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Residential property sales

Commercial sales and lettings

New home developments

Property valuations

The site context and development description;

The methodology of the report;

The relevant socio-economic profiles affecting the need for dwelling types;

Comparison of the mix of dwellings (by number of bedrooms) in the catchment area and proposed

development against the targeted mix as per the Cork City Development Plan 2022-2028.

1.0 INTRODUCTION

 LONGVIEW, BALLYVOLANE, CORKDWELLING MIX REPORT

1.1 H PROPERTY – ABOUT

Longview Estates Ltd have appointed H Property to prepare a Dwelling Mix Report which considers the existing

composition of dwellings and housing mix surrounding the proposed Large-Scale Residential Development

(LRD) at Longview, Ballyvolane. The report will inform the proposed development of 248no. residential units under

application TP26/44849.

H Property is a Cork-based estate agency specialising in residential, commercial and new home sales across

Cork City and County.

Founded by Philip Hosford, H Property is built on over 25 years’ experience in the property sector across Ireland

and the UK, offering a professional, straightforward and results-driven service to clients including new home

sales in Cork and elsewhere.

At H Property, we believe that property transactions should be handled with clarity, transparency and

direct communication.

The report also reviews market demand information from Savills (the scheme selling agents). Savills as selling

agents for this, and other schemes locally have a significant volume of accurate real time information on market

demands in this locale given that is not typical of other parts of the City Region given historic patterns of under

investment / delivery of housing in recent decades.

This report provides details on the following:

H Property provides a full range of property services including:

We work with a wide range of clients including private vendors, developers, investors and occupiers.
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2.1 SITE CONTEXT

2.0 SITE CONTEXT AND DEVELOPMENT DESCRIPTION

 LONGVIEW, BALLYVOLANE, CORKDWELLING MIX REPORT

The subject site comprises approximately 7.62 ha and is located at Laherdane, and adjacent townlands,

Ballyvolane, Cork.

In summary, the proposed development will provide 248 no. residential units in a mix of 2, 3 and 4 bed houses

and 1 and 2 bed apartments. A creche is to be provided to the northeast of the site and c.14,407 sqm of public

open space is provided throughout.

The proposal is a fully standalone application to the permitted / part constructed Longview Development

adjacent the site (ABP-306325-20 as amended by CCC Reg. Ref. 23/42409 / ABP318904-24 and CCC Reg. Ref.

25/43863). This permitted development is currently under construction and will provide a total of 753 no.

residential units across six neighborhoods once completed.

a)

b)

c)

d)

e)

A market review of current sales and planning consents locally is also carried out as part of this report in the

following sections.

Since the original adjoining consent, other schemes have been permitted and constructed locally that have

connected to services delivered by the scheme and taken in charge by Irish Water. Many of these, where they

contain new homes, differ from the recommended City Council Housing Mix.

a)

b)

c)

d)

6% 1 Bed

24% 2 Bed

57% 3 Bed

12% 4 Bed

This consent has had an extension of duration issued as of 5th August 2026 until 24th August 2030 with a mix of

housing comprising;

Coppingers Fields (as expanded) – Constructed Housing

Danesfort – Constructed Housing – Council Affordable Housing – 4% 1 Bed, 20% 2 Bed, 60% 3 Bed, 15% 4 Bed.

Glenbride – Constructed Housing (Kilbarry) - Council Affordable Housing –7% 2 Bed, 93% 3 Bed

Whites Cross LRD - Permitted Housing (The proposed Large Scale Residential Development (LRD) for 114 no.

units includes 45 no. 1 bed units (39.5%), 43 no. 2 bed units (37.7%), and 26 no. 3 bed units (22.8%).

Glencar Primary Care Centre – Immediately west of the site and connected to Ballyhooley Rd Transport

Corridor by a new pedestrian crossing.

These include:

2.2 DEVELOPMENT DESCRIPTION

The proposed scheme provides for a Large-scale Residential Development (LRD) comprising 248 no. residential

units in a mix of 2, 3 and 4 bed houses and 1 and 2 bed apartments.

248
RESIDENTIAL UNITS

7.62 ha
SITE AREA

14,407
SQM PUBLIC OPEN SPACE (c.)

72%
2 / 3 BED HOMES (RFI STAGE)
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Table 1: Key Statistics for the Proposed Development – As Submitted

Table 1a: Key Statistics for the Proposed Development – RFI Stage

Table 2: Key Statistics for the Proposed Development (and Others)

The principal housing statistics for the proposed development are shown in the table below.

Unit Type Quantity Percentage

1 Bed 33 12.6

2 Bed 59 22.5

3 Bed 136 51.9

4 Bed 34 13

Unit Type Quantity Percentage

1 Bed 33 13

2 Bed 60 24

3 Bed 119 48

4 Bed 36 15

13%
1 BED

24%
2 BED

48%
3 BED

15%
4 BED

The houses range from 2 – 4 beds (80.8sqm – 133.2 sqm) providing for different family sizes. Each house is

provided with a rear garden and adequate storage in line with the required space standards. Car parking is provided 

within the curtilage of each dwelling.

It is important to note that the overall Longview site surrounds the Whites Cross LRD. There is no related

ownership but it connects to public infrastructure that has been developed by Longview. However, the overall to

the east of the Ballyhooley Rd has the potential to be considered one from a character viewpoint given the

degree of connectivity that is being encouraged by Cork City Council through active Travel Measures.

When one looks at the original Longview consent, in concert with what is now permitted and proposed (the

Whites Cross LRD & Laherdane1LRD – Table 2 below) the overall mix is similar or less than what has been

established in the area to date with low occupancy (1-2 bed properties being located in higher density transport

locations such as the Ballyhooley Rd.

Unit Type
Mix / Lahardane

LRD1 RFI
Mix / Lahardane LRD1 +

Whites Cross LRD

Mix / Lahardane LRD1 &
Longview SHD & Whites

Cross LRD

CCDP / Subject to
Market Report

1 Bed 13 22 11 40

2 Bed 24 28 26 40

3 Bed 48 40 52 38

4 Bed 15 10 11 15
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In the Cork City Development Plan 2022-2028 (CCDP), the site is zoned Z 07 – New Residential Neighborhoods

(Map 04).

The Zoning Objective Z02 seeks to ‘To provide for new residential development in tandem with the provision of the

necessary social and physical infrastructure.’

Objective 11.2 (Dwelling Size Mix) and Table 11.9 of the CDP sets out unit mix requirements to be adhered to.

Variation No 3 to the City Development Plan has amended the text contained in Chapter 11 of the City Plan.

With regard to One Bed provisions, Section 3.39 of the City Plan states that “The Housing Strategy / HNDA sets out that student 

accommodation is likely to provide accommodation for the majority of the 1-person household market forecasted for Cork City 

(forecast at 580 of the 711 units per annum)”. Note, a recent consent by Cork City Council under TP 25/ 44053 allowed for 45 no. 1 

bed apartment and 43 no. 2 bed apartment. These will have a significant impact on demand for

“With regard to apartment developments, SPPR 1 of the ‘Planning and Design Standards for Apartments

2025’ applies and there are no restrictions on unit mix apart from in specific circumstances outlined. All

other planning applications for residential developments or mixed-use developments comprising more

than 50 dwellings will be required to comply with the target dwelling size mix specified in Tables 11.3-11.9,

apart from in exceptional circumstances.

Applications for 10-50 dwellings should seek to provide a dwelling size mix that benefits from the flexibility

provided by the dwelling size target ranges provided for the respective subarea.

Purpose-Built Student Accommodation schemes will be exempt from dwelling size mix targets. Where there

is a target for student accommodation, and it can be demonstrated that this demand has been provided

for within the area, then this demand can be reassigned to other dwelling sizes according to the relative

target proportions.

Where a clear justification can be provided on the basis of market evidence that demand/need for a

specific dwelling size deviates from the target range and it can be demonstrated that an alternative and

suitably tailored dwelling size mix for a particular location assists in achieving a balanced community, then

flexibility will be provided”.

Objective 11.2 now states that;

The proposed scheme includes 14 no. duplex units located within Character Area 1 at the north of the site. These duplexes 

are within Blocks C, D, and E and all consist of 2 bed units. The duplex units are two story’s that are designed with balconies 

at ground and first floor level that provide an additional housing style for different household types while also integrating 

the variety of densities, such as the proposed apartments, throughout the scheme.

DUPLEX UNITS

There are 54 no. apartment units being proposed to the north of the site within Character Area 1. The apartments consist of 

1 and 2 bed units to provide an additional dwelling type to accommodate smaller household sizes within Cork City. These 

apartments range in size from 48 sqm, 56.4 sqm, and 50 sqm in area for 1 bed units and 70.6 sqm, 75 sqm and 95.6 sqm in 

area for 2 bed units. The ground floor consists of active frontage through own door units with upper floors having access to 

balconies. The apartments range from 3 and 4 story’s with a setback at the top floor in Blocks A and B to integrate the 

higher density apartments within the housing scheme effectively. Overall, 50% of the apartment units will be dual aspect.

APARTMENT UNITS

3.0 PLANNING POLICY CONTEXT
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The methodology to assess the existing mix of dwellings in the area was assessed by defining the catchment area, 

selecting the Census 2022 boundary data within the catchment, and assessing the Census 2022 tabular data within the 

catchment area along with review of market data.

The Cork City and County Joint Housing Strategy and Housing Need Demand Assessment was published in November 

2021 and provides an overview of existing and future housing requirements across both local authority areas. This 

Assessment relies on the 2016 census, the Residential Property Price Register (PPR), and detail from the Residential 

Tenancies Board (RTB).

The Northeast Suburbs are identified as playing a major role in accommodating housing growth in Cork City with a 

suitable mix of housing types and tenures.

Policy Objective PO1 requires a Statement of Housing Mix detailing the proposed housing mix and why it is considered 

appropriate in meeting the needs of an area to be submitted with planning applications for multiple housing units. This 

Assessment does not include detail on the dwelling size mix demand as the 2016 census data did not include data on the 

number of bedrooms in households and therefore a forecast could not be completed.

The Housing Strategy therefore provides an incomplete assessment of the housing supply and demand in the Cork City 

and County Area. Information on the number of bedrooms in the existing housing stock was collected as a part of the 

2022 census.

The 2022 CSO census information for the following Electoral Divisions (EDs) has been assessed to provide an

overview of the local demographics: Rathcooney ED, St. Mary’s East, The Glen B, The Glen A, and Mayfield.

The locations of these EDs in relation to the site are shown in the figure below.

Figure 1 EDs assessed for local demographic overview

3.1 METHODOLOGY

This identified area (above) had a population of 19,871 in the 2022 census.

The population is relatively stable with between 5.2% and 7.6% of the population in each group from 0-4 to 60-64. 

There is a slight constriction seen with just 5.2% aged 0-4 compared to 7.5% aged 15-19.
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The census demographics point to a relatively mature and settled population. Within the census it confirms that

62.9% of households in the area own their homes, either outright or with a mortgage/loan. 22.% of households

rent their homes from the local authority with just 9.6% renting from private landlords.

The majority of families are identified as within the ‘adult’ family cycle stage, with 34% of families in this stage. 

This is consistent with, among other factors, a relatively high proportion of adult children remaining within the 

family home and reflects a trend evident nationally.

Nationally, there was a 14% increase in adults living at home with their parents compared to the 2016 census. A

2021 CSO Pulse Survey found that 88% of adults living with a parent would prefer to live apart and 50% of 

parents living with an adult child would prefer if they lived separately.

This highlights how the trend of adult children living at home with their parents is not the preferred option for

most and likely points to the lack of affordable alternatives.

Within the census it shows that 13.1% of families (and 8.3% of persons) were identified as within the ‘retired’ 

family cycle stage with another 8.1% of families (5.2% of persons) within an ‘older couple’ family cycle stage. 

These families are likely living in homes that exceed their needs and may be in a position to down-size into more 

appropriately sized homes for their needs as they age.

The average household size for this area was 2.9 no. persons in the 2022 census. This is higher than the average

household size (AHS) of 2.49, and also higher than the 2.63 recorded for the North East generally in the City

Development Plan.

The majority of households (29%) were 2 person households, followed by 3 person households (19.6%) and 1 

person households (19.1%). Despite the high proportion of 1 and 2 person households, the catchment area is 

dominated by larger houses with 76.1% of homes having 3 or more bedrooms. Only 2.3% of households in the 

area have one bedroom.

26.5% of persons lived in 4 person households with 16.1% living in 5 person households. Considering the

dominant family cycle stage in the area, it is likely that these larger households include families with adult 

children living at home with their parents.

The high proportion of adults living at home with their parents is not surprising considering the existing housing

stock in the area.

Within the area, it is confirmed that 94.1% of the households are houses and bungalows with just 5.5.% flats and

apartments. The figures below provide a visual representation of the demographics discussed above
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Figure 2: Population

Figure 3: Family Cycle

Between 2016 and 2022, the number of families within the “Pre-school” and “Early school” life cycle stages decreased by 

-1.7% and -9%, respectively. Whilst the number of families within the “Retired” and “Younger couple” life cycle stages 

increased by 53.5% and 8%, respectively.

The large proportion of childless families in 2022, along with the increases recorded between 2016 and 2022 in the number 

of childless families are indicative of an area where smaller dwelling units are appropriate as the size of families are 

decreasing.

The progressive aging of the existing area suggests that existing public services and facilities, such as schools, would 

benefit from new housing and new family formations at all levels.

As of 2022, there were approx. 5,300 family units within the catchment area.

In reviewing the recorded mix against the City Average and other areas in the City with a profile that arguably reflects 

decades of investment in housing (i.e. Ballincollig), there are particular observations to be drawn (see Table 1 following).
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In summary;

The majority of families are identified as within the ‘adult’ family cycle stage, with 34% of families in this stage.

This points to a large proportion of adults living at home with their parents which is reflective of the trend seen

nationwide as the housing crisis continues. Nationally, there was a 14% increase in adults living at home with

their parents compared to the 2016 census. A 2021 CSO Pulse Survey found that 88% of adults living with a parent

would prefer to live apart and 50% of parents living with an adult child would prefer if they lived separately.

Of local family units close to 1 in 3 (28%) did not have children whereas 59% had 1-3 Children (52% were 1-2

Children). This would support, and reflect, the high demand for 2-3 Bed homes. Of note, is the Rathcooney area

into which the new development is directly occurring. This demonstrates a high number of families with no

children proportionally (27%) only surpassed by the Glen A&B combined (30+%).

Table 3: Composition of family unit by life cycle stage for the catchment area and Cork City (Source: 

CSO, 2023)

There are less Younger, Preschool, Early School and Pre Adolescent sections of the population.

There is a far higher proportion of Adult population

The older portions of the population reflect the general pattern.

Family Life Cycle Stage Ballincollig Cork City

Younger couple 10.4% 12.9%

Pre-school 10.2% 8.1%

Early school 11.2% 9.2%

Pre-adolescent 13.5% 10.3%

Adolescent 11.3% 10.7%

Adult 25.3% 28.3%

Older couple 7.5% 8.4%

Retired 10.6% 12.1%

All family units 100% 100%

8.4%

8.6%

8.8%

10.6%

10.5%

34%

8%

11.1%

100%

Catchment
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4.0 MARKET REVIEW & PURCHASER DATA

 Table 4: Catchment / Population / Family Mix (Source: CSO, 2023)

Family / Child Composition 15 and Over Under 15 Child +&- 15 No Child

1 Child 1039 512 0 0

2 Child 639 561 232 0

3 Child 159 217 250 0

4 Child 39 44 76 0

5+ Child 3 8 42 0

No Child 0 0 0 1459

Total 1879 1342 600 1459

Overall 5280

The overall Ballyvolane / North East is an "exceptional area" from a planning consideration as it has not been a significant 

location for housing provision over recent decades due to various servicing constraints. In this respect, the area has been 

significantly under provided for all forms of housing and accommodation.

The construction of services (foul and surface water) by the Longview consent has created the baseline conditions to 

delivery a wide range of housing including apartment consents and house (other use consents); both by private and 

public sector needs. The Longview site has delivered housing to Private, Council and the AHB sector so is providing a 

wide range of tenures within its holding and has extensive information on the needs /asks of Council and AHB's.

Within the area, in general higher density, apartment scheme consents have been permitted (directed) to areas close to 

the main roads in the area (i.e. the Ballyhooley Rd). Other areas have generally been developed for housing. The 

application site in this instance is removed from the main transport corridors (Ballyhooley Rd)

Longview Estates Ltd has actively delivered close to 400 homes on the Longview site to date and has extensive market 

interaction with purchasers and potential purchasers. Real-time market data provided by Savills, as selling agents for 

Longview, has been reviewed by H Property and considered in the context of H Property's experience of the Cork 

residential and new homes market. The data indicates that there remains a high volume of demand for 2 and 3 bedroom 

properties, with a particular preference for 3 bedroom properties where viewed as affordable.

These 3 Bed properties in particular allow for a high degree of purchaser flexibility when it comes to family formation and 

future expansion; i.e. purchasers are factoring in the cost of future needs / expansion and home availability when 

acquiring properties.

The demand for affordable 3 Bed Homes in the area can also be seen / justified by Cork City Council's sales of 

Affordable Homes in Danesfort and Glenbride.

Overall, there is a very low demand for 1 Bed properties (less than 1%), higher for 2 Bed (14%), higher again for 3 Bed 

(65%) and less for 4 Bed (20%), and 5 Bed (1%). This data is obtained from a respondent survey of approx. 2500+. In 

summary, demand for 2 / 3 Bed homes is in the region of 79%, skewed heavily towards 3 Bed properties for private 

purchasers (i.e. Not affordable sales).
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Available data from purchasers also indicates that, in the adjoining Longview scheme, a significant number of pre 

existing families are moving to the area. This data suggests that 76% of purchasers are pre existing families or 

couples; almost equally split.

This indicates a need for housing of a scale and form that meets this need (i.e. 2 Bed housing is not immediately 

suitable for existing families' moving from rental situations).

This supports a need to provide for 2-3 Bed homes. This demand, for larger properties, is in line with the average 

household size for this area. This was 2.9 no. persons in the 2022 census.

At 2.9, this is higher than the average household size (AHS) of 2.49, and also higher than the 2.63 recorded for the 

North East in the City Development Plan.

The presence of established family occupancy & new family formation occupancy, as is occurring locally, also 

contributes to;

Couple and 1-2 Children

The current, RFI amended application, has 72% of homes as 2/3 Bed. A reduction from the 73% originally proposed 

with a decrease in 3 Bed Homes and an increase in 2 and 4 Bed homes. Of the 119 3 bed Homes now proposed, 11 

are allocated to Part V requirements while all 2 Bed homes are allocated to Part V. All Part V homes are sold at a 

discounted price to the Council.

In max terms, the max 2/3 bed mix is 40% + 38% = 78%.

The mix proposed in this instance is not dissimilar to the mix allowed by the City Council in extending the Duration 

of ACP-306325-20 (5th August 2026) - Table 5; the Longview consent. In that case, 72% of homes were 2/3 Bed.

4.1 EXISTING MIX

a)

b)

c)

Danesfort - Constructed Housing - Council Affordable Housing - 4% 1 no. Bed, 20% 2 no. Bed, 60% 3 no. Bed, 

15% no. 4 Bed.

Glenbride - Constructed Housing (Kilbarry) - Council Affordable Housing -7% 2 no. Bed, 93% 3 no. Bed

Cluid Housing (State funded / Council funded) - Supported / Acquired the delivery of 92 no. 3/4 Bed 

properties and 45 no. 2 Bed properties in the Longview site. They have acquired no 1 no. Bed properties. 

These are present in the scheme but are not yet built.

A more balanced form of community formation in an area of new build.

A greater potential for demand fulfillment for existing services across age groups, i.e. pre school, primary, 

and secondary schools with declining numbers can all benefit from immediate use of pre existing capacity.

Table 5: Original Longview Consent

Unit Type Min Max

Studios

1-Bedroom

2-Bedroom

3-Bedroom

4-Bedroom

Max / Mix

Range

0%

15%

25%

18%

5%

63

-33%

15%

25%

40%

38%

15%

133

+33%

Target

10%

20%

34%

28%

8%

100%

6%

24%

57%

12%

Original 753 EoD Mix

20

24%

48%

7%

Application Mix

13

23

52

13

RFI Mix

13

24

48

15
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I have previously set out that in the general Ballyhooley Rd area, schemes are providing a similar volume of two to 

three bed homes.

The mix is consistent with the mix of homes demanded (sought by the market) by both private purchasers and

AHB’s on site at present with the primary demand being for 2 and 3 bed homes. The RFI design represents a

reduction in three bed homes and an increase in 2 and 4 Bed homes.

Council Affordable Housing sites sold / being sold in the local area (Danesfort / Glenbride) have promoted

higher proportions of 3 Bed Properties, and it could be inferred that there is an additional unmet demand for 3

Beds that could be met.

In real terms, 2Bed properties are of higher demand in Affordable Housing Schemes supported by the Council for

affordability reasons. Where a mix of tenures is occurring, market demand has to be taken into account so as to

ensure that scheme’s can apply for a range of funding sources and so that the state is not placed / obliged to

take an excessive role in market supports for housing.

Providing for a mix of tenures on site is important; also an important part of housing policy.

Image 1: Starter Home Purchase Scheme – Details of Local Application

1)

2)

3)

4)

Longview SHD – 2/3 Bed Mix / 81% (57% 3B)

Laherdane LRD1 – 2/3 Bed Mix / 74% (52% 3B)

Whites Cross LRD & Laherdane LRD1 & Longview / 77% (38% 3B)

Longview SHD EoD – 2/3 Bed Mix / 72% (48% 3B)

5)

6)

Danesfort – 2/3 Bed Mix / 78% (58% 3B)

Glenbride – 2/3 Bed Mix / 86% (80% 3B)
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Image 2: Starter Home Purchase Scheme – Details of Local Application

Overall, these permitted and under construction/completed applications will provide 156 no. 1 bed units (11%), 371

no. 2 bed units (26%), 713 no. 3 bed units (50%), and 187 no. 4 bed units (13%).

This Dwelling Mix Report has been prepared to report on the proposed development of 248 no homes at

Ballyvolane, Cork.

The proposal is a mixed use scheme with a range of densities and unit types across a range of house types and

sizes ranging from 1 bed to 4 beds.

Having regard to the demographic information reviewed, the existing housing profile within the identified 

catchment, current and recent purchaser demand and the market evidence available from adjoining and competing 

developments, it is H Property's opinion that there is clear market demand for the proposed concentration of two- 

and three-bedroom homes, with particularly strong demand evident for three-bedroom accommodation.

In our opinion, the proposed dwelling mix appropriately reflects the current profile of demand within the

Ballyvolane/North East Cork market while providing a range of dwelling sizes capable of accommodating

first-time buyers, existing households and future family formation

A creche is also proposed.

5.0 CONCLUSION
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APPENDIX A

SAVILLS LETTER | 17TH SEPTEMBER 2026 | REF: CKK240458
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