridge.

New tree planting includes a high percentage of non-native trees 
as many of the trees will be grown at podium level or along the 
street where the selection of native trees may not be suitable due 
to growing conditions or specific location. 

Native Yew and Hawthorn hedges are proposed on boundaries to 
promote a more ecologically biodiverse landscape.

TREE LOSS 13 No. Trees
incl. 1 non-native trees and 12 native trees

PROPOSED NEW TREES 108 No. Trees 
comprising  63 non-native trees and 45 native trees
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05

NATURAL PARK SETTING
The sketch indicates the long-term objective of re-instating 
the historic landscape by opening up  vistas from the 
approach road. Simply removing the mixed hedge beneath 
the lime trees along the original entrance road will open 
vistas to the wooded perimeter on the northeast boundary.

In this application, existing trees are to be retained except 
those impacted by the development. Careful management 
of the park over decades will eventually achieve a more 
open landscape.
In the short term, existing paths and structures introduced 
in the 1990’s are to be removed and re-seeded with rough 
grass and meadow. New trees will be concentrated on the 
perimeter only. 

PEDESTRIAN BRIDGE 
TO MAHON

Reinstate historic routes along 
the north and eastern boundary

PEDESTRIAN PERMEABILITY
Between PHASE 1 and PHASE 2 
(separate application)
Denoted with orange dashed line
The path follows historic tracks and 
makes a new connection to Mahon 
with a proposed pedestrian bridge

PHASE 1 The Meadows
(this application)

D
es

ig
n 

P
ro

po
sa

ls

PHASE 2 The Farm
(separate planning application)
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THE PARK

NEW PEDESTRIAN ENTRANCE
create new gated entrance into park

PHASE 1 
The Meadows

THE PASSAGE WEST 
GREENWAY

PROPOSED PEDESTRIAN 
BRIDGE
To connect to existing 
ramp to Mahon and the 
Cork-Passage West 
Greenway

Sacred 
Heart 
Convent

Public Park to be 
developed in Phase 2 ‘THE 
FARM’ in separate SHD 
process

EXISTING GREENWAY
Scheduled for upgrade in the 
Cork Development Plan

Bessborough 
House



B E S S B O R O U G H     A p a r t m e n t  D e v e l o p m e n t 

ilsa rutgers landscape architecture

LA
N

D
SC

A
P

E 
D

ES
IG

N
 S

TR
AT

EG
Y

D
E

S
IG

N
 

P
R

O
P

O
S

A
L

S
05

CRECHE
with outdoor play area

D
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n 
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Communal semi-
private courtyard

Access to Car 
Parking

Public Open Space:
Park with access to Railway 
Greenway via existing ramp

Existing trees to be 
supplemented with 
new trees

Pedestrian bridge to 
Mahon over the Railway 
Greenway

Existing trees on eastern 
boundary to be retained

New Access Road 
for fire tender

Communal / Semi-private
podium with residential 
amenities

Landscaped street 
interface

NEW PEDESTRIAN 
STREET

NEW BRIDGE

NEW PLAZA
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Public Open Space:
Park with access to Mahon 
via pedestrian bridge 
linking to existing ramp

PODIUM PRECINCT

STREET INTERFACE
Public Open Space

Communal / Semi-private
with residential amenities

PUBLIC PARK

Public Open Space

Pedestrian and Cycle Bridge 
over the Greenway

Cork – Passage West 
Greenway

RESIDENTIAL
COURTYARD

MAHON
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PUBLIC OPEN SPACE - STREET INTERFACE

The interface with the existing access road is to be 
reimagined as a more urban street with wide paved 
footpaths that are generous enough to comfortably 
accommodate avenue trees and spill out space for café 
tables. 

The street interface is enhanced by locating active usages 
on the ground floor and providing good quality paving, 
street furniture, lighting , trees and planters.

Active frontage on the street is achieved with the location 
of a number of non-residential facilities that are open to 
both residents of the proposed development and to the 
general public.

Large planters, level with the paving offer opportunities 
for surface water retention and the extensive planting 
beneath the trees allows for more bio-diverse, natural 
planting. 

The large public plaza proposed on the western boundary 
between buildings A and D is well served by pedestrian 
and cyclist linkages and will make a positive contribution 
to the public realm as the space provides amenity to both 
residents and the general public.

CGI image demonstrating proposed treatment of  the street interface on the western 
boundary and the formation of a new public plaza. Credit:ShipseyBarry

street interface
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PEDESTRIAN STREET LINK TO PROPOSED PEDESTRIAN 
BRIDGE OVER THE GREENWAY

A pedestrian link between the enhanced street interface 
on the west of the site connects to the proposed 
pedestrian bridge over the Greenway to Mahon.

It is envisaged that this pedestrian street will be well used 
by the broader Bessborough community as it provides a 
much need connection with Mahon. 

The proposed bridge coincides with the existing ramp to 
the Greenway on the eastern boundary, allowing 
pedestrians and cyclists access to both the Cork –
Passage-West Greenway and to Mahon.

CGI image illustrating the public link access the site connecting to the 
proposed bridge over the Greenway to Mahon.

pedestrian street link

plaza

Credit SHiPSEYBARRY

Proposed pedestrian bride Credit SHiPSEYBARRY

Credit SHiPSEYBARRY
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PUBLIC OPEN SPACE – PUBLIC PARK & GREEN ROUTE

An existing buffer of mature trees on the eastern 
boundary screens the site from the Railway Line 
Greenway which links Cork to Passage West. It is 
envisaged that this area will be cleared of undergrowth 
and debris to realize the amenity value of these mature 
trees.

The area along the southern and eastern boundary will be 
landscaped to create a simple park utilizing the existing, 
mature trees. Lawns under the trees and a winding path 
will provide an attractive public open space and reinforce 
connectivity across the site.

In addition to this green route on the southern boundary, 
a pedestrian street running east- west, aligns with the 
proposed pedestrian bridge over the greenway. This 
bridge provides direct connectivity to Mahon.

Access to the Greenway from the site is achieved by 
connecting the proposed bridge to the existing ramp on 
the Mahon side of the greenway. The existing ramp 
provides universal access and caters for cyclists and 
pedestrians wanting to connect to the Greenway.

Passive surveillance of the park is provided by 
overlooking from adjoining ground floor and upper-level 
apartments.

CGI image demonstrating proposed landscape treatment beneath trees on the eastern boundary.

Public park and green routeCredit SHiPSEYBARRY

Credit SHiPSEYBARRY
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PODIUM – SEMI-PRIVATE RESIDENTIAL AMENITY

The podium formed by the car park structure below, is 
only raised 2.2 m above the pedestrian street thereby 
achieving a good visual connection between the public 
realm and the communal space. The elevated communal 
space enjoys privacy and security from the public open 
space while offering passive surveillance of this public 
route. Access to the podium is controlled via enclosed 
stairs and lift.

The quality of the semi -private space is enhanced with 
landscaping and residential amenities.

podium

Credit SHiPSEYBARRY

Credit SHiPSEYBARRY

Credit SHiPSEYBARRY

CGI aerial view of the podia, demonstrating their relationship with the pedestrian street.
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RESIDENTIAL COURTYARD – SEMI-PRIVATE RESIDENTIAL 
AMENITY

The northern communal space is conceived as a 
courtyard with a central lawn area.  Like the podium, 
access into this residential amenity space is controlled via 
an access gate. 

The natural ground enables the planting of larger trees. 
Seating and informal play elements are incorporated into 
the landscape design.

courtyard

Credit SHiPSEYBARRY

Credit SHiPSEYBARRY

Sample images showing a more natural parkland setting with incidental play area and seating

CGI image illustrating the communal /semi-private space located in the residential 
courtyard.
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COMMUNAL AMENITY

PUBLIC OPEN SPACE & COMMUNAL AMENITY

SITE AREA 22, 905 sqm 
(2.29ha)

DEVELOPABLE AREA 15,300sqm
PUBLIC OPEN SPACE 3,958sqm
25.8% of DEVELOPABLE AREA
COMMUNAL AMENITY SPACE 2,119sqm 
(exceeds min requirement of 1,742sqm)

THE PLAZA
PUBLIC OPEN SPACE

SEMI - PRIVATE
COMMUNAL AMENITY

THE PEDESTRIAN BRIDGE
PUBLIC OPEN SPACE

PUBLIC OPEN SPACENEW ENTRANCE TO PARK
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BIODIVERSITY

Although the removal of a small number of  trees will be required for the 

construction of the pedestrian bridge and underground services in the 

wayleave; this will be kept to a minimum and all other trees will be 

retained. Mitigation measures will be put in place to protect such trees in 

consultation with a qualified Arborist. An Arboriculture Method 

Statement will be prepared for any works within the root protection area 

of any tree to be retained and the measures outlined shall be strictly 

enforced on site. Trees will be protected in accordance with BS: 

5837:2012 Trees in relation to design, demolition and construction, 

recommendations by the Arboriculturist and any further agreed 

procedures. 

It is proposed that  ten bat boxes will be located on the site and all boxes 
will be erected by the Project Ecologist, with regard to vehicle movement 
and lighting.

New tree planting includes a high percentage of non-native trees as many 
of the trees will be grown at podium level or along the street where the 
selection of native trees may not be suitable due to growing conditions or 
specific location.
Native Yew and Hawthorn hedges are proposed on boundaries to 
promote a more ecologically biodiverse landscape.

SUDS
Swales beneath existing trees to the east and the open grassland on the 

northern and southern boundaries help to attenuate water. Permeable 

paving and bound gravel is used to manage surface water – refer to SUDS 

Proposals by J.B.Barry and Partners.

Bio - retention tree pits and planters level with the footpath on the north 

and western boundary allow for the attenuation of surface water as well 

as  providing opportunities for more biodiversity in under- storey planting.

S
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Bat boxesBat boxes

Bird nesting  boxes

Owl boxes

Planters level with the footpath allow for the attenuation of surface water as well as  
providing opportunities for more biodiversity in under- storey planting.
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09HARDLANDSCAPING /PAVING

The proposed palette of materials for hard landscaping 
surfaces is selected from a tried and tested range of attractive 
and hard- wearing materials that are suitable for both 
pedestrian and vehicular traffic. 

The final colours and sizes of paviors and the paving  patterns 
will be presented to Cork City Council for approval.

Materials associated with the Pedestrian:

• A combination of high quality, textured concrete paviors 
with natural granite details and patterns. The paving 
pattern and rhythm is formed using colour and paving size 
selection.

Materials associated with the Podium:

• A combination of high quality, light coloured, textured 
concrete paviors with natural granite details and accents 
to achieve subtle pattern.

Materials associated with the Vehicle:

• The new fire tender road on the northern and eastern 
boundary to be a combination of tarmacadam and 
concrete permeable paving.

• New Parking bays /Set Down - concrete permeable paving

Materials associated with Playgrounds

• Recycled rubber safety surface with coloured top layer to 
depth appropriate to the anticipated fall height from the 
selected playground equipment.

Example of coloured safety surface

Epoxy bound gravel

Sample of  permeable paving suitable for 
vehicles

Exposed aggregate concrete articulated with 
narrow concrete or stone paviors proposed 
for pedestrian street

Small areas of natural stone where seating is 
provided.

Small pigmented concrete setts
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IMAGES of PROPOSED STREET FURNITURE

Sample image of paved raised table

STREET FURNITURE

The final selection of street furniture and lighting will be agreed 
with Cork City Council.

The street furniture proposed as part of this proposal includes 
the following :

Seating to accommodate all generations
A combination of polished concrete block benches and timber 
benches with both back and arm arms rest are proposed.

Tree grates / grilles:
Slightly over scaled tree grates flush with the paving are 
proposed in the public plaza. The grates allow surface water to 
permeate into the root zone and the tree pit detail is designed as 
a Bio Retention pit in compliance with Sustainable Drainage 
(SUDS) guidelines.

Bicycle Racks
Stainless steel bicycle racks are proposed around the 
development in small pockets

Water features
Shallow water features and rills are proposed to provide 
movement, reflection and sound within the podium design.

Refer to drawing_ Landscape Design HARD LANDSCAPING

Timber bench with back and arm rests

Polished concrete block benches

Bicycle racks

Contemporary tree grates

Water features
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Quercus palustris (Pin Oak) –
proposed as deciduous street trees

Carpinus betulus ‘Lucas’
Upright Hornbeam
Proposed along pedestrianized access way

Betula pendula (Silver Birch) - proposed in 
planters Sorbus aucuparia – native Rowan tree Taxus baccata  - native Yew hedging

Quercus robur (Oak) – proposed on 
southern and eastern boundaries

Amelanchier lamarkii (Snowy Mespilus) – grown in 
raised planters on the podium



B E S S B O R O U G H     A p a r t m e n t  D e v e l o p m e n t 

ilsa rutgers landscape architecture

LA
N

D
SC

A
P

E 
D

ES
IG

N
 S

TR
AT

EG
Y

P
R

O
P

O
S

E
D

 
P

L
A

N
T

IN
G

10

S
o
ft 

La
n
ds

ca
pi

ng

Grasses with evergreen mounds provide robust,  low 
maintenance structure and winter colour. 

PRIMARY PLANTING - PLANTING

Herbaceous and evergreen perennial shrubs are proposed in 
planters along the pedestrian link and within the communal 
gardens

The proposed plants usually form an under-storey  of vibrant 
seasonal colour.

The careful selection and combinations of herbaceous 
perennials and grasses ensure good seasonal colour and add 
vibrancy and animation to the courtyards.

Evergreen shrubs provide low maintenance, year -round 
structure and some winter interest.

Verbena bonariensis mixed with ornamental 
grasses and hot colours such as Helenium, 
Rudbeckia and Crocosmia
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